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Disclaimer

IMPORTANT:

This presentation has been provided for information purposes only and is being circulated on a confidential basis. This presentation shall be used only in accordance with applicable law, e.g. 

regarding national and international insider dealing rules, and must not be distributed, published or reproduced, in whole or in part, nor may its contents be disclosed by the recipient to any other 

person. Receipt of this presentation constitutes an express agreement to be bound by such confidentiality and the other terms set out herein. This presentation includes statements, estimates, 

opinions and projections with respect to anticipated future performance of the Group and or TLG IMMOBILIEN AG ("forward-looking statements"). All forward-looking statements contained in this 

document and all views expressed and all projections, forecasts or statements relating to expectations regarding future events or the possible future performance of Aroundtown SA or any 

corporation affiliated with Aroundtown SA (the ñGroupò) and or TLG IMMOBILIEN AG only represent the own assessments. Any forward looking estimates or opinions as to the Group or TLG

IMMOBILIEN AG as applicable is based on publicly available information as of the date of this document. They have not been independently verified or assessed and may or may not prove to be 

correct. Any forward-looking statements may involve significant risks and uncertainties and should not be read as guarantees of future performance or results and will not necessarily be accurate 

indications of whether or not such results will be achieved. No representation is made or assurance given that such statements, views, projections or forecasts are correct or that they will be achieved 

as described. Tables and diagrams may include rounding effects. This presentation is intended to provide a general overview of the potential synergies from a combination of Aroundtown SA and 

TLG IMMOBILIEN AG and does not purport to deal with all aspects and details regarding the Group. Accordingly, neither the Group nor any of its directors, officers, employees or advisers nor any 

other person makes any representation or warranty, express or implied, as to, and accordingly no reliance should be placed on, the accuracy or completeness of the information contained in the 

presentation or of the views given or implied. Neither the Group nor any of its directors, officers, employees or advisors nor any other person shall have any liability whatsoever for any errors or 

omissions or any loss howsoever arising, directly or indirectly, from any use of this information or its contents or otherwise arising in connection therewith. Aroundtown SA does not undertake any 

obligation to publicly release any revisions to these forward-looking statements or other information or conclusion contained herein to reflect events or circumstances after the date of this 

presentation. 

This presentation is neither an offer to purchase nor a solicitation of an offer to sell shares in Aroundtown SA or TLG Immobilien AG. The definite terms and conditions of the takeover offer, as well as 

further provisions concerning the takeover offer, will be published in the offer document following permission by the German Federal Financial Supervisory Authority (Bundesanstalt für

Finanzdienstleistungsaufsicht) to publish the offer document. Investors and holders of shares in the TLG Immobilien AG are strongly advised to read the offer document and all other documents 

regarding the takeover offer when they become available, as they will contain important information. 

The offer will be made exclusively under the laws of the Federal Republic of Germany, especially under the German Securities Acquisition and Takeover Act (Wertpapiererwerbs- und 

Übernahmegesetz ïWpÜG), and certain provisions of the securities laws of the United States of America applicable to cross-border tender offers. The offer will not be executed according to the 

provisions of jurisdictions other than those of the Federal Republic of Germany or the United States of America (to the extent applicable). Thus, no other announcements, registrations, admissions or 

approvals of the offer outside of the Federal Republic of Germany have been filed, arranged for or granted. Investors in, and holders of, securities in the Company cannot rely on having recourse to 

provisions for the protection of investors in any jurisdiction other than the provisions of the Federal Republic of Germany or the United States of America (to the extent applicable). Subject to the 

exceptions described in the offer document as well as any exemptions that may be granted by the relevant regulators, a public takeover offer will not be made, neither directly nor indirectly, in 

jurisdictions where to do so would constitute a violation of the laws of such jurisdiction.

Aroundtown SA reserves the right, to the extent legally permitted, to directly or indirectly acquire shares outside the offer on or off the stock exchange. If such acquisitions take place, information 

about such acquisitions, stating the number of shares acquired or to be acquired and the consideration paid or agreed on, will be published without undue delay, if and to the extent required by the 

laws of the Federal Republic of Germany or any other relevant jurisdiction.

THIS PRESENTATION DOES NOT CONSTITUTE AN OFFER TO SELL OR THE SOLICITATION OF AN OFFER TO BUY ANY SECURITIES.

THE SECURITIES MENTIONED IN THIS ANNOUNCEMENT HAVE NOT BEEN, AND WILL NOT BE, REGISTERED UNDER THE UNITED STATES SECURITIES ACT OF 1933, AS AMENDED 

(THE SECURITIES ACT), AND MAY NOT BE OFFERED OR SOLD IN THE UNITED STATES ABSENT REGISTRATION OR AN EXEMPTION FROM REGISTRATION UNDER THE SECURITIES 

ACT. THERE WILL BE NO PUBLIC OFFERING OF THE SECURITIES IN THE UNITED STATES.
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Key terms of the recommended all-share tender offer

Financial terms

Merger agreement 

signed

Transaction 

features

Governance

ÂAll share voluntary tender offer by Aroundtown for 100% of the share capital of TLG

Â 1 TLG share = 3.6 Aroundtown shares 

Â The implied exchange ratio of 3.6 is determined on the basis of Aroundtown and TLG reported EPRA NAVs for 30 June 2019 

ÂBoard of Aroundtown and Supervisory Board of TLG signed Business Combination Agreement (BCA) which agrees on the terms of 

merger

ÂMajor shareholder support (irrevocable agreement) subject to certain conditions of up to approx. 28% of TLG shares ahead of offer 

launch

ÂNo minimum acceptance threshold currently contemplated

Â The offer will include standard conditions to closing

ÂNew shares to be issued out of Aroundtownôsexisting authorized capital

ÂRETT Blocker and refinancing secured

ÂCommitment from AroundtownôsManagement Board and Board of Directors to continue to drive future strong performance

ÂNew improved governance structure for the combined company to be introduced at >50% acceptance rate:

ÂBoard of Directors: 7-8 members; chairman with casting vote nominated by TLG (at 40% acceptance rate); 3-4 independent members

ÂManagement Body: 5 members (CEO, CFO, CIO, COO, CDO); Aroundtown nominates CEO; TLG nominates CFO and at >66% 

acceptance rate an additional management board member, one of them will be Co-CEO

ÂAdvisory Board with Dr Cromme (chairman) and Mr Gabay (vice chairman) will stay intact with one member to be nominated by TLG

ÂBerlin operational headquarters to be combined and the combined entity will be under a new name in due course

Aroundtownôsand TLGôs board of directors and executive management teams are supportive of the combination on the basis of 

accretive long-term value creation potential for both shareholder groups
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Creating a Pan-European leader in Commercial Real Estate with enhanced free float and liquidity

Full value chain: Best-in-class capabilities to maximize value-add of combined portfolio

Well-located & diversified portfolio, top tier cities within Germany & the NL, strongest asset classes

Creating the leading pan-European office/hotel/residential real estate company, 

with over ú25bn asset base

Estimated synergy potential driving FFO & NAV accretion for shareholders

Further improved governance structure

Management expertise and scale to accelerate develop-to-core in prime locations of top tier cities

Berlin

Berlin

Frankfurt

Munich

Amsterdam

Berlin
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The combined company will be a top 3 real estate player in Europe

Total assets1 (EUR bn)
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Office and hotel focused real estate companies2 Selected other real estate companies

4

1 June 2019 total assets (including e.g. cash). Converted to EUR at spot where reporting in non-EUR currency
2 Companies with >40% office and hotel exposure based on portfolio value
3 Refers to group share
4 Excluding 15% stake held in Aroundtown
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Combined company with over ú25bn of assets with focus on the strongest asset 

classes and regions

Both companies contribute >50% in Berlin, Frankfurt, Hamburg, Munich, Amsterdam and London. 

Total ú1.9 billion development potential, located predominantly in prime locations of Germanyôs top tier cities, 

fueling future organic growth, enabling additional value add-creation
Note: as of June 2019

¹ Including 39% stake in Grand City Properties; 2 Commercial portfolio only

+1

Lettable area
(m sqm)2 1.86.6 8.4

Portfolio by 
sector¹ 

(by value)

Value: 

ú19.2bn

Value: 

ú4.6bn

Value: 

ú23.8bnLogistics/Wholesale/

Other 11%

Office 43%

Hotel 7%

Retail 24%Development 26%

Office 48%

Hotel 24%

Retail 5%

Logistics/Wholesale/

Other 8%

Office 47%

Hotel 21%

Residential 12%
Retail 9%

Portfolio value (úbn)2
4.616.2 20.8

of which development 1.1 0.8 1.9

Rent (úbn)2 0.7 0.2 1.0

Bonn 2%

Residential 15%

Wiesbaden/Mainz/

Mannheim 3%

Portfolio by 
region¹ 

(by value)

Value: 

ú19.2bn

Value: 

ú4.6bn
Value: 

ú23.8bn

Utrecht 2%

Others 20%

NRW 11%

Frankfurt/Rhine-Main 13%

Dresden/Leipzig/Halle/

Rostock 7%

Munich 9%
Berlin 43%

Dresden/Leipzig/

Rostock 19%

Frankfurt 10%

NRW 3%

Berlin 20%

NRW 13%

Munich 11%

Frankfurt 10%

London 5%

Hamburg 4%

Amsterdam 4%

Dresden/Leipzig/Halle 4%

Others 16%

Wiesbaden/Mainz/Mannheim 1%

Hamburg 1%

Stuttgart/BB <1%

Others 20%

Berlin 24%

London 4%

Hamburg 3%

Amsterdam 3%

Rotterdam 2%

Stuttgart/

BB 2%

Hannover 2%

Rotterdam 2%

Utrecht 2%
Nuremberg 1%

Bremen 1%

Stuttgart/BB 2%
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Munich 19%

Berlin 16%

Frankfurt 14%

NRW 9%

Utrecht 3%

London 1%

Others 7%

Amsterdam 7%

Dresden/Leipzig/Halle 3%

Hannover 3%

Rotterdam 4%

Warsaw 3%

Stuttgart 3%

Hamburg 4%

Nuremberg 1%

Top tier cities within asset classes...

ÁOver half of the combined office portfolio is in Berlin, Munich and Frankfurt

Á Half of the combined hotel portfolio is in Berlin, London, Munich and Frankfurt

ÁOffice and hotel portfolio is located in top tier German cities, with also strong footprint in metropolitan cities in Europe

Office

+

Hotel

Berlin 37%

Frankfurt 29%

NRW 6%

Hamburg 3%

Others 2%

Stuttgart 1%

Dresden/Leipzig/Halle/Rostock

19%

Berlin
47%

Dresden
37%

Leipzig
11%

Rostock
5%

Wiesbaden/Mainz/Mannheim 3%

Hannover/ Braunschweig 2%

Stralsund/Rügen/Usedom 2% Hannover/ Braunschweig 2%

Berlin 25%

London 11%

NRW 9%

Munich/BR 8%

Frankfurt 6%

Edinburgh 3%
Dublin 3%

Stuttgart/BB 3%

Brussels 2%

Rome  2%

Mannheim/Mainz 2%

Dresden/Leipzig/Halle 2%

Hamburg 1%

Others 19%

Berlin 26%

London 10%

NRW 8%

Munich/BR 7%

Frankfurt 6%

Dresden / Leipzig / 

Halle / Rostock 5%

Edinburgh 3%
Dublin 3%

Stuttgart/BB 3%
Brussels 2%

Stralsund/Rügen/Usedom 2%

Rome  2%

Mannheim/Mainz 2%

Hamburg 1%

Others 

18%

Frankfurt

17%

Dresden / Leipzig /

Halle / Rostock 6%

Amsterdam 6%

Hamburg 4%

Rotterdam 3%

Hannover 2%

Stuttgart 3%

Warsaw 2%

Berlin 20%

Munich 16%

NRW 8%

Utrecht 2%

London 1%

Nuremberg 1%

Other 6%

Wiesbaden/Mainz/

Mannheim 3%

Wiesbaden/Mainz/

Mannheim 3%
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éand enhanced exposure to top cities with strong fundamentals

Bristol Prime Center, BerlinPrime Center Office, 

Frankfurt
Erlenhöfe, BerlinMain Triangel, 

Frankfurt

Hílton Prime Center, 

Berlin

Steigenberger Prime Center, 

Cologne
Alexanderstrasse 1,3,5, 

Berlin
Forum am Brühl, Leipzig

City Center Ofice, 

Amsterdam

Prime Center Office, 

Leipzig

Kulturbrauerei, BerlinHotel de Saxe, Dresden 

Central Station Office Campus, 

Frankfurt

Siemens Office Campus, 

Munich

Die Welle, BerlinSpreestern, BerlinBerlin

Leipzig/Dresden

MunichStuttgart/BB

Wiesbaden/Mainz/Ma

nnheim

Frankfurt

NRW

Utrecht

Rotterdam

Amsterdam

Hannover

Hamburg

Rostock

Aroundtown

TLG

Higher concentration and stronger local presence will drive like-for-like rental growth and operational synergies
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Berlin - Potsdamer Platz: The prime commercial and tourist center

Strong overlap in top tier cities, positioning the combined company as a leading landlord

landmark

AT -property

TLG -property

Gendarmenmarkt

Checkpoint Charlie 

Office

Potsdamer Platz

Office

Potsdamer Platz

Office

Crowne Plaza Potsdamer Platz

Hotel

Potsdamer Platz

Office

Hilton Gendarmenmarkt

Hotel

Potsdamer Platz

Office

Potsdamer Platz

Residential (GCP)

Checkpoint Charlie

Hotel

Checkpoint Charlie

Office

Gendarmenmarkt

Retail

Gendarmenmarkt

Office

Gendarmenmarkt

Office

Gendarmenmarkt

Office
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landmark

AT -property

TLG -property

Berlin - Alexanderplatz City Center

Berlin Cathedral

Prenzlauer Berg

Alexanderplatz

Köpenickerstraße

Residential (GCP)

Berlin Mitte

Residential (GCP)

Moxy by Marriott 

Berlin Mitte Hotel

Berlin Mitte

Residential (GCP)

Berlin Mitte

Residential (GCP)

Berlin Mitte

Residential (GCP)

Alexanderplatz Ibis Hotel

Berlin Prime Center Mitte

Hotel

AC by Marriott 

Berlin Mitte Hotel

Greifswalder str. 

Retail

Prenzlauer Berg

Mixed-use campus

Alexanderplatz

Office & Hotel

Alexanderplatz

Office 

Alexanderplatz

Office 

Alexanderplatz

Mixed-use

Alexanderplatz

Office 

Alexanderplatz

Retail

Annenstraße

Retail

Alexanderplatz

Retail

Strong overlap in top tier cities, positioning the combined company as a leading landlord

Berlin Mitte

Residential (GCP)
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Berlin ïTop tier locations around Kurfürstendamm

Strong overlap in top tier cities, positioning the combined company as a leading landlord

Kurfürstendamm

(KuôDamm)

Potsdamer Platz

KuôDammïAdenauerplatz

Office

KuôDamm/ Lietzenburger Str

Residential (GCP)

Berlin City Center Mitte

Office Campus

KuôDammïAdenauerplatz

Residential (GCP)

AC by Marriot

Berlin Mitte Hotel

Berlin City Center Mitte

Office

Berlin Center Charlottenburg

Residential (GCP)

KuôDamm

Office

Berlin Center 

Charlottenburg

Office

Berlin Tiergarten

Hotel

KuôDammïAdenauerplatz

Office

KuôDammMark Apart

Hotel

Moxy by Marriot Berlin

Mitte Hotel

Bristol Berlin KuôDamm

Hotel

KuôDammKaDeWe

Office

Kuôdamm/Uhlandstr. 

Office

KuôDammKaDeWe

Residential (GCP)

KuôDamm/Meineke Str. 

Residential (GCP)

Berlin Tiergarten

Office Campus

Berlin City Center Mitte

Office

landmark

AT -property

TLG -property
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Highly performing hotel portfolio 

Aroundtown has a well established network with leading hotel brands

7 hotels

mostly 4 star 

category

Combined hotel portfolio with approx. 160 hotels valued at ú4.8 bn at long-term and fixed 
leases to third party hotel operators  

Largest hotel portfolio among listed European real estate and TLGôs hotel portfolio would 
benefit from an integration due to the strong market presence and economies of scale

TLGôs brands can benefit from Aroundtown large 

network and economies of scale

Hilton Brands Marriott Brands

IHG Brands Accor Brands

Wyndham Brands

Deutsche Hospitality Brands
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Increasing portfolio quality with strong tenant structure at low dependency

ÂTLGôs 10 largest tenants represent over 30% of 

their total tenant base

ÂThe integration into Aroundtownôsportfolio will 

lead to a higher portfolio quality  also from a 

lower tenant dependency

ÂPortfolio WALT is 5.8 (as of Sep 19)

ÂAroundtown has a limited dependency on single 

tenants and industry due to

ÂThe size of Aroundtownôsportfolio with a large 

tenant base of over 3,000 tenants

ÂThe strong focus on diversification of the 

tenant base

ÂTop 10 tenants represent less than 20% of rent

ÂPortfolio WALT is 8 years (as of June 19)

ÂBenefit from a stronger diversification with top 10 tenants 

representing less than 20% of rent on a larger portfolio, 

while decreasing the dependency

ÂCombined portfolio WALT is 7.5

ÂIncreased negotiation power with tenants that are in both 

portfolios 

ÂCombination of both rental teams resulting in 

efficiencies, faster letting and lower vacancies
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Reversionary potential ïembedded value-add extraction expertise 

Strong track record of continuously

extracting potential

High like-for-like testifies for this ability to

transform high potential into high organic

growth

Utilizing both companiesô expertiseto

unlock the value-add potential in TLGôs 

portfolio faster

Significant Reversionary potential fueling future internal growth (in ú millions)

733

975

June 2019 annualized Annualized market
potential

+33%

5.1%
4.8%

4.4%
4.1%

2.9% 3.0%

2017 2018 Jun 2019

233
269

Jun 2019 annualized Annualized market
potential

+15%

Strong track record of like-for-like rent increase

Strong track record of like-for-like rental growth

Combination of portfolio and higher local concentration can unlock the reversionary potential faster via tenant active rotation and no 

ñinternalò competition
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Combination will result in acceleration and more profitable development pipeline

High geographical overlap

ÁBoth companiesô strong development pipeline is focused on top tier cities with 

significant embedded value of building rights

Á Stronger overlap supports planning, negotiation and execution processes

Acceleration and success of development projects

ÁManagement teamôs expertise of the market in executing development projects, will 

accelerate the completion of TLGôs development pipeline 

Á Combined larger development team of 30 employees will form a rich pool of 

expertise with specialized local market knowledge, led by executives with vast 

development experience

Large yielding asset base with strong balance sheet

Á Enables to accelerate the organic develop-to-core prime assets while still keeping 

total development below 15% of the balance sheet

Market leader ïletting capabilities

Á Stronger pre-letting capability can enable accelerated development without the risk 

of a speculative construction

Berlin
63%

Frankfurt
11%

Munich
7%

Hamburg
11%

Stuttgart &
other
8%

Combined development potential with high 

geographical overlap in top tier cities1

1 excluding ú750 million of TLGôs currently assessed future value creation potential

Stuttgart

Munich

Berlin

Frankfurt

Dresden

Aroundtown

TLG

Strong embedded potential

Á Combined development pipeline embeds significant value creation and rent increase 

potential

Hamburg
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Strong synergies identified across the entire value chain

Operational

synergies

Financing / 

credit rating 

synergies

Development 

synergies

Â Efficiency gains through utilization of scalable platform, systems, low cost structure from larger purchasing power

Â Synergies through cost reduction on corporate level through centralization, joint functions and lower corporate fees

Â IT synergies expected to generate further cost synergies

Â Best-in-class management expertise to unlock the high value-add potential embedded in the combined group

Â Stronger business profile through exposure to a larger and more diversified portfolio will accelerate goal of reaching A category rating, with 

resulting improved financing terms and consistent access to longer maturities

Â Reaching A category rating for the combined company is expected to open new capital markets and investors, introducing a much larger 

international investor base and significantly higher demand coupled with less supply

Â Significant long-term refinancing synergies expected across combined debt balance of both companies

Â Management know-how and track record in redevelopment of value-add properties contribute to accelerating of extracting the potential in the 

combined redevelopment portfolio and bring forward cash flows

Â Further value-add potential within the combined portfolio which will provide additional long-term value creation

Â Large yielding asset base with strong balance sheet enables to accelerate the organic develop-to-core prime assets while still keeping 

development below 15% of the balance sheet

Â Stronger pre-letting capability can enable accelerated development without the risk of a speculative construction

Â Acceleration of pipeline and enhancement of future potential to provide FFO and NAV growth

Synergies to fuel and accelerate organic growth and creating operational profitability as well as increasing the value creation upside. 

The transaction is expected to be FFO and NAV accretive to the shareholders of both companies from year one

1

2

3
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Synergy potential overview - increasing the combined FFO 

Estimated improvements in FFO1 FFO p.a. 

Operational synergies ú24-ú34m

Efficiency gains through joint operations, joint HQ, strong portfolio 

overlap, cost optimization on corporate cost level, ancillary cost 

reduction, scale benefits, IT systems etc.

Acceleration of financial savings2: reaching A-

rating (on AT in-place debt and perpetual notes)

ú64-ú80m
Acceleration of reaching long term target of A credit rating

Synergies of financial savings2: reaching A- rating

(on TLG in-place debt and perpetual notes)

ú22-ú25m

A credit rating unlikely to be achieved on current TLG stand alone

Total improvements, pre-tax ú110-139m p.a.

Less current tax (16%)
(ú18-22m)

Total FFO potential improvement after 5-years ú92-ú117mp.a.

ÁIn addition ú23 - ú45m p.a. of FFO increase potential on incremental financing for future growth

ÁManagement team and expertise, and balance sheet capacity to accelerate execution of the redevelopment pipeline and value-add 

process (not included in the above synergies numbers)

Á The above is not including the ordinary course of business growth derived from like-for-like rental growth and further accretive

acquisitions

1 FFO figures in this presentation are based on 100% combined company, and are not including the anticipated ordinary course of business like-for-like rental growth and further accretive acquisitions
2 Based primarily on the savings in the spread difference
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Increasing operational profitability

1 Based on combined EBITDA margins
2 Estimated one-off expenses of approx ú15-20 million in total over 2 years to capture the operational synergies
3 Pre-tax FFO

Operational improvements on the property level of the combined portfolio through strong overlap of location in same cities, 

similar asset types, less competition for tenants, joint operational local offices, pooling of networks, management knowhow 

transfer, centralized lettings etc.

Increasing profitability margins by 2.5% to 3.5% 1,2

Due to the larger size of the combined portfolio further economies of scale are expected to result in higher operational 

margins, based on procurement savings, maintenance and other scale effect

Corporate level expenses are expected to be reduced through cost effects from economies of scale, centralization and 

combination of corporate functions, joint departments and headquarters, lower relative fees for audit, legal, advisory etc.

Synergy potential from savings and efficiency gains in operational and corporate expenses expected to have partial impact from year 1 

after the envisioned merger and are expected to be fully captured within 3-4 years

IT synergies are expected to generate cost savings, combining the best of the two systems and scaling them up on the 

enlarged portfolio

Total operational profitability improvement: ú24-ú34m FFO3 p.a.
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Envisioned merger will be credit rating enhancing...

... and will provide tailwinds to reach rating target of ñA-ò and ñAò in the long-term

Increased Size

Combined company to be 
one of the largest real 
estate companies in Europe 
with more than ú25 billion of 
assets, resulting in lower 
risk assessment by rating 
agencies

Larger Footprint

Improved geographic 
diversification with stronger 
presence and focus on top 
tier cities in Germany and 
the Netherlands

Greater Diversification

Further diversification within 
the strongest asset types 
while maintaining the focus 
on offices and hotels. 
Further diversified tenant 
structure

Lower Vacancy

TLGôs vacancy of 3% will 
positively impact the total 
vacancy of the combined 
company, which is one of 
the parameters for a rating 
upgrade

Increased Profitability

Economies of scale and 
synergies, increasing 
profitability and supporting 
operational and financial 
KPIs 

The combined company will become the largest office and hotel real estate company in Europe, benefiting from a strong 

brand and best-in-class access to international equity and debt and capital markets. The combined company would be 

the only Pan-European diversified office/hotel/residential real estate company with an A category rating

The A rating category will deepen significantly the pool of capital, benefiting from a much larger international investor base with 

higher demand coupled with less supply

European real estate sector BBB category is crowded with many issuers while investable capital is limited, weighing on 

ATôs cost of debt. Therefore, AT, the largest European real estate issuer in recent years, is currently paying a 

premium at issuance with its BBB+ rating

Considerations for rating increase to reach the long-term rating target of A category
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Enhance credit rating which can accelerate refinancing benefits for Aroundtown

in-place debt1

1 Assuming A- rating will be reached. Currently ATós credit rating is BBB+ stable
2 Prepayments fees are estimated to be in the range of ú75-ú140m one-time fee
3 Pre-tax FFO all else equal

A potential merger will support reaching faster an A- rating (and A at a later stage), and as a result enable AT to benefit sooner from the current historically attractive financing 

environment. The below savings from reaching an A- rating are expected to be captured within the first 5 years after the envisioned merger

Decreasing financing cost on existing debt of AT2

Sensitivity on incremental interest cost savings p.a. (úm): 

% of debt refinanced (Row) / CoD savings p.a. (Column)

Reaching A- credit rating is expected to accelerate financing improvements 
ƻŦ ϵпт-ϵруƳ ǿƛǘƘƛƴ р ȅŜŀǊǎ ŀŦǘŜǊ ǘƘŜ ƳŜǊƎŜǊ   

Decreasing coupon payments on existing perpetual notes

Avg. Coup. 2.2% 

(0.7% coupon 

cost savings)

Avg. Coup. 2.0% 

(0.9% coupon 

cost savings)

Current perpetual balance, including Q3 19 issuances ú2,500m

Current run rate of coupon payments p.a. ú72m

5 years post merger run rate of coupon payments p.a. ú55m ú50m

Total coupon savings p.a. ú17m ú22m

Current bonds of real estate companies rated at A- are yielding below 0.5%, well below ATôs current average cost of debt of 1.7%

Acceleration of Aroundtownôsfinancial savings, reaching A- rating: ú64-ú80m FFO3 p.a.

ATôs debt balance, including Q3 2019 issuances, amounts to ú10.4 billion with an 

average cost of debt of 1.7%

0.50% 0.60% 0.70% 0.80% 0.90% 1.00%

70% 36 44 51 58 66 73

75% 39 47 55 62 70 78

80% 42 50 58 67 75 83

85% 44 53 62 71 80 89

100% 52 62 73 83 94 104

75% of the debt balance will mature by 2028 and following ATôs strategy to 

proactively manage maturities is expected to be repaid within 5 years after the 

merger 

Management estimates interest margin reduction on ATôs existing debt in the 

range of 0.6%-0.7%, as a result of a rating upgrade to A- and as the only 

diversified Pan-European office/hotel/residential real estate company in the A 

category rating

Current perpetual balance, including Q3 2019 issuances, amounts to ú2.5bn, at 

an average coupon rate of 2.9%

Potential coupon savings on the existing notes to be in the range of 0.7%-0.9%, 

reducing the average coupon to 2.0%-2.2%.

Saving to be captured in full within 5 years after the merger, which will be after 

the first call date of each perpetual note
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Merger to create financial synergies reducing the cost of TLGôs debt and 

perpetual notes1

1 Assuming A- rating will be reached for the combined company. Currently TLGós rating is BBB/Baa2 positive
2 Prepayments fees are estimated to be in the range of ú10-15m one-time fee
3 Pre-tax FFO all else equal

Decreasing financing cost on existing debt of TLG2

Sensitivity on incremental interest cost savings p.a. (úm): 

% of debt refinanced (Row) / CoD savings p.a. (Column)

Reaching A-ŎǊŜŘƛǘ ǊŀǘƛƴƎ ƻƴ ¢[DΩǎ ŜȄƛǎǘƛƴƎ ŘŜōǘΣ ƛǎ ŜȄǇŜŎǘŜŘ ǘƻ ƎŜƴŜǊŀǘŜ ǎȅƴŜǊƎƛŜǎ ƻŦ ϵмр-ϵмт Ƴƛƭƭƛƻƴ ǿƛǘƘƛƴ р ȅŜŀǊǎ ŀŦǘŜǊ ǘƘŜmerger 

Decreasing financing cost on existing perpetual notes

TLGôs existing debt and perpetual balance will benefit from the credit rating of the combined entity.  For TLG stand alone, reaching an A- rating is highly unlikely without a merger, and 

therefore a potential merger includes significant synergetic effects 

TLGôs balance, amounts to ú2.7 billion with a shorter maturity schedule than AT. 

The debt balance will mature by 2028, which is expected to be repaid within 5 

years after merger

0.50% 0.60% 0.70% 0.80% 0.90% 1.00%

80% 11 13 15 17 19 22

90% 12 15 17 19 22 24

100% 14 16 19 22 24 27

Management estimates interest margin reduction on TLGôs existing debt in the 

range of 0.6%-0.7%, as a result of a rating upgrade to A-

TLGôs ú 600 million perpetual note issued in September 2019, bears a coupon of 

3.4%, well above levels of A- rated real estate companies

Potential spread savings on the TLG note of 1.2%-1.4%. First call date in 2024, 

therefore savings expected to be captured within 5 years after merger

Synergies from financial savings on TLGôs debt and perpetual, reaching A- rating: ú22-ú25m FFO3 p.a.

Avg. Coup. 2.2% 

(1.2% coupon 

cost savings)

Avg. Coup. 2.0% 

(1.4% coupon 

cost savings)

TLG perpetual note ú600m

Current run rate of coupon payment p.a. ú20m

5 years post merger run rate of coupon payments p.a. ú13m ú12m

Total coupon savings p.a. ú7m ú8m
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0.2 

0.1 

1.1 

1.8 

2.8 2.9

2.1 

0.8 

1.5 
1.3 

0.2 

0.4 0.4 

0.2 

2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 >2033

Combined debt maturity schedule 

Total in 

úbn ~75% of total maturing of the combined companies ~85% of total maturing of the combined companies

TLG Bonds TLG Bank LoansAroundtown Bonds Aroundtown Bank Loans Aroundtown Perpetual Notes TLG Perpetual Notes

Combined maturity schedule with an average term of approx. 7 years, average cost of debt (pre realisation of expected financial 

synergies) of 1.7% and interest hedging ratio of 97%

Note: Maturity profile derived through the straight combination of existing maturities for Aroundtown and TLG; Analysis shows maturity of outstanding principal only, Graph includes first call dates of 

perpetual notes; Both companies as of September 2019
1 Includes 2019 maturities 

1



22

Enhanced credit rating decreases financing cost for future growth

The combined company will continue its accretive growth, thus funding through debt and perpetual 

issuances

1 Based on a 3-5 year future growth funding; pre-tax FFO; 2 By debt and equity capital issued

Capital Market Activities of AT and TLG

Total financing savings on new debt and perpetual issuances: ú23-ú45m FFO1 p.a.

AT and TLG issued on average ú4.4 billion per annum of debt and 

equity capital since 2016.

Assuming conservatively annual issue of ú1.5bn will result in ú7.5bn 

of new debt in the next five years. 

In line with the estimated effect of reaching an A- rating for a combined 

company, significant synergies from interest cost saving are expected, 

for issuances of new debt and perpetual notes.

2.6

4.6
4.2

6.4

~1.5 ~1.5 ~1.5

2016 2017 2018 2019YTD 1st year
after

merger

2nd year
after

merger

5th year
after

merger

TLG

AT

Combined new company incremental 

growth financing (conservative assumption)

Aroundtown was the 

largest listed European 

RE issuer in 2016 - 20192

Lower range Upper range

Interest/coupon saving p.a. 0.5% 0.6%

Year 1 (on ú1.5bn notional)ú8m ú9m

Year 3 (on ú4.5bn notional)ú23m ú27m

Year 5 (on ú7.5bn notional)ú38m ú45m
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Sustaining the conservative financial policy

The combined company remains committed to its conservative financial policy

The LTV will remain below 45% after the merger, following the conservative financial policy. Focus remains on conservative 

financial ratios with a high interest cover ratio

Proactively optimize debt profile, maintain a diversified long debt maturities profile, keep a larger pool of unencumbered 

assets

Dividend distribution of 65% - 70% of FFO I per share

Strive for A rating with the current financial profile
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Additional benefit from management expertise supporting to accelerate the 

redevelopment pipeline

Experience and knowledge of the market, as well as its track record in 

improving development rights, building permits, redevelopment 

construction and value-add will accelerate TLGôs redevelopment 

pipeline

Liquidity and superior access to financing will accelerate the 

development schedule

Benefit from lower cost of debt for the development, further increasing 

the combined FFO

TLGôs current development ratio is half of its assets, weighing on the 

risk perception and rating. The total volume of the development 

projects will be less than 15% of the combined balance sheet, 

accelerating the portfolio redevelopment and not over-weighing with a 

large development ratio

There is potential to extract faster additional benefits from the combined portfolio, which will provide additional value creation, that is currently still under 

assessment. Currently, TLG estimates ú750 million additional value creation. This additional value can be extracted as follows:

Stronger negotiation power with municipalities and long-term relationships and experience will support optimization of building rights and plans

Expected reduction of construction cost estimates through economies of scale and an established large construction team

Larger letting team, with direct connection to the largest space seekers in Germanyôs large cities, is expected to result in a higher pre-letting ratio and at a 

higher rent per sqm. Stronger pre-letting capability can enable accelerated development without the risk of a speculative development

Accelerating and executing TLGôs development projects successfully will contribute additional upside potential 

FFO of TLGôs Development projects after completion 

(not included in the merger synergies calculations)

Total value of projects after completion ú3,330m

Rent multiple (rent per sqm) 27x (27 ú/sqm)

Rent of projects after completion ú123m p.a.

Current rent of projects, before development -ú16m p.a

Additional rent from development ú107m p.a.

Expected NOI margin 88%

NOI on addtional rents from development ú94m p.a.

Financing costs on total investments costs 

(ú1,770 million at 0.7% interest p.a)
-ú12m p.a.

Total FFO (before tax) ú82m p.a.
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The combined business is built on the value-add model

Á Positioned as a market leader in the European real estate market, resulting in a lower cost of equity contributing to value creation potential 

and potential FFO yield compression. This synergy upside is currently not factored in

Á The synergies, in combination with the large size of free float, will support a potential DAX inclusion, opening the investor base for new 

markets with increased visibility and liquidity

ÂSignificant value-add potential in the 

core portfolio

ÂHigh quality stable prime portfolio at 

low vacancy

ÂSignificant redevelopment potential in 

top tier locations

ÂStrong Berlin foothold

ÂOptimised IT-based processes

Â 25 years of track record

ÂPortfolio with significant value-add potential

ÂStrong capital market access to funding

ÂStrongest European deal flow and unique 

deal sourcing network

ÂRedevelopment management knowledge 

and experience

ÂEuropean footprint, well diversified portfolio

ÂDiversified and strong tenant structure

Â Large market cap and share liquidity

ÂProven track record in asset sales, large sales 

team

Â Larger scale in similar locations and 

asset types

ÂManagement ability to accelerate like-for-

like rental growth

ÂStronger negotiation position with 

tenants

ÂHealthy redevelopment portion on a 

larger scale

ÂStronger operational platform with higher 

profitability

Â Integrated IT workflow system

ÂStronger ESG and more diverse 

shareholder structure

ÂAccelerated sales of non-core assets

ÂHigher rating with lower cost of debt and 

perpetual notes

ÂPotential Dax inclusion 

ÂStrongest European deal flow
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Revised and stronger governance

Chairman 

with a casting vote

to be nominated by TLG

(if acceptance rate >40% )

7-8 members in total,

out of which 3-4 independent

To be nominated by Aroundtown

To be nominated by TLG

(if acceptance >50%)

1 of 3 to be nominated by TLG

(if acceptance rate >66%)

Co-

CEO

One of TLGôsnominees

will be Co-CEO

CIO COO CDO

CEO

CFO

CHAIRMAN

Advisory Board of Aroundtown will stay intact with the leadership of Dr Gerhard Cromme(chairman) and Mr Gabay (vice chairman)
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The transaction is accretive to both shareholder groups
F

F
O

 
ό
ϵ
 
κ
 
ǎ
Ƙ
ŀ
Ǌ
Ŝ
ύ
 

Â The deal would 

be FFO accretive 

for shareholders 

in year one and 

increasing with 

synergies and 

acceleration of 

over ú100m4:

Â ~25% accretive

FFO Accretion on a per share basis
1

1 Based on 100% acceptance rate and a 3.6x exchange rate; 2 Based on Aroundtown FFO per share 2019E guidance, taken as mid-point of range; 3 Based on TLG FFO per share 2019E guidance, 

excluding AT shares held by TLG (1,443m shares outstanding), 4 Mid-point synergies captured with 5-years post merger

ÁTransaction is accretive to both shareholder groups

ÁAnalysis excludes long-term synergies from acceleration of development & value-add upside as well as 

potential DAX inclusion

ÁFFO accretion calculation is based only on the combined merger effects, and does not include any internal and 

external growth

ÁAssuming current dividend policy transaction would also be accretive on DPS and also shareholder value 

accretive per share including synergies
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Timeline / next steps

Timeline

Oct 27, 2019: 

Announcement of 

non-binding terms 

Nov-19 Dec-19 Jan-20 Feb-20

Nov 18, 2019: Signing of Business Combination 

Agreement (BCA) 

and publication of the decision to make an offer 

(Section 10 announcement)

Before year-end 2019: Expected launch 

of tender offer period

4 weeks offer period

Q1 2020: Expected closing

V

V

2 weeks additional offer period
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APPENDIX
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Combined portfolio overview (June 2019)

Breakdown by asset type

Investment 

property (úm)

Lettable area 

(m sqm) EPRA Vacancy WALT

Annualized net 

rent (úm)Value/sqm (ú)Rental Yield

Office 10,458 4,084 9.3% 4.8 486 2,561 4.6%

Hotels 4,755 1,475 5.1% 15.1 230 3,224 4.8%

Logistics / Wholesale / Other 1,667 1,722 4.5% 6.3 101 968 6.1%

Retail 2,066 1,119 5.3% 5.7 133 1,846 6.5%

Land for development & other rights 1,860

Total Commercial 20,806 8,400 7.2% 7.5 9671 2,255 5.0%

Residential2 2,961 2,005 7.3% 139 1,359 5.1%

Total Group 23,767 10,405 7.2% 1,106 2,083 5.0%

Diversified mix of high quality commercial and residential real estate, with scale across all strategic asset classes

Note: As of June 2019
1 Including annualized rent from TLGôs invest portfolio (ú16m as of June 2019)
2 Reflected by holding of 39% in GCP
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Quality Frankfurt assets in central locations

Strong overlap in top tier cities, positioning the combined company as a leading landlord

landmark

AT -property

TLG -property

Frankfurt HBF 

Offices

Frankfurt 

Hauptbahnhof

(Central Train 

Station)

Frankfurt Deutsche Bahn

Office

Frankfurt Office Campus

Offices

InterContinental Frankfurt 

Hotel

Frankfurt 

Frankfurt Büro Center (FBC)

Office

Frankfurt HBF

Office

Frankfurt HBF

Office

Frankfurt Stadtmitte

Office 
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Frankfurt Overview ïEschborn & Niederrad

Centrally located office and hotel assets in key business districts

landmark

AT -property

TLG -property

Frankfurt-Eschborn business district is an important FFM business district and easily accessible

Frankfurt-Niederrad business district is well located 

between the airport and the main train station

Frankfurt Office West

Office

ñBürostadt Niederradò 

office district

Frankfurt Crowne Plaza Congress Hotel

Hotel

University Hospital 

Frankfurt

Frankfurt Office District

Office

ñBürostadt Niederradò 

office district

Frankfurt International Airport

Frankfurt

main central train station

ñBürostadt Eschbornò 

Main business districtEschborn Office Complex

Office

Eschborn Office Center

Office

ñBürostadt Eschbornò 

Main business district

The Cube ïDeutsche Börse

Frankfurt Stock Exchange

Frankfurt Office Complex

Office

Frankfurt Office District

Office

Eschborn

Office 

Eschborn

Office 

Frankfurt Office District

Office

Frankfurt Office District

Office

Strong overlap in top tier cities, positioning the 

combined company as a leading landlord
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Leipzig - Centrally located top tier assets at Leipzig Hauptbahnhof

Strong overlap in top tier cities, positioning the combined company as a leading landlord

landmark

AT -property

TLG -property

City Center Promenade Nikolaikirche

Office/Retail

University of Leipzig

Main central train station 

Office

Leipzig main central train 

station

Main central train station 

Office

Main central train station 

Office

Main central train station 

Office & Hotel
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Dresden - Prime assets in Dresdenôs historic city center

Strong overlap in top tier cities, positioning the combined company as a leading landlord

landmark

AT -property

TLG -property

Main Central Train Station

Main Central Train Station 

Office

Holiday Inn Dresden City Center 

Hotel

Parliament of Saxony

Frauenkirche

Hotel de Saxe City Center 

Hotel

City Center

Office

City Center

Office

City Center

Retail

Main Central Train Station Hotel

Zwinger

Office

Zwinger

Development

Motel One Zwinger

HotelZwinger

Office

City Center

Office


