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ESTRATEGIAS INMOBILIARIAS TRUST’S 
ORDINARY BONDS, GREEN BONDS, AND 
COMMERCIAL PAPERS PLACEMENT AND 
ISSUANCE PROGRAM FOR UP TO COP 1.5 
BILLION  
 

BONDS’ FEATURES 
Securities: Ordinary Bonds 
Issuer: Estrategias Inmobiliarias Trust (PEI) 
Total limit: COP 1.5 billion 
 Amount issued: COP 1 billion 
 Amount to be issued: COP 500,000 million 

FIRST ISSUE 
Amount issued: COP 500,000 million 
Amount outstanding: COP 383,995 million 
  

Series C3: COP 116,005 million 
Series C10: COP 209,426 million 
Series C25: COP 174,569 million 

Redemption terms 
 

C3: 3 years 
C10: 10 years 
C25: 25 years 

Issuance and placement date August 28, 2018 
Bonds’ features: Ordinary bonds 
Interest payment period 
 

Interest shall be paid quarterly in arrears 
Series C3: CPI + 2.79% 
C10 Series: CPI + 3.96% 
Series C25: CPI + 4.3% 

SECOND ISSUE 
Amount issued: COP 500,000 million 

 
Amount outstanding: COP 500,000 million 
  

Series A5:  COP 122,000 million 
Series A10: COP 226,000 million 
Series C25: COP 152,000 million 

Issuance and placement date November 7, 2019  
Bonds’ features: Ordinary bonds 
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Redemption terms: A5: 5 years  

A10: 10 years  
C25: 25 years  

Interest’s payment frequency: Interest shall be paid quarterly in arrears.  
Series A5: 6.5% E.A.  
Series A10: 7.28% E.A.  
Series C25: CPI + 3.79% E.A. 

Guarantees and priority: Payments of the principal and interest shall de made with PEI’s cash flows. 
The bonds have no collateral backing through a security interest; therefore, 
they are unsecured obligations of the issuer.  

Bondholders’ Legal representative:  Itaú Asset Management 
Legal advisor: Brigard & Urrutia Abogados S.A.S.  
Manager:  Depósito Centralizado de Valores S.A. 
 
I.  SUMMARY 
 
• We confirm the AA+ and 'BRC1+' ratings for Estrategias Inmobiliarias’ Ordinary Bonds, Green Bonds, and Commercial 

Papers Issuance and Placement Program for up to COP 1.5 billion. 
• The vehicle’s leverage reached its historical maximum of 8.64x (times) at the end of 2021, higher than our estimates 

for previous years when we calculated it at 6x. This resulted from the 25% increase of the financial liabilities, 
associated with the portfolio’s new acquisitions in the last quarter of the year, whose EBITDA would be reflected in 
2022. This larger leverage also resulted from PEI not issuing equity securities. 

• We confirmed the rating considering our higher EBITDA projections --associated with the stabilized assets 
incorporated to the portfolio in 2021-- and, mainly, the debt’s remaining at stable levels because the vehicle plans 
no significant acquisitions in the medium term. 

• Given the capital market’s current uncertainty, we did not include the issuance of equity securities in our base 
scenario. Thus, our leverage projection for the next two years is 5x – 6x, which is higher than our prior estimates of 
4x, but still in line with the rating awarded. 

• For the next 12 months, we estimate a leverage ratio of 1x, explained by the lower dynamics of the acquisitions and 
a better match between debt maturities and income generation. For 2023, liquidity will be tighter, as the ratio will 
decrease to 0.8x due to the of COP 481,000 million’s debt amortization, which the manager plans to reprofile. We 
will monitor this process and its effects on the vehicle’s cash flow. 

 
II.  RATING ACTION 
 
Bogotá, April 13, 2022.- BRC Ratings – S&P Global S.A. Sociedad Calificadora de Valores’s [Securities Rating Company] 
Technical Committee, on its periodic review, confirmed the long-term debt’s AA+ rating and short-term debt’s BRC1+ 
rating for Estrategias Inmobiliarias Trust’s Ordinary Bonds, Green Bonds, and Commercial Papers Issuance and 
Placement Program for up to COP 1.5 billion. 
 
III.  GRADING BASICS 
 
2021’s economic recovery and assets’ placement better dynamics led to a recovery of PEI’s revenues and 
EBITDA, reflected in an annual increase of 12% and 9%, respectively, corresponding to COP 669,132 million 
and COP 310,434 million, figures comparable to the results prior to the pandemic. 
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Notwithstanding these favorable results, leverage amounted to 8,64x, the highest in PEI’s history, driven by several 
aspects: 
 
• The 25% annual increase of the vehicle’s financial indebtedness, used to acquire assets in 2021. Some of these assets 

became part of the portfolio in the last quarter of 2021, so the vehicle’s EBITDA will reflect as of 2022. 
• The expansion of a shopping center increased the debt by nearly COP 100.000 million. 
• The vehicle did not issue equity securities by COP 770.000 million, as was planned, which was key to quickly reduce 

the debt. 
• The actual EBITDA was lower than projected, mainly because the manager granted reliefs not considered in former 

projections. These reliefs were granted to the tenants in the commercial segment, following the social protests in 
April and May 2021. 

 
We confirmed the rating, though the leverage reported by the end of 2021 was higher than our projections. This, 
because the average 13% annual increase of the EBITDA between 2022 and 2024 --which should stem from the newly 
acquired stabilized assets and the good performance of other portfolio’s properties--, would be in line with S&P Global 
Ratings’s economic growth forecasts for the country. 
 
The rating’s confirmation also considered the investment vehicle’s dynamics slowdown, which should lead to marginal 
debt increases (a 1% annual average from 2022 to 2024). For the period 2022-2023, the procurement pipeline is close 
to COP 80.000 million, a figure below the historic amounts between COP 800.000 million and COP 1 billion. Continuing 
the prudent debt policy will be key to maintain leverage levels consistent with the rating awarded. 
 
We expect the vehicle’s leverage to stand between 5x and 6x during the next three years. Though this forecast is well 
above the previous year’s 4x estimate, it is still in line with the rating range. It worth noting that the change in our 
estimates for this review, results from not considering an equity securities issue (rated IAAA) as a condition necessary 
to quickly reduce the debt, given the current uncertainty in the Colombian capital market and other non-management-
related aspects of PEI that have affected securities trade. 
 
At the end of 2021, the NOI and EBITDA margins were 82% and 63%, respectively, similar to the estimates in our last 
review. In line with this result, we maintain our medium-term profitability estimates of 83% for the NOI and 69% for 
EBITDA --above those of other funds rated by BRC, but below those of other larger vehicles in the region--. 
 
2021’s better economic performance resulted in a more dynamic placement, leading to a reduction of the physical 
vacancy, which dropped from the 8.8% reported in 2020 to 6.9%. Economic vacancy showed a one percentage point 
slight increase from 8.6%, due to the grace periods granted to new tenants by the manager. In the medium term, the 
vehicle expects the physical vacancy to be around 6%, which in our view is consistent with the results observed in 2021 
and PEI’s extensive experience in this regard. However, achieving said 6% will depend on exogenous variables reflecting 
the future economic dynamics’ uncertainty. 
 
The pandemic led to a more flexible demand and changes in the lease agreement’s terms for certain specific assets’ 
spaces. This resulted in a decrease of the agreements’ average term, excluding the commercial sector, which dropped 
from the 7 years reported in 2020 to 6.5 years. Though this term is in line with the debt maturity (6.4 years), we will 
follow up on this variable and its performance in the medium and long terms, to estimate any impact on the vehicle’s 
financial position. 
 
PEI maintains a strong business position that we do not expect to change in the medium term. At the end of 2021, PEI 
continued to be the fund with the largest number of assets under management (COP 7.6 billion), with a leasable area 
of 1.1 million square meters. The vehicle has an appropriate geographic diversification and per tenant. 
 
As part of its diversification strategy per economic segment, PEI has ventured in the health (through bult-to-suit 
construction agreements), university residences, and more recently in the hospitality sectors. In connection with the 
latter, we will follow up on these assets’ performance and operating and financial impacts on the vehicle, considering 
its particular operating conditions and that it is the first in the category. 
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Our assumptions are the following: 
 
• EBITDA growth at average rates of 13% between 2022-2024. This considers the generation of operating resources 

as of 2022, from the new assets in the portfolio and the stabilization of those becoming a part thereof in 2020. 
• The gradual reduction of the vacancy levels to 6% in the medium term. 
• The procurement plan’s slowdown in 2022. 
 
IV.  LIQUIDITY 
 
From the fourth quarter of 2020, PEI has been recovering its accounts receivable. Thus, the collection period closed at 
five days in 2021, decreasing from the 10 days observed in 2020. According to the vehicle’s information, net receivables 
amounted to COP 6,959 million, corresponding to 1.41% of revenues. 54% of the receivables refer to the commercial 
segment --mainly to the reliefs granted to the tenants, who have paid them in a timely fashion--. 
 
The operating income’s better performance and higher collection levels enabled the vehicle to meet its operating 
commitments and distribute returns for around COP 226,000 million in 2021, a figure above the COP 162,783 million 
distributed in 2020. PEI’s good relationship with the banking sector enabled it to finance its acquisition plan, valued at 
COP 880,000 million. 
 
For this review, the projected Sources and Uses ratio is 1x for the next 12 months, showing a greater maneuverability 
margin compared to prior reviews (where the figure was around 0.7x), explained by the investment plan’s slowdown 
and a debt amortization that can be covered with the EBITDA generation. 
 
For the following 24 months, the Sources and Uses ratio reflects a more adjusted situation with a figure of 0.8x, mainly 
explained by a debt amortization for COP 481,000 million, comparable to the projected EBITDA for the year. According 
to PEI’s information, they are negotiating part of their debt’s reprofiling with the banks, including this amount. In our 
opinion, it is highly likely for the vehicle to be successful in this endeavor, given its good relationship with financial 
institutions. We will monitor this and its impact on the vehicle’s finances. 
 
Under stress, PEI has other mechanisms providing flexibility in terms of liquidity: 
 
• Although PEI’s investments are already subject to a binding document, the vehicle has some collateral mechanisms 

affording it flexibility to postpone the investments, if the relevant business fails to meet the specified conditions. 
• The availability of bank loans for COP 2.8 billion and the bonds and commercial papers program for COP 500,000 

million. 
• The returns payable to investors are subject to the vehicle’s satisfaction of its other obligations. This affords 

flexibility to use the funds in other matters that the vehicle may deem a priority. 
• Under a stress situation, the vehicle may choose to sell the assets. 
 
V.  FACTORS TO MODIFY THE RATING 
 
What may lead us to upgrade the rating? 
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• Sustained reductions in the net debt / EBITDA ratio, to levels below 4x. 
• Modifications to the bonds’ structure enabling a mitigation of the capital repayments’ default risk, derived from any 

dependence on the placement of new tranches under the real estate securitization program. 
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What may lead us to downgrade the rating? 
 
• Maintaining during the following two years a net debt/EBITDA ratio above 6.5x. 
• The portfolio’s continual deterioration of the diversification per type of asset and tenant. 
• Any business profile changes in terms of the stabilized assets’ composition. 
 
 
VI.  THE ISSUER AND ITS ACTIVITY 
 
The Estrategias Inmobiliarias Trust - PEI is an investment vehicle that purchases, develops, and manages income-
generating commercial real estate. PEI emulates the infrastructure and real estate trusts (IRET), making it a profitable 
alternative for investors seeking to be part of a diversified real estate portfolio. 
 
PEI, a leading vehicle in the Colombian real estate fund sector, has over ten years of experience. At the end of 2021, 
PEI’s portfolio was valued at COP 7.6 billion, representing an 10% increase compared to 2020. The gross leasable area 
(GLA) has increased from the 74,513 m2 reported at the beginning of the vehicle's operation, to 1,100.00 m2. 
 
 
VII.  INDUSTRY RISKS 
 
The general features of this industry in Colombia are: 
 
• Strong correlation with the economic cycles and population dynamics. 
• High capital requirements, reflected in a significant leverage. 
• Concentration of real estate assets in three cities: Bogota, Medellin, and Cali. 
• Increased competition, leading the industry players to invest in the projects at early stages. Depending on the 

contracts’ structuring, this may entail the bearing of construction risks. 
 
In the real estate vehicle industry, while the pandemic affected the properties’ dynamics, the impact was different in 
each of the economic segments. This led to a modification of the contractual conditions. For example, in the corporate 
and logistics segments, the tenants’ requirements changed in terms of the type and size of the space and the duration 
of the lease. 
 
All the segments where PEI has investment assets recovered in 2021, though the commercial segment was affected by 
the social protests that took place in April and May. It is worth noting that the vehicle’s vacancy levels decreased in all 
sectors and are similar to or lower than those of the industry. The future performance of the sectors where PEI is will 
depend on their particular conditions and the macroeconomic conditions’ impact thereon. 
 
We expect the logistics segment’s positive performance to continue, as companies should continue to strengthen their 
capabilities to serve their customers under an omnichannel model. 2021 was a year of great dynamism and recovery 
for the commercial segment, giving a break in the face of the economic slowdown, which may take place in 2022. In 
the corporate segment, we foresee a gradual recovery as the return to the offices is nor complete and progresses under 
hybrid models. An element mitigating this risk has to do with the spaces occupied by call centers and technology 
companies, which have required larger spaces to comply with the biosafety protocols ordered by the National 
Government. 
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VIII.  ADDITIONAL INFORMATION 
 

Type of rating Long-term and short-term debt 
Minute number 2105 
Committee’s meeting date April 13, 2022 
Type of review Periodic review 
Issuer Estrategias Inmobiliarias Trust 
Committee members María Carolina Barón 
 Patricia Calvo  
 María Soledad Mosquera 

 
Rating History 
 
Periodic review Apr./21: AA+ / BRC1+ 
Extraordinary review Oct./20: AA+ / BRC1+ 
Initial rating Jun./15: AA+ 
 
The rating process’s technical visit was made in a timely fashion, according to the issuer or entity’s availability, and the 
information was delivered at the agreed times and complying with BRC Ratings - S&P Global S.A SCV.’s requirements.  
 
BRC Ratings – S&P Global S.A. SCV does not conduct audit functions; therefore, the entity's management assumes full 
responsibility for the integrity and truth of any information provided and used to prepare this report. Moreover, BRC 
Ratings – S&P Global S.A. SCV reviewed the public information available and compared it to the information provided 
by the entity. 
 
The financial information included in this report is based on the audited financial statements for the last three years. 
 
If you have any queries in connection with the ratios included herein, please check the glossary at www.brc.com.co 
 
To consult our rating definitions, please visit www.brc.com.co or click here. 
 
X.  MEMBERS OF THE TECHNICAL COMMITTEE 
 
The resumes of the Ratings Technical Committee’s members are available on our website www.brc.com.co 
  

http://www.brc.com.co/
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BRC Ratings – S&P Global S.A. Sociedad Calificadora de Valores’s risk ratings are technical opinions not intended to 
recommend the purchase, sale, or maintenance of any particular investment and/or security, or to imply a guarantee of 
payment of the security.  BRC Ratings – S&P Global S.A. Sociedad Calificadora de Valores’s risk ratings are assessment of the 
likelihood that a particular investment and/or security’s principal and yields are timely paid. The information contained in this 
document was obtained from sources presumably reliable and accurate; therefore, we assume no responsibility for any errors, 
omissions, or the results derived from the use of this information. 
 


