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Rental income CHF 55 million, down 25% on the previous year due to disposals and the temporary loss of rental income as  
a result of the renovation projects. Profit of CHF 4.3 from the sale of investment properties. One-off effect of CHF 10.7 million 
deriving from the derecognition of interest rate hedging transactions. Total value of investment properties CHF 1.1 billion. The 
strategic and non-strategic properties are being reported separately for the first time this year. Vacancy rate improved to 10.5%. 
Negative change in market value of CHF 81 million, of which the non-strategic portfolio accounted for CHF 71 million. Negative 
valuation adjustments of CHF 10 million on the strategic portfolio. Expiring mortgages in Switzerland and the Netherlands 
 successfully extended. LTV ratio increased to 65.7% due to the negative revaluations. NAV in accordance with EPRA standards 
CHF 4.57 per share. Cash flow related operating earnings of CHF 0.06 per share.

Thomas Wapp, CFO
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In this year’s financial statements the non-strategic properties are for the first time reported separately and as held for sale. The non-
strategic portfolio consists of the Dutch portfolio and the retail portfolio in Germany. This change in reporting reflects the confirmation 
of our strategy to sell the non-strategic portfolio. This decision has been taken as a result of the economically challenging environment 
in these markets, which are believed unlikely to change substantially in the foreseeable future. Moreover, significant investments would 
need to be made in these properties to reduce vacancy rates or extend expiring rental contracts. However, these investments are not 
value-enhancing and have therefore been reduced to a minimum. These assumptions have been built into the valuations and led to a 
downward revaluation of CHF 71 million.

Rental income fell by CHF 18 million compared with the previous year to CHF 55 million. This decrease was caused by the sale of non-
strategic investment properties in the last two years, which accounted for CHF 8 million of the decline, plus the temporary loss of rental 
income due to the renovation work in Paris and Berne, which amounts to CHF 10 million. 

Operating costs rose by CHF 1 million or 6% compared with the previous year. Real estate costs rose by CHF 1 million or 12%. This 
increase reflects vacancy costs for the renovated properties. Administrative expenses were unchanged on the previous year, in spite of 
a number of positive one-off effects that pushed down the previous year’s figure.

Nine investment properties were sold in the last financial year, two strategic and seven non-strategic properties. The sale of the stra-
tegic properties led to a profit of CHF 6.5 million, which was generated in Geneva. The sales of the non-strategic properties, four in 
Germany and three in the Netherlands, resulted in a loss of CHF 2 million, mainly deriving from the sale of one property in the Neth-
erlands. After the reporting date two further non-strategic investment properties were sold at their book values as of 31 March 2013. 

The overall portfolio was revalued downwards by CHF 81 million. The negative revaluation in the strategic portfolio amounted to CHF 
10 million. Performance varied across the individual markets. The market value of the French portfolio remained stable. Valuations in 
the Swiss portfolio, however, fell by 2%, as not all the investments of CHF 24 million qualified as value-enhancing. The valuation of the 
strategic portfolio in Germany also fell by 2%. In the non-strategic portfolio significant write-downs were carried out in Germany and 
the Netherlands. In Germany the retail portfolio was written down by 30% and in the Netherlands by 36%. These revaluations reflect 
the revised assumptions used in the valuation of these properties.

The financing costs of the investment properties were CHF 35 million compared with CHF 37 million in the previous year. This decline 
reflects the disposals carried out. In addition, the derecognition of interest rate hedging transactions (swaps) as a consequence of 
the planned disposals led to a charge of CHF 10.7 million being recognized through the income statement. This derecognition has no 
impact on NAV as the negative fair values had already been deducted from equity in the previous year within the reserve for cash flow 
hedges. The derecognition of the swaps will reduce future financing costs. The Group’s average interest rate was slightly down on the 
previous year at 4.4%. Interest payments are hedged for the next 3.6 years.

Non-strategic
investment properties
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Züblin reported a tax expense of CHF 0.3 million for financial year 2012/2013. The tax expenses derive from the operating segments 
in Switzerland and Germany and are generated by valuation differences on investment properties, disposals of investment properties 
and derivative financial instruments with their impact on income taxes.

Cash flow-related operating earnings per share were CHF 0.06 compared with CHF 0.25 in the previous financial year. EBITDA ex-
cluding the result from the sale of investment properties totalled CHF 34 million or 62% of rental income, which represents a drop of 
11% compared with 2011/2012. These declines are a direct result of the reduction in rental income and the increase in the real estate 
expense as a result of the vacancies. Overall, the Group recorded a loss of CHF 89 million, primarily due to the negative revaluations of 
the investment properties and the one-one effect deriving from the derecognition of the swaps. 

The value of Züblin’s portfolio was CHF 1,065 million at the end of March 2013, a decline of CHF 141 million from CHF 1,206 million as of 
31 March 2012. On the one hand, the portfolio value was increased by investments of CHF 93 million. On the other, the Company sold 
nine properties, one in both France and Switzerland, three in Germany and four in the Netherlands for a total of CHF 163 million. The 
portfolio value was also reduced by negative changes in market value of CHF 81 million. Exchange rate effects increased the portfolio 
value by CHF 10 million. The vacancy rate improved from 11.4% a year ago to 10.5%. 

The Company currently has outstanding mortgages of CHF 700 million, which represents a consolidated LTV of 65.7%. The increase 
in the LTV is due to the downward revaluations of the investment properties. Against this, the investments and the over-proportionate 
repayment of mortgages as a result of property sales had a positive impact on the LTV ratio. CHF 49 million of mortgages in France will 
expire in the next twelve months. The average mortgage term in the Group is 2.5 years.

As of 31 March 2013 the net asset value per share was CHF 3.59 compared with CHF 4.78 one year ago. The main factors behind this 
negative change were the loss recorded in this financial year; against this, the change in the reserve for cash flow hedges had a positive 
impact on NAV. The EPRA NAV was CHF 4.57 compared with CHF 5.81 last year. The equity ratio was 23.1%, down 3.2 percentage 
points on 31 March 2012. The EPRA equity ratio also decreased by 2.7 percentage points and stood at 29.1%. 

Züblin continues to concentrate on financing the properties undergoing renovation and on reducing its mortgages. For this reason, 
the Board of Directors will propose to the Annual General Meeting on 11 June 2013 that no dividend be paid to shareholders for the 
2012/2013 financial year. 
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