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 Deutsche EuroShop: Update

 Sentiment & Status

− Capital & Retail Market

 Course of Action

− Asset Management

− Digitalization

− Capital Management

− Investment Management

 Conclusion & Targets
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Portfolio Map
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Germany
17 centers

Austria
1 center

Poland
1 center

Hungary
1 center

Czech Republic
1 center

80%

DES REAL ESTATE SUMMER PROPERTY TOUR 2019
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At a Glance
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1 100%-view
² as % of market rent

2018 portfolio valuation:
approx. 5.0% net initial yield 
(after transaction costs)

Professional center 
management by ECE, the 
European market leader in this 
industry

21 shopping centers on high 
street and in established 
locations – 17 in Germany and 
one each in Austria, Czech 
Republic, Hungary and Poland

Lettable space1 c. 1,087,000 sqm

Retail shops1 c. 2,700 

Market value1 €5.1 billion (DES-share €4.1 bn.)

Rents per year1 c. €300 million (DES-share c. €240 mn.) 

Occupancy rate1, 2 ~ 99%

avg. GLA per DES-center: 
inner city 40,400 sqm
est. locations 99,900 sqm

3



SHOPPING CENTERS

Fashion
49.9%

Non-food/
electronics

18.8%

Department stores
& hypermarkets

12.3%
Food & supermarkets

6.8%

Health & beauty
6.0%

Catering
4.4%

Services
1.8%

Sector Mix1
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Balanced sector diversification

1 as % of rental space as at 31 Dec. 2018
4[was 51.8% in 2016]
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Tenant Structure: Top 10 Tenants1

1 in % of total retail rents as at 31 Dec. 2018

2018 2017

H&M 3.5% 3.5%

Ceconomy 2.7% 2.7%

Deichmann 2.5% 2.5%

New Yorker 2.4% 2.3%

Peek & Cloppenburg 2.3% 2.3%

C&A 2.0% 2.0%

Rewe 1.8% 1.6%

Douglas 1.8% 1.8%

Metro (Real) 1.8% 1.7%

DM 1.4% 1.4%

Total 22.2% 21.8%

78%

22%

Top 10 tenants

Low level of dependency
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Long-term contracts base rental income

Weighted maturity 5.1 years

Maturity Distribution of Rental Contracts1
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61 as % of rental income as at 31 Dec. 2018

2024 et sqq: 
48%

2023: 
10%

2022:
11%

2021:
20%

2020:
5%

2019:
6%
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REVENUE
in € million

205.1

218.5
225.0

222-
226

222-
226

2016 2017 2018 2019 2020

+2.2%1

EBT (excl. valuation)
in € million

134.5

153.3
160.9

159-
162

161-
164

2016 2017 2018 2019 2020

+4.8%1

FFO
in € million

129.9

148.1 150.4
148-
151

150-
153

2016 2017 2018 2019 2020

+3.9%1

EBIT
in € million

178.6

192.4

199.1 194-
198

194-
198

2016 2017 2018 2019 2020

+2.4%1

NUMBER OF SHARES
in millions

53.95

58.25

61.78 61.78 61.78

2016 2017 2018 2019 2020

+3.4%1

FFO PER SHARE 
in €

2.41

2.54

2.43
2.40-
2.44

2.43-
2.47

2016 2017 2018 2019 2020

+0.4%1

Conversion of 
the conv. bond

Forecast

1 Compound Annual Growth Rate (CAGR) 2016 – 2020



SHARE

Dividend & Performance

Share price3
NAV per share

DIVIDEND1

PERFORMANCE2

8
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DES DAX EPRA4 REX5 OEF6

1 year (2018)   -21.8% -18.3% -8.3% +1.5% +3.2%

3 years -29.4% = -11.0% p.a. -0.6% p.a. -0.4% p.a. +0.9% p.a. +4.2% p.a.

5 years -4.2% = -0.9% p.a. +2.0% p.a. +8.4% p.a. +2.1% p.a. +3.8% p.a.

Since IPO (2001) +172.2% = +5.7% p.a. +2.8% p.a. +7.3% p.a. +4.1% p.a. +3.4% p.a.

1 respectively paid for the previous FY
2 as of 31 Dec. 2018
3 2019: as of 14 August 2019
4 EPRA/NAREIT Europe
5 German government bonds index

6 open ended real estate funds
7 paid on 30 June 2019
8 proposal
9 2010 - 2021, Compound Annual Growth Rate (CAGR) of the dividend
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Stock Price Performance
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best performing
continental European peer

worst performing
continental European peer

Deutsche EuroShop



SHOPPING CENTERS

Digitalization changes traditional customer behaviour

setting of new standards and
creation of new and closed

„eco-systems“

Online retail Stationary retail

omnichannel
challenge

innovation &
cost pressure

build-up of know-how
& infrastructure

changing shopping
behaviour

lack of understanding for
missing omni-channel
abilities

increased desire for
more convenience

Source: ECE

Digitalization Challenge

10
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SHOPPING CENTERS

11
Source: GfK (Illustration from 2015, HDE 2018 and DES)

Online-Retail-Challenge: Stationary Retailers need to adjust

…dynamic online sales growth up to a „new equilibrium“….

 10.2%**

**HDE (2018)

**

**

28%

1%

online-share Fashion**

online-share groceries**

Omnichannel hinders
exact attribution of

sales

**HDE (2018)
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SHOPPING CENTERS

Retail turnover H1 20191
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 Retail turnover development on a like-for-like basis: -0.2% +1.0% +0.1%

1 German centers on a like-for-like basis (estimated turnover 2019: €2.0 billion)
2 The sum may not equal the totals due to rounding

RETAIL SECTOR
% change

in 2019
rent-to-sales

ratio in %
% of 

sales
% of 

space

DEPARTMENT STORES & HYPERMARKETS -0.7 6.4 7.7 14.9

FOOD -2.2 7.6 8.9 6.6

FASHION TEXTILES -0.1 12.9 29.3 39.1

SHOES & LEATHER GOODS +2.3 15.1 4.9 5.9

SPORTS +1.8 10.1 5.2 6.0

HEALTH & BEAUTY +2.1 7.2 12.3 5.8

GENERAL RETAIL -1.4 12.9 8.2 9.1

ELECTRONICS -0.6 3.8 14.6 7.5

SERVICES -4.5 4.9 4.8 1.6

FOOD CATERING +1.6 12.3 4.1 3.4

TOTAL -0.2 9.4 100² 100² 

 Absolute retail turnover development: -0.4% +1.8% +0.0%

Germany Abroad Total



SHOPPING CENTERS

Logistic
now: shop-logistic

future: click & collect and last mile

Branding & Loyality
now/lately: dual channels (on- vs. offline)

future: omnichannel (shops remain important
point of touch, basis for branding, service point
and place to create and secure cusomer
loyality)

Locations, shop space, lease terms and KPIs under revaluation
from retailers and center operators

Sales
now: shop sales only accepted KPI

future: total omnichannel sales to be evaluated
and included (….„from bricks to clicks“)

CECONOMY (exampel;       
company information):

„50% of online sales
originated in shops“ 

„>40% pick-up ratio in store“

Determination of the „money value“ of physical store space becomes increasingly difficult

Digitalization Key Driver for the Shopping Evolution and Transition

13

Data & Services:  
now: very limited data

future: big data as basis for
customer-, tenant- & peer and       
center analysis and loyality
programs

DEUTSCHE EUROSHOP REAL ESTATE SUMMER | 6. SEPTEMBER 2019



SHOPPING CENTERS

Course of Action

14

Strategy

Asset 
Management

Investment 
Management

Digitalization

Capital 
Management

DEUTSCHE EUROSHOP REAL ESTATE SUMMER | 6. SEPTEMBER 2019



SHOPPING CENTERS

Success Factors of a Modern Shopping Center
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LOCATION
More than 170 million

customers per year

CONVENIENCE
At Your Service

program started

AMBIENCE
Mall Beautification

program started

DIGITALIZATION
LOGISTICS

Click & Collect, Digital 
Mall Center Apps, 

Future Lab

TENANT MIX
Food Courts and
popular tenants

ASSET MANAGEMENT
ECE, a leading center 
manager in Europe

15
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SHOPPING CENTERS

ARRIVAL

 pro-active asset management very important (stay on top of the competition to secure )

 integrated investment programs:

 „At-your-Service“

 „Mall Beautification“

 Tailor-made investment cases (bottom-up)

 stay ahead of (local) competition!

Enhancement and of the competitiveness of our shopping centers

STATUS:

8 centers identified

thereof 4 centers

already completed

DEUTSCHE EUROSHOP REAL ESTATE SUMMER | 6. SEPTEMBER 2019
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Asset Management
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Enhancement of the Competitiveness of our Shopping Centers
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Top down approach (concept), but bottom-up identification of individual measures for each center
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Center court and entrances before & after

Enhancement of the Competitiveness of our Shopping Centers
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Relax & Beautification before & after

Enhancement of the Competitiveness of our Shopping Centers
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Decoration and atmosphere en détail before & after

Enhancement of the Competitiveness of our Shopping Centers
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Information desks and services before & after

Enhancement of the Competitiveness of our Shopping Centers
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Gate and parking before & after

Enhancement of the Competitiveness of our Shopping Centers
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Developments Status (subject to change)

Project “Bauhaus revitaliziation”: entertainment, gastronomy & leisure

DEUTSCHE EUROSHOP REAL ESTATE SUMMER | 6. SEPTEMBER 2019

Enhancement of the Competitiveness of our Shopping Centers
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24Developments Plans (subject to review)

Enhancement of the Competitiveness of our Shopping Centers
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Enhancement of the Competitiveness of our Shopping Centers
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Enhancement of the Competitiveness of our Shopping Centers
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SHOPPING CENTERS

• Digital Mall
• center website
• center app
• social media

• „Easy to Park“ card
• QR code car finder

• 3D wayfinding systems
• indoor navigation
• InfoGate

• gift-wrapping and 
packaging services

• personal shopper
• guest card

• mobile device
charging stations

• lounge areas
• selfie photo boxes
• free Wi-Fi

• same day delivery service
• prepaid parking cards
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Source: ECE

Customer Expectations Increasing: Services & Information

Pro-active improvements to preserve our centers as highly attractive destinations



SHOPPING CENTERS

ARRIVAL DEPARTURE

EASY TO PARK
Keep Parking Simple

CAR FINDER
Carefree Parking

CAR SHARING
Enable New Ways of Mobility

28

Touchpoint Arrival & Departure

Source: ECE
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Enhancement of the Competitiveness of our Shopping Centers



SHOPPING CENTERS
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3D WAYFINDER
Customer Service par excellence

INFOGATE
Service via Video Chat

GOOGLE  / APPLE MAPS
Be where your Customers are

LIVE VIDEO CONCIERGE
Video Chat from Smartphone

Touchpoint Information

Source: ECE

Enhancement of the Competitiveness of our Shopping Centers

29



SHOPPING CENTERS
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SELFIE PHOTO BOX
Entertain Customers

KIDS PLANET
Interactice Floors

SELFIE JUMP BOX
Entertain Customers

KIDS PLANET
Gesture Control

EASY DINING
Customer Experience

VIRTUAL ENTERTAINMANT
The Digital Concert Stage

Touchpoint Relax

Source: ECE

Enhancement of the Competitiveness of our Shopping Centers
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Source: ECE

Enhancement of the Competitiveness of our Shopping Centers
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Enhancement of the Competitiveness of our Shopping Centers
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Source: ECE



SHOPPING CENTERS

Digitalization in the Shopping Center Industry – Status DES Portfolio
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SHOPPING CENTERS

DATA-
PLATFORM

OFFLINE ONLINE

PICK UP IN MALL DELIVERY FROM MALLCENTER

CUSTOMERS

MALL VISIT
&

DIGITAL MALL DISPLAYS

ONLINE SHOP 
TENANT

MARKETING CHANNELS
MARKET PLACES

WEBSITE & APPS

Digitalization as key to integration of retail platforms – Digital Mall is a big step forward

34

Vision: Omnichannel-Platform
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Digital Mall Roll-out Plan for the DES Portfolio

DEUTSCHE EUROSHOP REAL ESTATE SUMMER | 6. SEPTEMBER 2019
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FINANCIALS

Finanancial Management

 high and reliable operational cash flow (FFO) important basis for success

 application of a sustainable and at the same time reasonable dividend policy

 prudent financial structure

− financial covenants

− loan duration

− interest rate fixing

 transparent investor and banking relations

 opportunistic M&A-strategy in a defined and solid financial structure framework

Preservation of prudent financial policy and financial stability and strength: 

DEUTSCHE EUROSHOP REAL ESTATE SUMMER | 6. SEPTEMBER 2019
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0.00

0.20

0.40

0.60

0.80

1.00

1.20

1.40

1.60

1.80

2.00

2.20

2.40

2.60

30%

40%

50%

60%

70%

80%

90%

100%

2014 2015 2016 2017 2018 2019*

Free FFO

Loan Redemption

Dividend

Payout ratio
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*  forecast, dividend per share: proposal

2.23

Payout
ratio
in %

FFO per
share
in €

2.29

2.41

2.54

2.43

 Total capex of €25-30 million per year on avg. 

€20 million per year on avg. 
(decreasing over time)

Expected until 2023:

€0.05 increase per year
(guidance until dividend for 2020)

2.40-
2.44

Capex Programs
At-Your-Service & Mall Beautification

37
** incl. dilutionary effect resulting from convertible bond in November 2018

Investments: FFO provides substantial Capex Capacity
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Financial Covenants
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 Loan-to-Value (LTV) :

Group: 32.3% („look-through“: 34.5%)

 Sensitivity analysis (LTV, pro forma model):

10% devaluation of property values ≈ + 3.6% LTV-step-up (percentage points)

35%

45%

target LTV corridor

period of high appreciaton of values

 DSCR / ICR : 260% / 378% (Group as of 31.12.2018)

DES provides conservative financing profil – substantial headroom available
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1 External appraisers: JLL (since 2015)
2 2014 – 2018, Compound Annual Growth Rate (CAGR)
3 as of 22.08.2019 (stock price 23,25€; pro-forma model calculation)

5.80 5.89 5.92 5.98 5.97
5.87

5.46
5.24 5.23 5.32

5.52
5.61 5.64

5.70 5.69
5.53

5.13
4.94 4.93 5.01

2009 2010 2011 2012 2013 2014 2015 2016 2017 2018

Net operating yield in % Net initial yield in %

in € thousand Basis change of -25bps change of +25bps

Rent increase rates 1.33% -131,500 +159,900

Discount rate 5.90% +79,000 -75,200

Capitalization rate 5.07% +136,100 -122,100

Cost ratio 10.20% +9,800 -10,800

SENSITIVITY ANALYSIS

39

33.17

39.58
43.24 43.19 43.17

2014 2015 2016 2017 2018

NAV PER SHARE (EPRA)
€

+6.8%2

implied NIY: c. 6.50%3

Valuation1 – Investment Properties 2018



FINANCIALS

1 as of 30 June 2019
2  excl. non-consolidated loans

 19 German and 4 foreign bank partners 

 Weighted maturity of fixed interest periods 5.7 years1

INTEREST LOCKIN DURATION
PRINCIPLE AMOUNTS

(€ MILLION)
SHARE OF 

TOTAL LOAN
AVG. 

INTEREST RATE

Up to 1 year 12.0 0.8% 3.46%

1 to 5 years 3.3 680.3 45.1% 3.33%

5 to 10 years 8.1 581.5 38.5% 2.40%

Over 10 years 11.0 235.6 15.6% 1.92%

Total1 5.7 1,509.4 100% 2.50%

PAGE XY

3.69 3.67

2.89
2.72

2.50

0

2

4

6

8

2.00

2.50

3.00

3.50

4.00

2015 2016 2017 2018 2019

avg. interest rate weighted maturity

yrs%
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1More savings on interest cost to be expected

Loan Structure1,2
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Strategy

Asset 
Management

Investment 
Management

Digitalization

Capital 
Management

Conclusion & Targets

 roll-out and development of Digital Mall

 continous improvement of
customer e-services

 stay on top of (local) competition

 secure & attract (anchor) tenants

 tailor-made center modernizations

 support leasing activities &
keep vacancy low

 preservation stable financial structure

 improvement of financing cost

 promotion of investor &
banking relations

 allocate funds for capex as required

 observe markets for opportunistic opportunities

 continuance of an  attractive dividend policy

41
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Source: JLL, EUR Midswaps 7 years

Opportunistic M&A- and Growth Strategy

-1

0

1

2

3

4

5

6

7

2005 2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 H1 2019 2020

Norderstedt
6.1%

Passau
5.5%

A10
6.5%

Billstedt
6.0% Magdeburg

5.9%
Dresden

5.4%
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%

German shopping
center prime yields

Euro Swap
Rate

COMPRESSION DECOMPRESSION POLARISATION DECOMPRESSION ?

Neunkirchen
5.0%

Brno
5.0%

COMPRESSION
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Omnichannel Transformation Continues

DEUTSCHE EUROSHOP REAL ESTATE SUMMER | 6. SEPTEMBER 2019
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Contact
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NICOLAS LISSNER
Manager Investor & Public Relations

OLAF BORKERS
Chief Financial Officer

WILHELM WELLNER
Chief Executive Officer

PATRICK KISS
Head of Investor & Public Relations

Deutsche EuroShop AG
Investor & Public Relations
Heegbarg 36
22391 Hamburg

Tel. +49 (40) 41 35 79 – 20/ – 22
Fax +49 (40) 41 35 79 – 29
E-Mail: ir@deutsche-euroshop.com
Web: www.deutsche-euroshop.com

ir-mall.com

facebook.com/euroshop

flickr.com/desag

slideshare.net/desag

twitter.com/des_ag
youtube.com/DeutscheEuroShop

Important Notice: Forward-Looking Statements

Statements in this presentation relating to future status or circumstances, including 
statements regarding management’s plans and objectives for future operations, sales and 
earnings figures, are forward-looking statements of goals and expectations based on 
estimates, assumptions and the anticipated effects of future events on current and developing 
circumstances and do not necessarily predict future results.

Many factors could cause the actual results to be materially different from those that may be 
expressed or implied by such statements. Deutsche EuroShop does not intend to update these 
forward-looking statements and does not assume any obligation to do so.

44

instagram.com/deutscheeuroshop
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