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1.1 Letter to Shareholders 
 

 
Shareholders, 

 
in December 2020, the Company approved the final iteration of the Group's 2020-2026 business 

plan, which envisages, for the end date, consolidated revenue of approximately ú 50 million, a 

consolidated property GAV of approximately ú 0.8 billion, and a capital structure with a debt ratio in the 
period averaging less than 50% of the GAV for the period. The plan has scaled down the size of 

investments and the resulting returns in terms of revenue and operating margins versus the plan 
approved in the prior year. The downward correction was made due to the major upheaval in the 

property market scenarios brought by the Covid-19 pandemic. 
 
The results expected by 2026 stem from the optimization of the current income -generating property 

assets over the period of the plan, the development mainly of a property initiative already in the Group's 
pipeline, and the consolidation of a property portfolio already held by the Group. These activities are 

expected to be financed, over the period of the plan, thanks to the Gr oupôs capital strengthening, with 
the net proceeds from certain disposals of property and equity investments, and by further resorting to 

debt.  

 
With regard to capital strengthening, mention should be made of the following points:  
a) in 2020, the finalization of a reserved capital increase of ú 10 million, intended for the shareholder 
Augusto S.p.A. and completed on 24 July 2020; 

b) a capital increase with pre-emption rights for approximately ú 50 million in first quarter 2021, with the 

exercise period ending on 11 March 2021 and the auction of the unexercised rights expected to take 
place by April 2021. The transaction, prior to the auction of the unexercised rights, allowed for a further 

strengthening of capital in 2021 of approximately ú 41.6 million.  
 
The year 2020 was dominated by the Covid-19 pandemic. 

The main impacts regarded: 
a) Changes in future scenarios of the property market;  

b) Impacts in the short and medium term on rental revenue;  
c) Valuations on property assets. 

 

The property market has seen the volume of transactions shrink, especially in the retail and office 
segments, with an increase in the cap rates implicit in the transactions following lower average prices.  
 

Post-pandemic scenarios developed by leading industry experts forecast a modest recovery in these 
segments from 2022 onwards. Specifically  

a) in the Retail segment, the rebound could be stronger in tourism -related locations and formats 
(high streets, outlets) or those marked by outdoor access and low rent (Big Box Stores, Retail 

Parks, etc.);  
b) in the Office segment, the impact of agile working on the demand for space has yet to be 

assessed, even after the pandemic has ended; the assessment should not impact greatly on 
primary locations (Milan, Rome) and on new, functionally modern and en vironmentally 

sustainable formats. 

The impact of the Covid-19 pandemic in 2020 on rental revenue, calculated on contracts formally 

renegotiated in the year and recognized under IFRS 16, amounted to approximately ú 1 million in lower 
revenue for the Group.  

 
However, the impact of the pandem ic on the Independent Experts' valuation of the Group's property 

assets and minority property investments during the year is more significant. Specifically, the negative 
changes relating to 2020 amounted to:  

a) approximately ú 29.4 million regarding the Group's property portfolio including inventory;  

b) approximately ú 6.5 million regarding the valuation of investments in associates and joint 

ventures of a property nature.  
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In 2020, activities continued, albeit at a slower pace than in prior years, on the progres s of major 

development and refurbishment projects on properties.  
 

The main activities revolving around the Group's property and investment portfolio are summarized 
below:  

 

a) preliminary activities continued on the development of the Caselle Open Mall project, with further 
investments in 2020 of approximately ú 6 million; 

 
b) the refurbishment of an office tower located in Viale Richard ( Torre C3), Milan, is nearing 

completion; the investments made in 2020 on this building amount to approximately ú 10.2 
million;  

 

c) nearing completion are the activities involving the project for the development of an outlet in San 
Marino (The Market) in relation to the joint venture investment agreement between Aedes SIIQ 

S.p.A., BG Asset Management S.A. (Borletti Group) and other partners. The development of the 
first phase of the project is expected to be completed by spring 2021 with the opening of the 

Outlet;  
 

d) During the year, the Group also sold two property assets: a building located in Viale Richard, 

Milan - Torre E5 - (sale value ú 12 million) and a development area located in the municipality of 
Santa Vittoria d'Alba (sale value approximately ú 0.5 million).  

 

Mention should be made that, in light of the financial position and results of operations of the Parent 

Company at 31 December 2020, the third reference year for verifying the parameters set by the Special 
Regime of SIIQs, the asset and profit requirements have both been met.  

 
In 2020 too, Aedes SIIQ complied with the EPRA - European Public Real Estate Association - disclosure 

standards, conforming with the main international Reits in terms of financial reporting.  

 
The Aedes SIIQ S.p.A. Group closed 2020 with a loss of ú 32,407,180 and a consolidated loss of ú 52.981 
million, of which approximately ú 36 million attributable to property and investment write-downs and 
approximately ú 3 million to write-downs of deferred tax assets.  

 
The Aedes SIIQ S.p.A. Group intends to continue on its growth path over the next years, as set out in the 

2020-2026 business plan, in the face of the risks and opportunities envisaged in the Prospectus published 

on 18 February 2021. 
 
 

The Chairman  The Chief Executive Officer  
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1.2 Governance 
 

 

Board of Directors 
 

   
Giuseppe Roveda  Carlo A. Puri Negri  Benedetto Ceglie  

Chief Executive Officer Chairman Vice-Chairman 
(4) 

   

    

   
Alessandro Gandolfo  Giorgio Gabrielli  Adriano Guarneri  

Director  Independent Director 
(1)(2)(3)  

Director 

  (1)  

   

   
Annamaria Pontiggia  Rosanna Ricci  Serenella Rossano  

Independent Director Independent Director Director 
(1) (2) (3)  (2) (3)   

   
 

(1) Investment Committee  
(2) Control, Risk and Related Party Transactions Committee 
(3) Remuneration and Appointments Committee 
(4) Director in charge of the internal control and risk management system  
 
 
 

 

 

 

 

Board of Statutory Auditors 
 

   
Philipp Oberrauch  Cristiano Agogliati  Roberta Moscaroli  

Standing Auditor Chairman Standing Auditor 
(1)  (1)  (1)  

   

 
(1) Supervisory Body 
 

 

Independent Auditors 

 
Deloitte & Touche S.p.A. 
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1.3 Shareholder structure  
 

At 31 December 2020, the share capital of Aedes SIIQ S.p.A. amounts to ú 212,000,067.31, divided into 
no. 40,030,397 shares with no par value, of which no. 34,714,156 are ordinary shares and no. 5,316,241 

special shares. 

 
At 31 December 2020, the Company is controlled, pursuant to Article 93 of the TUF, by Augusto S.p.A., 
holding an approximately 47.45% stake in the total share capital of the Company (i.e. made up of both 
ordinary and special shares), equal to approximately 39.40% of the voting capital at the shareholders' 

meetings for the appointment and removal of governing bodies (i.e. made up solely of ordi nary shares).  
 

At 31 December 2020, taking account of the results of the Shareholders' register and the notices made to 

the Company and CONSOB pursuant to Article 120 of the TUF, as well as other information available to 
the Issuer, the following parties held, directly and/or indirectly, a stake in the share capital equal to or 
greater than 3% (considering the Issuer's SME status pursuant to Article 1, paragraph 1, letter w -
quater.1 of the TUF):  

 

Shareholder  No. shares  Percentage of voting capital at the 

shareholdersô meetings for the 

appointment and removal of 

governing bodies (i.e. ordinary 

shares)  

Percentage of total share capital 

(i.e. Ordinary Shares + Special 

Shares)  

Augusto 

S.p.A. 

18,994,324 39.40% (*)  47.45% (**)  

Vi-Ba S.r.l. 3,170,000 9.13% 7.92% 

Itinera S.p.A. 1,693,554 4.87% 4.23% 
(*) This percentage does not take account of the no. 5,316,241 Special Shares issued by the Company on 24 July 2020 and fully 
subscribed by Augusto S.p.A. in execution of the Reserved Capital Increase.  
(**) It should be noted that, as a result of the sale  of no. 360,300 Aedes ordinary shares, carried out by Augusto in second half 
2020 and, most recently, on 16 December 2020, Augusto reduced its stake from 48.35% to 47.45% (of the total share capital of 
Aedes SIIQ S.p.A.), of which no. 13,678,083 are ordinary shares (representing 39.40% of the total number of ordinary shares) and 
no. 5,316,241 special shares (representing 100% of the total number of shares in this category).  

 
Mention should be made that the Shareholder Augusto, as part of the updated notice pursuant to Article 
120 of the TUF, resulting from the completion of the Reserved Capital Increase sent on 27 July 2020, 
announced that it holds no. 19,354,624 shares, equal to 48.35% of the total share capital, of which no. 

14,038,383 are ordinary shares (equal to 40.44% of the total number of ordinary shares) and no. 

5,316,241 special shares (equal to 100% of the total number of shares in this category). In the same 
notice, Augusto confirmed to the Company that it was the parent company and that it was th e "legitimate 
owner of a further no. 5,020,618 ordinary shares, equal to 12.54% of the total share capital of Aedes, 
originally deposited with an English intermediary and in respect of which unlawful acts of disposal had 
been found of a nature and to recip ients yet to be assessed, also as a result of legal action undertaken 
by Augusto. Specifically, Augusto is not in a position to assess whether the aforesaid Aedes shares are 
deposited in other accounts that are in any event traceable to the depositary inte rmediary or whether 
they have been, in whole or in part, definitively transferred to third parties ò. 
 

Below is a summary of the changes in the share capital during the year:  

A) on 18 June 2020, the Extraordinary Shareholders' Meeting resolved on: (i) a non-divisible capital 

increase against payment, with the exclusion of option rights pursuant to Article 2441, paragraph 5, of 
the Italian Civil Code, for the amount of ú 10,000,000 (including share premium), by issuing no. 
2,683,759 ordinary shares and no. 5,316,241 shares with voting rights limited to specific items and 

convertible into ordinary shares ("Special Shares"), with no par value, at a unit price of ú 1.25 (including 
share premium), with regular dividend entitlement, reserved for subscription to Augusto S.p.A. (the 
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"Reserved Capital Increase") and to be paid by offsetting the receivables claimed by the latter from the 

Company and resulting from the shareholder loan agreement signed on 20 April 2017; (ii) the proposal to 
grant the Board of Directors, pursuant to Article 2443 of the Italian Civil Code, the power, to be exercised 

by 31 July 2021, to increase the share capital, on one or more occasions, in a divisible manner, against 
payment, by a maximum total amount of ú 50,000,000, including any share premium, by issuing ordinary 

shares and Special Shares in proportion to the existing shares, with no par value, with regular dividend 
entitlement, to be offered with pre -emption rights to those entitled pursuant to Article 2441, paragraph 1, 

of the Italian Civil Code. 

B) On 7 July 2020, the deadline expired for exercising the "Warrant Aedes SIIQ S.p.A. 2018-2020" (the 
"Warrants"), admitted to trading on the MTA on the Effectiv e Date and incorporating the right to 

subscribe, at the price of ú 6.35 (including share premium), 1 new ordinary share of the Company for 
every 30 Warrants held, to be exercised by 7 July 2020. At such date, no. 1,590 warrants at the price of ú 
6.35 (including share premium) had been exercised, with the issue of 53 new shares for the amount of ú 
67.31, including share premium, in execution of the capital increase to service the exercise of the 
Warrants resolved by the Extraordinary Shareholders' Meeting of Aedes SIIQ S.p.A. on 27 September 
2018. 

C) On 24 July 2020, the Reserved Capital Increase was executed by offsetting the capital receivable 
claimed by Augusto S.p.A. under the shareholder loan agreement of ú 10 million disbursed to the 

Company in April 2017; accordingly:  

i) no. 2,683,759 ordinary shares were issued with the same characteristics as the ordinary shares already 
outstanding and with regular dividend entitlement, admitted to listing on the MTA, at a price of ú 1.25 

per share (of which ú 0.25 to be allocated to the share capital and ú 1 to the share premium reserve), for 
a total value of ú 3,354,698.75; and  

ii) no. 5,316,241 Special Shares were issued, at a unit price of ú 1.25 (of which ú 0.25 to be allocated to 

the share capital and ú 1 to be allocated to the share premium reserve), for a total value of ú 
6,645,301.25 (the "Special Shares"). The Special Shares have no voting rights at the Ordinary 

Shareholders' Meetings called to appoint or remove the members of the Board of Directors and are freely 
available and convertible, in the ratio of 1:1, into ordinary shares, which will be listed on the MTA, in the 
following cases: 

- upon transfer of the Special Shares by Augusto to third parties other than Augusto's related 

parties, in which case the Special Shares will automatically convert into Aedes ordinary shares; 

- 12 months after subscription of the Special Shares by Augusto, at Augusto's simple request. In 
such case, the conversion option may only be exercised during 4 conversion periods within a 
calendar year, each lasting 5 trading days. 

 

The following chart shows the list of major shareholders at the date of approval of this Report, taking 
account of the abovementioned events:  

 

 
(*) This percentage refers to shares originally deposited with a n English intermediary and in respect of which unlawful acts of 
disposal had been found of a nature and to recipients yet to be assessed, also as a result of legal action undertaken by Augusto; 
further details are found above.  
 

Additionally, on 15 February 2021, the Board of Directors of Aedes SIIQ S.p.A. resolved, pursuant to the 
authority granted to it, pursuant to Article 2443 of the Italian Civil Code, by the Extraordinary 

Shareholders' Meeting of 18 June 2020, to increase the share capital in divisible form, against payment, 

27,86%

47,45%*

12,54%*

4,23%

7,92%

Market

Augusto SpA*

Augusto SpA**

Itinera SpA

Vi-BA srl
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by a maximum amount, including share premium, of ú 49,980,808.72 (the "Capital Increase") and 
approved the final terms and conditions thereof, deciding to issue: (i) no. 228,121,590 Aedes ordinary 

shares, with no par value and with regular dividend entitlement (the "New Ordinary Shares"), to be 
offered with pre -emption rights to the Company's shareholders in the ratio of no. 46 New Ordinary 

Shares for every no. 7 ordinary shares held; and (ii) no. 34,935,2 98 special shares with no par value and 
with regular dividend entitlement (the "New Special Shares" and, together with the New Ordinary Shares, 

the "New Shares"), to be offered with pre -emption rights to the shareholder Augusto S.p.A., as the sole 

holder of the special shares outstanding, in the ratio of no. 46 New Special Shares for every no. 7 special 
shares held, and to set the subscription price of the New Shares at ú 0.19 for each New Share, to be 
charged ú 0.04 to share capital and ú 0.15 to share premium. 
 

 

Treasury shares 
At 31 December 2020, Aedes did not hold any treasury shares. 
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2.1 Performance Measures 
 

¶ Financial Highlights1 
 

NOI  EBITDA  EBIT  NET RESULT 

7.5 8.6 (3.4)  (3.6) (41.3) (3.8)  (53.0) (13.5) 

2020 2019 2020 2019 2020 2019 2020 2019 

        

GAV GFP LTV % 2 PROPERTY NAV 

390.1 416.2 (201.3) (199.0) 51.6% 47.8% 246.3 296.0 

2020 2019 2020 2019 2020 2019 2020 2019 

        

EQUITY  NFP GEARING RATIO  AVERAGE COST DBT%  

241.2 284.5 (192.7) (192.4) 79.9% 67.6% 5.36% 3.89% 

2020 2019 2020 2019 2020 2019 2020 2019 

 
EPRA NAV EPRA NAV/SHARE  EPRA NNNAV  EPRA NNNAV/SHARE  

242.2 285.6 6.05 8.92 239.8 281.4 5.99 8.79 

2020 2019 2020 2019 2020 2019 2020 2019 

 

¶ Market performance3 
 
 
The chart below shows the trend of the Aedes share versus its main competitors and the market index 

over the period from 2 January 2020 to 30 December 2020.  
 

 
 

Key statistics and price trend of the Aedes share: 
 
Price at 30 December 2019: ú 1.085 
Price at 30 December 2020: ú 0.631 
Change for the period:  -42% 

 
1 Figures in Euro millions.  Consolidated figures.  
2 GFP / GAV. Taking account of the debt allocated on properties alone, the LTV/GAV ratio stands at 36.9% (28.9% at 31/12/2019).  
3 Source Bloomberg 
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Maximum price:   ú 1.80 (24 January 2020) 
Minimum price    ú 0.52 (30 October 2020) 
Average price:             ú 1.032 
 

Market capitalization at 30 December 2020: ú 21.9 million 
 

 
 
 
 

2.2 Net Asset Value 
 
 
At 31 December 2020, the EPRA NNNAV of the Aedes Group amounted to ú 239.8 million, including the 
pro-rata share of equity held through joint ventures, real -estate funds and associates measured at equity, 
taking account of the market value of the properties owned by them.  
 

The table below shows the NAV and NNNAV of the Aedes Group: 

 

 
 
At 31 December 2020, there were no outstanding warrants, therefore  the diluted EPRA NAV and the 

diluted EPRA NNNAV correspond to the EPRA NAV and to the EPRA NNNAV respectively. 
At 31 December 2019, the outstanding warrants, being out of the money at the reporting date, would not 

have had a dilutive effect. Accordingly, there was no need to c alculate the diluted EPRA NAV and the 

diluted EPRA NNNAV. 
 

(Euro/000) 31/12/2020 31/12/2019

Outstanding shares 40.030.397 32.030.344

EPRA Net Asset Value

Equity 241.241 284.530

NAV

Includes:

Revaluation of Properties under Development 9 0

Revaluation of inventory 351 227

Excludes:

Fair value of derivative financial instruments 612 846

EPRA NAV 242.213 285.603

EPRA NAV per share 6,05 8,92

Fair value of derivative financial instruments (612) (846)

Fair value of financial debt (1.785) (3.330)

EPRA NNNAV 239.816 281.427

EPRA NNNAV per share 5,99 8,79



 

 15 

With an NNNAV per share of ú 5.99 and an NAV per share of ú 6.05, the Aedes share price continues to 
be strongly discounted, in the face of which, as the Group's total property assets are measured at fair 

value based on appraisals prepared by independent experts, the Directors did not see any reason to 
recognize further impairment losses on its property and investment assets or to recognize risk provisions 

pursuant to IAS 37. 
 

In this connection, also with regard to CONSOB Recommendation no. DIE/0061944 of 18 July 2013, for 

the preparation of the Consolidated Financial Statements at 31 December 2020, the Group appointed 
Duff & Phelps REAG as the primary independent expert to carry out appraisals of the property portfolio 
and support the Directors in their assessments. CB Richard Ellis was appointed as independent expert for 
the Group's property portfolio held through the Petrarca Fund, on behalf of the Fund's Management 

Company. The valuation assignments are awarded on the basis of fixed fees.  
 

Attached are the property portfolio Evaluation Reports by Duff & Phelps REAG and CB Richard Ellis.  
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2.3 Group Structure 
 

Aedes SIIQ S.p.A. ("Aedes ", the "Company " or the " Parent Company "), following the decision to join 
the statutory and tax regime typical of listed property investment companies (so -called SIIQ Regime), 

switched to SIIQ status on 1 January 2018. 
 

AEDES is an ancient name that has its roots in Latin, and its meaning is home, temple or construction. 
Aedes SIIQ was created with the aim of enhancing the value of its property assets, generating benefits 
for all its stakeholders.  

 

The simplified structure of the Group at 31 December 2020 was as follows: 
 

 
 
An annex to these Financial Statements provides further information on investments held directly and 

indirectly by the Parent Company. 

 

2.4 Strategy and business model 
 
 

The Aedes strategy aims to create and optimize in the medium to long term a portfolio of revenue 
properties and properties under development intended to generate revenue, primarily for Retail use and 

secondarily for Office use, with a sustainable resort to debt such as to generate future cash flows 
consistent with the SIIQ model.  

Additionally, Aedes provides services (asset management, administration and finance) also through Group 

companies addressed exclusively to subsidiaries. The subsidiary Praga Res S.r.l. performs Project and 
Construction Management activities, mainly for Group companies, in order to maintain greater control 
over investments. 
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2.5 Performance during the year  
 

¶ Results 
 

Below is a reclassification of the consolidated result of operations: 
 

 
 

Gross rental revenue in 2020 fell by ú 1.1 million versus 2019, due mainly to the renegotiation of 
contracts, following the Covid-19 emergency, with certain retail property tenants signed until 31 

December 2020 (ú -1 million).  
 
The margin from the sale of properties came to ú -1.1 million, as a result of the disposal of properties at 

end September 2020. The result is attributable to the combined effects of the sale of Torre E located in 
Viale Giulio Richard 3, Milan (ú + 0.1 million), and of an area located in Santa Vittoria D'Alba (CN) (ú -1.2 

million).  
 

The NOI margin in 2020, net of the margin from property sales, shows a smaller drop than revenue, due 

to the more than proportional reduction in certain external costs.  
 

The actions taken to curb internal direct costs and indirect costs brought EBITDA in line with 2019, 
despite the drop in revenue. 

 
The sharp fall of EBIT at 31 December 2020 versus the prior year is attributable mainly to higher 

negative fair value adjustment s of investment properties and write -downs of property inventory totaling ú 

29.4 million versus ú 0.1 in positive adjustments in 2019, and to expense from associates and JVs of ú 

Description (Euro/000) 31/12/2020 31/12/2019 Change

Gross rental revenue 13.947 15.078 (1.131)

Margin from sale of properties (1.120) (122) (998)

Other revenue 1.001 1.582 (581)

Total Revenue 13.828 16.538 (2.710)

Net losses from vacancies (1.248) (1.500) 252

IMU, other tax and insurance on properties (2.828) (3.293) 465

Opex (1.265) (1.396) 131

Commissions and fees (292) (478) 186

Other non-rechargeable costs (740) (1.232) 492

Total External Direct Costs (6.373) (7.899) 1.526

Net Operating Income 7.455 8.639 (1.184)

Direct Personnel Expense (2.766) (3.608) 842

Internal direct capitalized costs on properties 880 1.034 (154)

Total Internal Direct Costs (1.886) (2.574) 688

HQ Personnel Expense (2.440) (2.783) 343

Consultancy (2.555) (2.021) (534)

G&A (3.933) (4.834) 901

Total Indirect Costs (8.928) (9.638) 710

EBITDA (3.359) (3.573) 214

Fair value adjustment of investment property (28.574) 117 (28.691)

(Write-down)/write-back of inventory (834) 0 (834)

Amortization, depreciation, provisions and other non-property write-downs (1.957) (1.234) (723)

Income/(expense) from associates (6.538) 911 (7.449)

EBIT (Operating profit/loss) (41.262) (3.779) (37.483)

Financial income/(expense) (8.536) (9.589) 1.053

EBT (Result before tax) (49.798) (13.368) (36.430)

Tax/tax expense (3.183) (166) (3.017)

Profit/(loss) (52.981) (13.534) (39.447)

Result - Group (52.981) (13.534) (39.447)
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6.5 million (ú +0.9 million in 2019), attributable mainly to property fair value adjustments of assets 

belonging to associates (ú 6.0 million). 
The abovementioned write-downs of property assets held directly or through associates and JVs are the 

result mainly of the increase in cap rates and discount rates in the valuations perform ed by the 
Independent Experts due to the pandemic.  

 
The result at 31 December 2020 includes lower financial expense of ú 1.1 million, due mainly to the lower 
average rate of financial debt versus the prior year.  

 
Tax expense includes the write-down, amounting to ú 2.9 million, of deferred tax assets, prudentially 

considered not recoverable in the immediate future in view of the uncertainty generated by the pandemic 
in the property industry.  

 
The Group's net result for the year ended 31 December 2020 came to a loss of approximately ú 53 
million versus a loss of approximately ú 13.5 million in the prior year. 

 
The consolidated income statement figures reclassified by item are analyzed below. 

 

TOTAL REVENUE 
 
Total revenue amounted to ú 13.8 million, down versus the prior year.  
 

 
 
Gross rental revenue in 2020 fell by ú 1.1 million versus 2019, due mainly to the renegotiation of 

contracts, following the Covid-19 emergency, with certain retail property tenants signed until 31 
December 2020 (ú -1 million).  
 
The margin from the sale of properties came to ú -1.1 million, as a result of the disposal of properties at 

end September 2020. The result is attributable to the combined effects of the sale of Torre E located in 

Viale Giulio Richard, Milan (ú +0.1 million), and of an area located in Santa Vittoria D'Alba (CN) (ú -1.2 
million).  

 
Other revenue includes: 
¶ the margin from Construction and Project Management services, amounting to ú 0.2 million (ú 

0.1 million in 2019);  

¶ sundry revenue of ú 0.8 million versus ú 1.5 million in 2019. The 2020 figure includes 

chargebacks of costs incurred on behalf of the purchaser of the property located in Milan San 

Revenue (Euro/000) 31/12/2020 31/12/2019 Change

Gross rental revenue 13.947 15.078 (1.131)

Margin from sale of properties (1.120) (122) (998)

Margin from sale of investments 0 0 0

Other revenue 1.001 1.582 (581)

Total 13.828 16.538 (2.710)

 Margin from sale of properties (Euro/000) 31/12/2020 31/12/2019 Change

Revenue from disposal of properties (1.120) (122) (998)

 Margin from sale of properties (1.120) (122) (998)

 Other revenue (Euro/000) 31/12/2020 31/12/2019 Change

 Construction Management revenue 0 20 (20)

Construction Management costs (22) (7) (15)

 Margin from provision of Construction 

Management services 
(22) 13 (35)

 Project Management revenue 365 316 49

Project Management costs (183) (237) 54

 Margin from provision of Project Management 

services 
182 79 103

 Sundry revenue 841 1.490 (649)

 Other revenue 1.001 1.582 (581)
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Vigilio (ú 0.4 million), non-repayable contributions pursuant to Article 25 of the Relaunch Decree 
(ú 0.1 million), and revenue from services provided in the framework of The Market project  (ú 

0.1 million). The 2019 figure included chargebacks of costs incurred on behalf of the purchaser of 
the property located in Milan San Vigilio (ú 0.4 million), revenue from services provided in the 

framework of The Market project (ú 0.2 million) and for administrative, ICT, and property 
management services, provided to companies that left the scope of consolidation as a result of 

the demerger in 2018 (ú 0.2 million), as well as revenue from the write -off of trade payables (ú 

0.4 million) that have become non -existent.  

EXTERNAL DIRECT COSTS 

 
Direct costs amounted to ú 6.4 million at 31 December 2020 versus ú 7.9 million at 31 December 2019. 
 

 
 

The decrease in net vacancy losses and property tax is related to the disposal of vacant properties in 
2019. 

Opex includes costs on the property located in Milan San Vigilio (ú 0.7 million), charged back to the 

purchaser for ú 0.4 million.  

The reduction in Commissions and Fees is attributable mainly to lower commissions paid to the SGR 

managing the Petrarca Fund as a result of the reduction of the GAV of the Fund. 

Other non-rechargeable costs in the prior year included expense on vacant properties sold in the same 

year.  

 

NET OPERATING INCOME 
 
Net Operating Income, as a result of the items related to Total Revenue and Total External Direct Costs 

commented above, amounted to ú 7.5 million versus ú 8.6 million at 31 December 2019. 
 
INTERNAL DIRECT COSTS 
 

 
 
The reduction in direct personnel expense in 2020 versus 2019 is attributable mainly to the lower impact 
of the variable remuneration component versus the prior year (ú 0.1 million in 2020 versus ú 0.7 million 
in 2019), as well as to the reduction in headc ount.   

 

Internal direct costs capitalized in both 2020 and the prior year are attributable mainly to the 
development of the Caselle Open Mall. 

 
 
 
 
 
 
 

External Direct Costs (Euro/000) 31/12/2020 31/12/2019 Change

Net losses from vacancies (1.248) (1.500) 252

IMU, other tax and insurance on properties (2.828) (3.293) 465

Opex (1.265) (1.396) 131

Commissions and fees (292) (478) 186

Other non-rechargeable costs (740) (1.232) 492

Total External Direct Costs (6.373) (7.899) 1.526

Internal Direct Costs (Euro/000) 31/12/2020 31/12/2019 Change

Direct Personnel Expense (2.766) (3.608) 842

Internal direct capitalized costs on properties 880 1.034 (154)

Total Internal Direct Costs (1.886) (2.574) 688
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INDIRECT COSTS 
 
Indirect costs amounted to ú 8.9 million versus ú 9.6 million at 31 December 2019. 

 

 
 

The decrease in costs is attributable to:  

¶ lower head office personnel expense at 31 December 2020 versus 31 December 2019, 
attributable mainly to the lower impact of the variable remuneration component versus the prior 

year (ú 0.1 million in 2020 versus ú 0.3 million in 2019), as well as to the reduction in headcount ;   

¶ higher Consultancy (ú 2.6 million versus ú 2.0 million in 2019); the 2020 figure includes ú 0.7 
million in non-recurring expense; 

¶ lower G&A (ú 3.9 million in 2020 versus ú 4.8 million in 2019), as a result mainly of the lower 

impact of the variable component paid to the Chief Executive Officer (ú 0.3 million in 2020 versus 

ú 0.9 million in 2019).  
 

EBITDA 
 
As a result of the items re ferring to Revenue, Direct Costs and Indirect Costs commented above, EBITDA 
stood at approximately ú -3.4 million versus ú 3.6 million in 2019. 

 

 
FAIR VALUE ADJUSTMENT OF INVESTMENT PROPERTY 
 
At 31 December 2020, investment property recorded net negative adjustments of ú 28.6 million versus a 

positive ú 0.1 million in 2019, as commented above.  
 

(WRITE-DOWN)/WRITE-BACK OF INVENTORY 
 
At 31 December 2020, write-downs amounted to ú 0.8 million (none in 2019). 

  

AMORTIZATION/DEPRECIATION, PROVISIONS AND OTHER NON-PROPERTY WRITE-DOWNS 
 
Amortization, depreciation, provisions and other non-property write -downs at 31 December 2020 
amounted to ú 2.0 million versus ú 1.2 million in 2019.  

The item is broken down as follows:  

¶ ú 1.3 million in amortization and depreciation (ú 1.2 million in 2019); 

¶ ú 0.4 million in provisions for impairment of trade receivables (ú 0.3 million in 2019);  

¶ ú 0.2 million in provisions for risks and charges (ú 0.2 million of releases of provisions for risks 
and charges in 2019). 

 

INCOME/(EXPENSE) FROM ASSOCIATES AND JOINT VENTURES 
 
The item at 31 December 2020 shows a negative balance of ú 6.5 million (ú 0.9 million positive balance 
at 31 December 2019), attributable mainly to the negative change in the fair value of property assets 

held by associates (ú 6.0 million). 
 
 

 
 

 
 

Indirect Costs (Euro/000) 31/12/2020 31/12/2019 Change

HQ Personnel Expense (2.440) (2.783) 343

Consultancy (2.555) (2.021) (534)

G&A (3.933) (4.834) 901

Total Indirect Costs (8.928) (9.638) 710
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EBIT 
 
EBIT stood at ú -41.3 million versus ú 3.8 million in 2019. The figure was affected mainly by the 
significant write -downs made on the property portfolio.  

 
 
FINANCIAL INCOME/(EXPENSE) 
 
Financial expense net of financial income, including the effects of the fair value adjustment of derivatives 
to hedge interest rate risk, amounted to ú 8.5 million (ú 9.6 million in 2019). 

The item is composed mainly of:  

¶ Financial income: ú +0.5 million (in line with 2019); 

¶ Financial expense: ú -9.1 million (ú -10.1 million in 2019); the decrease is attributable mainly to the 

lower average rate of financial debt versus the same period of 2019; 
¶ Fair value adjustment of derivative instruments: ú +0.1 million (in line with 2019). 

 

TAX 
 
Tax for the period came to ú -3.2 million (ú 0.2 million in 2019), due mainly to the write-down of ú 2.9 

million of deferred tax assets, prudentially considered not recoverable in the immediate future in view of 
the uncertainty generated by the pandemic in the property industry.  
 

¶ Financial position 
 
The Group's financial position at 31 December 2020 versus 31 December 2019 is summarized as follows: 

 

 
 
 
FIXED CAPITAL 
 
Fixed capital amounted to ú 445.5 million versus ú 479.8 million at 31 December 2019, and consisted 

mainly of:  

¶ investment property and other tangible fixed assets of ú 383.3 million versus ú 409.2 million at 31 
December 2019. The negative change of ú 25.9 million is explained mainly by the negative changes in 

fair value (ú 28.6 million), by disposals in the period (ú 13.6 million), partly offset by investments in 
the period (ú 16.8 million), particularly on the Caselle development area (ú 6.0 million) and on Torre C 
located in Viale Richard, Milan (ú 10.2 million);  

¶ capital investment in associates and joint ventures of ú 60.0 million versus ú 68.0 million at 31 

December 2019; 

¶ rights of use of ú 2.1 million (ú 2.5 million at 31 December 2019). 
 

 

 
  

Description 31/12/2020 31/12/2019 Change

Fixed capital 445.483 479.785 (34.302)

Net working capital (8.089) (2.379) (5.710)

INVESTED CAPITAL 437.394 477.406 (40.012)

Equity attributable to the owners of the Parent 241.241 284.530 (43.289)

Equity attributable to non-controlling interests 0 0 0

Total equity 241.241 284.530 (43.289)

Other non-current (assets) and liabilities 3.483 488 2.995

Non-current payables to banks and other lenders 152.295 96.952 55.343

Current payables to banks and other lenders 49.000 102.072 (53.072)

Cash and cash equivalents (8.625) (6.636) (1.989)

Total net financial debt 192.670 192.388 282

TOTAL FUNDING SOURCES 437.394 477.406 (40.012)
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NET WORKING CAPITAL 
 
Net working capital came to ú -8.1 million (ú -2.4 million at 31 December 2019), and is composed of:  

¶ property inventory of ú 7.7 million (ú 8.6 million at 31 December 2019); the change is due to the 

write-downs in the period;  

¶ trade and other receivables of ú 13.3 million (ú 12.5 million at 31 December 2019); the increase is 
attributable for ú 1.5 million to the portion of the consideration subject to fulfilment of certain 

administrative conditions of the sale of Torre E in Viale Giulio Richard, Milan;  

¶ trade and other payables of ú 29.1 million (ú 23.5 million at 31 December 2019); the increase is 
attributable mainly to ú 4.0 million in confirmation deposits received following the signing of a 

preliminary notary contract suspended on condition of the sale of the area and buildings located in 
Castellazzo Bormida. 

 

At 31 December 2020, there were no tax, social security or employee debt positions that were past due 
or unpaid beyond the applicable time limits. With regard to trade and other payables, at 31 December 

2020, the Aedes Group had overdue payables of ú 6.5 million (of which ú 4.2 million related to Aedes 

SIIQ S.p.A.), which do not give rise to disputes or legal proceedings, nor suspension of supply contracts.  
 
INVESTED CAPITAL  
 
As a result of the above changes, invested capital decreased from ú 477.4 million at 31 December 2019 

to ú 437.4 million at 31 December 2020. Invested capital is funded by equity of ú 241.2 million (55.1%), 
by net financial debt of ú 192.7 million (44.1%), and by other net non-current liabilities of ú 3.5 million 

(0.8%).  
 
CONSOLIDATED EQUITY 
 
Consolidated equity, wholly attributable to the Group, amounted to ú 241.2 million (ú 284.5 million at 31 

December 2019).  
In this regard, it should be noted that on 24 July 2020, a reserved capital increase was completed 

through issue of no. 2,683,759 Aedes ordinary shares, automatically admitted to listing, and no. 
5,316,241 Special Shares, not admitted to listing. All newly-issued shares are subscribed by Augusto by 

offsetting the shareholder loan of ú 10 million disbursed by Augusto to the Company on 20 April 2017. 
The change in consolidated equity stems mainly from the abovementioned reserved capital increase 
(approximately ú 9.6 million, net of directly attributable costs), the loss for the period (approximately ú 

53.0 million), as well as from the change in the reserve for fair value measurement of derivative financial 
instruments considered hedges (approximately ú +0.1 million). 

 
OTHER NON-CURRENT ASSETS AND LIABILITIES 
 
Other non-current assets and liabilities show a negative balance of ú 3.5 million and are composed as 
follows: 

¶ net deferred tax liabilities of ú 0.1 million (ú 2.8 million of net deferred tax assets at 31 

December 2019); 

¶ liabilities of ú 1.5 million from the provision for severance indemnity (ú 1.5 million at 31 
December 2019); 

¶ liabilities of ú 0.6 million (ú 0.4 million at 31 December 2019) from provisions for risks, mainly for 
contractual charges (ú 0.2 million, ú 0.3 million at end 2019) and from provisions related to the 

management of property assets (ú 0.4 million, ú 0.1 million at end 2019); 

¶ net liabilities of ú 0.6 million for the fair value measurement of derivative instruments (ú 0.8 
million at end 2019);  

¶ liabilities for other non -current net payables of ú 0.7 million (ú 0.5 million at end 2019). 
 
CONSOLIDATED NET FINANCIAL DEBT  
 
The Group's net financial debt at 31 December 2020, including lease liabilities, amounted to ú 192.7 

million (ú 192.4 million at 31 December 2019), resulting from a difference between gross payables of ú 

201.3 million and bank deposits of ú 8.6 million. 
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The table below shows the net financial debt of the Group at end 2020 versus end 2019:  

 

 
 

The Group's gross operating financial debt at 31 December 2020 stood at ú 199.1 million (ú 196.3 million 
at 31 December 2019). Changes in gross operating financial debt in 2020 are shown below: 
 
Amounts in Euro millions 

 

 
 

 

At 31 December 2020, the floating-rate gross 
operating financial debt accounted for 57% of the 

Group's total financial exposure. 
 

NFP (Euro/000) 31/12/2020 31/12/2019 Change

A Cash on hand 8.625 6.638 1.987

B Cash equivalents 0 0 0

C Securities 0 0 0

D Liquidity (A) + (B) + (C) 8.625 6.638 1.987

E Current financial receivables 0 0 0

F Current payables to banks (20.819) (29.202) 8.383

G Current portion of non-current financial l iabilities (45) (44.666) 44.621

H Other current financial l iabilities (27.267) (27.446) 179

I Total current financial liabilities (F) + (G) + (H) (48.131) (101.314) 53.183

J Net current financial debt (I) + (E) + (D) (39.506) (94.676) 55.170

K Non-current payables to banks (105.759) (93.773) (11.986)

L Bonds issued (43.833) 0 (43.833)

M Other non-current financial l iabilities (1.341) (1.245) (96)

N Non-current net financial debt (K) + (L) + (M) (150.933) (95.018) (55.915)

O Net operating financial debt (J) + (N) (190.439) (189.694) (745)

C Current lease liability (869) (760) (109)

Q Non-current lease liability (1.362) (1.934) 572

R Net financial debt (O+P+Q) (192.670) (192.388) (282)

* Amounts net of (i) repayments for refinancing, (ii) the repayment on 24 July 2020 of the 2017 shareholder loan, through the offsetting subscription by Augusto of the shares and Special Shares 

ǊŜǎǳƭǘƛƴƎ ŦǊƻƳ ǘƘŜ wŜǎŜǊǾŜŘ /ŀǇƛǘŀƭ LƴŎǊŜŀǎŜΤ όƛƛƛύ ǘƘŜ ŘƛǎōǳǊǎŜƳŜƴǘ ƻŦ ǘƘŜ !ǳƎǳǎǘƻ ǎƘŀǊŜƘƻƭŘŜǊ ƭƻŀƴ ƛƴ нлнл ŦƻǊ ŀ ǘƻǘŀƭ ƻŦ ϵ уΦс ƳƛƭƭƛƻƴΤ

New Disbursements* Other Repayment
Repayment of Bonds 

Repayment of short-term credit 
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1,6 (0,5)
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The table below shows the reclassification of the gross financial debt of the Group by guarantee 4: 

 

 
 
As regards financial payables, at 31 December 2020 the Aedes Group recorded ú 1.6 million in interest 

on shareholder loans granted by Augusto S.p.A.. This amount is attributable entirely to Aedes. 

 

At 31 December 2020, there were no unmet financial covenants or requests for Covenant Suspension 

(Covenant Holiday), made as a result of the effects of the pandemic, refused by credit institutions.  
 

Gross operating financial debt at 31 December 2020 has an average duration of 2.89 years.  
 
The chart below shows the trend of the stock of deb t, taking account of maturity and repayment plan 

based on current exposure and maturity, at the end of each financial year, broken down by nature and 
type of business of the funded asset. 
 

 
 
Reference is made to the Notes, in particular to the section on financial risk factors, for further 

information on the Group's total debt and for the disclosures required by IFRS 7.  

  

 
4 Figures in Euro millions 

31/12/2020 31/12/2019 ҟ

Investment property: mortgages 121,8 98,5 23,3

Investment property: leases 1,4 1,4 (0,0)

GFP Investment property 123,2 99,9 23,3

Properties under development: mortgages 11,4 11,4 0,0

Properties under development: other loans 8,3 8,0 0,3

GFP Properties under Development 19,7 19,3 0,4

GFP Subtotal investments 142,9 119,3 23,6

Inventory: mortgages 0,9 0,9 (0,0)

GFP Subtotal inventory 0,9 0,9 (0,0)

GFP property portfolio 143,8 120,2 23,6

Other bank payables 16,8 4,2 12,6

Other payables 40,7 74,6 (34,0)

GROSS FINANCIAL POSITION 201,3 199,0 2,2
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2.6 EPRA performance measures 
 

The table below summarizes the main EPRA performance measures (EPM).  

 

 
 

  

EPRA ï PERFORMANCE 

MEASURE
Definit ion 2020 2019

1.
EPRA EARNINGS 

(Euro/000)

Net adjusted income 

from operations
(16.771) (12.719)

2 EPRA NAV (Euro/000)

Net Asset Value, which 

includes investment 

property at fair value and 

excludes fair value of 

financial instruments

242.213 285.603

3 EPRA NNNAV (Euro/000)

Adjusted EPRA NAV to 

include fair value of 

financial instruments and 

financial payables.

239.816 281.427

(I) EPRA NET INITIAL 

YIELD (%)

Ratio between 

annualized lease rents, 

net of non-recurring 

expense, and gross 

market value of 

investment property

4,6% 4,1%

(II) EPRA óTOPPED-UPô 

NIY (%)

Ratio between stabilized 

lease rents, net of non-

recurring expense, and 

gross market value of 

investment property

6,0% 5,3%

5.
EPRA VACANCY RATE 

(%)

Ratio between market 

value (ERV) of vacant 

space and market value 

of the entire portfolio

21,52% 32,56%

EPRA COST RATIO 

(including costs for 

vacant properties) (%)

110% 119%

EPRA COST RATIO 

(excluding costs for 

vacant properties) (%)

95% 101%

4.

6.

Ratio between operating 

costs of the company 

and lease rents
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EPRA Earnings 
 
Diluted EPRA EPS is not shown as there are no outstanding financial instruments convertible into shares 

of the Company. Their calculation was, therefore, deemed unnecessary. 
 
In the item related to specific adjustments, the Group includes provisions for risks, considering that they 

are of a non-recurring nature and costs for listing incurred in the prior year.  
 

 

 
EPRA NAV (Net Asset Value) and EPRA NNNAV (Triple Net Asset Value) 
 

 
 
At 31 December 2020, there were no outstanding warrants, therefore  the diluted EPRA NAV and the 

diluted EPRA NNNAV correspond to the EPRA NAV and to the EPRA NNNAV respectively. 
At 31 December 2019, the outstanding warrants, being out of the money at the reporting date, would not 
have had a dilutive effect. Accordingly, there was no need to calculate the diluted EPRA NAV and the 

diluted EPRA NNNAV. 
 

ñRevaluation of inventory and of properties under developmentò includes the difference between their 
carrying amount (cost) and fair value.  

 

ñFair value of derivative financial instrumentsò represents the net value of derivative instruments 

(Euro/000) 31/12/2020 31/12/2019

Earnings per IFRS income statement (52.981) (13.534)

Adjustments to calculate EPRA Earnings, exclude :

Changes in value of investment properties, development properties held for 

investment and other interests (29.408) 117

Profits or losses on disposal of investment properties, development properties held 

for investment and other interests (1.120) (122)

Profits or losses on sales of trading properties including impairment charges in 

respect of trading properties. 0 0

Changes in fair value of financial instruments and associated close-out costs 234 122

Adjustments (i) to (viii) above in respect of joint ventures (unless already included 

under proportional consolidation) (5.916) (932)

EPRA Earnings (16.771) (12.719)

Basic number of shares 40.030.397 32.030.344

EPRA Earnings per Share (EPS) (0,419) (0,397)

Company specific adjustments:

Listing Costs

Provisions for risks (250) 238

Company specific Adjusted Earnings (16.521) (12.957)

Company specific Adjusted EPS (0,413) (0,405)

(Euro/000) 31/12/2020 31/12/2019

Outstanding shares 40.030.397 32.030.344

EPRA Net Asset Value

Equity 241.241 284.530

NAV

Includes:

Revaluation of Properties under Development 9 0

Revaluation of inventory 351 227

Excludes:

Fair value of derivative financial instruments 612 846

EPRA NAV 242.213 285.603

EPRA NAV per share 6,05 8,92

Fair value of derivative financial instruments (612) (846)

Fair value of financial debt (1.785) (3.330)

EPRA NNNAV 239.816 281.427

EPRA NNNAV per share 5,99 8,79
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recognized in the financial statements, which shows a net negative balance. 
The fair value of the financial debt is equal to the difference between the book value and the fair value of 

the latter, which is negative.  
 

EPRA NIY (Net Initial Yield) and EPRA "topped up" NIY 
 

  
ñNotional rent expiration of rent-free periods" relates mainly to incentives granted to a number of 
tenants. 

 

Excluding from "Rented Assets" the properties subject to renovation and the properties "to be sold" 
intended for disposal: 

¶ the EPRA NIY would be 4.7%. 

¶ the EPRA ñtopped upò NIY would be 6.2%. 

 
The information in the above table refers to the consolidated property assets.  

 

EPRA Vacancy Rate 
 

 
 

This index is not affected by properties undergoing renovation, as there are no vacant buildings owing to 

renovation.  
 
It should be noted that the table above takes into account only "Rented Assets", that is, properties held 
for revenue generation to be kept in the portfolio, excluding properties ñto be sold" intended for disposal. 

 

 

 
 

 

 
 
 

 

 

 
 

 

(Euro/000) 31/12/2020 31/12/2019

EPRA NIY and 'topped-up' NIY

Investment property ï wholly owned 381.975 407.405

Trading property ï wholly owned 7.759 8.593

Less: developments ï wholly owned (128.084) (147.161)

Completed property portfolio 261.650 268.837

Allowance for estimated purchasersô costs 10.466 10.753

Gross up completed property portfolio valuation 272.116 279.590

Annualised cash passing rental income 14.519 14.144

Property outgoings (2.083) (2.688)

Annualised net rents 12.436 11.456

Add: notional rent expiration of rent free periods or other lease incentives 3.840 3.436

Topped-up net annualised rent 16.277 14.892

EPRA NIY 4,6% 4,1%

EPRA ñtopped-upò NIY 6,0% 5,3%

(Euro/000) 31/12/2020 31/12/2019

EPRA Vacancy Rate

Estimated Rental Value of vacant space 4.643 7.491

Estimated rental value of the whole portfolio 21.573 23.007

EPRA Vacancy Rate 21,52% 32,56%
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EPRA Cost Ratio 
 

 
 

Costs incurred are capitalized on the book value of the property investment, only when they are likely to 

generate future economic benefits and their cost can be measured reliably. Other maintenance and repair 
costs are booked in the income statement when incurred. For detai ls, reference should be made to the 

following table showing property related capex.  
 

Property portfolio - Completed assets 
 

 
 

 

 

List of main tenants 
 

 
 

(Euro/000) 31/12/2020 31/12/2019

EPRA Cost Ratios

Include:
Administrative/operating expense line per IFRS income statement (17.411) (20.284)

Net service charge costs/fees 1.870 2.039

Management fees less actual/estimated profit element

Other operating income/recharges intended to cover overhead expenses less any related profits 200 418

EPRA Costs (including direct vacancy costs) (15.341) (17.827)

Direct vacancy costs (2.083) (2.688)

EPRA Costs (excluding direct vacancy costs) (13.258) (15.139)

Gross Rental Income less ground rents ï per IFRS13.947 15.019

Gross Rental Income 13.947 15.019

EPRA Cost Ratio (including direct vacancy costs) 110% 119%

EPRA Cost Ratio (excluding direct vacancy costs) 95% 101%

Sub-

portfolio
GLA (sqm)

Average 

rent per 

sqm

Annualised 

net rent
ERV

Net rental 

income
Fair Value WALT

% of 

reversion

Retail 104.857 95 9.926 11.711 8.504 145.510 4,68 17,99%

Office 73.981 57 4.198 9.446 2.818 97.570 2,57 125,01%

Other uses 10.419 32 335 416 248 10.811 0,06 23,98%

189.257 14.459 21.573 11.570 253.891 7,31 49,20%

Information on completed investment properties

Location GLA (sqm)
Type of 

property

% of 

ownership

Form of 

ownership

Serravalle Retail Park fasi A +B +C1 38.075           Retail 100% Intera Proprietà

Milano - Via Giulio Richard 3, 5 - Torre C 9.633             Office 100% Intera Proprietà

Roma - Via Veneziani 21.652           Office 100% Intera Proprietà

Cinisello Balsamo - Via Gorky 20.805           Office 100% Intera Proprietà

Agrate Brianza - Centro dir. ñColleoniò ï Palazzo Andromeda16.422           Office 100% Intera Proprietà

Catania - Via Etnea 8.162             Retail 100% Intera Proprietà

Roero Center - Fase B 9.113             Retail 100% Intera Proprietà

Trezzano - Via Colombo 11.577           Retail 100% Intera Proprietà

Roma - Via Salaria 1272 4.426             Retail 100% Intera Proprietà

Agrate Brianza - Centro dir. ñColleoni" ï Palazzo Astrolabio5.469             Office 100% Intera Proprietà

145.334          

Information on each major completed investment property

Top 10 tenants %

Unieuro S.p.A. 18%

Coin S.p.A. 14%

Wind Tre S.p.A. 14%

Lutech S.p.A. 10%

Conforama Italia S.p.A. 10%

Calzature Pittarello GLG S.R.L. 8%

Metro Italia Cash and Carry S.p.A. 8%

IRIS Mobili S.R.L. 7%

STMICROELECTRONICS S.R.L. 6%

Bricofer Group S.P.A. 5%
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Property portfolio under development  

 

 
 

 

 

 
 

The value of cost to date shown in the tables above coincides with the carrying amount of the properties 

under development. 
 

 

Like-for-like rental growth  

 

 
 

The table shows, broadly speaking, a drop in net lease rents in 2020. 
This trend is related mainly to the decrease in net rental income of the Retail Park of Serravalle  
(ú -286 thousand) and office buildings located in Via Veneziani, Rome (ú -479 thousand).  

 

 
 

 

Euro/000

Type of property GLA (sqm) Italy (Piedmont) Abroad Retail Produttivo Entertainment Servizi Direzionale Residenziale
Cost to date 

(ú/000)

Cost to 

completion 

(ú/000)

ERV at 

completion

% of the development 

which has been let as 

of 31/12/2020

Retail 149.533 149.533 0 116.308 0 18.700 14.525 0 0 108.270 349.300 40.520 21%

Other 174.291 174.291 0 0 108.957 55.186 0 0 10.148 19.680 0 5.682 0%

323.824 323.824 0 116.308 108.957 73.886 14.525 0 10.148 127.950 349.300 46.203

Breakdown of GLA 

according to regions
Breakdown of GLA according to usage

Information on each major development asset

Location GLA (sqm) Type of property Retail Produttivo Entertainment Servizi Direzionale Residenziale

Caselle Open Mall 126.525 Retail 93.300 0 18.700 14.525 0 0

Serravalle Scrivia - Praga Business Park 2.959 Retail 2.959 0 0 0 0 0

Santa Vittoria d'Alba - Roero Center - Fase C 6.400 Retail 6.400 0 0 0 0 0

Serravalle Outlet Village - Fase 7 4.149 Retail 4.149 0 0 0 0 0

Serravalle Retail Park - C2 6.363 Retail 6.363 0 0 0 0 0

146.396 113.171 0 18.700 14.525 0 0

Breakdown of GLA according to usage (sqm)

Information on each major development asset

Location
Cost to date 

(ú/000)

Cost to 

completion 

(ú/000)

ERV at 

completion

% of the 

development 

which has 

been let as of 

31/12/2020

Expected date of 

completion

% of 

ownership
Status

Caselle Open Mall 86.400ú       344.188ú      36.434ú       0% 2H2024 100% P.d.C. Ottenuti

Serravalle Scrivia - Praga Business Park 6.800ú         -ú               437ú           21% n.d. 100% Sottoscritta convenzione urbanistica

Santa Vittoria d'Alba - Roero Center - Fase C 1.470ú         -ú               652ú           0% n.d. 100% P.d.C. Ritirabili

Serravalle Outlet Village - Fase 7 7.800ú         -ú               2.498ú        0% n.d. 100% P.d.C. Ritirabili

Serravalle Retail Park - C2 4.800ú         5.112ú         500ú           0% 1H2024 100% Sottoscritta convenzione urbanistica

107.270 349.300 40.520

Euro/000

Sub-portfolio
Market value 

2020

Net Rental 

Income 2019
LfL growth

Net Rental 

Income 2020
LfL growth %

Retail 145.510 9.372 (868) 8.504 -9%

Office 97.570 3.053 (236) 2.818 -8%

Other 10.811 206 42 248 20%

253.891 12.632 (1.062) 11.570 -8%

Like for Like rental growth
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Capex 
 

 
 

The above information refers to the consolidated p roperty assets. 
 

The development capex is related mainly to the Caselle Open Mall projects. Capital expenditure includes 
overheads and operating expenses of ú 880 thousand, related almost entirely to Development 

investments. 

 
Investments on the like -for-like portfolio refer mainly to the Milan Viale Richard Torre C property. 

 

 

 

2.7 Glossary of terms and alternative performance 
measures used 

 
This document, in addition to the statements and conventional financial measures under IFRS, presents a 

number of reclassified statements and various alternative performance measures to allow for a better 

measurement of the operating and financial performance of the Group. These statements and measures 
should not be considered as a substitute of those required by IFRS. Specifically, the alternative measures 

used include: 
 
¶ Cost of sales  

Equal to the consolidated carrying amount of inventory at the time of their sale.  

 

¶ NOI ( Net Operating Income )  
Equal to EBITDA gross of indirect costs. The measureôs purpose is to present a situation of operating 
profitability before indirect and overhead costs.  
 

¶ EBITDA ( Earnings before interest, tax, depreciation & amortization )  

Equal to the Operating Result (EBIT) before depreciation, amortization, impairment, fair value 
adjustment of investment property, provisions for risks, and income and expense from associates and 

joint ventures, as well as ñrestructuring income/expenseò. The measureôs purpose is to present a 
recurring situation of operating profitabili ty. 

 
¶ EBIT ( Earnings before interest & tax )  

Equal to the Operating Result net of financial expense capitalized under inventory. 
The measure can be also calculated net of non-recurring items and, in this case, specific explanations 

are included. 

 
¶ Fixed Capit al  

Includes the following items:  

o Investment property  
o Other tangible fixed assets (plant, equipment, other assets, fixed assets in progress) 

o Goodwill and other intangible fixed assets 

Euro/000

Property related capex 31/12/2020 31/12/2019

Acquisitions 0 0

Development 6.140 9.058

Like for like portfolio 10.624 5.666

Other 0 73

Total capital expenditure 16.764 14.797
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o Investments in companies measured at equity 
o Available-for-sale financial assets 

o Financial receivables (non-current portion)  
 

¶ Net Working Capital  

Equal to the algebraic sum of:  
o Trade and other receivables (current portion): net receivables from clients, receivables from 

subsidiaries and associates, receivables from others, tax receivables, accrued income and prepaid 
expenses 

o Inventory (land, property initiatives in progress and advance payments, properties)  

o Held-to-maturity financial assets 
o Trade payables (current portion)  

o Tax payables 
 

¶ GAV (Gross Asset Value )  
Equal to the total value of property assets calculated at current market values . 

 

¶ Gearing Ratio  
The ratio measures the impact of borrowed capital on a companyôs equity.   It is represented by the 

ratio between financial debt and equity. 
 

¶ NAV ( Net Asset Value )  

Equal to the difference between the  total value of assets calculated at current market values and the 

total value of liabilities. 
 

¶ Property NAV ( Net Asset Value )  

Equal to the difference between the total value of property assets calculated at current market values 
and the total value of financial liabilities allocated to properties.  
 

¶ Gross Financial Position (or gross financial debt) 
Equal to the algebraic sum of:  

o Current financial liabilities (excluding the fair value of derivatives and including lease liabilities)  

o Non-current financial debt (excluding the fair value of derivatives and including lease liabilities)  
 

¶ Opera ting Gross Financial Position (or operating GFP or gross financial debt) 

Equal to the algebraic sum of:  
o Current financial liabilities (excluding the fair value of derivatives and lease liabilities)  

o Non-current financial debt (excluding the fair value of de rivatives and lease liabilities) 

 
¶ Net Financial Position  (NFP or net financial debt) 

Equal to the Gross Financial Position net of: 

o Liquidity, or cash (cash on hand and term deposits), cash equivalents and securities 
o Current financial receivables 

 
 

¶ EPRA performance measures  

Reference is made to paragraph 2.6 "EPRA Performance Measures" for the definition of the measures 
used. 
 

 
 

 

 
 
 
 

 
 

 

http://it.mimi.hu/economia/indice_di_bilancio.html#maintitle
http://it.mimi.hu/economia/misura.html#maintitle
http://it.mimi.hu/economia/incidenza.html#maintitle
http://it.mimi.hu/economia/capitale.html#maintitle
http://it.mimi.hu/economia/prestito.html#maintitle
http://it.mimi.hu/economia/patrimonio.html#maintitle
http://it.mimi.hu/economia/impresa.html#maintitle
http://it.mimi.hu/economia/rapporto.html#maintitle
http://it.mimi.hu/economia/debito.html#maintitle
http://it.mimi.hu/economia/mezzi_propri.html#maintitle
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The table below reconciles revenue and costs presented in the Directorsô Report on Operations and the 

figures shown in the Financial Statements. 
 

 

 
 
Revenue from chargebacks to tenants is shown in the Directorsô Report on Operations as a reduction of 
ñNet losses from vacanciesò, whereas in the notes to the consolidated financial statements it is shown 
under "Revenue from sales and services". 

  

Total revenue stated in the Report 13.828

Revenue from chargebacks to tenants 2.084

Construction Management costs 22

Project Management costs 183

Loss from sale of investments 0

Loss from sale of properties 1.220

Total revenue from sales and other revenue stated in the 

financial statements
17.337

Total costs stated in the Report (17.187)

Revenue from chargebacks to tenants (2.084)

Construction Management costs (22)

Project Management costs (183)

Loss from sale of investments 0

Loss from sale of properties (1.220)

Total costs stated in the financial statements (20.696)
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2.8 Actual figures versus the Plan 
 

The 2020-2026 business plan was approved in its final iteration on 28 December 2020. 

The Prospectus, relating to the capital increase with pre-emption rights, published on 18 February 2021, 
shows the amounts of certain consolidated income statement and balance sheet variables for 2020, 2021 

and 2026 deriving from the aforementioned plan.  

 
With regard to these amounts, the actual 2020 figures show the following changes: 

 
1) Rental and other revenue: reported amount approximately ú 14.6 million, actual amount 

approximately ú 14.9 million; 
2) EBITDA: reported amount ú -4 million, actual amount approximately ú -3.4 million;  

3) GAV: reported amount ú 392-396 million, actual amount approximately ú 390.1 million; the 
amount expressed by the independent experts is approximately ú 392 million: the difference of 
approximately ú 2 million derives from additional prudential write-downs approved by the Board 

of Directors. 
 

The Prospectus also includes estimates for 2020 only for  

 
1) Net Financial Expense: reported amount ú -8.7 million, actual amount approximately ú -8.5 

million;  
2) Consolidated net result: reported amount ú -50/55 million, actual amount approximately ú -

53 million; 

3) Gross Financial Debt (including payables from rights of use): reported amount ú 201.9 
million, actual amount ú 201.3 million. 
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2.9 Analysis of the financial performance of the Parent 
Company Aedes SIIQ S.p.A. 

 
The Parent Company, Aedes SIIQ S.p.A., closed 2020 with a loss of ú 32.4 million versus a loss of ú 12.5 

million at 31 December 2019.  
Company equity stands at ú 232.0 million versus ú 254.8 million at end 2019. The change is attributable 
almost entirely to the loss for the year, net of the contrib ution from the capital increase reserved for the 
shareholder Augusto S.p.A. completed on 24 July 2020 (ú 9.6 million). 

 

The table below breaks down net financial debt of the Parent at end 2020 versus the end of the prior 
year: 

 

  

(Euro/000) 31/12/2020 31/12/2019

A. Cash on hand 7.607 4.529

B. Other cash and cash equivalents 0 0

C. Securities held for trading 0 0

D. Liquidity (A)+(B)+(C) 7.607 4.529

E. Current financial receivables 0 0

F. Current portion of payables to banks  (5.352) (5.191)

G. Current portion of non-current debt  (45) (44.666)

H. Other current financial payables  (27.997) (28.171)

I. Current financial debt (F)+(G)+(H)  (33.394)  (78.028)

 J. Current net financial debt 

(I)+(E)+(D) 
 (25.787)  (73.499)

K. Non-current payables to banks  (55.925) (52.243)

L. Bonds issued  (43.833) 0

M. Other non-current financial liabilities  (2.652) (3.150)

 N. Non-current net financial debt 

(K)+(L)+(M) 
 (102.410)  (55.393)

O. Net financial debt  (128.197)  (128.892)
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2.10 Significant events 
 

As known, since January 2020, the national and international landscape has been swept by the spread of 

Covid-19 and the ensuing restrictions for its containment adopted by the governments of the countries 
involved. These circumstances, which are extraordinary in nature and magnitude, have direct and indirect 

effects on economic activities, and have created a climate of general uncertainty, the evolution and 
relating effects of which cannot be predicted at this time.  

For a detailed account, in accordance with the disclosure purposes provided for by the ESMA, CONSOB 
and IOSCO communications, of the impact of the Covid-19 pandemic on the Operations of the Aedes 
Group, reference is made to the specific paragraph 2.13 of this Report. 

 
On 24 Janua ry 2020 , the shareholder Augusto S.p.A. disclosed to the Company the existence of a 

condition of uncertainty it was not accountable for, with possible repercussions on the orderly exercise of 

no. 5,020,618 option rights it is entitled to, as part of the ca pital increase against payment for the 
maximum amount of ú 50 million resolved by the Extraordinary Shareholders' Meeting of 10 September 
2019, resulting from the non -fulfilment of obligations by an English intermediary with which a similar 
number of Aedes SIIQ S.p.A. shares owned by Augusto S.p.A. are deposited. 

 
On 17 February 2020 , the Company announced a possible extension to 30 June 2020 of the deadline 

for the execution of the capital increase against payment for the maximum amount of ú 50 million 

approved by the Extraordinary Shareholders' Meeting of 10 September 2019, to be submitted to the 
Shareholders' Meeting called to approve the financial statements at 31 December 2019.  

 
On 24 April 2020 , the shareholder Augusto S.p.A. confirmed its commitment to subscribe to (a) a 
capital increase against payment, with the exclusion of option rights, for a total of ú 10 million reserved 

for subscription by Augusto S.p.A. by converting the shareholder loan of the same amount disbursed in 
April 2017 into Aedes capital; (b) its share of a capital increase against payment with pre -emption rights 

for a total maximum amount of ú 50 million, which replaces the capital increase with pre-emption rights 
resolved by the Shareholders' Meeting of 10 September 2019, within the maximum limit of the 

shareholder loans subscribed and disbursed in June and December 2019 for a total of approximately ú 
25.6 million. 
 

On 28 April 2020 , the Meeting of the bondholders of the ú 15 million loan (ISIN code IT0005250920), 
maturing on 30 Apr il 2020, was held and approved the extension of the maturity to 30 September 2020. 

The Bondholders' Meeting also approved to remove the so-called cross-default clause, envisaging the 
obligation to repay the loan, before the maturity date, in the case of a default event related to the failure 

to repay the separate bond issued by the parent company Augusto. On the above date of 28 April 2020, 

the Company announced the outcome of the abovementioned Meeting, and concurrently announced that 
a new Bondholders' Meeting would be called - which was then held on 15 June 2020 - to resolve on a 
further amendment to the Bond Regulation, in order to introduce a new compulsory early repayment 
event in favour of Bondholders linked to the occurrence, by 30 September 2020, of  certain specifically 

identified events capable of determining (added together) total proceeds for the Company of no less than 
ú 30 million. 

 

On 7 May 2020 , Augusto S.p.A. announced, pursuant to Article 120 of the TUF, with regard to its 
51.12% stake in Aedes, the following: ñRemarks on the actual exercise of part of the voting rights 
connected to the relevant interest: also as a result of legal actions taken by Augusto, still underway in 
various venues, it was found that an English intermediary, with which  no. 5,020,618 Aedes shares had 
been originally deposited - equal to 15.67% of the share capital of the current Aedes as a result of the 
exchange during the demerger - has carried out unlawful acts of disposal on these Aedes shares, of a 
nature and to recipients yet to be ascertained. Specifically, Augusto is not in a position yet to assess 
whether the aforesaid Aedes shares are deposited in other accounts that are in any event traceable to 
the depositary intermediary or whether they have been, in whole or in part, definitively transferred to 
third parties.  
To date, Augusto is unable to exercise the rights relating to the abovementioned no. 5,020,618 Aedes 
shares, while there is uncertainty as to whether the rights can be available again ." 
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On 13 May 2020 , the Board of Directors approved the capital strengthening plan (the "Capital 

Strengthening") for a total of ú 60 million to be implemented through (i) a non -divisible capital increase 
against payment, with the exclusion of option rights, pursuant to Article 2441, paragraph 5, of the Italian 

Civil Code, for a total of ú 10 million (the "Reserved Capital Increase") reserved for the subscription by 
Augusto through conversion into Aedes share capital of the shareholder loan of ú 10 million disbursed by 

Augusto to the Company in April 2017 (the "2017 Shareholder Loan"); and (ii) the granting to the Board 
of Directors of Aedes, pursuant to Article 2443 of the Italian Civil Code, of the powers, which may be 
exercised by 31 July 2021, to increase the share capital against payment on a divisible basis by a 

maximum total amount of ú 50 million by issuing shares to be offered with pre-emption rights to 
shareholders pursuant to Article 2441, paragraph 1, of the Italian Civil Code (the "Capital Increase with 

Pre-emption Rights").  
Augusto undertook to subscribe to: (i) the Reserved Capital Increase by offsetting the capital receivable 

under the 2017 Shareholder Loan, executed on 24 July 2020; and (ii) the Capital Increase with Pre-
emption Rights, up to the maximum li mit of the shareholder loans subscribed to on 28 June 2019 and 13 
December 2019 (jointly, the "2019 Shareholder Loans") and disbursed entirely by Augusto for a total of 

approximately ú 25.6 million, indicating that if the 2019-2024 Business Plan "should undergo major 
revisions that transcend the rescheduling of the plan events owing to delays accumulated to date, the 
above commitment would remain in place if confirmed by Augusto upon the outcome of the shareholders' 
and board resolutions, in accordance with its bylaws".  
At the same meeting of 13 May 2020, the Board of Directors also approved the extension of the maturity 

date of the 2017 Shareholder Loan until the earlier between 31 July 2020 and the date of execution of 
the Reserved Capital Increase, as well as the extension of the maturity date of the 2019 Shareholder 
Loans until the earlier between 31 July 2021 and the date of execution of the Capital Increase with Pre -
emption Rights, as resolved and proposed by Augusto S.p.A.. 

 

On 15 June 2020 , the Meeting of the bondholders of the bond issued by the Company on 28 April 2017 
for an amount of ú 15 million (ISIN code IT0005250920) approved the amendment to the Loan 

Regulation to provide for mandatory early repayment in favour of the bondholders i f, by 30 September 
2020, one or more of the following events occurs (added together), leading to total proceeds for the 
Company of no less than ú 30 million: (a) a capital increase with pre-emption rights to shareholders 

(excluding, for the purposes of calculating the above amount of ú 30 million, the amounts paid by 
Augusto S.p.A. to the Company as a shareholder loan subject to conversion into capital); and/or (b) the 

sale of one or more properties; and/or (c) obtaining a bank loan.  
 

On 18 June 2020 , the Shareholders' Meeting of Aedes approved the non-divisible capital increase 

against payment, with the exclusion of option rights, of ú 10 million reserved for subscription to the 
shareholder Augusto S.p.A., and granted the Board of Directors the powers, to be exercised by 31 July 
2021, to increase the share capital in one or more occasions, against payment, in a divisible form, for a 
maximum total amount of ú 50 million. 

 
On 7 July 2020 , the deadline to exercise the "Warrant Aedes SIIQ S.p.A. 2018-2020" expired and 

therefore, at that date, the Warrants became ineffective.  

 
On 24 July 2020 , the shareholder Augusto S.p.A. subscribed to and paid in, by offsetting the capital 
receivable claimed under the 2017 Shareholder Loan of ú 10 million disbursed to the Company, the 
Reserved Capital Increase, resolved by the Extraordinary Shareholders' Meeting on 18 June 2020. 

The Reserved Capital Increase is part of the Company's broader Capital Strengthening plan for a total of 
ú 60 million approved by the Board of Directors on 13 May 2020, which also includes, as disclosed to the 

market on the same date, the Capital Increase with Pre-emption Rights. 
As part of the Reserved Capital Increase, the following were issued: 
¶ no. 2,683,759 Aedes ordinary shares with the same characteristics as the ordinary shares already 

outstanding and with regular dividend entitlement, admitted to listing on the MTA, at a price of ú 
1.25 per share (of which ú 0.25 to be allocated to the share capital and ú 1 to the share premium 

reserve), for a total value of ú 3,354,698.75; and 

¶ no. 5,316,241 special shares of Aedes with limited voting rights, convertible into ordinary shares, 
with no par value and with regular dividend entitlement, unlisted, at a unit price of ú 1.25 (of which ú 
0.25 to be allocated to the share capital and ú 1 to the share premium reserve), for a total value of ú 

6,645,301.25 (the "Special Shares"). 
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The Special Shares have no voting rights at the Ordinary Shareholders' Meetings called to appoint or 
remove the members of the board of directors, are freely available and convertible, in the ratio of 1:1, 

into Aedes ordinary shares, which will be listed on the MTA, in the following cases:  
- upon transfer of the Special Shares by Augusto to third parties other than Augusto's related pa rties, 

in which case the Special Shares will automatically convert into Aedes ordinary shares; 
- 12 months after subscription of the Special Shares by Augusto, at Augusto's simple request. In such 

case, the conversion option may only be exercised during 4 conversion periods within a calendar 

year, each lasting 5 trading days. 

As a result of the Reserved Capital Increase and of the partial execution on 7 July 2020 of the Warrant 

Increase for the amount of ú 67.31, plus the share premium, with the subsequent issue of no. 53 shares, 

the share capital of Aedes increased to ú 212,000,067.311, divided into no. 34,714,156 ordinary shares 
with no par value and no. 5,316,241 Special Shares. 

 
As part of the Reserved Capital Increase, given that as a result of the related subscription and taking also 

account of the Aedes ordinary shares deposited with the abovementioned English intermediary, Augusto 

could have held over 60% of the rights to share in Aedes profits, in order not to compromise the 
recognition of Aedes as a Listed Property Investment Company (SIIQ) pursuant to Law no. 296/2006, 
which requires, among other things, that no shareholder directly or indirectly holds more than 60% of the 
rights to share in the profits of a SIIQ, an escrow agreement and irrevocable a uthority to sell was 

entered into with Augusto, under which the shareholder Augusto:  
(i)  deposited the no. 360,300 Aedes ordinary shares it held in potential excess of the 60% threshold 

in its own escrow account with a leading Italian bank, chosen in agreement  with Aedes, as 

depository; and 
(ii)  granted a leading trustee, as agent, irrevocable authority to sell, also in the interest of Aedes, 

such shares on the market, in the name and on behalf of Augusto and in full independence from 

Augusto and/or Aedes. 

On 27 July 2020 , the shareholder Augusto S.p.A., as part of the updated notice pursuant to Article 120 

of the TUF, resulting from the completion of the Reserved Capital Increase, announced that it holds no. 
19,354,624 shares, equal to 48.35% (of the total share capital), of which no. 14,038,383 are ordinary 

shares (equal to 40.44% of the total number of ordinary shares) and no. 5,316,241 are special shares 

(equal to 100% of the total number of shares in this category). In the same notice, Augusto confirmed to 
the Company that it was the " legitimate owner of a further no. 5,020,618 ordinary shares, equal to 
12.54% of the total share capital of Aedes, originally deposited with an English intermediary and in 
respect of which unlawful acts of disposal had been found of a nature and to recipients yet to be 
assessed, also as a result of legal action undertaken by Augusto. Specifically, Augusto is not in a position 
to assess whether the aforesaid Aedes shares are deposited in other accounts that are in any event 
traceable to the depositary intermediary or whether they have been, in whole or in part, definitively 
transferred to third partiesò. Augusto then announced that ñto date, Augusto is unable to exercise the 
rights relating to the abovementioned no. 5,020,618 Ae des ordinary shares, and that there is uncertainty 
as to whether the rights can be available again." The shareholder Augusto also announced to the 
Company that, "in the event of a positive outcome of the case, Augusto would recover the legitimate 
availability of its stake equal to 60.89% of the total share capital of Aedes and to 54.9% of the share 
capital represented by ordinary shares, without this resulting in an obligation to launch a takeover bid". 
 
On 10 August 2020 , the Board of Directors approved the 2020-2026 guidelines (the "Guidelines") 
revising the Company's 2019-2024 Business Plan approved on 28 June 2019 (the "2019-2024 Plan"). The 

Guidelines were approved following the granting of powers to the Chief Executive Officer to revise the 
2019-2024 Plan and, consequently, the main 2024 Targets disclosed to the market on 1 July 2019, in 
order to take account of both the delayed execution of the ú 50 million capital increase with pre-emption 
rights envisaged in the 2019-2024 Plan and the global economic crisis brought by the Covid-19 pandemic.  
 

On 2 September 2020 , the Board of Directors approved the 2020-2026 Business Plan, prepared in 

implementation of the 2019 -2024 Plan Revision Guidelines approved on 10 August 2020. 
 

On 28 September 2020 , Aedes SIIQ S.p.A. entered with a leading institutional investor into the final 
contract for the sale of Torre E for office use and a GLA of over 8,000 sqm, located in Viale Giulio Richard 
3, Milan. The sale price, equal to ú 12.0 million, of which ú 1.5 million subject to fulfilment of certain 
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administrative conditions related to the redevelopment project to be carried out by the purchaser, 

improved slightly versus the fair value as per the last appraisal of the independent expert at 30 June 
2020 equal to ú 11.9 million.  

 
On 30 September 2020 , the bond issued by the Company in April 2017 for an amount of ú 15,000,000 
(ISIN code IT0005250920) was repaid in accordance with the extended deadline of 30 September 2020. 
 
On 26 October 2020 , the Board of Directors resolved to call a meeting of the bondholders of the listed 

bond with a nominal amount of ú 30 million (ISIN code IT0005317174) on 27 November 2020 to propose 
to:  

(i)  extend the duration of the loan, postponing the maturity date from 20 December 2020 to 20 
June 2021 for an amount of ú 14.85 million, and making this extension conditional upon 

repayment by 20 December 2020 of ú 15.15 million;  
(ii)  review the interest rate applicable from 20 December 2020 (included) until 20 June 2021 

(excluded) to 7.5% per annum;  

(iii)  introduce the assumption of compulsory full repayment in the event of the sale to third parties of 
one or more properties capable of generating (added together) overall proceeds for the Issuer of 

no less than ú 15 million, calculated net of any debt allocated to the properties to be sold;  

(iii)  introduce the right for the Issuer to repay, at any time, all or part of the bonds together with 
interest accrued up to the relevant repayment date.  

 

On 27 November 2020 , Aedes SIIQ S.p.A. announced that the Meeting of the bondholders of the bond 
with a nominal amount of ú 30 million (ISIN code IT0005317174), held on such date to resolve on the 

proposals to amend the above Loan Regulation (including the extension of the duration of the loan until 
20 June 2021), did not reach the legal quorum and, therefore, such proposals were not approved. In the 

same press release, the Company announced that it believed that the Capital Increase with Pre-emption 

Rights for a total maximum amount of ú 50 million could be executed by the end of first quarter 2021, 
taking account of the timing of the repayment of the above bond and subject to the issue of the 

necessary authorizations, as well as the presence of favourable market conditions; disclosure was 
additionally given to the market, fol lowing the press releases of 10 August and 2 September, that the 
Board of Directors had met on 19 November 2020 to assess and verify the relevance of the targets set 
out in the 2020 -2026 Plan in light of the second wave of the Covid-19 pandemic, confirming the validity 

of the strategic guidelines of the Plan and the medium - to long-term targets set out therein, and noting 

certain changes in a number of figures between 2020 and 2021 due in particular to the delayed execution 
of a further property disposal or iginally planned in 2020. 

 
On 16 December 2020 , Aedes SIIQ S.p.A. confirmed compliance with the so-called ñinvestment" 
requirements set out in the regulations in force for the recognition of the status of Listed Property 

Investment Company (SIIQ) pursuant to Law no. 296/2006, which provides, among other things, that no 
shareholder may hold more than 60% of the rights to share in the profits of a SIIQ; this was the result of 

the full sale on the market - in execution of the escrow agreement and irrevocable authority to sell 
entered into by Augusto at the time of the Reserved Capital Increase - of no. 360,300 Aedes ordinary 

shares held by Augusto S.p.A. and potentially exceeding the threshold of 60% of the profit -sharing rights 

in the Company - taking also account of the no. 5,020,618 Aedes ordinary shares deposited by the same 
shareholder with the defaulting English intermediary.  
 
On 29 December 2020 , Aedes SIIQ S.p.A. announced that the Board of Directors, which met on 28 

December 2020 to assess the effects on the 2020-2026 Business Plan of the delayed execution of (i) the 
ú 50 million Capital Increase with Pre-emption Rights, which is expected to be completed in first quarter 

2021 (ii) two property disposals originally planned for second half 2020 and now sch eduled to be 

completed by 2021, (iii) the issue of the new bond, confirmed the validity of the strategic guidelines of 
the Plan and the medium- to long-term targets (2026) envisaged in the Plan and previously disclosed to 
the market.  
 
On 29 December 2020 , the Company issued a non-convertible bond of ú 45,000,000, fully subscribed 

by CIO SPF S.àr.l. and managed by Castlelake L.P. 
The unlisted bond, the repayment of which is secured, inter alia, by a mortgage on two of the Company's 

properties and a pledge on the shares of the investee Efir S.ar.l. (equal to 33.33% of its share capital), 
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accrues a nominal interest rate equal to the 3 or 6 month Euribor, depending on the interest periods 
(floor equal to zero) plus a 12.0% spread with a 24 -month maturity and full repayment at maturity, 

except in the case of voluntary early repayment at the Company's discretion or mandatory repayment in 
the case of sale of the pledged assets. 

The Bond Regulation envisages the following as the only financial covenants: a loan-to-value ratio, 
meaning the ratio between the amount of the Bond and the value of the assets as collateral, no higher 

than 60%, as well as a loan-to-value at the level of the Company and the Group, meaning the ratio 

between the Company or Group debt, as the case may be, and the value of the relevant property assets, 
no higher than 60%. Representations and warranties and property covenants are also in place, in line 
with similar transactions.  
 

Again on 29 December 2020 , a mortgage loan was concluded and disbursed by Banca Cividale for an 
amount of ú 8.5 million, with an interest rate equal to the 3-month Euribor (floor equal to zero) plus 

3.75% and maturity of 15 years. The proceeds from the Bond issue, net of the repayments of the debts 

currently on the pledged properties, together with the net proceeds from the disbursement of the above 
mortgage loan and other resources available to the Company, were used to repay the Aedes SIIQ S.p.A. 
2017-2020 bond (ISIN code IT0005317174) for a total amount of ú 30 million, plus ú 825 thousand in 
interest, which took place on 31 December 2020.  

 

On the above date, Aedes SIIQ S.p.A. notified the Company of the disbursement of two long -term loans, 
respectively: 

i) a loan granted by Banca IntesaSanpaolo guaranteed by the SME Fund for an amount of ú 5.5 
million, with an interest rate equal to the 3 -month Euribor plus 2.4% and maturing on 26 

November 2026; 
ii) a loan granted by Banco BPM guaranteed by SACE for an amount of ú 5.0 million with an 

interest rate equal to the 3 -month Euribor (floor equal to zero) plus 2.4% and maturing on 

30 September 2026. 

On 31 December 2020 , Aedes SIIQ S.p.A. fully repaid the Aedes SIIQ S.p.A. 2017-2020 bond (ISIN 
code IT0005317174) for a total of ú 30 million, plus accrued interest for the period, in accordance with 

the terms set out in the relevant regulation.  
 

 
Events after year end  
 

On 15 February 2021 , the Board of Directors resolved, pursuant to the authority granted to it, 
pursuant to Article 2443 of the Italian Civil Code, by the Extraordinary Shareholders' Meeting of 18 June 

2020, to increase the share capital in divisible form, against payment, by  a maximum amount, including 
share premium, of ú 49,980,808.72 (the "Capital Increase") and approved the final terms and conditions 

thereof, deciding to issue: (i) a maximum of no. 228,121,590 Aedes ordinary shares, with no par value 
and with regular divid end entitlement (the "New Ordinary Shares"), to be offered with pre -emption rights 
to the Company's shareholders in the ratio of no. 46 New Ordinary Shares for every no. 7 ordinary shares 
held; and (ii) no. 34,935,298 Special Shares with no par value and with regular dividend entitlement (the 
"New Special Shares" and, together with the New Ordinary Shares, the "New Shares"), to be offered with 

pre-emption rights to the shareholder Augusto S.p.A., as the sole holder of the special shares 

outstanding, in the ratio of no. 46 New Special Shares for every no. 7 special shares held, at the 
subscription price of ú 0.19 for each New Share, to be charged ú 0.04 to share capital and ú 0.15 to 

share premium. The Company informed the market of the above resolution and a nnounced that: i) the 
issue price of the New Ordinary Shares includes a discount of approximately 24.23% on the Theoretical 
Ex Right Price (TERP) of the ordinary shares of Aedes, calculated according to the current methods, 
based on the reference price of Borsa Italiana S.p.A. of the Aedes shares at 15 February 2021; ii) the 

period for exercising the option rights valid for the subscription of the New Ordinary Shares and the New 

Special Shares, under penalty of forfeiture, is envisaged from 22 February 2021 to 11 March 2021, 
included (the "Option Period") and that the trading period on the Mercato Telematico Azionario organized 

and managed by Borsa Italiana S.p.A. (the "MTA") is envisaged from 22 February 2021 to 5 March 2021, 
included; iii) the launch of th e option offer of the New Ordinary Shares is subject to the issue by CONSOB 

of the order approving the Prospectus relating to the option offer of the New Ordinary Shares and their 
admission to trading on the MTA (the "Prospectus").  
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In the same press release issued on 15 February 2021, the Company announced that the net proceeds 

from the Capital Increase will be used, together with other sources identified by the Company, to 
contribute to covering the overall net financial requirements of the Aedes Group fo r the twelve months 

following the above date, amounting to approximately ú 147.3 million, of which approximately ú 88.3 
million for investments planned in the same period, and approximately ú 23.7 million for shareholder 

loans disbursed by Augusto S.p.A.. The latter loans are intended to be offset with New Shares as part of 
the Capital Increase, in execution of the commitment undertaken, as already announced on 24 April 2020 
and 10 August 2020, by the majority shareholder to subscribe to the Capital Increas e for its share - equal 

to approximately 47.45% (calculated on the basis of the shares available as of today's date for the 
exercise of option rights).  

 
The Company also announced that the Board of Directors, as part of its review of the Prospectus, took 

note of the following estimates on the consolidated figures for 2020:  
a) rental revenue of approximately ú 13.2 million; 
b) non-rental revenue of approximately ú 1.4 million; 

c) negative EBITDA of approximately ú 4 million; 
d) property GAV ranging between ú 392 million and ú 396 million; 

e) gross financial debt of approximately ú 201.9 million. 

 
The Board of Directors also noted: (i) that in fourth quarter 2020, further impairment losses on 

consolidated property assets are estimated to range between zero and ú 4 million (in the first nine 
months of 2020, impairment losses on property assets totaled approximately ú 29 million, of which 
approximately ú 27.5 million recognized in first half 2020; therefore, the property GAV at 31 December 
2020 would range between ú 392 million and ú 396 million, as shown in point d above); (ii) that in fourth 

quarter 2020, net financial expense is estimated to reach approximately ú 2.7 million (approximately ú 

8.7 million for the full year).  
 

In light of the above, the Company has announced that it estimates the Group's consolidated net loss to 
range between ú 50 million and ú 55 million at 31 December 2020. 
 

Again on 15 February 2021, the Board of Directors resolved to transpose in the Company Bylaws the 
amendments made to the TUF by Law no. 160 of 27 December 2019 regarding gender balance in 

corporate bodies.  
 

On 18 February 2021 , Aedes SIIQ S.p.A. received authorization from CONSOB to publish the 

Prospectus related to the rights offering and admission to trading o f newly-issued ordinary shares 
resulting from the divisible capital increase resolved by the Company's Board of Directors on 15 February 
2021 and published the Prospectus. 
 

On 11 March 2021 , the rights offering of a maximum of no. 228,121,590 ordinary shar es and no. 
34,935,298 newly-issued Aedes special shares resulting from the Capital Increase, for a maximum 

amount of ú 49,980,808.72, resolved by the Board of Directors, in execution of the powers granted on 18 

June 2020 by the Extraordinary Shareholders' Meeting, pursuant to Article 2443 of the Italian Civil Code, 
came to conclusion. 
 
During the Offer Period, which started on 22 February 2021 and ended on 11 March 2021 (the "Offer 
Period"), a total of no. 33,369,217 option rights were exercised for the sub scription of no. 219,283,426 

ordinary and special shares for a total value of ú 41,663,850.94, equal to approximately 83.4% of the 
total number of ordinary and special shares offered arising from the Capital Increase.  

Specifically, during the Option Period: 
- no. 28,052,976 option rights were exercised for the subscription of no. 184,348,128 ordinary shares, 

representing 80.81% of the total number of ordinary shares offered, for a total value of ú 35,026,144.32. 
Mention should be made that no. 13,678,077 option rights were exercised by the controlling shareholder 
Augusto S.p.A., by offsetting receivables deriving from previously disbursed loans, for the subscription of 

no. 89,884,506 ordinary shares for a value of ú 17,078,056.14; and 
- Augusto S.p.A. fully exercised, again by offsetting the abovementioned loans, no. 5,316,241 option 

rights for the subscription of no. 34,935,298 special shares, equal to 100% of the total special shares 
offered, for a total value of ú 6,637,706.62. 



 

 73 

The remaining no. 6,661,179 unexercised option rights during the Option Period (the "Unexercised 
Rights" or the "Rights"), which entitle the holder to subscribe up to a maximum of no. 43,773,462 

ordinary shares, equal to approximately 19.2% of the ordinary shares offered and to appro ximately 
16.6% of the total ordinary and special shares offered, for a total value of ú 8,316,957.78, will be offered 

on the Stock Exchange by Aedes, pursuant to Article 2441, paragraph 3, of the Italian Civil Code, through 
Intermonte SIM S.p.A..  

As announced on 11 March 2021, the terms and conditions of the offer on the Stock Exchange of the 

Unexercised Rights will be disclosed to the market through a press release and related notice. 
 
 
 

2.11 Property portfolio 
 

¶ Italian property market trend 5 
 

Investments 
 

In Italy, the volume of corporate investments in 2020 totaled ú 8.1 billion, a change of just over 30% 
versus 2019. 

The figure reflects the uncertainty on the markets brought by the ongoing Covid -19 health emergency. 
Looking closer at the volume of investments over a six-month period, the first signs of anomaly started to 

appear in the period January-June, as a result of the ordered closure of business and social distancing 

obligations, measures that hampered the conclusion of deals. 
In the second half of 2020, marked by a slower spread of the virus and then, in October, by a resurgence 

of the pandemic (second wave), the volume of investments grew, linked to both the consolidation of 
transactions left on hold at the beginning of the year, and to  a newfound confidence in the markets 

resulting from the rollout of the mass vaccination campaign.  

Below are some of the major transactions formalized from September to December, such as "The Dedica 
Anthology" between Varde and Covivio (8 hotels throughout  Europe for a total of ú 570 million, of which 

the portion relating solely to assets located in Italy amounts to roughly ú 330 million), the "CER-L" 
portfolio sold by Axa to Carlyle (portfolio of logistics properties located in Milan, Turin and Padua worth  ú 

270 million), and the sale of the former Porta Romana railway area by the COIMA SGR Covivio and Prada 

consortium for ú 180 million. 
Retail property, already undergoing pre-pandemic re-thinking, and hospitality are the asset classes 

most affected by the pandemic. 
 

 

 
5 Sources: Duff & Phelps Real Estate Advisory Group  
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*hotels and alternatives (student housing, healthcare, senior living, etc.)  
**  developments and assets that cannot be traced to a specific asset class and/or are subject to value enhancement 
N.B.: The volume of transactions in the retail segment does not include the approximately ú 435 million paid by Unicredit for the 
acquisition of 32.5% of the share capital of La Villata S.p.A., a real -estate company controlled by Esselunga S.p.A. and owner of 
part of the chain's stores (deal recorded in I quarter 2020).  
 

Post-crisis scenarios point to a deep reorganization of spaces and flows for all intended uses. Specifically, 
the large-scale retail segment will need to readjust to new consumer habits, for instance by speedi ng up 

the reorganization of e-commerce sales and integrating its activities with those of last -mile logistics. The 
latter is also a key driver in the recovery of the industrial/logistics asset class. Shops located in the High 

Streets and accommodation facilities, in particular upper upscale and luxury hotels, will need to wait for 

the recovery of tourist flows and business tourism, while taking actions for a possible rescheduling of 
existing leases (review of the amount of rents or postponement of payments) , or will be committed to 

finding specific "ad hoc" solutions between owners and tenants. Additionally, the necessary 
reorganization of space layouts will greatly contribute to the internal organizational systems in terms of 
number and management of accesses based on the new needs, also weighing the option of a conversion 
to residence or to alternative forms of living (e.g. serviced apartments).  

Commentato [TR1]: Trend of investments by quarter - ú bn 

(chg. % YoY) 

Commentato [TR2]: Trend of investments by asset class - ú bn 

 

Offices  Retail  Industrial and Logistics  Hospitality*  Other**  
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For other asset classes, such as office and residential properties, the evergreen key driver of 
ñsustainabilityò is now joined by the focus on ñworkingò and ñlivingò spaces respectively. In particular, the 

demand for ñsmartò property is expected to grow for offices, marked by distribution layouts capable of 
accommodating, for instance, rotating workstation systems a nd of meeting the new health directives 

applied to square metres per workstation. As far as residential buildings are concerned, indications see an 
increased interest in property for residential use, to 

enhance with measures aimed at meeting the new needs 

of demand (wellness and smartworking areas, balconies, 
terraces, outdoor areas, etc.) and to rent out to users 
who, whether for family or work reasons, require living 
space for short to medium periods. The uses of the 

ñalternativeò group such as student housing, senior living, 
residences for the elderly and specialized clinics, after an 

initial moment of  

uncertainty attributable to social distancing and mobility 
reduction, are expected to return to a gradual pre -crisis 
expansionary trend. 

     *hotels and al ternatives (student housing, healthcare, senior living, etc.)  
 **developments and assets that cannot be traced to a specific asset  

class and/or are subject to value enhancement 

 
Against this backdrop, a point worth mentioning is the resilience of Milan, the ñmagnet cityò for 

investments. The volume of transactions recorded (approximately ú 3.5 billion of the total) and the 

continued, albeit slower pace - due to the pandemic - of major urban regeneration projects, are proof of 
the Lombardy capital's appeal, even during historic periods of crisis such as the current. The main deals 

involving the capital city related to future developments and improvements are: the former Trotto area 
and former San Siro Training Centre, purchased by Hines and Snaitech, a portfolio of seven properties of 

UBI Banca sold to COIMA SGR with the aim of outsourcing the property assets and developing the 
offices, the former Porta Romana railway area sold in November by Ferrovie dello Stato to the COIMA 

SGR Covivio and Prada consortium for the price of ú 180 million, and finally the property known as "Ex 

Palazzo delle Poste" located in Piazza Cordusio, sold by Kryalos to a group of investors of the private 
banking division of Mediobanca for ú 246.7 million, a transaction proposed in late October and formalized 

in late December. 
 

 
D&P REAG on various sources 

 
The volatile performance of the markets and the effects of the pandemic on the indicators used in the 

analysis of the property market show persisting uncertainty over all property asset classes. However, it 

Commentato [TR3]: 2020 ï Investments by asset class 

Offices  Retail  Industrial and Logistics  Hospitality*  Other**  

Commentato [TR4]: Trend of investments by location - ú bn 
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appears clear that certain asset classes, such as trophy asset mixed use (office/retail), logistics and 

predominantly residential developments (the latter mainly in the main cities) are highly appealing to 
investors and this appeal partly mitigates the uncertainty of the relevant markets.  

Specifically, the market for logistics and related technological infrastructures (data centres and telephone 
exchanges) is showing strong potential for growth and consolidation, closely related to the deep 

digitization process underway and expected in line with the strategies for the use of European funds.  
Likewise, the core assets belonging to the trophy mixed use and logistics categories, typified by prime 
tenants and long-term contracts, are experiencing an upward trend in values, driven by a bubbly demand 

and a really poor supply. This competitive environment points to a downward trend in gross yields which, 
for mixed-use trophy assets, can bottom to lower than 3% and for prime logistics to around 5%.  

In the long term, with the recovery of travel and the resulting growth in international tourist flows, 
forecasts indicate a renewed interest in the hôtellerie segment, currently in the crosshairs of opportunistic 

investors. 
 
 

FOCUS BUYERS 
In 2020, 38% of capital flows came from domestic investors and 62% from international markets: of 

these, 40% were from France, followed by Germany (22%), USA (14%), Switzerland (6%), UK (6%) and 

other investments by players from other countries.  
45% of investments were located in Milan, a higher percentage out of the total than in prior years, which 

proves once again that the Lombardy capital is a safe market for both domestic and international players. 
Rome saw an opposite trend, where the volume of investments, mainly from domestic capital, decreased. 
 

 

 
D&P REAG on various sources 

 

Capital flows, on the other hand, are unevenly distributed and composed mainly of assets of international 

origin (66%) and institutional players ( 28%).  
 

 

Commentato [TR5]: 2020 - Investor origin   2020 - Focus: 

Foreign investor origin 

 

Italian  Foreign 

 

Other  UK  Switzerland  USA  Germany  France   4.9 bn 
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D&P REAG on RCA 

 

 

Transactions 
Data for the period January-September 2020, while provisional, record a Number of Normalized 

Transactions (NNT) of approximately 375,000 referring to residential use, and 34,400 non -residential 
NNT, respectively -14% and -13% versus the transactions recorded in the same period of 2019. The 

worst performing non -residential properties in terms of tra nsactions come from the manufacturing 
segment (-23% versus the January-September 2019 period). 
Specifically, in the first three quarters of 2020, the residential segment recorded 34% of transactions in 

the North West, followed by the Centre and North East (21% each), the South (16%) and the Islands 
(8%).  

The North-East is the geographical area also recording more transactions in the non-residential segment. 

Among these, office transactions are distributed, both in terms of volume and intensity, more among the 
capital cities (52%). There is a sharper distinction between the NNT of shops (approximately 40% in 
capital cities), while the non-capital areas are the most appealing for investments in productive property 
(83% of the total). 

 

 
Duff & Phelps REAG on data from the Revenue Agency (OMI) 
 

 
Assets under management                                                                                                     

 
With regard to Italian property assets under management, 

the first half of 2020 saw an  increase to 576 from 567 in 

2019 in real estate funds targeting institutional investors. 
On the other hand, the period under review saw the 
continued divestment of retail real estate funds, an 
experience that will come to an end with the completion of 

the liquidations currently underway, net of further 
extensions or guarantee periods. The number of active 

asset management companies (SGRs) stands at 45, some 

of which are also active in markets other than property. 
The level of concentration in the fund in dustry appears not 
to be rather high, although in recent years SGRs have 
embarked on a merger/acquisition process by creating 

more structured companies on average. In the first half of 

the year, the debt level of real estate funds was kept in 
check, although concerns arising from the sector's 

exposure remain high. 
According to institutional sources: "The operational limits 

that marked the first part of the year and the difficulties of 
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the last divestments have generated complexity in the liquidation phase o f many retail funds (whose 

maturities have been postponed to 2024). The SICAFs (Closed-End Investment Companies) are poised to 
replace retail real estate funds in the coming years, thanks to their different governance model and, most 

of all, to the absence of preset maturities, which have proved to be risky in the event of prolonged 
recessionary phases. 

The discount to NAV (Net Asset Value) ñhas widened, although the trends have been far from even. The 
gap between discount and actual balance sheet performance of the funds is exacerbated by the current 
moment of uncertainty, although it has traditionally been a critical element. Once the liquidation of the 

real-estate funds still in activity has come to completion , valuations can be made on the actual 
performance of the funds to assess the consistency of stock exchange prices." 

Looking at assets under management from the point of view of their intended use, the gap in asset 
allocation between European and Italian funds still remains. In the latter, the share o f the tertiary 

portfolio dropped from 55% to 43% of Assets Under Management (AUM).  
As for listed Real-Estate Companies, after the collapse in prices seen in the first months of 2020 owing to 
the Covid-19 emergency, the second half of 2020 witnessed an improved trend, which allowed prices to 

recover, although the discount to NAV widened relentlessly versus the figure at end 2019.  
 

 

THE TERTIARY PROPERTY MARKET 6                                   Source: Duff & Phelps REAG on Nomisma data 
 

Transaction volumes 
The current health crisis will open up a period of deep rethinking of individual and collective spaces in the 
workplace. The need for ñindividual safety spaceò will usher in an increased demand for worker-friendly 
office space. Additionally, smart working, which has come to be a modus operandi forced on company 

routines in recent months, will lead to a re -thinking of the use of space and dimensions required by 

different tenants. Based on the findings of the ninth edition of the COIMA Rea l Estate forum, remote 
working, at least in the vast majority of cases, will imply a true structural change for companies and a 

change in internal organization, including space. Forecasts indicate that smart working in Italy will 
increase from 5% to 30 -40%, thus reducing the need for office space. Parallel to that, the trend sees an 
increase in common spaces within workplaces, from the current 40% to 50 -60%. The iconic and 

representative properties of the large corporates will not be questioned by tenants w ho, instead, will seek 
to rationalize the peripheral and secondary offices by grouping surfaces in newer spaces that adjust more 

to the changed needs, including the health requirements brought by the pandemic.  
Transcending the new property trends 

that the market will have to take on 

board, the 2020 figures, while still 
provisional, point to a stark decrease on 
2019. Scenari Immobiliari's estimates for 
the current year have been revised 

downwards, with a drop of over thirty 
percentage points in turnover. Property 

units bought and sold in the office 

segment in the first nine months of 2020 
amount to approximately 5,700 units, 
down by 19 percentage points versus 
the same period of 2019. 
The current year will, the refore, witness a major setback after the good performance of 2019, which had 

closed the twelve months up by almost +5%. More than a third of the sales recorded in nine months 
2020 involved assets located in the North West regions, 44% of these in the Mila n metropolitan area. 

Milan is therefore confirmed as a ñmagnet cityò for investments in 2020. The largest decline was reported 
in the islands and the North-Eastern regions of Italy, down by 31% and 24.6% respectively.  

The estimated turnover at end 2020, according to forecasts based on Scenari Immobiliari data, is around 
ú 5 billion, or -33% versus 2019. Figures that represent a sector that has come to a standstill while 
waiting to understand how the pandemic plays out and the actual impact on the national e conomy. The 

first obvious effect of the Covid -19 containment measures was, therefore, the postponement of pipeline 
operations. Forecasts, however, point to a downturn in the market limited to the short term, particularly 

 

6 Source: Duff & Phelps Real Estate Advisory Group 
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in Milan, where the growth recorded  over the past five years has represented a real structural change 
that will allow, once the emergency is over, a rapid recovery of the positive trends. The Lombardy capital 

is considered, especially by foreign investors, a safe place with excellent returns. The Centre and the 
Porta Nuova Business District remain of undisputed appeal, although greater focus will be presumably 

placed on properties in peripheral areas or in the metropolitan city that offer lower rents for larger 
properties. 

 

 
 

*estimate  
Duff & Phelps REAG on Scenari Immobiliari data 

 

Investors are currently eyeing the Porta Romana terminal, located in a strategic area for the future 

development and rapid recovery of Milan; the terminal has been awarded by Ferrovie dello Stato to 

"Fondo Porta Romana", the vehicle that brings together Coima Sgr, Covivio and Prada. The price is ú 180 
million. The tender saw the active participation of around 20 of the leading Italian and international 

players in the field and the submission of seven non-binding bids. 
Another major transaction that will mark 2020 is the exclusive agreement between Kryalos Sgr and 
Mediobanca for the sale of the Poste Italiane building in Piazza Cordusio. The closing of the transaction, 

for approximately ú 246 million, is scheduled by end 2020. For Mediobanca, this would be the third 
transaction in Milan in just over a year with the club deal formula. The last transaction took place at the 

beginning of September and regarded the acquisition of a property in Via T urati 12 bought by 
Immobiliare Stampa, a subsidiary of Bain Capital Credit, for approximately ú 56 million. The first deal 

involved Kryalos again, as seller of a building in via Santa Margherita 12, Milan. 
Together with Milan, Rome remains at the top of th e wish lists. Investments in the Capital are definitely 
lower than in Milan, but compared to the numbers of the Lombard capital city, the first nine months of 

2020 show a slight growth in transactions, 371 units versus 308 in 2019. The Capital accounts for  31% of 
total investments referred to central Italy and 6.5% at national level versus 10% in Milan.  

The office market in Italy was marked by great uncertainty in 2020, although some important 
transactions took place in the prime locations of Rome and Milan. On the other hand, properties in less 

appealing locations are struggling, where prices are likely to be affected by both falling rents and higher 

expected yields. 
Despite the general wait-and-see attitude that marks this phase of the market, Milan and Ro me continue 
to suffer from a shortage of quality space and core assets continue to attract investors (mainly foreign, in 
more than 60% of cases).  

This shortage of space and the concurrent search for core properties keeps rents high and in line with 

those of the last two years.  
 

 
Prices and fees 
Mention should be made, in the second half of 2020, of the continued uncertainty in all property asset 
classes; however, it appears clear that some asset classes, including trophy asset mixed use (office/retail) 
are highly appealing to investors and this appeal partly mitigates the uncertainty of the relevant markets.  

In this scenario, prices follow a dual trend: in primary cities such as Milan and Rome, where rents have 
remained steady all in all, and secondary cities, where the effects of market uncertainty have had a 

stronger impact. 
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Yields 
Gross yields in 2020 ranged between 4.5% and 6.5% for central and semi -central locations and 6.0%-

9.0% for peripheral locations.  
Separate mention should be made of the prime locations (Milan and Rome), where investors' continued 
interest in prime properties brought gross yields in the second half of the year of approximately 3.3% for 
trophy assets in Milan and around 4% in Rome. 
Trophy asset core mixed use, typified by prime tenants and long-term contracts, are experiencing an 

upward trend in values, driven by a bubbly demand and a really poor supply.  
This competitive environment is leading to a downward trend in gross yields which, for the above asset 

class, can bottom to lower than 3%.  

 
 
Vacancy rates 
In 2020, office space vacancy rates on the existing 

stock of Italian cities were high but in line with 2016 

figures. 
In Milan, this figure is around 10.3% and in Rome 

10%, with a slight decrease in both locations.  
To date, the supply of space is greater in the peripheral 

areas of the cities, with no considerable growth in 
vacant space reported, but with a high demand for 
renegotiation of rents by tenants.  

 
Time to market and discounts 

The scenarios on sale times and discounts reflect the 
situation of uncertainty and market slowdown. The 

data on negotiation times are steady all in all, 6.9 
months in Milan and 10 months in Rome, after three 
years of continued contraction. At an overall level too, intermediate cities and lar ge capital cities show 

steady negotiation times, 10.8 months for the former and 9.5 months for the latter. With construction 
time still steady, discounts in the negotiating phase have, however, increased significantly: 14% in Milan, 

18% in Rome, 19% in the  intermediate cities and 16.2% in the 13 large Italian capital cities.  
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Duff & Phelps REAG on Nomisma data 

 

 
Forecasts 
The following is the forecast scenario that takes account of the trend of the epidemic curve and the 
resulting containment measures adopted, the effects of which are reflected in the main macroeconomic 

and property indicators. 

Specifically, between the first and second half of 2020, the main sources of forecast data (European 
Central Bank and International Monetary Fund) revised their econometric forecasts downwards. In light 

of the new published values, an analysis was made of: 
- data provided by leading research institutes; 

- data provided by the Revenue Agency; 
- data on the volume of residential and corporate investments;  
- forward-looking macroeconomic data released by the European Commission 

in order to determine the 2020 estimate and the 2021 and 2022 forecast of the volume of transactions 
and the trend in unit prices. 

 

 

Key drivers 

¶ The spread of smart working may drive the need for flexible solutions in the long run, e.g. by 
considering temporary leases; 

¶ Safe environments from a health point of view and high standards for finishes and installations. This 

implies the need to upgrade the property by obtaining appropriate certifications;  

¶ Search for space, even in secondary areas, capable of combining larger spaces with contained fees. 
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THE COMMERCIAL PROPERTY MARKET 7 
 

 

The year 2020, marked by the Covid-19 pandemic, had a strong negative impact on the entire global 
economy; retail was certainly among the most affected segments. The second half of 2020 saw a return 

to normalcy in summer, thanks to the temporary reduction in cases, but from October onwards, the 
second wave of the pandemic brought new restrictions on activities, which affected Italy and most 

European countries. 

The Italian Government, as many other European countries, introduced new restrictions, including a  
regional lockdown, with limitations that have impacted heavily, most of all, on commercial activities linked 

to tourism, catering and entertainment.  
The vaccination campaign, which rolled out across Europe in the final days of 2020, should ensure a 

gradual improvement in the situation in 2021 and a relaxation of the restrictions needed to curb cases.  

At the same, the ECBôs policies in support of the European economy will presumably continue in 2021 
and gradually accompany the exit from the health crisis and the start of the recovery phase. Additionally, 

the ñNext Generation EUò Recovery Fund in favour of the countries hit most by the pandemic, such as 
Italy, will guarantee a share of ú 209 billion (of which ú 81.4 billion non-repayable) to our Country, raised 

through the issue of EU-backed debt. The aim is to rebuild the most affected economic sectors and 
support investments in the transition to a green and digital economy.  

The volatile performance of the markets and the effects of the pandemic on the indica tors used in the 

analysis of the property market show persisting uncertainty over all property asset classes, the retail 
segment in particular.  
However, it appears clear that certain asset classes in the segment, such as trophy asset mixed use 
(office/reta il), are highly appealing to investors and this appeal partly mitigates the uncertainty of the 

relevant markets. 

These particular properties, typified by prime tenants and long -term contracts, are experiencing an 
upward trend in values, driven by a bubbly demand and a really poor supply. The abovementioned 

competitive scenario outlines a downward trend in gross yields for these assets, which can bottom to 
lower than 3%.  
The restrictions brought by the pandemic are affecting retail, a segment that was alread y going through 
a phase of sweeping reorganization of sales formats in order to mitigate the growth of e -commerce. 

Before the outbreak of the emergency, segment players were making a number of changes to their 

structures, re-sizing their outlets, the larger ones in particular, and changing the composition of the mix 
offered by increasing the shares dedicated to leisure, personal services and catering. 

Against this backdrop, the pandemic has introduced not only severe constraints, but also a prevailing 
climate of uncertainty over the real impact on the segment on a global scale and what form and timing 

the recovery will take.  
The short-term outlook for operators appears unclear. Social distancing measures are restraining 
recovery, especially for restaurant and leisure services; for retailers too, operating costs are high or debt 

levels are unsustainable. 
 

Investments 
Retail recorded ú 850 million in investments in 2020, making it the segment with the least appeal. 

Volumes were down by 60% on last year's performance, due to shopping center closures and storefronts 
in the old town centers driving investors away.  
The volume of transactions in the retail segment does not include the approximately ú 435 million paid by 
Unicredit for the acquisition of 3 2.5% of the share capital of La Villata S.p.A., a real -estate company 
controlled by Esselunga S.p.A. and owner of part of the chain's stores (deal recorded in I quarter 2020).  

Against this backdrop of restrictions, the segmentôs appeal is low even for opportunistic investors, but 

could grow if specialized operators resume investing in order to aggregate portfolios.  
Investment volumes in the suburban segment accounted for approximately 80% of the total.  

At end December, the Pacific 1 Real Estate Alternative Investment Fund, managed by Kryalos Sgr, 
completed the sale of the trophy asset in Piazza Cordusio 3, Milan, former headquarters of Poste Italiane, 
to the Milan Trophy RE Fund 3 Alternative Investment Fund, subscribed by a club deal of investors from 

Mediobanca's private banking division, at a value of ú 246.7 million. The property is partly occupied by 

 

7 Source: Duff & Phelps Real Estate Advisory Group 


















































































































































































































































































































































