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Baltic Horizon Fund (the "Fund" or the òGroupó) is a regulated 

closed-end contractual investment fund registered in Estonia 

on 23 May 2016. Northern Horizon Capital AS is the 

Management Company (AIFM) of the Fund. Both the Fund and 

the Management Company are supervised by the Estonian 

Financial Supervision and Resolution Authority. 

 

The Fund is a public fund with no particular lifetime (evergreen). 

Units of the Fund are made available to the public in 

accordance with the Fund Rules and applicable laws. The Fund 

is currently dual-listed on the Fund List of the Nasdaq Tallinn 

Stock Exchange and the Nasdaq Stockholm Alternative 

Investment Funds market. 

 

Baltic Horizon Fund was merged with Baltic Opportunity Fund 

(òBOFó) on 30 June 2016. Baltic Horizon was the remaining 

entity which took over 5 assets of BOF and its investor base.  
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KEY FIGURES 
 

 

 

Portfolio highlights  

 

 

 

 

 

 

 

 

 

 

 

 

Offices 

 
 

High-quality office portfolio 

comprising of single and multi-

tenant buildings across Baltic 

capital cities. 

Central retail  

 
 

Shopping centres in the middle of 

Old town or central business 

districts of Baltic capital cities. 

 

Regional retail  

 
 

Neighbourhood grocery stores 

with strong grocery chains as 

anchor tenants. 

 

Leisure 

 
 

Cinema in a central Tallinn 

location adjacent to Postimaja SC 

building owned by the Fund. 

 

Portfolio value  

EUR 327.4m 
2020: EUR 340.0m 

 

Occupancy rate 

92.1% 
2020: 94.3% 

 

WAULT 

3.3yr 
2020: 3.5yr 

 

Net rental income  

EUR 17.0m 
2020: EUR 19.9m 

  

 

 

Financial highlights  

 

 
IFRS NAV 

EUR 132.6m 
2020: EUR 136.3m 

 

EPRA NRV 

EUR 142.2m 
2020: EUR 146.2m 

 

Dividends per unit  

EUR 0.058 
2020: EUR 0.067 

 

GNCF per unit 

EUR 0.073 
2020: EUR 0.100 

 
 

Loan to value 

 

 

 

Average cost of debt  

48.8% 
51.8% 

57.3% 57.3% 
60.5% 60.7% 

2016 2017 2018 2019 2020 2021

1.8% 
1.7% 

2.4% 
2.6% 2.6% 2.7% 

2016 2017 2018 2019 2020 2021
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Key earnings figures  Unit  2021  2020 Change (%) 

Rental income EUR ô000 19,495 21,697 (10.1%) 

Net rental income EUR ô000 17,004 19,934 (14.7%) 

Net rental income margin1 % 87.2 91.9 - 

Valuation losses on investment properties EUR ô000 (7,161) (25,245) (71.6%) 

EBIT EUR ô000 7,347  (8,025) 191.6% 

EBIT margin2 % 37.7  (37.0)   

Net profit  (loss) EUR ô000 1,413  (13,541) 110.4%  

Net profit (loss) margin % 7.2  (62.4) -  

Earnings per unit EUR 0.01  (0.12) 108.3% 

Generated net cash flow3 EUR ô000  8,749  11,409 (23.3%) 

Dividends per unit4 EUR/unit  0.058   0.067  (13.4%) 

Generated net cash flow per unit5 EUR/unit  0.073   0.100  (27.0%) 

Gross rolling dividend yield6 % 5.4 5.8 - 

 

Key financial position figures    Unit  31.12.2021 31.12.2020 Change (%) 

Total assets   EUR ô000 346,338  355,602  (2.6%) 

Return on assets   % 0.4 (3.7) - 

Total equity   EUR ô000 132,584  136,321  (2.7%) 

Equity ratio   % 38.3 38.3 - 

Return on equity   % 1.1 (9.4) - 

Interest-bearing loans and borrowings   EUR ô000 199,147  205,892  (3.3%) 

Total liabilities    EUR ô000 213,754  219,281  (2.5%) 

LTV   % 60.7  60.5  - 

Average cost of debt   % 2.7 2.6  - 

Weighted average duration of debt   years 1.5 2.1 - 

Current ratio  times 0.4 1.1 - 

Quick ratio  times 0.4 1.0 - 

Cash ratio  times 0.3 0.9 - 

IFRS NAV per unit   EUR 1.1082  1.1395  (2.7%) 

 

Key property portfolio figures  Unit  31.12.2021 31.12.2020 Change (%) 

Fair value of portfolio EUR ô000 327,359  339,992  (3.7%) 

Properties7 number 15 16 (6.3%) 

Net leasable area sq. m 144,081 153,345 (6.0%) 

Occupancy rate % 92.1 94.3  - 

Direct property yield % 5.0 5.8 - 

Net initial yield  % 5.2 5.7 - 

Average rent during the period EUR/sq. m 11.3 12.1 (6.6%) 

Weighted average unexpired lease term to expiry8 years 3.3 3.5 (5.7%) 

Weighted average unexpired lease term to first break9 years 2.2 2.5 (12.0%) 
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Key unit figures  Unit  31.12.2021 31.12.2020 Change (%) 

Number of units outstanding units 119,635,429 119,635,429 -  

Closing unit price EUR  1.0690   1.1550  (7.4%) 

Closing unit price SEK  10.87   11.65  (6.7%) 

Market capitalisation10 EUR  127,519,749   138,357,617  (7.8%) 

 

Key EPRA figures Unit  2021 2020 Change (%) 

EPRA Earnings EUR ô000 8,867 11,517 (23.0%) 

EPRA Earnings per unit EUR 0.07 0.10 (30.0%) 

EPRA Cost ratio (including direct vacancy costs) % 27.5 21.6 - 

EPRA Cost ratio (excluding direct vacancy costs) % 24.0 19.7 - 

     

Key EPRA figures Unit  31.12.2021 31.12.2020 Change (%) 

EPRA NRV (Net Reinstatement Value) EUR ô000 142,176 146,180 (2.7%) 

EPRA NRV per unit EUR 1.1884 1.2219 (2.7%) 

EPRA NTA (Net Tangible Assets) EUR ô000 142,176 146,180 (2.7%) 

EPRA NTA per unit EUR 1.1884 1.2219 (2.7%) 

EPRA NDV (Net Disposal Value) EUR ô000 132,622 136,798 (3.1%) 

EPRA NDV per unit EUR 1.1086 1.1435 (3.1%) 

EPRA Net initial yield (NIY) % 6.1 6.8 - 

EPRA Topped-up NIY % 6.2 6.8 - 

EPRA Vacancy rate % 6.7 7.1 - 

 

1. Net rental income as a % of rental income. 

2. EBIT (earnings before interest and taxes) as a % of rental income. 

3. Generated net cash flow is calculated based on net rental income less administrative expenses, less external interest expenses, 

less CAPEX expenditure. Listing related expenses and acquisition related expenses are added back in GNCF calculation.  

4. Distributions to unitholders for 2020/2021 Fund results.  

5. Generated net cash flow per weighted average numbers of units during the period. 

6. Gross dividend yield is based on the closing market price of the unit as at the end of the period (2021: closing market price of 

the unit as of 31 December 2021).  

7. Properties includes 14 established cash flow properties and Meraki development project.  

8. Weighted average unexpired lease term to expiry is based on the number of years of unexpired lease terms, as from the reporting 

date, weighted by the total annual income of each contract. 

9. Weighted average unexpired lease term to first break is based on the number of years of unexpired lease terms until first break 

option date, as from the reporting date, weighted by the total annual income of each contract.  

10. Based on the closing prices and split between units on the Nasdaq Tallinn and the Nasdaq Stockholm Stock Exchanges.  
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Portfolio value (EUR million)  

 

Investment strategy  
The Fundõs primary focus is to invest directly in 

commercial real estate located in Estonia, Latvia and 

Lithuania with a particular focus on the capitals - Tallinn, 

Riga and Vilnius.  

 

The Fundõs focus is on established cash flow generating 

properties with potential to add value through active 

management within the retail, office, leisure and logistics 

segments in strategic locations and strong tenants or a 

quality tenant mix and long leases. Up to 20% of the 

Fundõs assets may be allocated to investments of a more 

opportunistic nature such as forward funding 

development projects and undeveloped land purchases. 

 

The Fund aims to use a 55% long-term leverage strategy. 

At no point in time may the Fundõs leverage exceed 65%.  

 

The Fund aims to grow through making attractive 

investments for its investors while diversifying its risks 

geographically, across real estate segments, tenants and 

debt providers.  

 

14 
Properties 
 

1 
Development 

project  
 

Ten largest properties  

 

1. Galerija Centrs 20.0% 

2. Europa SC 11.2% 

3. Postimaja 9.1% 

4. Upmalas Biroji BC 6.7% 

5. North Star 6.1% 

6. Duetto II 6.0% 

7. Vainodes 5.5% 

8. Duetto I 5.3% 

9. Lincona 5.2% 

10. LNK Centre 5.1% 

11. Others 19.8% 

 

 

58 57 
91 93 86 71 

29 
52 

70 

143 
132 

128 
55 

80 

84 

123 
122 

129 

2016 2017 2018 2019 2020 2021

Tallinn 

Riga 

Vilnius 

EUR 100 million 

EUR 50 million 

Ɓ ANNUAL REPORT 2021                                       Management report | Key figures  



Ɓ ANNUAL REPORT 2021                                                                                Management report | 2021 at a glance  

 

7   
 

2021 AT A GLANCE 
 

Q1 2021 

 

Quarterly cash distribution  

On 23 February 2021, the Fund distributed EUR 1.32 

million to investors (EUR 0.011 per unit).  

S&P affirms credit rating  

On 12 April 2021, S&P Global Ratings affirmed Baltic 

Horizon Fund òMM3ó mid-market rating despite the 

pandemic. The indicative corresponding rating for 

òMM3ó on the global rating scale is òBB+/ BBó. The full 

report of the S&P Global Ratings analysis can be found 

on the S&P Global Ratings website. 

 

Solar panels installed in Domus PRO 

At the end of Q1 2021, the Fund installed a solar power 

plant in the Domus PRO complex. The Fund emphasizes 

the projectõs importance for sustainability ð it is expected 

that the solar power plant will nurture the environment 

and reduce the climate impact of operations. 

 

 

 

 

 

 

Q2 2021 

 

Quarterly cash distribution  

On 18 May 2021, the Fund distributed EUR 1.32 million to 

investors (EUR 0.011 per unit).  

 

Oversubscribed bond issue of BH Meraki UAB  

On 12 May 2021, BH Meraki UAB completed an 

oversubscribed private placement of 18 months secured 

bonds of EUR 4.0 million. The bonds bear a fixed-rate 

coupon of 5.0% payable semi-annually. Investors 

subscribed bonds for a total of EUR 11.15 million which 

means that the issue volume was oversubscribed 2.78 

times. The net proceeds from the issuance of the bonds 

will be used for financing the construction of the Meraki 

office building. The bonds are issued in tranches to 

match the financing and investment cash flows for the 

project. 

 

Annual General Meeting  

Annual General Meeting of Baltic Horizon Fund investors 

took place on 1 June 2021 in Tallinn, Estonia. Fund 

Manager Tarmo Karotam presented the FY2020 audited 

annual report of Baltic Horizon Fund. 
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Q3 2021 

 

Quarterly cash distribution  

On 16 August 2021, the Fund distributed EUR 1.32 million 

to investors (EUR 0.011 per unit).  

 

Baltic Horizon wins EPRA Gold award  

Baltic Horizon Fund received a prestigious award at the 

European Public Real Estate Association (EPRA) virtual 

annual conference 2021 for the second year in a row. The 

Fund scored a òGold Awardó for the adoption of EPRA 

Best Practices Recommendations (BPR) ð widely 

accepted industry standards for the highest level of 

transparency, comparability and compliance in financial 

reporting. EPRA assessed the financial statements of 181 

European listed real estate entities as part of its annual 

award process. 

 

Extension of bank loans  

On 19 July 2021, the Fund extended a EUR 2.1 million bank 

loan to finance Sky SC. According to the agreement, the 

maturity date of the loan is 31 January 2022. 

 

Property management  

On 1 September 2021, CBRE Baltics and Censeo became 

the partners of Baltic Horizon Fund and provide property 

management, leasing and accounting services for the 

entire portfolio of the Fund. Censeo provides services to 

the Lithuanian business centres Duetto and North Star, 

as well as to the Domus PRO shopping centre and office 

complex. CBRE Baltics provides services to the remaining 

portfolio. 

 

 

 

 

 

Q4 2021 

 

Quarterly cash distribution  

On 16 November 2021, the Fund distributed EUR 2.03 

million to investors (EUR 0.017 per unit).  

 

G4S Headquarters  office building  disposal 

On 8 November 2021, Baltic Horizon Fund signed a real 

right agreement with HITS Investments O¦ to sell the 

land plot located at Paldiski mnt 80, Tallinn together with 

the G4S Headquarters office building. The sales price was 

EUR 15.35 million (excluding value added tax) matching 

approximately the latest valuation. The IRR for the 

holding period of more than 5 years was around 11.2%, 

while equity multiple was 1.7. The decision to dispose of 

the asset was made to avoid high re-leasing risk and 

potential capital expenditure of bringing the asset to a 

high energy efficiency standard.  The proceeds of the 

transaction will be used for new and more energy 

efficient investments for the Fundõs portfolio in the 

Baltics. 

 

Baltic Horizon Fund Meraki SPV bonds  

On 15 November 2021, bonds issued by BH Meraki UAB 

were admitted to the Nasdaq Baltic First North Market by 

Nasdaq Vilnius. The size of the bond issue is EUR 4 

million. The bonds have a nominal value of EUR 100 and 

an annual interest rate of 5% with interest paid semi-

annually. 

 

Six buildings receive d BREEAM certification 

Baltic Horizon aimed to certify all currently operational 

office assets by the end of 2021 using the BREEAM In-

Use environmental assessment method. During 2021, the 

Fundõs North Star, Domus PRO SC, Upmalas Biroji BC, 

LNK Centre and Vainodes I properties were awarded the 

BREEAM In-Use òVery Goodó and Lincona was awarded 

the BREEAM In-Use òGoodó environmental certification. 

All office properties are now BREEAM certified. 
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LETTER TO UNITHOLDERS 
 

 

The recent history has posed a notable challenge for all 

of us to deal with the uncertainty in the surrounding 

environment. For the past two years, the COVID virus has 

strongly affected travel and centrally located commercial 

properties ð hotels, retail centres and somewhat offices ð 

as people have been forced out of city centres to 

commute and socialize less and work, shop and entertain 

themselves from homes. Many people have had to 

struggle with the restrictions and lockdowns, limiting 

their yearned access to museums, restaurants, theatres 

and shops for a long period of time. It is now, however, 

time to visit shops, cinemas and restaurants again as 

restrictions are finally in the past in the Baltics as well. 

 

There are many parallels to be drawn to the 1918 Spanish 

flu where after four waves of the virus and two years in, 

it evolved to become an ordinary seasonal flu. This can 

also be expected from today onwards whereas 

lockdowns triggered by previous uncertainty should not 

be occurring anymore. This experience has strengthened 

people and societies, making them more prepared to 

deal with the unexpected. The Baltics are small and open 

economies and businesses have had sufficient time to 

successfully adjust to the new environment. In this new 

environment, flexible working and experience-driven 

omnichannel shopping are here to stay and will be part 

of our future. 

 

Recovery from lockdowns  

In 2021, the Fundõs most affected properties were Galerija 

Centrs and Europa, where due to the half-year 

lockdowns and subsequent discounts, about 60-70% of 

the NOI was lost compared to 2019. That being said, the 

remainder of the portfolio performed well and the Fund 

finished with a NOI of EUR 17.0 million for 2021, still a 15% 

decrease compared to 2020. As for distributable income 

for the investors, the Fund generated cash flow of 7.3 

cents per unit of which 5.8 cents was distributed for the 

year in quarterly instalments to investors. I am content to 

state that regardless of the lockdowns, the Fund has 

been among the highest dividend payers on the Nasdaq 

Baltic Stock Exchange. Moreover, at least half of the 

Fundõs lost income is expected to be recovered in 2022. 
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I am also pleased to state that during the closures, 

architects together with the asset management teams 

have been meticulously working on the new concepts of 

all three of our key assets: Europa, Galerija Centrs and 

Postimaja/CC Plaza. After more than a year of hard work 

in the uncertain environment, which has been affecting 

tenants and construction companies, we are thrilled to 

see the first results of the Europa SC reconstruction 

project with new tenants coming to the shopping centre. 

The opening of the Dialogai Food Hall and other 

renovated areas have created a great value proposition 

for office workers in Vilnius CBD. At the same time, 

preparations to open the finished Meraki first office 

tower in Q2 2022 are underway with increasing efforts to 

create a mix of flexible spaces suitable for small and large 

tenants. Other concept upgrades (Galerija Centrs), 

expansions (CC Plaza and Postimaja) and potential 

acquisitions will require full commitment from the team 

and partners but should ultimately allow the Fund to 

maximise the value and synergies of its portfolio.  

 

War in Ukraine  

At the time of writing this statement, a full-fledged war 

has broken out in Ukraine adding a much different level 

of uncertainty to the environment for the upcoming 

periods. What seems to be clear today is that Russia will 

be cut out from Europe for a longer period and NATO 

stands strong to defend its allies and every inch of their 

territories. At the same time, the exodus of Ukrainian war 

refugees is taking place in millions and hundreds of 

thousands of Ukrainians are estimated to become 

assimilated into the Baltic societies for an unknown 

period of time. Despite the fact that the Baltics have very 

limited direct economic relations with Russia, the crisis is 

likely to impact energy carriersõ prices as the Baltics, while 

being able to meet their energy demand without Russia, 

will be using more expensive alternatives. The 

construction sector is also likely to be affected as many 

construction materials which used to come from Russia 

and Belarus now need to be imported from elsewhere, at 

least until the current level of the conflict remains. 

Therefore, the Baltics will very likely see double digit 

inflation in the periods ahead. On the other hand, real 

estate values have proven to withstand inflation in the 

past, especially over medium to long term. 

As of today, the war has had no real impact on the Fundõs 

portfolio as we continue signing new leases in our 

shopping centres, prolonging the office leases, indexing 

the rents and rolling over debt. On behalf of the 

management board of Baltic Horizon and our entire 

team, I can confirm that we are working hard to adapt to 

the changed environment and regardless of the 

extraordinary uncertainties, strive for the best possible 

results in our portfolio. 

Tarmo Karotam  

Fund Manager, Baltic Horizon Fund  

18 March 2022 
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COVID-19 UPDATE 
 

COVID-19 ð update and our response  

At the beginning of 2020, a new coronavirus (COVID-19) 

started spreading all over the world, which has had a 

strong impact on businesses and economies, including in 

the Baltics. The virus outbreak has caused significant 

shifts in the Fundõs operating environment, which has 

had a negative overall impact on the Fundõs performance 

in 2020 and 2021.  

 

At the end of 2020, the Baltic countries entered the 

second round of lockdowns and heavy government 

restrictions for residents and businesses to fight the 

spread of the COVID-19 virus. Shopping centres were 

forced to close for a limited period except for essential 

retail shops (groceries, pharmacies).  

 

In summer 2021, all three Baltics countries eased COVID-

19 restrictions as new virus cases dropped and the 

situation stabilised. However, COVID-19 cases in all three 

countries started to spike in late 2021 and early 2022 

once the omicron variant became the dominant COVID 

variant. As a result of spiking cases, Latvian government 

decided to reimpose the lockdown for a period from 21 

October to 15 November. Other Baltic countries also took 

restrictive actions, but without full lockdowns. While the 

omicron variant led to a drastically increased number of 

COVID-19 cases, hospitalization and death rates did not 

follow the same drastic trend due to the lower disease 

severity of the omicron variant. At the date of this report, 

Lithuania has already started lifting restrictions related to 

COVID-19 with other countries expected to follow. 

 

BHFõs operating results of 2021 continued to be affected 

by the pandemic through the support measures for 

weakened retail tenants, especially during the latest 

Latvian lockdown in November. It is expected that broad 

diversification of the portfolio should allow the Fund to 

limit the COVID-19 impacts and maintain healthy 

consolidated operational performance throughout the 

next year as the central retail sector is set to recover. The 

Fundõs operational performance has largely recovered 

every time heavy restrictions were lifted in all Baltic 

countries. 

 

Northern Horizon Capital AS, the Management 

Company of the Fund, has taken assertive action to 

manage the risks arising from the pandemic and to 

protect the long-term value for the investors. The 

Management Company is focusing on optimizing 

operating costs and maintaining active communication 

with the tenants to ensure long-term rent collection.  

 

The Fund has opted to temporarily retain approx. EUR 6.1 

million of distributable cash flow from the results to 

strengthen the financial position. The management team 

will continue to actively monitor the economic impact of 

the pandemic and reassess future distribution levels 

depending on the upcoming operating results. The 

reserve is expected to be distributed in future periods. 

 

The list below represents measures that are also in place 

to further mitigate the risks and protect the long-term 

interests of Baltic Horizon Fund and its investors. 

 

Action taken by management  

- We actively communicate with our tenants and 

property managers who on a regular basis inform 

us of the measures they are taking to ensure their 

business continuity. We have agreed on regular 

updates on tenantsô performance and any issues 

in relation to COVID-19. 

- There is a sufficient liquidity buffer in the form of 

the cash balance to meet financial obligations in 

case of the worst-case scenarios in 2022. 

- We are continuously performing stress testing of 

debt covenants to be able to take any necessary 

measures in due time. 

- The Management Company has initiated 

additional measures to protect the key staff of the 

Fund and ensure continuity: all employees are 

working remotely, all business travel is suspended, 

and the succession plan has been reviewed and 

updated. 

- We are fulfilling all safety and health requirements 

to ensure secure shopping experience and work 

for office clients. 

- As a result of steps taken to prevent the spread of 

COVID-19, Baltic Horizon's Europa shopping 

centre in Vilnius and Galerija Centrs in Riga 

received SAFE RetailDestinationÊ certification 

from the COVID-19 shopping centre certification 

program. 
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COVID-19 - economic impact  

The spread of COVID-19 had a major initial impact on the 

global economy and in 2020 Europe witnessed sharp 

fluctuations in GDP movements. Yet in 2021, the EU 

economies mostly recovered. The Baltic economies have 

been frontrunners in COVID-19 resilience and recovery 

rates with only a small initial GDP drop and tremendous 

growth in 2021 compared to other EU countries. 

 

During Q3 2021, the EUõs GDP grew by 2.2%. Meanwhile, 

according to the preliminary flash estimate by Eurostat, 

in Q4 2021 seasonally adjusted GDP increased by 0.4% in 

the EU, compared with the previous quarter. Among the 

Baltic states, in Q3 2021 Estoniaõs GDP grew the most 

(+0.7% compared with Q2), with Latvia falling behind 

only slightly (+0.6%), whereas Lithuaniaõs GDP growth 

was negligible. According to preliminary data, Lithuaniaõs 

GDP grew by 0.5% in Q4, Estoniaõs GDP grew by 1.8% in 

Q4, while Latviaõs GDP remained stable.  Overall, the 

Baltic countries have been outperforming most of other 

EU countries in terms of GDP growth for a whole year 

now.  

 

It is expected that the Baltic economies will continue to 

be one of the fastest growing economies in the EU after 

the pandemic. The rapid bounce back of the economy 

and retail spending during post-lockdown periods 

demonstrates that economies can recover quickly from 

economic downturns caused by the pandemic. 

 

 

 

 

 

 

 

COVID-19 - relief measures 

The Fund has implemented several relief initiatives 

focused on alleviating the financial hardship of the most 

vulnerable group of tenants whose operations have been 

severely affected by the outbreak and the lockdowns. 

The Fund has agreed to grant rent payment deferral for 

a period of 90 days and to waive related penalties and 

interest for those tenants. 

 

Baltic Horizon Fund has been in negotiations mainly with 

retail tenants regarding rent reductions and waivers 

during the lockdown and post-lockdown periods, which 

had a negative impact on the Fundõs performance in 

2021. The majority of tenant support measures were 

granted to tenants occupying premises in CBD areas due 

to low turnovers throughout lockdowns. The Fundõs 

management team reviewed each rent discount request 

individually in order to find suitable solutions for all 

parties.  

 

Relief measures granted to tenants helped to maintain 

tenants on the premises and to maintain trade 

receivables and operating cash inflows at healthy levels 

during 2021. Discounts in 2021 were mostly granted 

during January ð May 2021 and November ð December 

2021. Reopening of retail shops and other businesses led 

to a substantial reduction of discounts and improvement 

in operational performance during June - October 2021. 

Discounts granted to Galerija Centrs tenants have been 

partially covered by a grant received from the Latvian 

government (EUR 0.4 million). 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Q1 Q2 

Estonia 

Latvia 

Lithuania 

13 Mar 

Start of 1st 

lockdown 

13 Mar 

Start of 1st 

lockdown 

16 Mar 

Start of 1st 

lockdown 

17 May 

End of 1st 

lockdown 

9 Jun 

End of 1st 

lockdown 

16 Jun 

End of 1st 

lockdown 

9 Nov 

Start of 2nd 

lockdown 

7 Nov 

Start of 2nd 

lockdown 

2020 2021 

11 Mar 

Start of 2nd 

lockdown 

1 Jul 

End of 2nd  

lockdown 

21 Oct / 15 Nov 

Start / End of 3rd 

lockdown 

7 Apr 

Easing of 2nd 

lockdown 

3 May 

Easing of 2nd 

lockdown 

Q3 Q4 Q1 Q2 Q3 / Q4  
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Portfolio value 

EUR 327.4m 

Properties 

15 

Direct yield 

5.0% 

Occupancy rate 

92.1% 
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PROPERTY REPORT 
 

 

 

Portfolio and market overview  
 

The diversified property portfolio of Baltic Horizon Fund 

consists of 14 cash flow generating properties, and one 

property under development in the search of an anchor 

tenant, in the Baltic capitals. Baltic Horizon believes it has 

established a portfolio of strong retail and office assets 

with well-known and long-term tenants including local 

commercial leaders, governmental tenants, nearshoring 

shared service centres and the Baltic headquarters of 

leading international companies. 

 

During Q4 2021, shopping centresõ sales and footfall 

figures were outperforming Q4 2020 results with the 

exception of the Latvian properties. Growth in sales and 

footfall figures in Latvia was limited due to heavy COVID-

19 restrictions during November. Retail properties are yet 

to completely recover to pre-pandemic levels. It is 

expected, however, that sales and footfall figures will 

continue to increase with restrictions being lifted at the 

beginning of 2022. Temporary restrictions should not 

diminish the confidence of the population to visit and 

buy goods in larger shopping centres for a prolonged 

time. At the date of this report, approx. 69% of the 

population have been fully vaccinated against the 

COVID-19 virus in Lithuania and Latvia, followed by 

Estonia with approx. 63% compared to 64% for Europe. 

 

The CC Plaza cinema building was temporarily closed 

from March until the end of May due to COVID-19 

restrictions and in December due to small reconstruction. 

The cinema is now fully ready to welcome cinema lovers 

for newly released and upcoming blockbuster movies to 

be premiered during 2022. 

 

Although Baltic retail centres have been affected by the 

COVID-19 lockdown restrictions and the increase in e-

commerce, it is important to note that retail influences 

and trends are different in the US, Canada, Asia and the 

Nordics including the Baltics. For example, the Baltic 

states have considerably fewer big-box mid-sized 

destination shopping centres and retail parks like those 

in the US which have been affected the most, with some 

of them never opening again. In the Baltics, most of the 

shopping centres are major destination hubs or are 

located in the hearts of the cities, near the old towns. 

There are also small supermarkets with direct residential 

catchment areas which have worked especially well 

during the COVID crisis. With mid-sized centres 

suffering, the increased focus of Baltic Horizon together 

with its tenants will be on established flagship stores, own 

parcel terminals, pick-up points and other services 

appealing to the catchment areas of each retail centre. 

 

Our management and retail teams have been preparing 

for a concept change for several years. Architects and 

designers have been meticulously working on the new 

concepts and as building permits have been received, 

the year 2022 will be the time for execution. We have 

hired the most innovative interior designers for Europa 

and Postimaja and the plan is to roll out the full concepts 

with new tenant mixes during 2021-2023. Concept 

upgrades are being explored also for Galerija Centrs and 

will be unveiled soon. We expect that with the new 

concepts we can increase the NOI of these properties by 

25% in the long-term compared to the pre-crisis levels. 

Concept changes have been already executed in Europa 

SC where the Food Hall Dialogai opened its doors in 

January 2022 with high interest from local office workers. 

   

During the pandemic, in the office segment across the 

Baltics, many tenants adopted remote working practices 

where the nature of the job allowed it. At the same time, 

it is also apparent from several interviews that employees 

are eager to return to the offices as social interaction and 

collaboration in physical meetings are still highly valued. 

The future of office work will very likely include an 

additional level of flexibility for tenants as they are 

continuously evaluating their future needs. Being able to 

expand or decrease their leased areas will become 

increasingly important and so will flexible working hours, 

rotating team working and being able to work partly 

from remote locations, if the nature of the job allows it. 

The pandemic has had a very limited impact on Baltic 

Horizonõs office segment due to fixed lease agreements 

but also as many tenants are expecting their employees 

to go back to the offices after the pandemic ends. 

 

In summary, the COVID virus induced lockdown in the 

Baltics has impacted mainly Baltic Horizonõs centrally 

located retail and entertainment centres. Retail assets 

located in the central business districts (Postimaja, 

Europa and Galerija Centrs) accounted for 20.5% of the 

total portfolio NOI in 2021.   
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Developments  
 

 

 

Meraki  
 

In 2018, the Fund completed the acquisition 

0.87 hectares of land next to the Domus 

PRO complex. The plots were acquired with 

the goal to further expand the Domus PRO 

complex in Vilnius, Lithuania. The building 

permit allows to build approx. 15,800 sq. m 

of leasable office space along with a 

parking house. The first tower is expected 

to be completed in Q2 2022 and the 

second one in 2023. Meraki development 

costs reached EUR 13.7 million as of 31 

December 2021 and the expected total 

development costs amount to EUR 32.7 

million. 

 

At the end of 2021, approx. 13.5% of the net 

leasable area of one tower was let to 3 local 

tenants. In December 2021, the Fund signed 

a lease agreement with an IT company on 

433.53 sq. m. The Fund management team 

is currently working on an office hotel 

concept to meet high demand for smaller 

spaces with common areas from smaller 

tenants.  First tenant fit-out works started at 

the beginning of 2022. 

 

 

 

 

 

 

 

15,800 
Net leasable area (sq. m) 

 

Q2 2022 
First tower  to be completed  
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    Europa 

 
At the end of 2020, the Fundõs management 

initiated the Europa SC refurbishment 

project with the aim of introducing a new 

concept that would meet growing central 

business district (CBD) and clientsõ post-

COVID-19 needs (free working zones, dining, 

etc.).  

 

Reconstruction works started in September 

2021 with the aim to finish reconstruction in 

two stages. The first stage was completed 

with the opening of the fully leased out Food 

Hall Dialogai (900 sq. m) on 24 January 2022. 

The second stage works were partially 

completed in 2021, the rest will be 

completed at the beginning of 2022. The 

interior of the ground floor passage has 

been already completed, while the shop 

fronts together with an amphitheatre, 

bakery, vertical connections, and 2nd and 3rd 

floor interior will be completed in Q2 2022.   

 

The total investment in the project has 

increased to approx. EUR 6.0 million after the 

expansion of the initial scope of works. Out 

of the total amount, EUR 2.1 million is the 

Food Hall investment.  

 

 

EUR 6.0m  
Total investment  
 

Q2 2022 
Reconstruction to be completed  
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Postimaja  

 

A final design and construction project was 

started in Q1 2020 for phase I of connecting 

the Postimaja and CC Plaza buildings. A 

building permit to connect underground 

parking has been received from the City of 

Tallinn. The final building permit for joining 

the two buildings was received in January 

2021.  

 

The first stage of the reconstruction project 

ð Reval Caf® terrace construction - has been 

separated from the overall project and has 

already started. The opening of the terrace 

is expected in Q2 2022 with a planned 

investment of EUR 0.2 million. The second 

stage time schedule and investment volume 

are expected to be finalized in Q1 2022. In 

parallel the Fund is actively discussing with 

Tallinn municipality the plans to have a tram 

stop in front of Postimaja SC. 

 

 

 

 

 

 

Q1 2021 
Building  permit was received 

 

Q2 2022 
Opening of the terrace  
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

17 

 

Ɓ ANNUAL REPORT 2021                                        Management report | Property report  



Ɓ ANNUAL REPORT 2021                                                                                  Management report | Property report  

 

18   
 

Property performance  
 

Fund segment di stribution as of 3 1 December 2021 

 
The Fund maintains a well-diversified mix of office, 

leisure, and retail buildings. At the end of 2021, the 

portfolio was comprised of 49.8% retail assets, followed 

by 45.8% office assets and 4.4% leisure assets. Portfolio 

properties in the office segment contributed 63.0% of net 

rental income in 2021 despite accounting for only 45.8% 

of the Fundõs portfolio. At the end of 2021, the share of 

the office segment and Estonia in the Fundõs portfolio 

decreased due to the disposal of G4S Headquarters. 

Fund country distribution as of 31 December 2021 

 
In terms of country distribution, in 2021 Lithuaniaõs share 

in the Fundõs portfolio increased due to the ongoing 

Meraki development works and Estoniaõs decreased due 

to the disposal of G4S Headquarters. At the end of 2021, 

the Fundõs assets were located as follows: 39.4% in 

Lithuania, 39.0% in Latvia and 21.6% in Estonia. 

 

 

 

Fund portfolio  by age as of 31 December 2021 

 
The graph above shows the age of assets in the Fundõs 

portfolio since construction or the last major 

refurbishment. The management team is working on new 

development projects and expects to improve the Fundõs 

average portfolio age in the future. 

 

 

 

 

Rental concentration of the Fundõs subsidiaries as of 

31 December 2021 

 

The tenant base of the Fund is well diversified. Baltic 

Horizon Fund has around 230 tenants in the portfolio. 

The rental concentration of the Fundõs subsidiaries (rental 

income from the 10 largest tenants) is shown in the 

following chart with the largest tenant Rimi Baltic 

accounting for 9.9% of the annualised rental income. As 

further discussed in the risk management section, credit 

risk is mitigated by the high quality of the existing tenant 

base. 

Retail

49.8%

Office

45.8%

Leisure

4.4%

Estonia

21.6%

Latvia

39.0%

Lithuania

39.4%

0-5 years

27%

5-10 

years

20%

10-15 

years

33%

15+ years

20%

10 largest 

tenants

41.2%

Others

58.8%
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Rental concentration of the Fundõs subsidiaries: 10 largest tenants as of 31 December 2021 

 

 
 

The Fundõs teams have been actively negotiating with 

current tenants to extend lease agreements as well as 

with new tenants to fill the vacancies. Over 47% of Baltic 

Horizon Fund tenant leases will expire after 2023, while 

the rest will expire during the next two years. The 

weighted average unexpired lease term until first break 

option was 2.2 years at the end of 2021 (31 December 

2020: 2.5). The weighted average unexpired lease term 

until the end of contract term was 3.3 years at the end of 

2021 (31 December 2020: 3.5). The graph below shows 

the expiry dates of contractual rental income.

 

 

 

Maturity profile of lease agreements  

% of contractual rent to end of contract 

 

 
 

Maturity profile of lease agreements 

% of contractual rent to first break option 

 

 

9.9%

6.2%

5.6%

4.8%

3.4%

3.4%

2.1%

2.0%

1.9%

1.9%

Rimi

SEB

Latvian State Forestry

Forum Cinemas AS

Intrum

EMERGN

Lithuania Tax Inspectorate

Vilnius heating network company

LNK

New Yorker Eesti

9.0%

25.9%

30.0%

12.4%

22.7%

2022 2023 2024 2025 2026+

21.7%

30.3%

25.2%

7.7%

15.1%

2022 2023 2024 2025 2026+
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Overview of the Fundõs investment properties as of 31 December 2021 

 

Property name  Sector 
Fair value1 

(EUR ô000) 

NLA 

(sq. m) 

Direct 

property 

yield2 

Net initial 

yield 3 

Occupancy 

rate 

Vilnius, Lithuania              

Duetto I Office 17,345 8,587  8.2% 7.4% 100.0% 

Duetto II Office 19,683 8,674  7.3% 7.1% 100.0%  

Europa SC Retail 36,737 16,856  2.7% 2.7% 78.8%  

Domus PRO Retail Park Retail 16,255 11,226  7.3% 7.1% 99.4%  

Domus PRO Office Office 7,820 4,831  8.3% 7.0% 100.0%  

North Star Office 19,869 10,550  5.8% 6.3% 89.7%  

Meraki Development   11,400 - - - - 

Total Vilnius    129,109 60,724 5.7% 5.6% 92.2%  

Riga, Latvia           

Upmalas Biroji BC Office 21,944 10,459  7.3% 7.8% 100.0%  

Vainodes I Office 18,150 8,052  6.7% 7.7% 100.0%  

LNK Centre Office 16,840 7,452  6.3% 6.7% 100.0%  

Sky SC Retail 5,096 3,249  7.8% 8.0% 97.6%  

Galerija Centrs Retail 65,544 20,022  1.9% 2.2% 79.2%  

Total Riga   127,574 49,234 4.3% 4.8% 91.4%  

Tallinn, Estonia           

Postimaja & CC Plaza complex Retail 29,772 9,145  2.9% 3.4% 93.9%  

Postimaja & CC Plaza complex Leisure 14,442  8,664  6.5% 5.5% 100.0%  

Lincona Office 16,990 10,870  7.0% 6.9% 89.1%  

Pirita SC Retail 9,472  5,444  5.2% 6.8% 89.2%  

Total Tallinn    70,676 34,123 5.1% 5.5% 93.2%  

Total portfolio    327,359 144,081 5.0% 5.2% 92.1%  

1. Based on the latest valuation as at 31 December 2021 and recognised right-of-use assets.    

2. Direct property yield (DPY) is calculated by dividing annualized NOI by the acquisition value and subsequent capital expenditure of the property. 

3. The net initial yield (NIY) is calculated by dividing annualized NOI by the market value of the property. 

 

The management of the Fund provides two different 

yield calculations in this management review section. 

Direct property yield (DPY) is calculated by dividing NOI 

by the acquisition value and subsequent capital 

expenditure of the property. The net initial yield (NIY) is 

calculated by dividing NOI by the market value of the 

property.  

 

During 2021, the average actual occupancy of the 

portfolio was 93.4% (2020: 95.8%). The occupancy rate 

as of 31 December 2021 was 92.1% (31 December 2020: 

94.3%). Occupancy rates in the retail segment dipped, 

mostly due to the Europa SC reconstruction as part of 

the premises were temporarily vacated to be 

reconstructed in upcoming months. Occupancy rates in 

the office segment remained strong, but slightly 

decreased resulting from a temporary vacancy in Lincona 

Office. Domus PRO Office building occupancy increased 

compared with the previous quarter, and the building 

was once again fully occupied starting from November 

as a new tenant moved to the vacant premises. The 

average direct property yield during 2021 was 5.0% 

(2020: 5.8%). The net initial yield for the whole portfolio 

for 2021 was 5.2% (2020: 5.7%). Property yields 

decreased compared to 2020 due to decreased 

occupancy levels. The average rental rate for the whole 

portfolio for  2021 was EUR 11.3 per sq. m (2020: EUR 12.1 

per sq. m).
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Breakdown of NOI development  

 

Property  Date of acquisition  2016 2017 2018 2019 2020 2021 

Postimaja & CC 

Plaza complex 
8 March 20131 972  985  2,447  2,495  1,932 1,805 

Upmalas Biroji BC  30 August 2016 515  1,693  1,710  1,701  1,661 1,740 

Vainodes I 12 December 2017 - 75  1,463  1,462  1,464 1,449 

Galerija Centrs 13 June 2019 - - - 2,552  3,023 1,448 

Duetto II 27 February 2019 - - - 1,090  1,354 1,353 

Duetto I  22 March 2017 - 799  1,096  1,160  1,166 1,223 

North Star 11 October 2019 - - - 315  1,419 1,208 

Domus PRO Retail  1 May 2014 1,103  1,185  1,160  1,132  1,092 1,145 

Lincona  1 July 2011 1,202  1,172  1,192  1,276  1,212 1,114 

LNK Centre 15 August 2018  - - 409  1,072  1,090 1,088 

G4S Headquarters2 12 July 2016 546  1,149  1,189  1,127  1,223 1,009 

Europa SC  2 March 2015 2,360  2,365  2,332  2,467  1,681 1,006 

Domus PRO Office 1 October 2017 - 35  499  562  538 537 

Pirita SC 16 December 2016 30  900  900  438  677 484 

Sky SC 7 December 2013 425  410  407  370  402 395 

Total portfolio    7,153  10,768  14,804  19,219  19,934 17,004 

1. The Fund completed the acquisition of Postimaja SC on 13 February 2018.  

2. The Fund completed the disposal of G4S Headquarters on 8 November 2021.  

 

The Fundõs portfolio produced EUR 17.0 million of net 

operating income (NOI) in 2021 (2020: EUR 19.9 million).  

Please refer to the table above for a breakdown of NOI 

development by each property, which has been 

generating stable rental income over the years.  

 

Like-for-like net rental growth provides a more 

comparable view on the performance of the underlying 

assets, as these calculations exclude the impact of net 

rental growth or decline due to acquisitions, 

developments or disposals in 2021 and 2020. The change 

in the Fundõs like-for-like net rental income compares the 

growth in the net rental income of the portfolio that has 

been consistently in operation, and not under 

development, during the two full periods that are 

presented. 

 

EPRA like-for -like net rental income by segment 

EUR ô000 

Fair value 

31.12.2021 

Net rental 

income 2021 

Net rental 

income 2020 

Change 

(EUR ô000) Change (%) 

Like-for -like assets         

Retail 162,876  5,506  7,983  (2,477) (31.0%) 

Office 138,641  9,712  9,904  (192) (1.9%) 

Leisure 14,442  777  824  (47) (5.7%) 

Total like -for -like assets 315,959  15,995  18,711  (2,716) (14.5%) 

Development assets 11,400  -  -  - - 

Disposed assets - 1,009  1,223  (214) (17.5%) 

Total portfolio assets  327,359  17,004  19,934  (2,930) (14.7%) 

Net rental income of the portfolio on a like-for-like basis 

decreased by 14.5% or EUR 2,716 thousand in 2021, as 

compared to last year. The decrease in net rental income 

from the retail and leisure segments was mainly driven 
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by an increase in provisions associated with overdue 

receivables from tenants and temporary discounts 

granted with the aim of providing support to tenants in 

connection with the lockdown periods of the COVID-19 

crisis.  

 

The Fundõs office segment properties have barely been 

affected by the COVID-19 pandemic. The office segment 

showed only a slightly negative change with a decrease 

of like-for-like net rental income of 1.9%. The decrease in 

office performance was caused by temporary discounts 

granted to restaurants and increased vacancies in 

Lincona and North Star. Most of the other properties saw 

an uplift in net rental income during 2021 compared to 

last year. It is evident that the performance of retail and 

leisure segments was heavily affected by the COVID-19 

pandemic during the second wave. The Fundõs 

management team decided to provide sizeable support 

to the tenants with the aim of keeping them on the 

premises long-term. Such a strategy allowed the Fund to 

maintain occupancy levels at relatively stable levels 

considering the situation in the market and create 

ground for a quick recovery for periods when major 

COVID-19 pandemic restrictions are lifted.    

 

Like-for-like net rental income changes in all three Baltic 

countries were negative throughout 2021 compared to 

2020. The overall performance of each country was 

mostly influenced by the weaker performance of CBD 

shopping centres due to forced closures. The Fund was 

partially compensated for supporting Galerija Centrs 

retail tenants during lockdowns. The Fund received a 

grant from the Latvian government in amount of EUR 0.4 

million which is disclosed under other income.  

 

Several assets of the portfolio showed positive results 

even throughout the second wave of COVID-19. In 2021, 

the net rental income of Duetto I, Domus PRO Retail and 

Upmalas Biroji BC exceeded the previous yearõs results. 

Solid performance of the aforementioned assets as well 

as operating cost reductions across the portfolio helped 

to reduce the negative impact of the COVID-19 related 

loss in rental income on the overall performance of the 

portfolio.

 

EPRA like-for -like net rental income by country  

EUR õ000 

Fair value 

31.12.2021 

Net rental 

income 2021 

Net rental 

income 2020 

Change  

(EUR '000) Change (%) 

Like-for -like assets         

Estonia 70,676  3,403  3,821  (418) (10.9%) 

Latvia 127,574  6,120  7,640  (1,520) (19.9%) 

Lithuania 117,709  6,472  7,250  (778) (10.7%) 

Total like -for -like assets 315,959  15,995  18,711  (2,716) (14.5%) 

Development assets 11,400  -  -  - - 

Disposed assets -  1,009  1,223  (214) (17.5%) 

Total portfolio assets  327,359  17,004  19,934  (2,930) (14.7%) 

Property valuation  

All real estate properties belonging to the Fund must be 

appraised at least once a year at the end of the financial 

year to determine the market value of the real estate 

portfolio. During 2020 and 2021, the Fundõs property 

portfolio was appraised twice a year by an independent 

real estate appraiser. External property appraisals were 

carried out each year as of 30 June and 31 December. 

 

The Management Company ensures that only a licensed 

independent real estate appraiser of high repute and 

sufficient experience in appraising similar property and 

operating in the country where the relevant real estate 

property is located evaluates real estate belonging to the 

Fund. As at 31 December 2021, new external valuations 

were performed by the independent property valuator 

Colliers International (as at 31 December 2020 by Newsec 

Baltics). 

 

Independent appraisals are performed in accordance 

with the Practice Statements and Relevant Guidance 

Notes of the RICS Appraisal and Valuation approved by 

both the International Valuation Standards Committee 
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(IVSC) and the European Group of Valuersõ Associations 

(TEGoVA). The appraisal methodology employed by the 

external appraiser is explained in more detail in notes 12 

and 13 to the financial statements.  

 

As of 31 December 2021, the fair value of the Baltic 

Horizon Fund portfolio decreased to EUR 327.4 million 

as compared to EUR 340.0 million as of 31 December 

2020. During 2021, the Fund recognised valuation losses 

on investment properties of EUR 7.2 million (2020: 

EUR 25.2 million) in the consolidated financial 

statements. Even though the overall yearly valuation 

result is negative, the Fund recognised a valuation gain 

of EUR 7.1 million in Q4 2021, closing the year with 

promising valuation tendencies. The fair values of 

investment properties in the portfolio decreased mainly 

due to COVID-19 induced downward assumptions on 

(re)development projects and a more conservative view 

on the cash flows of several properties due to shortened 

existing lease terms and current vacancies. 

 

Valuations of properties with (re)development potential 

are expected to improve after all planned works are 

completed and as the rental market recovers from the 

COVID-19 pandemic. Compared to the mid-year 

valuations, the change in the portfolio valuation at year-

end was mainly driven by upward adjustments of future 

cash flow projections and changes in exit yields for most 

of the office properties. 

 

The table below shows movements in the fair value of 

the Baltic Horizon Fund investment portfolio 

during 2021. The values of the properties are based on 

the valuation of investment properties performed by 

Colliers International (31 December 2021) and Newsec (31 

December 2020), which have been increased by the 

value of right-of-use assets (IFRS 16). The table below 

does not reflect any capital investments during the year.

 

Portfolio fair value movements by segment  

EUR ô000 

Fair value 

31.12.2021 

Fair value 

31.12.2020 

Change  

(EUR '000) 

Change  

(%) 

Proportion of 

portfolio (%)  

31.12.2021 

Like-for -like assets           

Retail 162,876  166,667  (3,791) (2.3%) 49.8%  

Office 138,641  137,521  1,120  0.8%  42.4%  

Leisure 14,442  14,170  272  1.9%  4.4%  

Total like -for -like assets 315,959  318,358  (2,399) (0.8%) 96.5%  

Development assets           

Office 11,400  5,474  5,926  108.3%  3.5%  

Disposed assets      

Office -  16,160  (16,160) (100.0%) -  

Total portfolio assets  327,359  339,992  (12,633) (3.7%) 100.0%  

 

The like-for-like value of the portfolio excluding 

developments and disposed assets decreased by EUR 2.4 

million (0.8%) in 2021, compared to year-end 2020. The 

decrease was mainly caused by a more conservative 

valuation approach to CBD shopping centres and single 

tenant office buildings with short lease terms. The figure 

includes downward adjustments to the fair values of the 

Europa SC of EUR 2.1 million, Galerija Centrs property of 

EUR 1.9 million, Vainodes I of EUR 1.8 million, Upmalas 

Biroji BC of EUR 1.5 million and Pirita SC of EUR 0.1 

million. Multi-tenant office buildings and small 

neighbourhood shopping centres were less affected by 

the downward valuation adjustments related to COVID-

19 due to their strong tenant base and payment 

discipline.  

 

Compared to year-end 2020, the property valuation 

results increased in the Estonian market (EUR 1.0 million 

or 1.5%) and in the Lithuanian market (EUR 0.9 million or 

0.8%), but decreased in the Latvian market (EUR 4.3 

million or -3.3%). The valuations of Upmalas Biroji and 

Galerija Centrs were mostly affected by expected capital 

investments in the upcoming years. The dip in the value 

of the Vainodes extension rights additionally contributed 

to the overall valuation change for the country. In the 

Lithuanian and Estonian market, all valuations increased 

or remained relatively stable. 
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Property valuations increased for most of the assets in 

the portfolio: Duetto I (+5.6%), Lincona SC (+5.5%), 

Duetto II (+4.9%) and LNK Centre (+4.9%) showed the 

best valuation results across the whole portfolio. The 

biggest downward valuation changes were recognised 

for Vainodes (-9.1%), Upmalas Biroji (-6.5%) and Europa 

SC (-5.3%). For a summary of property valuations, please 

visit the Fundõs website. 

 

 

Portfolio fair value movements by country  

EUR ô000 

Fair value 

31.12.2021 

Fair value 

31.12.2020 

Change  

(EUR '000) 

Change  

(%) 

Proportion of 

portfolio (%)  

31.12.2021 

Like-for -like assets           

Estonia 70,676  69,630  1,046  1.5%  21.6%  

Latvia 127,574  131,920  (4,346) (3.3%) 39.0%  

Lithuania 117,709  116,808  901  0.8%  36.0%  

Total like -for -like assets 315,959  318,358  (2,399) (0.8%) 96.5%  

Development assets           

Lithuania 11,400  5,474  5,926  108.3%  3.5%  

Disposed assets      

Estonia -  16,160  (16,160) (100.0%) -  

Total portfolio assets  327,359  339,992  (12,633) (3.7%) 100.0%  

 

Divestments 
 

 

 

 

 

 

 

 

 

11.2% 
Net IRR 

1.7 
Equity multiple over 5 years  

  

At the end of 2021, Baltic Horizon Fund signed a real right 

agreement with HITS Investments O¦ to sell the land plot 

located at Paldiski mnt 80, Tallinn together with the G4S 

Headquarters office building. The sales price was 

EUR 15.35 million (excluding value added tax) matching 

approximately the latest valuation. The IRR for the 

holding period of more than 5 years was around 11.2%, 

while equity multiple was 1.7.  

 

The rationale behind the disposal was to recycle capital 

to assets with higher ESG standards through the 

development of Meraki and potential new acquisitions. 

The asset had one of the worst EPC (Energy Performance 

Certificate) ratings in the portfolio and would have 

required intensive capital investments to meet the Fundõs 

established criteria for investments from ESG standpoint. 

The Fund capitalized on a good opportunity to dispose 

of the asset and avoid high re-leasing risk with G4S. The 

proceeds of the transaction will be used for new and 

more energy efficient investments for the Fundõs 

portfolio in the Baltics. 
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Estonia

Economy 

The Estonian economy adapted very quickly to the 

changed environment when the COVID-19 crisis started 

and the blow to the economy was softened quite 

effectively by the local economic and employment 

stimulus package. Estoniaõs GDP dropped at the 

beginning of the COVID-19 pandemic due to a decrease 

in private spending and lower investments but the 

recovery was stronger than expected. Economic metrics 

bounced back strongly during Q1 ð Q3 2021. According 

to Eurostat, in Q3 2021 the GDP of Estonia grew by 0.7% 

compared with the previous quarter. Economic outlook 

for the Estonian market is improving as demand for 

manufacturing and services sectors and government 

spending is rapidly increasing.  

   

 2021 2022 2023 

GDP  7.5% 3.1% 4.0% 

Inflation 4.5% 6.1% 2.1% 

  Source: European Commission Economic Forecast, Winter 2022  

 

Portfolio  

Portfolio properties based in Estonia started the year with 

a downward movement in the net rental income and other 

key portfolio metrics. The trend reversed at the end of 

half-year leading to a slight improvement in operational 

metrics during Q2-Q4 2021. The Fund supported the 

tenant operating a cinema in CC Plaza during lockdowns 

which led to reduced rental income in the previous 

quarters.  

 

 

Office propertiesõ results remained relatively stable during 

Q4 2021. G4S Headquarters generated income for the 

Fund only for one month in Q4 2021 before its disposal. 

Operational results in the retail segment showed 

temporary downturn during Q4 2021 after another wave 

of COVID-19 restrictions. As a result of restrictions, the 

Fund granted relief measures after extensive discussions, 

mostly to retail/leisure tenants to support them during the 

hardship. Results have already started to recover at the 

beginning of 2022.  

 

Overall key performance metrics in 2021 decreased 

compared to the previous year after the disposal of the 

G4S Headquarters which had a high occupancy rate and 

stable cash flows. During 2021, the average direct property 

yield decreased to 5.1% (2020: 5.6%), while the average net 

initial yield was 5.5% (2020: 5.6%). Apart from G4S HQ 

disposal, the decrease in yields is also related to higher 

rental reliefs granted to retail tenants in the Postimaja and 

Coca Cola Plaza complex. The average occupancy level for 

2021 decreased to 94.5% (2020: 95.7%). The occupancy 

rate as of 31 December 2021 was 93.2% (31 December 

2020: 94.3%). During the year, occupancy slightly 

dropped in Lincona and Postimaja buildings after some 

small tenants vacated their premises. It was partially 

compensated by a sizeable uptake in Pirita SC, which 

corresponded to an increase from 81.9% to 89.2% in the 

occupancy rate.   The fair value of the properties in Estonia 

on a like-for-like basis has increased from EUR 69,630 

thousand measured in the 2020 valuation to EUR 70,676 

thousand as of 31 December 2021. 

 

 

 

4 
Properties 

 

34,123 
Total leasable area (sq. m) 

 

4.4m 
Net rental income (EUR) 

 

93.2% 
Occupancy rate 

 

5.1% 
Direct property yield  

 

70.7m 
Portfolio value  (EUR) 

 

 

 

22% 
of portfolio value
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Postimaja 

Fair value (EUR ô000)  29,772 

Constructed  1980 

Acquired 13 February 2018 

Sector  Retail 

Net leasable area (sq. m)  9,145 

 

 

Lincona 

Fair value (EUR ô000)  16,990 

Constructed / Renovated  2002 / 2008 

Acquired 1 July 2011 

Sector  Office 

Net leasable area (sq. m)  10,870 

 

 

 

Coca Cola Plaza 

Fair value (EUR ô000)  14,442 

Constructed  1999 

Acquired 8 March 2013 

Sector  Leisure 

Net leasable area (sq. m)  8,664 

 

 

 

Pirita 

Fair value (EUR ô000)  9,472 

Constructed  2016 

Acquired 16 December 2016 

Sector  Retail 

Net leasable area (sq. m)  5,444 
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Latvia 
 

Economy 

Following a temporary slowdown toward the end of 2021 

due to new restrictions introduced by the government, 

Latviaõs economy ended the year without any changes in 

GDP. Prior to year-end restrictions, the economy was 

showing positive tendencies with expansion of 0.6% in 

GDP during Q3 2021 compared to the previous quarter, 

according to seasonally adjusted data from Eurostat. As 

the unwinding of excess savings is driving up private 

consumption, GDP is forecast to return to strong growth 

in Q2 of 2022.  Future growth will also depend heavily on 

the situation with COVID-19 albeit sizeable government 

support measures and solid export performance points 

to potential further growth in Latvian economic 

indicators.  

 

  2021 2022 2023 

GDP 4.7% 4.4% 3.8% 

Inflation  3.2% 5.9% 0.9% 

Source: European Commission Economic Forecast, Winter 2022  

 

Portfolio  

Latvian properties recognised the highest like-for-like 

decrease in net rental income year over year in all Baltic 

countries resulting in a total decrease of 19.9%. This 

change was mostly influenced by a sizeable NOI decrease 

in Galerija Centrs after most of the tenants were forced to 

shut down their operations during two lockdowns. Like-

for-like net rental income for 2021 improved in Upmalas 

Biroji, while SKY SC, Vainodes I and LNK Centre showed 

slightly worse results compared to 2020, resulting from 

increased property expenditure following the inflation 

spike in Europe. Meanwhile, Galerija Centrs 

underperformed in 2021 due to significantly reduced 

turnover rents during the lockdown periods, rent 

concessions and doubtful debt provisions. The Fund has 

continued to support the tenants with the aim of retaining 

market leading brands in the building for the long term. 

Galerija Centrs operational performance has showed 

tendencies of recovery during restriction-free months. The 

Fund has already initiated a strategic plan to upgrade the 

Galerija Centrs concept in 2022 to immediately boost 

occupancy levels by 5-10% and gradually take property 

back to 95-100% occupancy level. Announcements of new 

leases are on the horizon as tenants continue to show 

interest in the refreshed concept.  

 

The average direct property yield decreased to 4.3% 

during 2021 (2020: 5.4%). The average net initial yield was 

4.8% (2020: 5.5%). The changes in the Latvian portfolio 

yields are almost entirely attributable to rent reliefs in 

Galerija Centrs. The average occupancy level for 2021 

decreased slightly to 92.3% (2020: 93.9%), mostly due to 

increased vacancies in Galerija Centrs. The occupancy 

rate as of 31 December 2021 was 91.4% (31 December 

2020: 93.9%). At the end of 2021, 3 out of the 5 properties 

in Latvia were fully leased out to local and international 

tenants. Latvian properties have development potential, 

which the Fundõs management team aims to execute in 

the coming years in order to maximise the value of the 

properties. The fair value of the properties in Latvia has 

decreased from EUR 131,920 thousand measured in the 

2020 valuation to EUR 127,574 thousand as of 31 

December 2021. 

 

 

 

 

5 
Properties 

 

49,234 
Total leasable area (sq. m) 

 

6.1m 
Net rental income (EUR) 

 

91.4% 
Occupancy rate 

 

4.3% 
Direct property yield  

 

127.6m 
Portfolio value  (EUR)

 

39% 
of portfolio value
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Galerija Centrs 

Fair value (EUR ô000)  65,544 

Constructed /  Renovated  1939 /  2006 

Acquired  13 June 2019 

Sector  Retail 

Net leasable area (sq. m)  20,022 

 

 

 

 

Upmalas Biroji  

Fair value (EUR ô000)  21,944 

Constructed  2008 

Acquired 30 August 2016 

Sector  Office 

Net leasable area (sq. m)  10,459 

 

 

 

 

 

Vainodes I 

Fair value (EUR ô000)  18,150 

Constructed  2014 

Acquired 12 December 2017 

Sector  Office 

Net leasable area (sq. m)  8,052 

 

 

 

 

LNK Centre 

Fair value (EUR ô000)  16,840 

Constructed /  Renovated  2006 / 2014 

Acquired 15 August 2018 

Sector  Office 

Net leasable area (sq. m)  7,452 

 

 

 

 

Sky SC 

Fair value (EUR ô000)  5,096 

Constructed /  Renovated  2000 / 2010 

Acquired 7 December 2013 

Sector  Retail 

Net leasable area (sq. m)  3,249 
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Lithuania 
 

Economy 

The second wave of COVID-19, which arrived with its 

restrictions in December 2020, affected the economy but 

strong recovery of exports and household consumption 

led to a positive GDP development in Q1 and Q2 2021. In 

2021, higher than-expected tax revenues are leading to a 

smaller general government deficit than anticipated in 

spring. However, GDP growth during Q3 2021 was 

negligible compared to the previous quarter, according to 

data from Eurostat. While growth is set to be moderate, 

the economy is projected to continue to be supported by 

the good financial position of businesses, rising household 

income and accumulated household savings. Overall, 

during the 2021 real GDP is forecast to grow 5.0%. 

 

  2021 2022 2023 

GDP  4.8% 3.4% 3.4% 

Inflation  4.6% 6.7% 2.2% 

Source: European Commission Economic Forecast, Winter 2022 

 

Portfolio  

Across all Baltic Horizon Fund markets, the properties in 

Lithuania showed the best like-for-like results in 2021 due to 

solid diversification of assets. Results were impacted by the 

closure of restaurants and retail shops which significantly 

affected the performance of the retail segment.  

 

The closure of retail operations resulted in the financial 

distress of several tenants in Europa SC and required an 

active search for solutions to support tenants. The 

management of the Fund decided to grant discounts to 

tenants most affected by COVID-19 to help them survive 

until the reopening after lockdowns. There is an additional 

minor temporary loss in the income of Europa SC due to 

planned relocations/changes of tenants during the 

reconstruction period. Temporary vacancies are already 

being filled at the beginning of 2022 after the opening of 

the Food Hall Dialogai and other renovated areas. Uptake in 

Europa SC during January 2022 was 1,380 sq. m. In recent 

months, the Fund has signed extensions with major tenants 

in Duetto and Domus PRO including prolongations with 

Intrum, Pernod Ricard, Vilniaus Vandenys and Narbutas.  

 

Rent concessions, recognised doubtful debts and increased 

vacancies in Europa SC resulted in an 10.7% combined 

decline in the like-for-like rental income of Lithuanian 

properties during 2021 as compared to 2020. A vacancy of 

approx. 10% in North Star was another reason for the 

decrease in net rental income. Even in the turbulent times, 

Duetto I and Domus PRO complex managed to outperform 

2020 results, while Duetto II results were identical. 

 

During 2021, the average direct property yield decreased to 

5.7% (2020: 6.4%). The average net initial yield was 5.6% 

(2020: 6.1%). The average occupancy level for 2021 

decreased due to planned reconstruction-related vacancies 

in Europa to 93.5% (2020: 97.3%). The occupancy rate as of 

31 December 2021 was 92.2% (31 December 2020: 94.7%). 

Duetto I and Duetto II complex were fully leased out at the 

end of 2021. The fair value of the properties in Lithuania has 

increased from EUR 122,282 thousand measured in the 2020 

valuation to EUR 129,109 thousand as of 31 December 2021. 

 

 

 

5 / 1 
Properties / Development 

projects  

 

60,724 
Total leasable area (sq. m) 

 

6.5m 
Net rental income (EUR) 

 

92.2% 
Occupancy rate 

 

 

5.7% 
Direct property yield  

 

129.1m 
Portfolio value  (EUR) 

 

39% 
of portfolio value



Ɓ ANNUAL REPORT 2021                                               Management report | Financial report  

 

 

30   
 

 

 

 

 

 

 

 

 

Ɓ ANNUAL REPORT 2021                                        Management report | Property report  

30 

 

Europa SC 

Fair value (EUR ô000)  36,737 

Constructed  2004 

Acquired  2 March 2015 

Sector  Retail 

Net leasable area (sq. m)  16,856 

 

North Star  

Fair value (EUR ô000)  19,869 

Constructed  2009 

Acquired  11 October 2019 

Sector  Office 

Net leasable area (sq. m)  10,550 

 

Duetto I  

Fair value (EUR ô000)  17,345 

Constructed  2017 

Acquired  22 March 2017 

Sector  Office 

Net leasable area (sq. m)  8,587 

 

Duetto II  

Fair value (EUR ô000)  19,683 

Constructed  2018 

Acquired  27 February 2019 

Sector  Office 

Net leasable area (sq. m)  8,674 

 

Domus PRO Retail 

Fair value (EUR ô000)  16,255 

Constructed  2013 

Acquired  1 May 2014 

Sector  Retail 

Net leasable area (sq. m)  11,226 

 

Domus PRO Office 

Fair value (EUR ô000)  7,820 

Constructed  2017 

Acquired  1 October 2017 

Sector  Office 

Net leasable area (sq. m)  4,831 














































































































































