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Key figures 2021 2022 2023 2024E 2025E 2026E 

Sales (CHF m) 63.1 67.7 70.3 74.7 77.6 83.8 

- Growth (%) 5.7 7.2 3.9 6.3 3.9 7.9 

Revaluations (CHF mn) 60.5 64.3 -1.9 28.1 48.6 48.0 

Net profit before RV (CHF mn) 34.2 38.3 48.6 39.9 30.7 43.3 

EPS before revaluations (CHF) 4.0 3.8 4.8 3.9 3.0 4.3 

NAV before def. taxes (CHF) 106.1 113.7 115.0 119.4 125.2 132.2 

Dividend per share (CHF) 2.7 2.9 3.1 3.2 3.3 3.4 

LTV (%) 39.5 40.9 39.8 40.5 43.8 44.8 
Sources: HIAG, Zürcher Kantonalbank 

Rating 

Market Perform 

Unchanged since 14.05.2020 

 

Share price (14.11.2024) CHF 81.00 

ESG-Rating ★★★☆☆ 

 

Ratios '23 '24E '25E '26E 

Premium to NAV (%) -24 -27 -30 -34 

Premium to NAV 
(before def. taxes, %) 

-30 -32 -35 -39 

P/E (x) 16.8 21.4 26.7 18.9 

Dividend yield (%) 3.8 4.0 4.1 4.2 

 

 

Share data  
Bloomberg Ticker HIAG SW 

Market capitalisation CHF 817 mn 

Free float 45% 

Trading volume CHF 0.5 mn 

Sector Real estate companies 
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Executive Summary 

HIAG Immobilien Holding AG ("HIAG") emerged from a family-owned timber industry 

company founded in 1876. The company sees itself as a developer of industrial sites 

with a large land bank and a long-term investment horizon. HIAG owns a property 

portfolio of CHF 1.1 bn with a diversified type of use structure. It also has a develop-

ment pipeline with ca. 60 projects and an investment volume of around CHF 3 bn.  

Half-year results characterised by project completions 

Property income increased by over 5% compared to the previous year. The further 

reduction in the vacancy rate from 4.0% to 3.5% and successful project completions 

contributed to this. HIAG generated a profit contribution of CHF 11 mn from the sale 

of promotions in the first half of the year, which is significantly higher than the previ-

ous year's result (H1 2023: CHF 5 mn). 

Progress in property development requires a solid balance sheet 

The building permit for the second stage in Cham with 140 rental and owner-occu-

pied flats has become legally binding. Work on the "FAHRWERK" logistics building in 

Winterthur and the "ALTO" residential tower block in Zurich-Altstetten is proceeding 

according to plan. Further contaminated sites were discovered during the preparatory 

work in Hausen/Lupfig, which is likely to delay the start of construction by a few 

months. Despite higher construction and financing costs, the solid balance sheet pro-

vides the basis for this growth.  

Valuation: Insufficient trading liquidity takes its toll 

The share is trading at a discount of 35% to our estimated NAV 2025E before de-

ferred taxes (discount of weighted peers: 14%). The expected dividend yield 2025E 

of 4.1% is above the level of the weighted peers (3.6%). The share's liquidity remains 

limited due to the low free float, which leads to weaker corporate governance and, 

together with the inherent development risks, justifies the valuation discount to peers 

in our view. We confirm our "Market Perform" rating. 

 

Pict 
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SWOT analysis 

Strengths Weaknesses 

– Development portfolio: Substantial development 

pipeline in good locations for specific uses 

– Experience in site development: successful project 

realisations can lead to substantial increases in value 

– Utilisation mix: diversification and differentiation through 

relatively high proportion of light industrial and logistics 

use 

– WAULT: Relatively long average remaining term of 

commercial leases 

– Net yield: Relatively low net yield over the entire portfolio 

due to the high development share 

– Contaminated sites: Some development sites are 

contaminated with chemicals, the remediation of which 

can cause considerable costs 

– Liquidity of the share: Liquidity remains limited due to 

the relatively low spread of shareholdings 

– History: HIAG suffered two major setbacks in business 

development in 2019 (HIAG-Data and the bankruptcy of 

the tenant Rohner AG) 

 

Opportunities Risks 

– Land bank: Promises value appreciation potential, rental 

income growth and additional sales revenue 

– Index-linked leases: Relatively high indexation rate for 

commercial leases 

– Residential use: pipeline development will lead to a 

stronger focus on the residential segment in future, which 

should reduce dependence on the economy 

– Transactions: HIAG also ventures into more complex 

developments, which is why some projects can be acquired 

at attractive conditions 

– Interim use: Bridging the development gap with interim 

tenants creates identity for the sites and generates 

additional income 

– Relocation: ability to provide premises to large industrial 

companies enables transactions to be entered into with 

limited competition 

– Sustainability: Continuous further development of the 

company and the property portfolio in terms of 

sustainability and environmental protection 

– Economy: A weak economic trend can severely impact 

demand for commercial space and the success of 

developments 

– Inflation: Changes in inflation expectations and interest 

rates can have a significant impact on the value and price 

of properties 

– Construction costs: Additional costs can arise during 

planning and execution due to quality, budget and deadline 

problems 

– Development risks: Site developments harbour 

fundamental risks such as changes in legislation, delays in 

approvals, contaminated sites and pollutants as well as 

increases in raw materials and construction costs 

– Majority shareholders: Large investors can contribute to 

greater stability and predictability, but can theoretically also 

influence the investment strategy in their favour 

– Valuation: Valuation of the properties could prove to be 

incorrect 

 

  

Investment case 

− HIAG has a substantial land bank. Its development promises growth in rental income and possible value appreciation 

potential. As an experienced site developer, HIAG has the necessary expertise to tap the untapped potential and utilise 

the capital efficiently. 

− Due to the high proportion of light industrial, logistics and commercial use in the existing portfolio and the depend-

ence on the success of development projects, we consider the portfolio to be relatively sensitive to economic cycles. 

− The equity ratio has stabilised at a relatively high level following the capital increase. In addition to the planned pro-

ceeds from the sale of condominium units, further sales of properties not in line with the strategy and a further capital 

increase in the medium term are likely to be necessary to develop the pipeline. 

− In view of the share's limited liquidity compared to its peers, the weaker corporate governance and the inherent devel-

opment risks, we consider the current valuation to be fair. We continue to rate HIAG as "Market Perform". 
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Company description 

HIAG originated from a family-owned timber industry company founded in 1876, from which the property portfolio was spun off in 

2008. The company sees itself as a developer of Swiss industrial sites with a large land bank and a long-term investment horizon. The 

investment properties have a broadly diversified type of use structure with a high proportion of light industrial, logistics and commercial 

use. In addition, HIAG has an attractive development pipeline with around 60 projects in good locations with an investment volume 

of around CHF 3 bn.  Their development promises growth in rental income as well as possible development gains, which could lead 

to corresponding increases in value. As an experienced property developer, HIAG has the necessary expertise. 

 

Regional allocation by market value, 1H24  Allocation of annualised rent by type of use, 1H24 

 
Source: HIAG 

 

 
Source: HIAG 
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1 Half-year results characterised by project completions and progress in 

property development 

1.1 Vacancy rate further reduced to 3.5% 

Property income rose by 5.3% to CHF 37.1 mn in the first half of 2024, which was 

around 1% above consensus and 3% above our estimate (ZKB-E: CHF 36 mn). In 

addition to a further reduction in the vacancy rate by half a percentage point to 3.5%, 

this was primarily due to new lettings (including the new tenants Smyths Toys AG and 

Migros in Dietikon with CHF 1.9 mn p.a.), the completion of the projects in Cham 

("CHAMA" 1st stage), Biberist ("Librec") and Windisch ("kessel haus") and the ad-

justment of the reference interest rate. Further index adjustments to commercial rents 

totalling CHF 0.6 mn also had a positive impact on income. The period effect of sales 

from the previous year had a negative impact. No sales were made in the current year 

compared to the 2023 financial year.  

 

Figure 1: Development of the vacancy rate, 2016–1H24 

 
 Source: HIAG 

 

EBIT excluding revaluation effects ("NB") totalled CHF 34.1 mn, around 11% above 

our estimate of around CHF 31 mn. The proceeds from the sale of the promotional 

property of the first stage in Cham "CHAMA Columbus" amounted to CHF 29 mn 

(previous year: CHF 15.4 mn). No further sales of investment properties were made in 

the first half of the year (previous year: CHF 14.3 mn). 

Net profit excluding NB was CHF 25.5 mn, around 7% below the previous year but 

well above the consensus of CHF 22.5 mn and above our estimate of CHF 21 mn. In 

addition to the aforementioned lack of successful sales of properties not in line with 

our strategy, this was also due to higher financial expenses, among other things.  

At CHF 36.2 mn, net profit was around 23% above consensus and 17% above our 

estimate (ZKB-E: CHF 31 mn). Revaluation effects totalled CHF 11.6 mn or around 

0.6% of the portfolio value in the first half of the year and were significantly higher 

than in the previous year (1H23: CHF -7 mn). In addition to the reduction in vacancies 

and the aforementioned letting successes, progress in project development in partic-

ular, totalling CHF 10.5 mn, made a positive contribution.  
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Figure 2: Project completion in Cham 

 
Source: HIAG visualisation 
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The real discount rate increased by 4 basis points to 3.37% compared to the end of 

2023. The development of the real discount rate is shown in the chart below. This 

rate is significantly above average compared to indirect property vehicles with pre-

dominantly commercial exposure that are also valued by Wüest Partner. 

 

Figure 4: Development of the real discount rate, 2016–1H24 

 
 Source: HIAG 

 

The industrial and commercial as well as distribution and logistics segments account 

for around half of rental income, particularly due to their strong roots in former or still 

operational industrial sites. As at the end of June 2024, light/industrial and commercial 

accounted for around 34% of annualised rental income, followed by office (16%). 

Residential use currently accounts for a slightly higher 13%, followed by logistics 

(12%) and retail (9%). This means that the type of use mix is relatively broadly diver-

sified. The portfolio also appears to be broadly diversified geographically, with the 

cantons of Zurich (32% of market values), Aargau (24%), Geneva (12%) and Zug 

(8%) accounting for around three quarters of market values.  

Due to the high proportion of industrial and commercial use and the retail exposure 

in out-of-town locations, we consider the portfolio to be more sensitive to economic 

cycles than the other listed property companies we cover. The higher risks from the 

predominantly commercial type of use mix and from the development business are 

reflected in the above-average discount rate and are offset by a higher return on the 

portfolio compared to its peers.  

The gross yield on the existing portfolio was 5.6% as at the end of June 2024 (2023: 

5.4%) and the net yield also increased to 4.7% (2023: 4.2%). Looking at the portfolio 

as a whole, the gross yield is lower, which is due in particular to properties that are 

currently under construction and other properties in the development portfolio, some 

of which generate no income or only low income in transitional use. 

To counteract the economic sensitivity and due to the longer depreciation cycles, com-

mercial leases in the light/industrial and logistics segments are often longer than in 

the office segment. This is reflected in the average remaining term of commercial 

leases ("WAULT"), which is a relatively long 6.8 years across the entire portfolio at the 

half-year mark (2023: 6.7 years). For the fifteen largest tenants, the WAULT at the 

end of June was 8.6 years. 
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Figure 3: Residential tower "ALTO", 
Freihofstrasse in Zurich-Altstetten 

 
Source: HIAG visualisation 

Type of use:  residential / commercial 

Area size:  7807 m2 

Usable floor space:  12 900 m2 

Assumptions:  

Investments:  CHF 90.7 mn 

Rental income:   CHF 5.5 mn  

Project status: Legally valid building permit 

since the end of January 2023 

Completion:   Q1 / 2026 
 

Figure 5: Mix of uses based on annualised 
rental income, 1H24 

 
Source: HIAG 
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1.2 Further progress in property development 

The value of HIAG's real estate portfolio increased slightly by 2.7% to CHF 1.95 bn at 

the end of June 2024 (2023: CHF 1.90 bn), mainly due to investments in project de-

velopment and positive revaluation effects. In the first half of the year, revaluation 

effects across the entire property portfolio totalled CHF 11.6 mn (+0.6%). In addition 

to the reduction in vacancy rates and successful lettings, it was the progress made in 

project development (CHF 10.6 mn, +1.3% compared to the portfolio value) that 

boosted the revaluations in the existing portfolio by CHF 1.0 mn (+0.1%).  

In February 2024, the "Librec" commercial property on the Papieri site in Biberist was 

completed and handed over to the tenants. The property has been leased for the next 

25 years to Librec AG, which specialises in the recycling of lithium-ion batteries. During 

the same period, the "kessel haus" property in Windisch was completed with 24 flats 

and a proportion of commercial space, thereby finalising the multi-year development 

of the historic Kunzareal site. The first stage of the "CHAMA" project in Cham was 

also completed and the rented or sold units were handed over. The 87 rental flats 

were fully let before completion.  

The building permit for the second stage in Cham became legally binding in the re-

porting period. Construction of the 140 rental and owner-occupied flats began in 

August. The construction volume amounts to around CHF 100 mn, with sales pro-

ceeds of CHF 138 mn expected for the 73 condominiums and future annual rental 

income of CHF 2.6 mn for the 67 rental flats. Construction of the "FAHRWERK" ac-

cessible logistics and industrial building in Winterthur and the 80-metre-high "ALTO" 

residential tower with commercial base in Zurich-Altstetten, which were already 

started in the second half of 2023, is progressing according to plan. Around CHF 134 

mn will be invested in the two projects. The targeted rental income after completion 

is around CHF 2.3 mn for the innovative "FAHRWERK" building from the second half 

of 2025 and around CHF 6.3 mn for the "ALTO" residential tower from 2026. 

As part of the preparatory work for the three planned construction projects on the 

"Reichhold Campus" in Hausen/Lupfig, new contaminated sites were discovered. 

These are primarily perfluorinated and polyfluorinated alkyl compounds ("PFAS"), 

which occur in various forms and in various products and applications. The contami-

nation was primarily caused by fire protection exercises with fire extinguishing foams. 

The investigations and the pending remediation of the contaminated soil are delaying 

the start of construction of the projects by months and require higher investments 

than originally planned. In addition to a data centre operator that will build its own 

property under building rights, there are agreements for the development of an op-

erations centre for "Saviva", a leading company in the wholesale delivery sector, and 

for the development of a production building for "Oerlikon", a leading provider of 

surface solutions. The investments required as part of these agreements total around 

CHF 126 mn. The expected long-term rental income (tenant Saviva: 20 years, tenant 

Oerlikon: 15 years) and building lease interest (tenant GTR: 60 years) will amount to 

around CHF 7.2 mn per year after completion. 

Parallel to the implementation of current projects, the realisation of the medium to 

long-term project pipeline is being driven forward continuously. These include the 

Schönau site in Wetzikon, where the development regulations became legally binding 

in the spring and specific construction projects are being developed. In Frauenfeld, the 

"Walzmühlehaus" project was optimised and legally approved. 

  

Almost full letting of completed projects in 

the first half of the year 

Ongoing development projects are mostly 

on track 

Figure 6: Operation Centre on the "Reichhold 
Campus" in Hausen/Lupfig, AG 

 
Source: HIAG visualisation 

Type of use:  Logistics incl. office 

Tenant:  Saviva (20 years, triple-net) 

Site size:  75 000 m2 (Reichhold campus) 

Usable floor space:  17 900 m2 

Assumptions:  

Investments:  CHF 65 mn 

Rental income:   CHF 3.6 mn  

Project status: Planning application expected 

Q4 / 2024,  

start of construction  

Q1 / 2025 

Completion:   Mid 2027 
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The following chart shows the development of the revaluation effects for the devel-

opment and existing portfolio as well as the share of the development portfolio in the 

overall portfolio. Future revaluations due to project completions could be lower than 

planned due to higher construction material costs. In addition, the profitability of in-

dividual projects may be significantly lower due to higher interest rates, making reali-

sation more difficult. 

 

Figure 7: Revaluation effects for the development and existing portfolio and 

development share, 1H20–1H24 

 
Bars in CHF mn; figures in the chart in % of the corresponding portfolio value 

 Sources: HIAG, Zürcher Kantonalbank 
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1.3 Solid balance sheet structure with significantly higher interest costs 

HIAG has a solid balance sheet structure at the end of the first half of the year with a 

slightly above-average equity ratio of 53.6% and a loan-to-value ratio ("LTV") of 

39.5%. 

The following chart shows the remaining terms and average interest rates of the listed 

property companies as at the end of June 2024. The average interest rate for financial 

liabilities rose to 1.7% at the end of June (2023: 1.6%; average of peer companies 

1H24: 1.5%) with a lower average remaining term to maturity for financial liabilities 

of 2.7 years (2023: 3.2 years; average of peer companies 1H24: 4 years).  

 

Figure 9: Maturity and interest rate in peer comparison, 1H24 

 
 Sources: Company, Zürcher Kantonalbank 

 

HIAG's balance sheet is on a solid footing and the syndicated credit line agreed in 

August 2023 provides financial flexibility for the realisation of the project pipeline in 

the coming years. The planned open investment volume of the projects under con-

struction or about to start construction is around CHF 300 mn. The expected addi-

tional rental income from these projects amounts to around CHF 18.4 mn and addi-

tional income of around CHF 158 mn is currently targeted from the sale of condomin-

ium units from the "CHAMA, 2nd stage" project and Wetzikon Nord.  

The medium-term development pipeline with a further investment volume of around 

CHF 307 mn comprises over 78,000 m2 usable space and corresponds to a potential 

annual rental income of over CHF 16 mn and sales proceeds from promotions of 

around CHF 130 mn. HIAG expects a medium-term development profit of around CHF 

110 mn on the aforementioned investment volume between 1H24–1H27. According 

to our calculations, these investments including the potential revaluations would in-

crease the LTV to around 45% by the end of 2026E. 

An additional option for financing the further pipeline is the sale of completed prop-

erties from the existing portfolio or individual development projects. In addition to the 

medium-term sale of completed condominium units, HIAG is planning further sales of 

non-strategic properties in the second half of the year. Although this would at least 

temporarily reduce the earnings substrate, it could free up additional funds and in-

crease flexibility. 
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Figure 10: Planned financing of the medium-term development pipeline, 1H24 

 

Included projects (Winterthur "Fahrwerk", Zurich "Alto", Hausen/Lupfig, Cham "Chama II", Wetzikon Floos, Frauenfeld, Aathal, Brunegg, Biberist, Wetzikon I + II, Bussigny, Neuchâtel, Meyrin and 

Zurich Kelchweg), all figures in CHF mn 

 Source: HIAG
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1.4 Outlook for the current 2024 financial year confirmed 

HIAG provided an insight into its current business development and strategy at its 

Investor Day at the end of September. The company confirmed the statements made 

at the half-year results regarding further business development until the end of 2024 

and slightly increased the guidance for rental income from 6% to 6-7% compared to 

the previous year. In addition, the vacancy rate, which has been reduced from 4.0% 

to 3.5% since the end of 2023, is expected to remain below 4%. 

According to HIAG, demand for commercial and logistics space is intact despite the 

current economic situation. Therefore, new lettings and projects will continue to be 

driven forward. Project progress should also have a stabilising effect on the value of 

the overall portfolio. In addition, the marketing of the second stage of condominium 

units on the "CHAMA" site in Cham and sales as part of the capital recycling strategy 

should continue to contribute to the short- to medium-term financing of development 

projects as part of transaction management. HIAG expects further sales in the second 

half of the year. 

On this basis, we expect a profit excluding revaluations of around CHF 40 mn and a 

distribution for the 2024 financial year of CHF 3.20 per share, which would corre-

spond to an increase of around 3% compared to the previous year (ZKB payout ratio 

2024E: 81%) 

 

Figure 11: HIAG's outlook for the 2024 financial year*, 1H24 
 

 
* Confirmation of HIAG's outlook for the 2024 financial year at the Swiss Real Estate Conference, 6 November 2024 

Source: HIAG 

 

HIAG expects a vacancy rate of less than 4% 

by the end of 2024 

Expected dividend distribution 2024E: CHF 

3.20 (ZKB-E) 
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2 ESG summary 

HIAG's sustainability activities are based on the sustainability strategy adopted by the 

Board of Directors in 2021. In the 2022 business year, HIAG participated in the 

"GRESB Real Estate Assessment" for the first time, and the sustainability strategy was 

expanded to include a comprehensive ESG risk analysis. In addition, an emissions re-

duction pathway was defined with the goal of "net zero" by 2050. In order to further 

reduce the consumption of fossil fuels, HIAG is also focussing on producing its own 

electricity from hydropower and photovoltaic systems. HIAG sees itself as responsible 

in other areas and takes initiatives for ecological and social sustainability, e.g. in the 

development of the "Manifesto for Sustainable Building", which summarises the cen-

tral cornerstones of the understanding of sustainability for new buildings and com-

plete renovations, or with innovative development concepts that create attractive liv-

ing spaces on sites that were previously often used for industrial purposes. HIAG is 

guided by the sustainability goals of the SDGs and structures its report according to 

GRI standards. In our opinion, the transparency of the measures initiated by HIAG has 

further improved.  

The Board of Directors is made up of two women and four men and receives fixed 

remuneration. The remuneration of the Executive Board (one woman and four men) 

consists of a fixed and a variable component. The latter corresponds to around 40% 

of the basic salary and includes an individual target bonus in cash and a long-term 

incentive plan (LTIP) with a five-year term. At around CHF 3.3 mn (CEO: CHF 1.8 mn), 

the absolute remuneration of the Executive Board is rather above average compared 

to the rest of the industry. We criticise the rather low free float of the share due to 

the current ownership structure with the Grisard family shareholder group at around 

55% as well as the relatively high remuneration of the management compared to the 

industry. HIAG achieves a three-star rating because it performs less well in the gov-

ernance category, but all the better in the social and environmental categories. 

 

Figure 12: ESG-Rating of Zürcher Kantonalbank: 3 out of 5 stars, 2024 

 

Note: The ESG rating is based on quantitative and qualitative aspects. Only the qualitative scores per category are shown in the figure above.  Source: Zürcher Kantonalbank 
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3 Financial figures 

       
HIAG (in CHF mn) 2021 2022 2023 2024E 2025E 2026E 

Income statement      

Income from rentals and building rights 63.1 67.7 70.3 74.7 77.6 83.8 

- Change in % 5.7 % 7.2 % 3.9 % 6.3 % 3.9 % 7.9 % 

Revaluations of real estate 60.5 64.3 -1.9 28.1 48.6 48.0 

- in % of properties 3.5 % 3.4 % -0.1 % 1.4 % 2.2 % 2.0 % 

Turnover metal recycling 10.5 9.0 7.3 4.3 0.0 0.0 

Other revenues 20.1 7.2 18.2 3.3 1.5 1.5 

Net sales 154.3 161.9 134.8 149.3 158.7 209.6 

- Change in % 46.1 % 4.9 % -16.8 % 10.8 % 6.3 % 32.0 % 

Maintenance and repairs -6.2 -5.1 -5.9 -5.6 -5.8 -6.2 

- in % of the income from rentals 9.8 % 7.6 % 8.5 % 7.5 % 7.5 % 7.5 % 

Personnel expenses -13.9 -15.0 -15.0 -14.6 -13.0 -13.2 

- in % of the income from rentals 22.1 % 22.2 % 21.4 % 19.5 % 16.7 % 15.8 % 

Other operating expenses  -18.5 -26.0 -42.9 -39.2 -30.8 -64.6 

Depreciation -0.5 -0.5 -0.6 -0.6 -0.6 -0.6 

EBIT 115.1 115.2 70.4 89.5 108.6 124.9 

- in % of net sales 74.6 % 71.2 % 52.2 % 59.9 % 68.4 % 59.6 % 

EBIT excl. revaluations (RV) 54.6 50.9 72.3 61.4 60.0 76.9 

- in % of net sales excl. RV 58.2 % 52.2 % 52.9 % 50.6 % 54.5 % 47.6 % 

Financial result -9.2 -8.1 -12.3 -14.0 -16.7 -19.3 

Profit before taxes (excl. RV) 45.4 42.9 60.0 47.4 43.3 57.6 

Income taxes 10.6 3.5 13.6 0.5 0.4 2.3 

- Tax rate in % -37% -18% -19% -8% -15% -14% 

Deferred taxes from revaluation -5.4 -4.2 -0.3 -3.5 -6.1 -6.0 

Net profit 89.3 99.4 47.0 71.4 85.4 97.2 

- Change in % 61.8 % 11.4 % -52.8 % 52.1 % 19.5 % 13.9 % 

- in % of net sales 57.8 % 61.4 % 34.8 % 47.8 % 53.8 % 46.4 % 

Net profit excl. RV 34.2 38.3 48.6 39.9 30.7 43.3 

- Change in % 4.9 % 12.2 % 26.7 % -18.0 % -23.1 % 41.0 % 

- in % of net sales excl. RV 36.4 % 39.3 % 35.5 % 32.9 % 27.9 % 26.8 % 

       Cash flow statement           

Operating cash flow 20.1 23.6 15.8 9.9 31.3 43.9 

Net investments  -39.7 -79.2 45.9 -56.0 -174.5 -123.8 

Free cash flow (before dividend) -19.6 -55.6 61.8 -46.1 -143.2 -79.9 

          Balance sheet          

Balance sheet total 1 904 1 999 2 004 2 123 2 345 2 517 

Equity 989 1062 1081 1121 1174 1238 

- EQ ratio 52.0 % 53.1 % 53.9 % 52.8 % 50.1 % 49.2 % 

Investment properties 1 752 1 896 1 878 1 994 2 217 2 388 

Net debt 706 787 755 829 993 1094 

Gearing 0.7x 0.7x 0.7x 0.7x 0.8x 0.9x 

       Profitability ratios           

ROE 10.2 % 9.7 % 4.4 % 6.5 % 7.4 % 8.1 % 

ROE (profit excl. RV) 3.9 % 3.7 % 4.5 % 3.6 % 2.7 % 3.6 % 

Gross yield 4.4 % 4.4 % 4.6 % 4.8 % 4.5 % 4.4 % 

       Data per share           

Profit 10.4 9.8 4.6 7.1 8.5 9.6 

Profit excl. RV 4.0 3.9 4.8 3.9 3.0 4.3 

Equity (NAV) after deferred taxes 98.1 105.2 107.0 111.0 116.2 122.6 

Operating cash flow 2.3 2.3 1.6 1.0 3.1 4.3 

Dividend 2.7 2.9 3.1 3.2 3.3 3.4 

Capital structure Nominal value No of shares Market cap. Free Float TK symbol Val. no. 

Registered shares CHF 1.0 10'119'600 CHF 817 mn 45.4% HIAG 23951877 
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Disclosures and disclaimers 
The prices stated in this report correspond to the closing prices of the previous day, unless otherwise stated. Prices and availability of financial instruments are indicative only and subject to change 
without notice. For the complete legal information on issuers outside Switzerland (no listing in Switzerland), please refer to the last published study on the respective issuer. 
 
The job title of the responsible financial analysts is "Equity Research Analyst" (equities) or "Credit Research Analyst" (bonds), unless otherwise stated in this report. 
 
There is no direct link between the remuneration of the financial analysts listed and responsible for the content of this report, on the one hand, and investment services, other transactions or trading 
fees of Zürcher Kantonalbank and its group companies, on the other hand. The variable remuneration of the financial analysts is dependent on the total revenues of Zürcher Kantonalbank and impacted 
by its overall profitability. A portion of these revenues is generated through investment banking activities. For this reason, the financial analysts' compensation can be considered to be indirectly related 
to this report. 
 
Financial analysts' statement 
The financial analysts listed and responsible for the content of this report confirm that the views expressed in this report accurately and exclusively reflect their respective personal views and opinions 
about the companies and that this report has been prepared autonomously and independently, including from Zürcher Kantonalbank. Because the personal views of financial analysts may differ, Zürcher 
Kantonalbank may have issued or may issue reports that are inconsistent with, and/or reach different conclusions from, the information presented herein. 
 
The financial analysts declare that they do not maintain any relationship with any individual affiliated with the issuer and do not have any commercial relationship with or receive any compensation for 
services rendered to the issuer or any individual or entity representing the interests of the issuer. The financial analysts and any members of their households do not hold, directly or indirectly, more than 
5% of their personal net worth in any securities issued by the issuer(s) analysed in this report in their personal investment portfolios, nor are they personally involved in the acquisition, sale or trading of 
such securities in the market. Neither the financial analysts nor any member of the financial analysts’ households serve as an officer, director or advisory board member of the companies analysed in this 
report. 
 
The financial analysts responsible for the content of this report hereby represent that no part of their compensation was, is, or will be directly or indirectly related to any specific recommendation or 
views contained herein or linked to the pricing of any of the securities discussed herein. 
 
Personal account trading by financial analysts 
If the primary financial analyst directly or indirectly holds securities of an issuer, the date and price of the most recent purchase are shown below. 
– Equity research analysts: Novartis (18.09.2016), Roche (06.03.2014), Sandoz (04.10.2023) 
– Credit research analysts: Bell Food Group (18.08.2015), Emmi (01.11.2007), SGS (21.09.2015) 
 
Participation in capital market transactions 
Zürcher Kantonalbank has participated in the following capital market transactions in the last 12 months:  
Accelleron Industries, Allreal, Amag Leasing AG, BancaStato, Barry Callebaut, BC Neuchâteloise, BKW AG, Burckhardt Compression, Calida Group, Carlo Gavazzi, Cembra Money Bank, Comp. Financière 
Tradition, Coop, CPH Group, EFG International, Emmi Finanz AG, Ez Gem. Wohnbauträger (EGW), Galenica, Geberit, Givaudan, Helvetia Schweizerische Versicherungsgesellschaft AG, Helvetia Swiss 
Property Fund, Hilti, Holcim, Implenia, Insel Gruppe, Intershop, IWB, Julius Bär , Kanton Bern, Kanton Tessin, Kanton Zürich, Kantonsspital Aarau, Kantonsspital Baden, Kantonsspital St. Gallen, Kenova, 
Kinderspital Zürich, Kraftwerke Oberhasli, KW Linth-Limmern, Lalique Group, Lindt & Sprüngli, LLB, Luzerner Kantonsspital, Luzerner KB, Medartis, Meier Tobler, Mobimo, Municipality Finance Plc, Nant 
de Drance SA, Nestlé, Novartis, Partners Group, Pfandbriefzentrale, Phoenix Mecano, Plazza, PSP, R&S Group, Raiffeisen Schweiz, Rhätische Bahn (RhB), Rieter, Schweizer Lebensvers. und Rentenanstalt, 
SGS, Sika, Spitalverband Limmattal, St. Galler KB, Stadler Rail, Stadt Bern, Stadt Biel, Stadt Genf, Stadt Lausanne, Stadt Lugano, Stadt St. Gallen, Stadt Winterthur, Stadt Zürich, StarragTornosGr, Stiftung 
Kantonsspital Graubünden, Stiftung PWG, Sulzer, Swiss Life, Swiss Pr St Fin, Swisscom, Temenos, UBS AG (London Branch), UBS Group, UniversitätsSpital Zürich (USZ), Valiant, Viseca, Walliser KB, 
WWZ, Zürcher Kantonalbank, Zurich Insurance Group 
 
Shareholdings of Zürcher Kantonalbank 
– According to the latest notification, Zürcher Kantonalbank holds over 10% in Viseca Payment Services SA and over 5% in BC du Jura. 
– According to the latest notification, Zürcher Kantonalbank holds over 10% in Pfandbriefzentrale der schweizerischen Kantonalbanken (Pfandbriefzentrale) and refinances part of its mortgage business 
through Pfandbriefzentrale. This may result in conflicts of interest affecting the Pfandbriefzentrale rating assessment. 
 
Relationship with the Canton of Zurich 
Zürcher Kantonalbank is an independent public-law institution of the Canton of Zurich. The general framework for its organization and business activities is governed by the Law on Zürcher Kantonalbank 
and the resulting regulations. The Cantonal Parliament is the ultimate supervisory body of Zürcher Kantonalbank and is responsible, among other things, for electing the members of the Board of 
Directors and the Committee of the Board, as well as for approving the annual financial statements and the annual report of Zürcher Kantonalbank. The Canton of Zurich is liable for all liabilities of 
Zürcher Kantonalbank should the latter's own resources be insufficient. This may result in conflicts of interest that may affect the rating assessment concerning the Canton of Zurich or the financial 
instruments issued by it. 
 
Net purchase and net sales positions of Zürcher Kantonalbank 
In the case of net long positions, Zürcher Kantonalbank benefits from rising prices. In the case of net short positions, Zürcher Kantonalbank benefits from falling prices. Zürcher Kantonalbank holds the 
following net long and net short positions of at least 0.5% of the share capital of the following companies: 
– Net long positions: BC du Jura 
– Net short positions: None 
 
Disclosure of large loans 
Disclosures are made for large loans for which there is a bilateral disclosure agreement between the borrower, on the one hand, and Zürcher Kantonalbank as the lender, on the other hand, and where 
the financial analysts may therefore become aware of the business relationship. Other loan relationships are subject to bank client confidentiality, and Chinese walls within Zürcher Kantonalbank prevent 
the financial analysts from being aware of such business relationships. 
 
Zürcher Kantonalbank currently has loans outstanding to the following issuers: Arbonia, Ascom, Bossard, Dormakaba, Feintool, Julius Bär, Komax, Nant de Drance SA, Partners Group, PSP, Rieter, 
Siegfried, Stadler Rail, Swiss Prime Site, Swiss Reinsurance Co., Swisscom, Titlis Bergbahnen, u-blox 
 
Paid equity research 
Zürcher Kantonalbank produces research as part of the "Stage Program" of SIX Swiss Exchange (https://www.six-group.com/dam/download/the-swiss-stock-exchange/listing/equity/services-for-equity-
issuers/stage-program-en.pdf). Zürcher Kantonalbank is financially remunerated by SIX Swiss Exchange for this. The issuer covered by Zürcher Kantonalbank with research reports pays a fee to SIX Swiss 
Exchange. 
 
Zürcher Kantonalbank currently covers the following companies with "Paid Equity Research" within the framework of the "Stage Program": Addex Therapeutics, Basilea, Cicor, CPH Group, HIAG, Ina 
Invest AG, Orascom Development, Orell Füssli, Romande Energie, SF Urban Properties AG, StarragTornosGr, Titlis Bergbahnen, Warteck Invest, Zug Estates 
 
Disclosure of further conflicts of interest 
In general, conflicts of interest may arise from the fact that Zürcher Kantonalbank, within the scope of its normal business activities, has an interest in expanding existing business relations with the 
issuer (if any) and in entering into new business relations. 
 
A description of the rules and information barriers for dealing with conflicts of interest can be found at https://www.zkb.ch/en/legal/trading-and-investment-business/trading-capital-market.html. 
 
If contributions to this report were produced by organizational units that are not subject to the "Directives on the Independence of Financial Research" (issued by the Swiss Bankers Association, the 
"Directives"), this is noted in the footer. The present legal information applies only to those contributions that qualify as financial research within the meaning of the Directives. 
 
Zürcher Kantonalbank has taken precautionary measures to ensure that: 
– its financial analysts and other relevant persons do not undertake personal transactions or trade (other than as market makers acting in good faith and in the ordinary course of market making or in 
the execution of an unsolicited client order, on behalf of any other person, including Zürcher Kantonalbank) in financial instruments to which its investment research relates, or in any related financial 
instruments, with knowledge of the likely timing or content of that investment research which is not publicly available or available to clients and cannot readily be inferred from information that is so 
available, until the recipients of the investment research have had a reasonable opportunity to act on it; 
– its financial analysts and any other relevant persons involved in producing investment research do not undertake personal transactions in financial instruments to which the investment research relates, 
or in any related financial instruments, contrary to current recommendations, except in exceptional circumstances and with the prior approval of a member of the Zürcher Kantonalbank's legal or 
compliance function; 
– a physical separation exists between the financial analysts involved in producing investment research and other relevant persons whose responsibilities or business interests may conflict with the 
interests of the persons to whom the investment research is disseminated; 
– Zürcher Kantonalbank, its financial analysts and other relevant persons involved in producing investment research do not accept inducements from anyone with a material interest in the subject-matter 
of the investment research; 
– Zürcher Kantonalbank, its financial analysts and other relevant persons involved in producing investment research do not promise issuers favourable research coverage; 
– before the dissemination of investment research, issuers, relevant persons other than financial analysts and any other persons are not permitted to review a draft of the investment research for the 
purpose of verifying the accuracy of factual statements made in that research, or for verifying compliance with Zürcher Kantonalbank's legal obligations, where the draft includes a recommendation or 
a target price. 
 
List of all ratings of the last 12 months 
A list of all reports and the ratings contained therein, disseminated on any issuer or financial instrument in the past 12 months, can be found at https://zkb-finance.mdgms.com. If you do not have 
access to the Finanzinfos+ portal, please contact your relationship manager. 
 
Rating distribution of companies in the Swiss Research Universe 
– Distribution of ratings in absolute terms (Outperform 66; Market Perform 98; Underperform 13) 
– Percentagewise distribution of ratings (Outperform 37.29%; Market Perform 55.37%; Underperform 7.34%) 
– Clients with IB services by category (Outperform 68.18%; Market Perform 63.27%; Underperform 46.15%) 
The overview is updated at the beginning of each quarter and currently reflects the status at 30.09.2024 
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Relevant equity and real estate fund recommendation changes in the last 12 months 
None. 
 
Relevant Credit rating changes / outlook changes in the last 12 months 
HIAG 
2024-03-15 from BBB-/stabil to BBB-/positiv 
 
 
Fact check 
For the purpose of reviewing the factual aspects, Zürcher Kantonalbank may send this report to the issuer and other third parties prior to publication in an edited version limited to the facts. Neither 
ratings nor price targets or other key assessments will be communicated or discussed. 
 
Explanation of the rating system 
The Research team of Zürcher Kantonalbank does not publish absolute recommendations such as "Buy", "Hold" or "Sell". Its ratings are relative to a benchmark ("Outperform", "Market Perform", 
"Underperform"). For Swiss equities, the Swiss Performance Index (SPI) serves as a benchmark. The expected relative performance is defined as the anticipated total return over the coming 12 months, 
which consists of the share price performance (price gain or loss) plus distributions (e.g. dividends). Compared to the expected total return of the benchmark, the "Outperform" rating implies a 
considerable outperformance. "Market Perform" refers to a comparable performance (+/–5%), whereas "Underperform" predicts an overall performance which is markedly lower than that of the 
benchmark. "Restricted" indicates, that for legal reasons, research coverage of the corresponding security has been temporarily suspended. It cannot be ruled out that a temporary suspension may 
extend over a longer period or even lead to the definitive discontinuation of coverage. 
 
Methodology 
The basic methodological analysis and valuation approaches taken into account or used by Zürcher Kantonalbank's Research team in preparing its reports can be found at https://zkb-fi-
nance.mdgms.com/media/files/Research-Methodik.pdf. This financial analysis on Swiss public limited companies, Swiss real estate funds and Swiss issuers is primary research (i.e. the underlying infor-
mation may come directly from the issuer). 
 
Unless otherwise stated, recommendations and ratings are based on fundamental analysis. The financial analysts generate forecasts on the basis of the published and, if necessary, adjusted figures 
(balance sheet, income statement, cash flow statement, etc.) and the industry and market environment. Valuation methods such as discounted cash flow, valuation comparisons in a historical context, 
in comparison to competitors or companies in comparable sectors/markets, or sum-of-the-parts valuations are applied. 
 
A variety of factors can influence the course of business and cause the actual development to deviate from the original forecast. These include exchange rate fluctuations, changes in management, 
economic factors, regulatory changes, the competitive situation, technical problems with products, changes in demand, problems with inputs/raw materials, mergers and acquisitions, etc. This list is not 
exhaustive. Accordingly, the classification and relative price potential may change at any time based on new available information. 
 
Updates 
Opinions, estimates, and projections expressed herein constitute the current views and opinions of the financial analysts listed and responsible for the content of this report as of the date in which it 
was issued and are therefore subject to change without notice. Unless otherwise stated, reports on issuers or financial instruments are generally updated by the research department of Zürcher 
Kantonalbank when company figures are published or when information relevant to the share price or rating becomes known. Whether and when an update is published is at the sole discretion of 
Zürcher Kantonalbank. Zürcher Kantonalbank has no obligation to update, modify or amend this report. A fixed updating cycle is not foreseen. If the coverage of issuers is discontinued, Zürcher 
Kantonalbank shall inform its readers in writing. 
 
Citation of sources 
The information in this report has been obtained from various sources that we believe to be reliable. In principle, all information comes from publicly accessible sources. If this is not the case (for example, 
if Zürcher Kantonalbank has received information directly from the issuer), the report contains a corresponding note. 
 
Competent supervisory authority 
Zürcher Kantonalbank is subject to prudential supervision by the Swiss Financial Market Supervisory Authority, FINMA. 
 
Miscellaneous legal information 
This report is for information purposes only. It does not constitute, and should not be construed as, an offer or a recommendation to buy or sell, nor as a solicitation of an offer to buy or sell any financial 
instruments or banking services or to participate in any particular trading strategy, and the recipient is responsible for making his or her own assessment. The financial instruments discussed in this report 
may not be suitable for all investors. This report does not take into account the investment objectives, financial situation or particular needs of any particular investor. In particular, the recipient is advised 
to check the information with regard to its compatibility with his personal circumstances for legal, regulatory, tax and other consequences, if necessary, with the assistance of an independent advisor. 
 
This report is neither a prospectus nor a key information document. It has been prepared by Zürcher Kantonalbank with the greatest of care and to the best of its knowledge and belief. However, 
Zürcher Kantonalbank does not make any representation or warranty, express or implied, and offers no guarantee as to its content, in particular as to the completeness, reliability or accuracy of such 
information, and disclaims all liability for losses arising from the use of this information. This report is not intended to be a complete statement or summary of the securities, markets or developments 
referred to herein. 
 
If a report is merely a summary of a research report, further information on the respective company is available in the form of the "Daily Market Opinion" or studies. For this additional information, 
please contact your relationship manager. 
 
If a financial instrument is denominated in a currency other than an investor’s currency, a change in exchange rates may adversely affect the price or value of, or the income derived from, the financial 
instrument, and investors who make an investment on the basis of this report assume the currency risk. Income from financial instruments may vary as their price or value, either directly or indirectly, 
may rise or fall. Past performance is not a guide to future performance. The price of securities may go up as well as down and as a result investors may not get back the amount originally invested. 
Changes in exchange rates may cause the value of investments to go up or down. 
 
Distribution and/or reproduction of this report or of parts thereof is prohibited unless otherwise agreed in writing with Zürcher Kantonalbank. Additional information relative to the financial instruments 
discussed in this report is available upon request. 
 
Use abroad 
This report is explicitly not addressed to persons whose nationality or place of residence prohibits access to such information under applicable legislation. Credit ratings of Zürcher Kantonalbank may 
only be distributed in Switzerland. 
 
Additional information for UK clients 
Zürcher Kantonalbank is an independent public law institution established pursuant to the laws of Switzerland and the Canton of Zurich and holds a Swiss banking license. It does not have a permanent 
place of business in the UK and is not regulated under the Financial Services and Markets Act 2000. The protections provided by the UK regulatory system will not be applicable to the recipients of any 
information or documentation provided by Zürcher Kantonalbank and compensation under the Financial Services Compensation Scheme will not be available. ZKB Securities (UK) Ltd., Mutual House, 
70 Conduit Street, London W1S 2GF, United Kingdom ("ZKB Securities"), incorporated in England and Wales as a private company limited by shares under the Companies Act 2006 with company 
number 12488177, is authorized and regulated by the Financial Conduct Authority with firm reference number 922650 and as such may distribute research in the United Kingdom. 
 
Unless it is communicating this research report itself, ZKB Securities approves this research report to the extent necessary as a financial promotion for the purposes of section 21 of the Financial Services 
and Markets Act 2000 and in accordance with the Conduct of Business Sourcebook in the Financial Conduct Authority Handbook. This research report is for distribution to eligible counterparties or 
professional clients only. Zürcher Kantonalbank does not deal with retail clients and any such recipients should disregard this research report and its contents. 
 
Any contact with financial analysts, brokers or other employees of Zürcher Kantonalbank must be made directly through Zürcher Kantonalbank and not through offices or employees of Zürcher 
Kantonalbank's affiliates in the UK. 
 
Please refer to the summary of the conflicts of interest policy of ZKB Securities, available at: https://www.zkb.co.uk. 
 
Additional information for U.S. Persons 
This report, when distributed within the United States, is distributed by Auerbach Grayson & Company LLC ("AGC"), a broker-dealer registered with the U.S. Securities and Exchange Commission and 
a member of the Financial Industry Regulatory Authority and the Securities Investor Protection Corporation. AGC assumes responsibility for this research for purposes of U.S. law. 
 
Any U.S. person receiving this report and wishing to effect any transaction in a security discussed in this report should do so with AGC at +1 212 557 4444. This report, when distributed by Zürcher 
Kantonalbank from outside of the United States, is intended for distribution solely to "major U.S. institutional investors" pursuant to Rule 15a-6 under the U.S. Securities Exchange Act of 1934, as 
amended.  
 
Neither AGC nor any of its affiliates, including its employees, beneficially own 1% or more of any class of common equity securities of the companies analysed in this report. In addition, neither AGC 
nor its affiliates: (a) have managed or co-managed a public offering of securities for the respective issuers in the past 12 months; (b) have received compensation for investment banking services from 
the respective issuers in the past 12 months; or (c) expect to receive or intend to seek compensation for investment banking services from the respective issuers within the next 3 months. 
 
AGC did not engage in market-making activities in the subject issuers' securities at the time this research report was published. 
 
Copyright © 2024 Zürcher Kantonalbank. All rights reserved. 
 


