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1) Prior to the present publication the credit rating and rating outlook was disclosed to the rated entity or related third party. 
Following that disclosure amendments in the credit rating and rating outlook have not been made; 

2) During the last 2 years, BCRA Credit Rating Agency AD has not provided ancillary services to the rated entity or a related 
third party. 

 

BCRA - CREDIT RATING AGENCY 

 

BCRA – CREDIT RATING AGENCY AD (BCRA) is 
the third fully recognized rating agency in the EU, 
registered pursuant to Regulation No. 1060/2009 of 
the European Parliament and the Council. The credit 
ratings assigned by the BCRA are valid throughout 
the EU and are fully equal to those of the other 
agencies, recognized by the European Securities and 
Markets Authority, without any territorial or other 
limitations. 

On the 1st of December 2021, the Rating Committee 
of BCRA had a session, on which the assigning of 
initial credit ratings to SkyGreen Buildings Kft. was 
discussed. The session was headed by Dr. Kiril 
Grigorov - chairmen of the Rating Committee. The 
members of the Rating Committee reviewed 
numerous qualitative and quantitative risk factors 
included in the Initial Credit Rating Report, in 
accordance with our Coprorate Rating Methodology. 
Accordingly, the Rating Committee decided to assign 
the following initial credit ratings to SkyGreen:  

 Long-term Issuer Rating: BB, Outlook: Stable; 

 Long-term Bond Rating: BB+, Outlook: Stable. 

BCRA’s officially adopted methodology for assigning 
corporate credit rating is used: https://www.bcra-
bg.com/files/Corporate_Methodology_2016_en.pdf) 

The users of the rating can find information on the 
meaning of each rating category, including the 
definition of default in the published Global rating 

scale on the BCRA’s website: https://www.bcra-
bg.com/files/global_scale_en.pdf  

 

 

Company Overview 

Table 1: General Information 

Company name:  SkyGreen Buildings Kft. 

Address:  1026 Budapest, Pasaréti út 122-124. 

Registration number: 01-09-281782 

Main activity: 
6820'08 Renting and operating of 
own or leased real estate 

Bond ISIN: HU0000360201 

 

http://www.bcra-bg.com/
mailto:i.cholakov@bcra-bg.com
https://www.bcra-bg.com/files/global_scale_en.pdf
https://www.bcra-bg.com/files/global_scale_en.pdf
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SkyGreen Buildings Kft. (SkyGreen) is a real estate 
company founded in 2016 and headquartered in 
Budapest, Hungary. Its main business activity is 
renting and operating its own or leased real estate.  

The company entered the real estate office market 
with the purchase of the Eiffel Square Office Building 
and since then it has successfully utilised both 
acquisition and divestment opportunities aiming to 
establish a portfolio of high-quality real estate with a 
strong tenant base.  

Figure 1: Ownership structure 

 

 

SkyGreen is owned by 2 private equity funds which 
are managed by Equilor Asset Management Ltd. – an 
affiliate of Equilor Investment Ltd. By the end of 
October 2021, SkyGreen has acquired a 100% 
ownership share in Caracal Investment Fund, which 
is the owner of Vaci Greens Building F. 

The company’s shares were purchased by its current 
fund manager in 2018. Equilor Investment Ltd was 
founded about 30 years ago and presently it is one of 
the most prestigious investment service providers in 
Hungary and the region, being a full-fledged member 
of the Budapest and Prague Stock Exchanges. 

SkyGreen’s management team consists of two active 
managing directors – Zsolt Pillár and János Melis who 
have adequate education profiles, more than 25 
years of experience, and a wide range of expertise in 
Asset Management and Real Estate Development. 
Concurrently, the property and facility management is 
outsourced to two prestigious companies-Cushman & 
Wakefield and RAW Facility Management, based on 
long-term partnerships. 

SkyGreen mainly focuses on high-yield A and A+ 
category office buildings, besides its fully renovated 

office buildings in high prestige areas in Budapest. 
The company takes environmental issues into its 
investment decisions and has a clear strategy to 
acquire buildings from the bond proceeds with 
internationally recognised green certifications (such 
as BREEAM Very Good and above or LEED Gold and 
above) to meet the sustainability requirements in its 
Green Finance Framework. 

Operating Environment 

Given the fact that all of the buildings owned by 
SkyGreen are located in Budapest and the 
company’s management hasn't revealed any plans 
for geographical diversification, the sovereign risk of 
Hungary, as well as the development of the Budapest 
office market, are assessed as definitive factors for 
the company’s performance. 

The Hungarian capital has been recognised as one of 
Europe’s most business-friendly cities due to its well-
developed business ecosystem and long history of 
innovative ideas. Its total office stock reached 3 955 
565 m2 as of mid-2021 (of which 84% class A and B 
speculative office space), thus, making Budapest the 
second larger supplier of modern office space in CEE 
after Warsaw. 

Figure 2: Total stock and vacancy rates of the office market in 
Budapest by main districts: Q2 2021 

 
Source: Cushman & Wakefield Research, Budapest Research 
Forum 

The vacancy rate in the Budapest office market 
posted a historical low at the end of 2019 following a 
steady downward trend from 2014. The rate fell to 
5.6% due to the enhanced demand for modern office 
space. However, the trend naturally reversed with the 
pandemic outbreak, and the vacancy topped at 9.8% 

Equilor Asset Management Ltd. 

SKY I. 
Private Equity Fund 

SKY II. 
Private Equity Fund 

SkyGreen Buildings 

Caracal Investment Fund 

(100%) 

64.07% 35.93%
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in Q2 2021, before declining to 9.1% on average for 
the third quarter of 2021. On the other hand, the 
volume of new completions has been decreasing 
since Q3 2020. 

Budapest concentrates the prime office stock and 
outclasses other big settlements in the country in 
modern office spaces supply. This contributes to the 
capital city’s market becoming increasingly 
competitive with its eight sub-markets. The most 
saturated of them in 2021 remain North Buda (with a 
vacancy rate of 4.4% in mid-2021), Central Buda 
(5.5%), and Váci Corridor (6.6%).  

The buildings of SkyGreen are located namely in 
Central Buda and Váci Corridor. The Váci Corridor 
sub-market has been the most rapidly developing 
office area of Budapest in recent years, reaching a 
total of 1 026 830 m2 stock. In Q2 2021, it outpaces 
by 1.6 times the subsequent Central Pest sub-market 
(with 643 590 m2 of leasable office area). Also, Váci 
Corridor and Central Pest provide the largest share of 
class A and B real estate (above 15%), which assure 
achieving higher revenues per unit of available space 
compared to lower categories of buildings at the 
Budapest market.   

The most intensive occupational activity over the first 
half of 2021 has been recorded again in the Váci 
Corridor attracting 51% of the total demand, including 
many foreign companies. It has been preferred for 
having 1/3 of the city’s class A stock and high 
specialisation in office spaces architecture. Top 
banks and IT providers are the leading tenants in the 
Corridor as well as business process outsourcing 
companies and services centres, which appraise its 
further potential and the available development areas 
contrary to most of the other sub-markets. 

On the other hand, real estate activities are 
considered a highly cyclical industry, being largely 
dependent on the overall macroeconomic situation. 
This represents a rating constraint as the uncertainty 
about the COVID-19 pandemic evolution is still 
present. 

Assets Portfolio 

The composition of SkyGreen’s assets portfolio has 
undergone major changes over the last two years. In 
2020, the company sold its flagship asset - the Eiffel 
Square building, as well as the Millenáris Avantgarde. 
In April 2021, Vaci Greens Building D was also sold, 

thus, Millenaris Classic became the most mature 
asset in the company’s portfolio. Concurrently, 
proceeds from disposals were used to finance new 
investment opportunities. Following the acquisition of 
Vaci Greens Building E in November 2020, the 
company has successfully added 6 new buildings 
(Kalman Imre, Vaci Greens F, Úri 72, and InfoPark 
Buildings B, C and I) to its portfolio during 2021, while 
another project (InfoPark Building D) is currently in 
progress with a planned closing date before the 
year’s end.  

Table 2: Assets portfolio of SkyGreen 

  Acquisition 
MV  

(EUR mln) 
GLA  
(m2) 

Millenaris Classic  28.06.2019 25.2 8 095 
Vaci Greens E 25.11.2020 80.6 24 526 
Kálmán Imre  03.05.2021 12.40 2 484 

Vaci Greens F 
Final step – 
30.10.2021 

98.2 26 140 

Úri 72 27.10.2021 15.3 1 791 
Infopark B, C, I and D In progress 129.9 49 230 

Total 361.6 112 266 

1) Vaci Greens F is indirectly owned through Caracal Fund; 
2) The acquisition of InfoPark Building B,C and I is already closed 
as of 15 November 2021. 
 
Reflecting these transactions, the company’s real 
estate portfolio now consists of 8 office buildings in 
Budapest with a total market value of EUR 312.8 mln 
and after the final execution of the acquisition strategy 
the number of the owned buildings will increase to 9 
and their market value will reach EUR 361.6 mln. 

Following the portfolio renewal, the GLA of the 
properties owned by the company will expand to     
112 266 m2, more than doubling from 48 844 m2 at 
the end of 2020. Accordingly, SkyGreen’s relative 
share in the Budapest office market will reach about 
3% of total GLA, compared to 1.2% a year ago.  

Despite the increased diversification in the number of 
managed buildings, the tenants’ concentration 
remains elevated, thus, the termination of a small 
number of lease contracts may have a material effect 
on the company's revenue and profitability. However, 
the certainty of future cash flow is backed by tenants’ 
good credit quality and sector diversification, ranging 
from ICT companies to state institutions. The WAULT 
is assessed as moderately short, but the company’s 
experience has shown that a significant proportion of 
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tenants extend their leases. Also, the management 
team confirmed that some of the tenants have already 
expressed such intention in informal talks.  

Reflecting the acquisition of newly built properties – 
Vaci Greens E and Vaci Greens F, the occupancy 
ratio of the assets portfolio decreased to 88% but we 
expect that it will quickly expand to above 95% in the 
next years because of the restoring demand for high-
class offices in Budapest, especially in the prestigious 
Váci Corridor. In addition, the sellers of Vaci Greens 
E and Vaci Greens F have provided guarantees for 
18 months on all rent and service charge fees for 
vacant areas with an indemnification period starting 6 
months after transaction closing. 

Financial Analysis 

Figure 3: Total Assets and Equity of SkyGreen 

 

In line with the company’s robust development, total 
assets have recorded a constant growth over the last 
5 years with the highest rates achieved in 2017 and 
2019 – 107% and 98.8%, accordingly. As a result, the 
balance sheet sum increased from TEUR 34 379 in 
2016 to TEUR 243 335 as of end-2020.  

The historical assets growth was predominately 
financed by equity, which expanded to TEUR 124 294 
at the end of 2020, from TEUR 10 share capital at the 
time of the company's inception. Changes in the 
equity amount were driven by the increase in capital 
reserves, namely cash or in-kind contribution of 
assets provided by the shareholders. 

Given the company’s main business activity, the 
structure of assets is strongly dominated by the 
tangible assets, which accounted for 95% of total 
assets in 2017-2019. Accordingly, assets’ dynamics 
reflected the above-commented changes in the 
portfolio of real estate properties, as well as balance 
revaluations. 

Receivables recorded a generally stable amount, 
representing 1.3% of total assets in 2017-2019. In 
2020, total receivables rose by TEUR 9 456 to TEUR 
11 330 and their relative share in assets structure 
reached 4.7%. However, it should be noted that the 
increase resulted from accounted tax claims related 
to sale and purchase transactions, while trade 
account receivables decreased to TEUR 346, from 
TEUR 1 741 a year ago.  

Proceeds accumulated from assets disposal in 2020 
were held in bank deposits to finance the new 
acquisitions, thus, liquid assets temporally peaked at 
TEUR 82 980 as of end-2020, forming 34.1% of total 
assets. 

Total liabilities of SkyGreen expanded from TEUR    
35 319 in 2016 to TEUR 118 941 at the end of 2020. 
Following minor changes in 2018 and 2019, the most 
pronounced increase was recorded in 2020, as the 
company accumulated TEUR 68 469 from its first 
bond issuance in December 2020.  

Current assets have constantly exceeded the value of 
short-term liabilities since 2017, forming a favourable 
liquidity ratio. 

Figure 4: Financial results 

 

In line with the portfolio expansion, operating 
revenues derived from leasing of real estate have 
recorded a stable upward trend during the last five 
years and COVID-19 had no significant negative 
impact on the income achieved in 2020 as net sales 
revenues rose by 7.1% YoY.  

Property management and maintenance costs (paid 
to external parties) occupy the largest portion in 
company’s operating expenditures. However, they 
are almost fully passed to tenants as service charges, 
thus, forming a favourable low-cost operational 
structure. 
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Figure 5: Key Financial Indicators of SkyGreen 

TEUR 2020 2019 2018 2017 

Total Assets 243 335 176 826 88 962 71 178 

Fixed Assets 148 990 169 206 85 214 66 904 

Equity 124 394 115 393 28 855 9 354 

EBITDA 29 757 4 962 3 448 3 363 
Net Financial 
Result 

25 297 1 062 -2 050 80 

Gross Debt 111 095 57 611 57 791 59 843 

Net Debt 28 115 53 435 56 671 58 602 

Ratios (%)         

EBITDA margin 28.3 59.8 59.0 57.0 

Net LTV 18.9 31.6 66.5 87.6 

Leverage (TL/TA) 48.9 34.7 67.6 86.9 

Net Debt/Equity  22.6 46.3 196.4 626.5 

Net Debt/EBITDA 94.5 1076.9 1643.5 1742.7 
EBITDA interest 
cover 

1988.8 276.8 168.0 170.0 

Current Liquidity  1202.4 188.4 161.8 215.8 

Cash Liquidity 1057.6 103.2 48.3 62.7 

 
Accordingly, the company’s operating activity has 
achieved high profitability with a stable EBITDA 
margin of close to 60% in 2017-2019. 

Given the predominantly equity-financed portfolio 
expansion until 2020, the leverage, measured as total 
liabilities-to-total assets ratio, rapidly declined from 
above 100% at the company’s inception in 2016 to 
34.7% in 2019 before expanding to 48.9% as of end-
2020. Concurrently, net LTV recorded a more 
pronounced reduction, falling to only 18.9% as the 
increase of gross financial debt was fully counter-
balanced by the excess liquidity accumulated at the 
end of 2020.  Also, the debt service has been well 
secured by steadily improving EBITDA interest cover. 

Financial Forecast 

А financial forecast for the period 2021-2024 was 
prepared based on expected cash flow data, provided 
by SkyGreen’s management, which is assessed as 
relevant and broadly achievable. According to the 
estimates, rental income derived from the new 
acquisitions tend to generate solid internal financing, 
combined with a sustained low portion of non-
recoverable costs. As a result, SkyGreen will record 
a constantly increasing EBITDA (reaching EUR 16 
mln at the end of the forecasted period), forming a 
high and stable profitability ratio of 77% after 2021. 

The portfolio growth in 2021 was financed via 
proceeds from assets disposal, bond proceeds and 
additional bank financing, thus, gross financial debt is 
expected to peak at EUR 155.5 mln, and net LTV will 
reach 54.5%, before gradually falling to 43.7% in 
2023. Despite the recent increase, the leverage is 
assessed as relatively moderate and the company is 
expected to easily meet its debt service obligations 
with an EBITDA-to-interest coverage ratio ranging 
between 350%-400% starting from 2022. 

Bond Rating (ISIN: HU0000360201) 

SkyGreen has issued a total nominal value of HUF 32 
bln (EUR 88.9 mln) senior secured corporate bond 
under the Hungarian National Bank’s Bond Funding 
for Growth Scheme. The first issuance with a nominal 
value of HUF 25 bln took place in December 2020, 
followed by a second issuance of HUF 7 bln nominal 
value in February 2021. The bond has a tenor of 10 
years (falling due in December 2030), and a 3% fixed 
coupon paid on an annual basis. The repayment 
schedule is based on a 3% yearly amortisation 
starting in the second year after issuance and 76% 
balloon payment in the last year.  

The bond issue is labelled as a “Green Bond” with a 
positive SPO provided by Sustainalytics in November 
2020, confirming alignment with the Green Bond 
Principles, as administered by ICMA. 

Bond Financial Covenants are set as follows: 1) LTV 
ratio cannot exceed 60% for the Mortgage Properties; 
and 2) DSCR must reach or exceed the value of 1.4. 

Figure 6: Bond Covenants – projected LTV ratio 

 

The payment obligations under the Bonds are 
secured by mortgages established on Váci Greens E 
and  InfoPark Buildings B,C,I. Also, the bond rating 
decision considers the information that the upcoming 
acquisition of InfoPark Building D will be partly 
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financed with EUR 14 mln bond proceeds (remaining 
after the acquisition of InfoPark Building B,C,I) as well 
as with EUR 34.8 mln from a bank loan. The bank 
loan would be secured with 1st rank mortgage on the 
property, while 2nd rank mortgage would be provided 
for the EUR 14 mln bond proceeds. 

The long-term credit rating of the senior secured bond 
is based on the rating assigned to the issuer, adjusted 
with the results from a performed stress-test analysis. 
Given the excellent bond collateral with total market 
value of EUR 161.7 million, we have decided to apply 
a one-notch upgrade on the “BB” issuer credit rating. 
Accordingly, BCRA assigns an initial “BB+” rating to 
SkyGrreen’s senior secured bond with ISIN: 
HU0000360201. 

General conclusions:  The credit rating of SkyGreen 
is backed by its sound financial metrics, namely high 
profitability and moderate leverage, as well as by the 
success of its development strategy. On the other 
side, the company is operating in the highly cyclical 
real estate industry and despite the large portfolio 
expansion, its relative market share remains small, 
which represents a rating constraint.  

The following factors could lead to a rating upgrade 
or a change in outlook:  
1) strengthening of company’s market position and 
decline in assets portfolio concentration;  
2) sustaining favourable financial results and high 
profitability; 
3) reduction in indebtedness. 

The following factors could lead to outlook change or 
a rating downgrade:   
1) material increase in leverage; 
2) unreached revenue targets in case of unsuccessful 
business development of the newly acquired assets. 

 

 


