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General information
Heitman UCITS (the "Fund") publishes annual report, including audited financial statements
within four months following the end of the fiscal year of the Fund, and unaudited semi-annual
reports within two months following the period to which they refer. They are made available at
the registered office of the Fund during ordinary office hours. The reports are also available on
the Fund’s website (www.heitman-ucits.com). Shareholders who wish to receive a physical
copy of the Fund’s annual and/or semi-annual reports must request this from the Fund. If such
a request is received, the Fund will provide the relevant Shareholder with a physical copy of the
Fund’s annual and/or semi-annual reports free of charge.
The reference currency of the Fund is the Euro ("EUR"). The aforesaid report comprises
accounts of the Fund expressed in EUR.
Copies of the Articles of Incorporation, the current Prospectus, the KIIDs and the latest financial
reports may be obtained free of charge during normal office hours at the registered office of the
Fund in Luxembourg or via the Fund’s website.
A detailed schedule of changes in the investments for the reporting year is available free of
charge upon request at the registered office of the Fund.
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Distribution abroad

Additional information for investors in Germany
Information Agent

GerFIS - German Fund Information Service UG (Haftungsbeschränkt)
Zum Eichhagen 4
D-21382 Brietlingen
Germany
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Management report
2021 Annual Review
The real estate investment trust markets (the "REIT") finished 2021 on a high note. The Europe
Public Real Estate Association/National Association of Real Estate Investment Trusts
(the "FTSE EPRA/NAREIT") Developed Index delivered a 10.37% total return and the NAREIT
US Equity Index returned 16.31%. for the fourth quarter. For the year, global REITs generated a
total return of 27.21% and United States REITs generated a total return of 42.34%. For
comparison, global equities returned 21.82% and US equities returned 28.71%*.
Early in the year, we saw an acceleration of the post-COVID-19 economic recovery. This activity
was largely a result of the unprecedented levels of monetary and fiscal stimulus announced and
injected into the financial and real economy, but was also due to vaccine rollouts.
As the year progressed, estimates for global and United States economic growth were raised. In
kind, inflation expectations have also increased with consumer price index (the "CPI") inflation
at year-end sitting uncomfortably above many central bank targets as a cocktail of investor
concerns weigh on the markets. Outside of concerns for the outlook of inflation, moderating
global economic growth expectations (from elevated levels), supply chain bottlenecks, and
imminent Federal Reserve tapering in the United States, alongside the evolution of COVID-19
variant mutations and their impact on the economy, are setting 2022 up as a challenging year.
The strong performance from the REIT markets, particularly in the fourth quarter, was
somewhat surprising given the escalation of COVID-19 Omicron variant cases across the globe
and a return to lockdowns and travel restrictions in certain jurisdictions. Central banks, however,
have not waivered from withdrawing accommodative monetary policies with the European
Central Bank and Bank of England tightening in December and the United States Federal Open
Market Committee gravitating towards a more hawkish tone, according to Bloomberg estimates,
indicating a potential eight interest rate hikes between 2022 and 2024.
Coincident economic indicators** show a rebound in consumer spending and rising
manufacturing output, with the latter expected to lead to a slowing in CPI inflation over 2022.
Nevertheless, economic momentum is still at risk of stalling depending on the impact of
Omicron's transmissibility and virulence.
Inflation concerns continue to dominate market sentiment but are showing signs of peaking.
Bloomberg Economics Consensus Forecasts*** shows global CPI inflation peaking in 2021 at
4.3%, retracing to 3.9% in 2022 and 2.9% in 2023. Similarly, global economic growth is showing
a similar path with gross domestic product expected to deliver 5.9% (United States 5.6%) for
2021 and 4.4% (United States 3.9%) in 2022, a moderation of 10-20 basis points since last
quarter's estimates. If this scenario plays out, the upward pressure on official and market-based
interest rates will be more muted than expected around the middle of last year. Nevertheless,
tightening will depend on governments' response to the COVID-19 pandemic. Still, at the date of
writing, the market view remains that this rate hike cycle will be modest compared to history,
and with persistently high inflation, real rates are likely to continue to stay negative for some
time.

* Source: Bloomberg. US Equities = S&P 500 Total Return Index, Global Equities = MSCI World Index Total Return. Performance
presented in USD
** Source: Bloomberg
*** As at January 6, 2022
Past performance is not an indicator of current or future returns.
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Management report (continued)
In line with our thoughts over the course of 2021, Heitman expects progress on the COVID-19
vaccination rollout, along with continued accommodative monetary and fiscal policies to provide
enough stimulus to see the world economy expand, nonetheless at more moderate rates.
Bond yields, a relative valuation indicator of the REIT market, remained remarkably stable over
the year with the US 10-year yield ending at 1.51% and the German Bund and Japanese 10year yield at -0.18% and 0.07%, respectively. Since the end of the year, the United States yield
has risen to 1.73%, with other bond yields rising in tandem**** to be in line with levels at the end
of first quarter 2021.
For 2021, the Heitman Global Prime Sub-Fund share Class F (EUR) returned performance of
27.31%.
Outlook
Even after the substantial gains in the December quarter, REITs continue to benefit from
recovering fundamentals and strong demand from the private market for real estate. The Prime
portfolio continues to be balanced around "re-opening" cyclical sectors and stocks and strong
secular economic, demographic, and technology-related tailwinds.
In our assessment, REITs are well-positioned in the current environment, indicative of low rates,
demand accelerating relative to supply growth, and robust demand in the private transaction
market.
We believe that economic growth will likely be centered on global gateway cities in the future
and concentrated in the prime cities the strategy invests. On the Heitman investment team's
estimates, more than 80% of the portfolio's underlying property assets are in a limited number of
cities. These have been powerhouses of economic performance in the past. In our opinion, this
cycle will be no different. According to the Organisation for Economic Co-operation and
Development research, cities hit hardest by lockdowns and COVID-19 cases, such as London
and New York (12% of the Global Prime portfolio), are recovering and, over the next 18 months,
will likely make back much of their lost output. Significant investment in infrastructure,
technology, urban design, and planning will create more inclusive, green, and smart cities in
response to the global pandemic. Cities (and Prime) will benefit from these initiatives.
As of the end of December 2021, on Heitman estimates, the Heitman Global Prime Sub-Fund
strategy was trading at a 4.5% implied cap rate, 1.7% discount to net asset value (vs a 9.5%
premium for the FTSE EPRA NAREIT Developed Index) and 2.3% dividend yield.

**** OECD Economic Outlook, Intrim Report March 2021
Past performance is not an indicator of current or future returns.
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Management report (continued)
Within the meaning of SFDR regulation (regulation EU 2019/2088 of November 27, 2019 on
sustainability-related disclosures in the financial services sector), the sub-fund does not promote
environmental and/or social characteristics nor has a sustainable investment as its objective.
For the purpose of the "taxonomy" regulation (regulation EU 2020/852 of June 18, 2020 on the
establishment of a framework to facilitate sustainable investment, and amending the EU
regulation 2019/2088), the investments underlying the sub-fund do not take into account the EU
criteria for environmentally sustainable economic activities.
February 2022
Established by the Investment Manager
Approved by the Board of Directors of the Fund

Past performance is not an indicator of current or future returns.
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Independent auditor’s report
To the Shareholders of
Heitman UCITS
15, avenue J.F. Kennedy
L-1855 Luxembourg
Grand Duchy of Luxembourg

Opinion
We have audited the financial statements of Heitman UCITS (the “SICAV”), which comprise the statement of
net assets and the statement of investments and other net assets as at December 31, 2021, and the
statement of operations and changes in net assets for the year then ended, and the notes to the financial
statements, including a summary of significant accounting policies.
In our opinion, the accompanying financial statements give a true and fair view of the financial position of the
SICAV as at December 31, 2021, and of the results of its operations and changes in its net assets for the
year then ended in accordance with Luxembourg legal and regulatory requirements relating to the
preparation and presentation of the financial statements.
Basis for Opinion
We conducted our audit in accordance with the Law of 23 July 2016 on the audit profession (the “Law of
23 July 2016”) and with International Standards on Auditing (“ISAs”) as adopted for Luxembourg by the
“Commission de Surveillance du Secteur Financier” (“CSSF”). Our responsibilities under the Law of
23 July 2016 and ISAs as adopted for Luxembourg by the CSSF are further described in the “responsibilities
of the “réviseur d’entreprises agréé” for the audit of the financial statements” section of our report. We are
also independent of the Fund in accordance with the International Code of Ethics for Professional
Accountants, including International Independence Standards, issued by the International Ethics Standards
Board for Accountants (“IESBA Code”) as adopted for Luxembourg by the CSSF together with the ethical
requirements that are relevant to our audit of the financial statements, and have fulfilled our other ethical
responsibilities under those ethical requirements. We believe that the audit evidence we have obtained is
sufficient and appropriate to provide a basis for our opinion.
Other information
The Board of Directors of the SICAV is responsible for the other information. The other information
comprises the information included in the annual report but does not include the financial statements and our
report of the “réviseur d’entreprises agréé” thereon.
Our opinion on the financial statements does not cover the other information and we do not express any form
of assurance conclusion thereon.
- 11 A member firm of Ernst & Young Global Limited

In connection with our audit of the financial statements, our responsibility is to read the other information
and, in doing so, consider whether the other information is materially inconsistent with the financial
statements or our knowledge obtained in the audit or otherwise appears to be materially misstated. If, based
on the work we have performed, we conclude that there is a material misstatement of this other information,
we are required to report this fact. We have nothing to report in this regard.
Responsibilities of the Board of Directors of the SICAV for the financial statements
The Board of Directors of the SICAV is responsible for the preparation and fair presentation of these financial
statements in accordance with Luxembourg legal and regulatory requirements relating to the preparation and
presentation of the financial statements, and for such internal control as the Board of Directors of the SICAV
determines is necessary to enable the preparation of financial statements that are free from material
misstatement, whether due to fraud or error.
In preparing the financial statements, the Board of Directors of the SICAV is responsible for assessing the
SICAV’s ability to continue as a going concern, disclosing, as applicable, matters related to going concern
and using the going concern basis of accounting unless the Board of Directors of the SICAV either intends
to liquidate the SICAV or to cease operations, or has no realistic alternative but to do so.
Responsibilities of the “réviseur d’entreprises agréé” for the audit of the financial statements
Our objectives are to obtain reasonable assurance about whether the financial statements as a whole are
free from material misstatement, whether due to fraud or error, and to issue a report of the “réviseur
d’entreprises agréé” that includes our opinion. Reasonable assurance is a high level of assurance, but is not
a guarantee that an audit conducted in accordance with the Law of 23 July 2016 and with ISAs as adopted
for Luxembourg by the CSSF will always detect a material misstatement when it exists. Misstatements can
arise from fraud or error and are considered material if, individually or in the aggregate, they could
reasonably be expected to influence the economic decisions of users taken on the basis of these financial
statements.
As part of an audit in accordance with the Law of 23 July 2016 and with ISAs as adopted for Luxembourg by
the CSSF, we exercise professional judgment and maintain professional skepticism throughout the audit. We
also:
•

Identify and assess the risks of material misstatement of the financial statements, whether due to fraud or
error, design and perform audit procedures responsive to those risks, and obtain audit evidence that is
sufficient and appropriate to provide a basis for our opinion. The risk of not detecting a material
misstatement resulting from fraud is higher than for one resulting from error, as fraud may involve
collusion, forgery, intentional omissions, misrepresentations, or the override of internal control.

•

Obtain an understanding of internal control relevant to the audit in order to design audit procedures that
are appropriate in the circumstances, but not for the purpose of expressing an opinion on the
effectiveness of the SICAV’s internal control.

•

Evaluate the appropriateness of accounting policies used and the reasonableness of accounting
estimates and related disclosures made by the Board of Directors of the SICAV.

- 12 A member firm of Ernst & Young Global Limited

EY

Building a better
working world

•

Conclude on the appropriateness of Board of Directors of the SICAV use of the going concern basis of
accounting and, based on the audit evidence obtained, whether a material uncertainty exists related to
events or conditions that may cast significant doubt on the SICAV's ability to continue as a going concern.
If we conclude that a material uncertainty exists, we are required to draw attention in our report of the
"reviseur d'entreprises agree" to the related disclosures in the financial statements or, if such disclosures
are inadequate, to modify our opinion. Our conclusions are based on the audit evidence obtained up to
the date of our report of the "reviseur d'entreprises agree". However, future events or conditions may
cause the SICAV to cease to continue as a going concern.
Evaluate the overall presentation, structure and content of the financial statements, including the
disclosures, and whether the financial statements represent the underlying transactions and events in a
manner that achieves fair presentation.

We communicate with those charged with governance regarding, among other matters, the planned scope
and timing of the audit and significant audit findings, including any significant deficiencies in internal control
that we identify during our audit.

Ernst & Young
Societe anonyme
Cabinet de revision agree

Pierre-Marie Boul

Luxembourg, April 5, 2022

- 13 A member firm of Ernst & Young Global Limited

Heitman UCITS

Statement of net assets as at December 31, 2021

Heitman UCITS - Heitman Global Prime
Sub-Fund

EUR
ASSETS
Investments in securities at acquisition cost (note 2.d)

87,713,030.24

Net unrealised gain on investments

8,951,781.08

Investments in securities at market value (note 2.b)

96,664,811.32

Cash at banks (note 2.b)

494,937.88

Other assets (note 8)

7,598.65
97,167,347.85

LIABILITIES
Operating and administrative expenses payable (notes 3, 4, 5, 6, 7, 8)

87,649.96
87,649.96

TOTAL NET ASSETS AS AT DECEMBER 31, 2021

97,079,697.89

TOTAL NET ASSETS AS AT DECEMBER 31, 2020

160,292,984.55

TOTAL NET ASSETS AS AT DECEMBER 31, 2019

184,353,154.11

The accompanying notes form an integral part of these financial statements.
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Statement of operations and changes in net assets
for the year ended December 31, 2021
Heitman UCITS - Heitman Global Prime
Sub-Fund

EUR
NET ASSETS AT THE BEGINNING OF THE YEAR

160,292,984.55

INCOME
Dividends, net (note 2.f)

2,866,408.43
2,866,408.43

EXPENSES
Operating and administrative expenses (notes 3, 4, 5, 6, 7, 8)

470,478.71

Transaction fees (note 2.g)

144,784.86
615,263.57

NET INVESTMENT INCOME

2,251,144.86

Net realised gain on sales of investments (note 2.c)

8,032,640.55

Net realised gain on foreign exchange

93,120.98

Net realised gain on forward foreign exchange contracts (note 2.e)

34,676.27

NET REALISED GAIN

10,411,582.66

Change in net unrealised appreciation:
- on investments

21,767,190.57

INCREASE IN NET ASSETS AS A RESULT OF OPERATIONS

32,178,773.23

Proceeds from subscriptions of shares

10,103,663.06

Cost of shares redeemed

-105,495,722.95

NET ASSETS AT THE END OF THE YEAR

97,079,697.89

The accompanying notes form an integral part of these financial statements.
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Statistics

Sub-fund
Class

Currency

Number of shares
outstanding

Net asset value
per share

Net asset value
per share

Net asset value
per share

31.12.2021

31.12.2021

31.12.2020

31.12.2019

3,520.97
682,061.02
-

127.75
141.67
-

100.13
111.28
94.26

121.57
135.38
104.44

Heitman UCITS - Heitman Global Prime Sub-Fund
M EUR Un-hedged
F EUR Un-hedged
F1 USD Un-hedged*

EUR
EUR
USD

*Please refer to Note 1.
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Heitman UCITS - Heitman Global Prime Sub-Fund

Statement of investments and other net assets
as at December 31, 2021 (expressed in EUR)
Description

Currency

Quantity

Market value (note 2)

% of net assets

TRANSFERABLE SECURITIES ADMITTED TO AN OFFICIAL STOCK EXCHANGE LISTING OR DEALT IN ON ANOTHER REGULATED MARKET
SHARES
AUSTRALIA
DEXUS PROP TRUST

AUD

178,639.00

1,271,630.05

1.31

GOODMAN GROUP -STAPLED SECURITIES-

AUD

81,373.00

1,380,403.07

1.42

GPT GROUP -STAPLED SECURITIES-

AUD

381,335.00

1,323,078.67

1.36

NEXTDC

AUD

159,259.00

1,303,929.90

1.34

SCENTRE GROUP -STAPLED SECURITIES-

AUD

640,994.00

1,296,644.02

1.34

VICINITY CENTRES

AUD

1,136,839.00

1,229,887.49

1.27

7,805,573.20

8.04

BELGIUM
WAREHOUSES DE PAUW

EUR

31,370.00

1,312,520.80

1.35

1,312,520.80

1.35

1,148,157.94

1.18

1,148,157.94

1.18

BERMUDA
HONGKONG LAND HOLDINGS

USD

250,188.00

CANADA
FIRST CAPITAL REALTY

CAD

102,483.00

1,326,877.49

1.37

1,326,877.49

1.37

CAYMAN ISLANDS
WHARF REIC

HKD

261,415.00

1,171,221.51

1.21

1,171,221.51

1.21

FRANCE
GECINA

EUR

10,490.00

1,291,843.50

1.33

KLEPIERRE

EUR

64,570.00

1,339,827.50

1.38

UNIBAIL RW (1SH+1SHWFD) -STAPLED SECURITIES-

EUR

21,645.00

1,315,799.55

1.36

3,947,470.55

4.07

HONG KONG
HYSAN DEVELOPMENT

HKD

468,017.00

1,276,121.49

1.31

SUN HUNG KAI PROPERTIES

HKD

117,495.00

1,257,545.98

1.30

SWIRE PROPERTIES

HKD

616,674.00

1,363,306.63

1.40

3,896,974.10

4.01

JAPAN
ACTIVIA PROPERTIES

JPY

374.00

1,192,378.39

1.23

GLP J-REIT

JPY

860.00

1,310,938.74

1.35

JAPAN REAL ESTATE INVESTMENT

JPY

246.00

1,231,111.68

1.27

LASALLE LOGIPORT REIT

JPY

821.00

1,274,769.79

1.31

MITSUBISHI ESTATE

JPY

104,366.00

1,275,359.81

1.31

MITSUI FUDOSAN

JPY

68,782.00

1,201,082.94

1.24

MITSUI FUDOSAN LOGISTICS PARK REIT

JPY

273.00

1,349,495.77

1.39

The accompanying notes form an integral part of these financial statements.
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Heitman UCITS - Heitman Global Prime Sub-Fund

Statement of investments and other net assets
as at December 31, 2021 (expressed in EUR) (continued)
Description

Currency

Quantity

Market value (note 2)

% of net assets

MORI HILLS REIT INVESTMENT

JPY

1,042.00

1,246,578.94

1.28

MORI TRUST SOGO REIT

JPY

1,104.00

1,225,143.05

1.26

NIPPON BUILDING FUND

JPY

221.00

1,134,791.94

1.17

NIPPON PROLOGIS REIT

JPY

423.00

1,319,422.67

1.36

TOKYO TATEMONO

JPY

94,473.00

1,216,371.27

1.25

TOKYU REIT

JPY

830.00

1,259,483.40

1.30

16,236,928.39

16.72

SINGAPORE
CAPITALAND INT. COMM. -UNITS-

SGD

957,977.00

1,275,487.98

1.31

DIGITAL CORE S

USD

1,367,437.00

1,399,900.37

1.45

KEPPEL REIT -UNITS-

SGD

1,678,924.00

1,238,227.94

1.28

MAPLETREE COMMERCIAL TRUST REG.S

SGD

921,203.00

1,202,476.12

1.24

MAPLETREE LOGISTICS TRUST -UNITS-

SGD

982,221.00

1,218,018.64

1.25

6,334,111.05

6.53

SPAIN
INMOBILIARIA COLONIAL

EUR

160,420.00

1,323,465.00

1.36

MERLIN PROPERTIES SOCIMI

EUR

132,423.00

1,267,288.11

1.31

2,590,753.11

2.67

SWEDEN
FABEGE

SEK

89,764.00

1,327,051.45

1.37

HUFVUDSTADEN 'A'

SEK

99,111.00

1,307,158.27

1.35

2,634,209.72

2.72

SWITZERLAND
PSP SWISS PROPERTY REG.

CHF

11,647.00

1,279,024.79

1.32

SWISS PRIME SITE REG.

CHF

14,903.00

1,290,412.07

1.33

2,569,436.86

2.65

UNITED KINGDOM
ASSURA

GBP

1,523,997.00

1,275,214.98

1.31

BRITISH LAND

GBP

212,269.00

1,354,697.24

1.40

CAPITAL & COUNTIES PROPERTIES

GBP

681,945.00

1,376,803.68

1.42

DERWENT LONDON

GBP

32,102.00

1,304,650.18

1.34

GREAT PORTLAND ESTATES

GBP

151,492.00

1,323,557.40

1.36

LAND SECURITIES GROUP REIT

GBP

140,463.00

1,294,623.92

1.33

PRIMARY HEALTH PROPERTIES REIT

GBP

690,746.00

1,253,880.96

1.29

SEGRO REIT

GBP

73,823.00

1,254,783.00

1.29

SHAFTESBURY PLC REIT

GBP

181,121.00

1,325,695.13

1.37

TRITAX BIG BOX REIT

GBP

440,877.00

1,304,433.67

1.34

UNITE GROUP

GBP

100,713.00

1,319,566.20

1.36

14,387,906.36

14.81

UNITED STATES
ACADIA REALTY TRUST -SBI-

USD

68,089.00

1,309,380.89

1.35

ALEXANDRIA REAL ESTATE EQUITIES

USD

6,852.00

1,349,477.10

1.39

AMERICAN CAMPUS COMMUNITIES

USD

27,092.00

1,365,718.14

1.41

AVALONBAY COMMUNITIES

USD

5,911.00

1,310,738.72

1.35

The accompanying notes form an integral part of these financial statements.
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Statement of investments and other net assets
as at December 31, 2021 (expressed in EUR) (continued)
Description

Currency

Quantity

Market value (note 2)

% of net assets

BOSTON PROPERTIES

USD

12,861.00

1,313,454.33

1.35

DIGITAL REALTY TRUST

USD

8,362.00

1,299,501.15

1.34

DOUGLAS EMMETT

USD

42,718.00

1,271,248.02

1.31

EMPIRE STATE REALTY TRUST 'A'

USD

153,199.00

1,211,422.83

1.25

EQUINIX

USD

1,706.00

1,272,973.36

1.31

EQUITY RESIDENTIAL -SBI-

USD

16,450.00

1,314,432.25

1.35

ESSEX PROPERTY TRUST REIT

USD

4,127.00

1,284,574.89

1.32

FEDERAL REALTY OP -SBI-

USD

11,143.00

1,348,449.69

1.39

HEALTHCARE REALTY TRUST

USD

44,247.00

1,247,241.51

1.28

HEALTHCARE TRUST OF AMERICA 'A'

USD

40,697.00

1,212,541.60

1.25

HUDSON PACIFIC PROPERTIES

USD

58,019.00

1,270,877.90

1.31

PARAMOUNT GROUP

USD

173,115.00

1,290,991.02

1.33

PEBBLEBROOK HOTEL TRUST -SBI-

USD

68,256.00

1,346,325.82

1.39

PROLOGIS

USD

8,948.00

1,326,445.80

1.37

REXFORD INDUSTRIAL REALTY -UNITS-

USD

19,448.00

1,385,097.33

1.43

SIMON PROPERTY GROUP

USD

9,197.00

1,298,992.20

1.34

SL GREEN REIT

USD

20,118.00

1,285,805.08

1.32

SUNSTONE HOTEL INVESTORS

USD

129,918.00

1,338,048.93

1.38

TERRENO REALTY

USD

18,014.00

1,353,077.16

1.39

VORNADO REALTY TRUST -SBI-

USD

34,606.00

1,295,854.52

1.33

31,302,670.24

32.24

96,664,811.32

99.57

TOTAL INVESTMENTS
CASH AT BANKS

494,937.88

0.51

OTHER NET LIABILITIES

-80,051.31

-0.08

97,079,697.89

100.00

TOTAL NET ASSETS

The accompanying notes form an integral part of these financial statements.
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Geographical and industrial classification of investments
as at December 31, 2021
Geographical classification

Industrial classification

(in % of net assets)
United States
Japan
United Kingdom
Australia
Singapore
France
Hong Kong
Sweden
Spain
Switzerland
Canada
Belgium
Cayman Islands
Bermuda

(in % of net assets)
32.24
16.72
14.81
8.04
6.53
4.07
4.01
2.72
2.67
2.65
1.37
1.35
1.21
1.18

OFFICE
INDUSTRIAL
RETAIL
DIVERSIFIED
RESIDENTIAL
HEALTH CARE
DIGITAL INFRASTRUCTURE
HOTEL/R&E

32.89
16.25
14.80
14.11
6.79
6.52
5.44
2.77
99.57

99.57
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Notes to the financial statements as at December 31, 2021
NOTE 1

GENERAL
Heitman UCITS (the "Fund") is an investment company organised as a société anonyme under
the laws of the Grand Duchy of Luxembourg and qualifies as a société d’investissement à
capital variable (SICAV). The Fund was incorporated in Luxembourg on September 9, 2014.
The Articles of Incorporation were published in the Mémorial, Recueil des Sociétés et
Associations on October 9, 2014. The Fund qualifies as an undertaking for collective investment
under Part I of the Luxembourg law of December 17, 2010 relating to undertakings for collective
investment (the "Law of 2010"). The Fund is registered with the Luxembourg Commercial and
Companies’ Register under number B190554.
The Fund's capital is equal to the value of its total net assets. The minimum capital required by
law is EUR 1,250,000.
FundPartner Solutions (Europe) S.A. with registered office at 15, avenue J.F. Kennedy, L-1855
Luxembourg, Grand Duchy of Luxembourg was appointed Management Company of the Fund
as of May 7, 2019. It is a management company within the meaning of chapter 15 of the Law of
2010.
a) Sub-fund in activity
As at December 31, 2021, the Fund includes the following sub-fund:
-

Heitman UCITS - Heitman Global Prime Sub-Fund, denominated in Euro (EUR)

b) Significant events and material changes
A new prospectus came into force in February 2021.
The share classes F1 USD Un-hedged was liquidated on October 20, 2021.
c) Share classes
As at December 31, 2021, Class M EUR Un-hedged and Class F EUR Un-hedged are issued
for the active sub-fund and are detailed as follow:
•
•

Class M EUR Un-hedged: Reserved to employees of the Heitman Global Prime
Investment Manager and of its affiliates and affiliates of the Heitman Global Prime
Investment Manager;
Class F EUR Un-hedged: Reserved to Institutional Investors deemed by the Fund to
be founding shareholders because of their subscription of shares at inception of the
Heitman Global Prime Sub-Fund or their affiliation with a founding shareholder or them
being advised by a founding shareholder;
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Notes to the financial statements as at December 31, 2021 (continued)
NOTE 2

SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES
a) Preparation and presentation of financial statements
The financial statements are prepared in accordance with generally accepted accounting
principles and presented in accordance with the legal reporting requirements applicable in
Luxembourg relating to undertakings for collective investment.
The reference currency of the Fund is the EUR.
b) Valuation of assets
The assets of the Fund are valued in accordance with the following principles:
1) The value of any cash on hand or on deposit, bills and demand notes and accounts
receivable, prepaid expenses, cash dividends and interest declared or accrued as aforesaid and
not yet received is deemed to be the full amount thereof, unless, however, the same is unlikely
to be paid or received in full, in which case the value thereof is determined after making such
discount as the Board of Directors of the Fund or the Management Company, after consultation
with the Investment Manager and such other resources as they may require, deem appropriate
in such case to reflect the true value thereof;
2) The value of Transferable Securities, Money Market Instruments and any other assets which
are quoted or dealt in on any stock exchange is based on the latest available closing prices, it
being understood that the Board of Directors of the Fund may in its discretion change this to the
closing mid-market valuations or the valuation on a specific valuation point/time, and
Transferable Securities, Money Market Instruments and any other assets traded on any other
Regulated Market are valued in a manner as similar as possible to that provided for quoted
securities;
3) The value of money market instruments not listed or dealt on any regulated market, stock
exchange, or any other regulated market and with remaining maturity of less than twelve
months is valued by the amortised cost method, which approximates market value;
4) For non-quoted assets or assets not traded or dealt in on any stock exchange or other
Regulated Market, as well as quoted or non-quoted assets on such other market for which no
valuation price is available or assets for which the listed prices are not representative of the fair
market value, the value thereof is determined prudently and in good faith by the Board of
Directors of the Fund or the Management Company on the basis of foreseeable purchase and
sale prices after first seeking input from the Investment Manager and if still uncertain then
escalating it to the Board of Directors of the Fund;
5) The Administrative Agent uses the amortised cost method of valuation for short-term
transferable debt securities in any sub-fund. This method involves valuing a security at its cost
and thereafter assuming a constant amortisation to maturity of any discount or premium
regardless of the impact of fluctuating interest rates on the market value of the security or other
instrument. While this method provides certainty in valuation, it may result in periods during
which value as determined by amortised cost, is higher or lower than the price the sub-fund
would receive if it sold the securities. This method of valuation is only used in accordance with
Committee of European Securities Regulators (CESR) (now the European Securities and
Markets Authority, “ESMA”) guidelines concerning eligible assets for investments by UCITS and
only with respect to securities with a maturity at issuance or residual term to maturity of 397
days or less or securities that undergo regular yield adjustments at least every 397 days;
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Notes to the financial statements as at December 31, 2021 (continued)
6) Shares or units in underlying open-ended UCIs are valued at their last determined and
available NAV or, if such price is not representative of the fair market value of such assets, then
the price is determined by the Board of Directors of the Fund or the Management Company on
a fair and equitable basis. Units or shares of a closed-ended UCI are valued at their last
available stock market value;
7) Any money market instrument with a remaining maturity of less than ninety days at the time
of purchase or securities whose applicable interest rate or reference interest rate is adjusted at
least any ninety days on the basis of market conditions shall be valued at cost plus accrued
interest from its date of acquisition, adjusted by an amount equal to the sum of (i) any accrued
interest paid on its acquisition and (ii) any premium or discount from its face amount paid or
credited at the time of its acquisition, multiplied by a fraction the numerator of which is the
number of days elapsed from its date of acquisition to the relevant valuation day and the
denominator of which is the number of days between such acquisition date and the maturity
date of such instruments;
8) Money market instruments with a remaining maturity of more than ninety days at the time of
purchase are valued at their market price. When their remaining maturity falls under ninety
days, they are valued in accordance with subsection 7);
9) Liquid assets are valued at nominal value plus any accrued interest or on an amortised cost
basis. All other assets, where practice allows, are valued in the same manner;
10) The liquidating value of futures, forward and options contracts not traded on exchanges or
on other regulated markets means their net liquidating value determined by the Board of
Directors of the Fund or the Management Company on a basis consistently applied for each
different variety of contracts. The liquidating value of futures, forward and options contracts
traded on exchanges or on other regulated markets is based upon the last available settlement
prices of these contracts on exchanges and regulated markets on which the particular futures,
forward or options contracts are traded by the Fund; provided that if a futures, forward or
options contract could not be liquidated on the day with respect to which net assets are being
determined, the basis for determining the liquidating value of such contract is such value as the
Board of Directors of the Fund or the Management Company may deem fair and reasonable
after seeking input from the Investment Manager and if still uncertain then escalating it to the
Board of Directors of the Fund;
11) The value of a credit default swap is determined by comparing it to the prevailing par market
swap. A par market swap is one which can be initiated in the market today for no exchange of
principal, and its deal spread is such that it results in the swap’s market value being equal to
zero. The spread between the initial default swap and the par market swap is then discounted
as an annuity using relevant risk-adjusted discount rates. Par market swap rates are obtained
from a cross-section of market counterparties. Any other swaps are valued at their market
value;
12) All other assets of any kind or nature are valued at their net realisable value as determined
in good faith by the Board of Directors of the Fund or the Management Company in accordance
with generally accepted valuation principles and procedures after seeking consultation from the
Investment Manager if needed and if still uncertain, escalating it to the Board of Directors of the
Fund.
c) Net realised gain/loss on sales of investments
The net realised gain/loss on sales of investments is calculated on the basis of the weighted
average cost of the investments sold.
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Notes to the financial statements as at December 31, 2021 (continued)
d) Cost of investment securities
The cost of investment securities in currencies other than the currency of the sub-fund is
translated into the currency of the sub-fund at the exchange rate applicable at purchase date.
e) Valuation of forward foreign exchange contracts
The net unrealised gain/loss resulting from outstanding forward foreign exchange contracts, if
any, is determined on the valuation day on the basis of the forward exchange rates applicable at
this date and are recorded in the statement of net assets.
Net realised gain/loss and changes in net unrealised appreciation/depreciation on forward
foreign contracts are recorded in the statement of operations and changes in the net assets.
f) Income
Dividends are recorded at ex-date. Interest is recorded on an accrual basis. Dividends and
interests are recorded net of withholding tax.
g) Transaction fees
The transaction fees represent the costs incurred by the Fund in connection with purchases and
sales of investments. They include brokerage fees as well as bank commissions, tax, depositary
fees and other transaction fees, and are included in the statement of operations and change in
net assets.
h) Formation expenses
Formation expenses are amortised on a straight-line basis over a period of maximum 5 years.
As of December 31, 2021, the formation expenses are fully armortised.
NOTE 3

TAXATION OF THE FUND
Under current law and practice, the Fund is not liable to any Luxembourg income or net wealth
tax, nor are dividends paid by the Fund subject to any Luxembourg withholding tax. However, in
relation to all Classes, the Fund is liable in Luxembourg to a subscription tax (taxe
d’abonnement) of 0.05% per annum of its net assets, such tax being payable quarterly and
calculated on the NAV of the respective Class at the end of the relevant quarter. A reduced tax
rate of 0.01% per annum of the net assets will be applicable to Classes which are only sold to
and held by Institutional Investors. Such tax is payable quarterly and calculated on the net
assets of such Class at the end of the relevant quarter.
The aforementioned tax is not applicable for the portion of the assets of the Fund invested in
other Luxembourg collective investment undertakings. No stamp duty or other tax is generally
payable in Luxembourg. Any amendments to the articles of incorporation are as a rule subject
to a fixed registration duty of EUR 75.
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Notes to the financial statements as at December 31, 2021 (continued)
No tax is payable in Luxembourg on realised or unrealised capital appreciation of the assets of
the Fund. Although the Fund’s realised capital gains, whether short term or long term, are not
expected to become taxable in another country, shareholders must be aware and recognise that
such a possibility is not totally excluded. The regular income of the Fund from some of its
securities, as well as interest earned on cash deposits, and capital gains in certain countries
may be liable to withholding taxes at varying rates, which normally cannot be recovered.
Withholding and other taxes levied at source, if any, are not recoverable. Whether the Fund
may benefit from a double tax treaty concluded by Luxembourg must be determined on a
case-by-case basis.
As at December 31, 2021, Taxe d’abonnement of EUR 14,330.46 was recorded and is
recognized under the caption "Operating and administrative expenses" disclosed in the
Statement of operations and charges in net assets.”
NOTE 4

MANAGEMENT FEES
Heitman Real Estate Securities LLC, as the Investment Manager of the Fund, is entitled to
receive a management fee, which is calculated as a percentage of the average NAV of each
class of each sub-fund. Management fees are accrued on each valuation day and payable
monthly in arrears at the following rates:
Class M EUR Un-hedged shares:
Class F EUR Un-hedged shares:
Class F1 USD Un-hedged shares:

None
0.20%
0.20%

In case the Investment Manager designates any Sub-Investment Managers, the fees of such
Sub-Investment Managers are paid by the Investment Manager out of its own fees.
While under no obligation to do so, the Investment Manager may, in its sole discretion, waive or
reduce its annual management fee as well as reimburse certain expenses to the Heitman
Global Prime Sub-Fund to the extent necessary to ensure that the Heitman Global Prime
Sub-Fund's total annual operating and administrative expenses in any given year do not exceed
the Anticipated O&A Expense Threshold for such year or to ensure that any such excess is
immaterial.
NOTE 5

ADMINISTRATION FEES
Pictet & Cie (Europe) S.A., as Administrative Agent of the Fund, is entitled to receive the
following annual variable fees, calculated on the average sub-fund’s Net Assets and payable
monthly in arrears:
Assets under management
Up to EUR 100 M
Between EUR 100 M and EUR 200 M
Between EUR 200 M and EUR 300 M
Above EUR 300 M
Minimum Annual fee
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Annual rates
0.15%
0.14%
0.12%
0.11%
EUR 75,000.00

Heitman UCITS

Notes to the financial statements as at December 31, 2021 (continued)

NOTE 6

DIRECTORS FEES
As remuneration for their duties based on the Directorship Agreement, the Fund pays Directors
fees to each Director.
Non-Independent Directors are not entitled to receive Directors Fees.
As at December 31, 2021, directors fees of EUR 42,778.53 were recorded and are recognized
under the caption "Operating and administrative expenses" disclosed in the Statement of
operations and charges in net assets.

NOTE 7

DEPOSITARY FEES
Pictet & Cie (Europe) S.A. as the Depositary, is entitled to receive its fees, out of the assets of
each sub-fund. In general, the fee is calculated based on the average net assets of each Class
within each sub-fund during the relevant month; and fluctuates depending on the assets of the
Fund and the transactions made. In addition, Pictet & Cie (Europe) S.A. as the Depositary, is
entitled to be reimbursed by the Fund for its reasonable out-of-pocket expenses and
disbursements.
As at December 31, 2021, depositary fees of EUR 108,210.29 were recorded and are
recognized under the caption "Operating and administrative expenses" disclosed in the
Statement of operations and charges in net assets.

NOTE 8

OPERATING AND ADMINISTRATIVE EXPENSES
The Fund bears all of its ordinary operating expenses ("Operating and Administrative
Expenses") including but not limited to: the Luxembourg asset-based taxe d’abonnement up to
the maximum rate referred to under "Taxation" below ("taxe d’abonnement"); remuneration
(where applicable) for the Directors, the Conducting Persons and other reasonable travelling or
out-of-pocket expenses incurred by the Fund and its Board of Directors and Conducting
Persons; legal and auditing fees and expenses; initial and ongoing registration and listing fees,
including translation expenses; fund administration and custody expense, office lease
expenses, and the costs and expenses of preparing, printing, and distributing the Prospectus,
financial reports and other documents made available to its shareholders. Operating and
Administrative Expenses do not include Transaction Costs and Extraordinary Expenses (as
defined in the Prospectus).
Operating and administrative expenses of the Heitman UCITS - Heitman Global Prime
Sub-Fund (excluding management fees) are expected not to exceed 0.20% of the NAV per
annum (the "Anticipated O&A Expense Threshold").
While under no obligation to do so, the Investment Manager may, in its sole discretion, waive or
reduce its annual management fee as well as reimburse certain expenses to the Heitman
UCITS - Heitman Global Prime Sub-Fund to the extent necessary to ensure that the sub-fund’s
total annual operating and administrative expenses in any given year do not exceed the
Anticipated O&A Expense Threshold for such year or to ensure that any such excess is
immaterial.
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Notes to the financial statements as at December 31, 2021 (continued)
This resulted in an extra of EUR 16,068.24 for the year ended December 31, 2021 which is
recognized under the caption "Operating and administrative expenses" disclosed in the
Statement of operations and changes in net assets of the Heitman UCITS - Heitman Global
Prime Sub-Fund. The cumulative unpaid extra presented in the caption "Operating and
administrative expenses payable" in the Statement of net assets amounts to EUR 20,435.74 as
of December 31, 2021.
NOTE 9

SWING PRICING
The basis on which the assets of any sub-fund are valued for the purposes of calculating the
NAV per share is as follows:
•
•

As described in Section 5.5 of the current Prospectus, Listed Investments will be
valued based on the last traded price and at net asset value in the case of units/shares
in collective investment undertakings.
The NAV per share will be arrived at by dividing the NAV attributable to a class by the
number of shares of that class in issue.

In certain circumstances, subscriptions, redemptions, and conversions in a sub-fund may have
a negative impact on the NAV per share. Where subscriptions, redemptions, and conversions in
a sub-fund cause the sub-fund to buy and/or sell assets in the sub-fund, the value of these
assets may be affected by the actual cost of acquiring or disposing them, which may deviate
from the last trade prices used in calculating the relevant NAV due to dealing charges, taxes,
and any spread between acquisition and disposal prices of assets dealt in a sub-fund on that
valuation day. These costs could have an adverse effect on the NAV of the sub-fund, known as
"dilution". In order to protect existing or remaining investors from the possible effects of dilution
the Fund may adjust the NAV per share in a sub-fund to take into account and mitigate the
possible effects of dilution. Also referred to as "swing pricing", such dilution adjustment will be
made in accordance with criteria set by the Board of Directors of the Fund from time to time
including whether the costs of investing or divesting the net inflows into or outflows from a
sub-fund on a valuation day will create in their opinion a material dilutive impact. Where the
Board of Directors of the Fund has determined to implement swing pricing in a sub-fund and
whenever the net inflow or net outflow from a sub-fund exceeds a threshold prescribed by the
Board of Directors of the Fund then the NAV per share will, respectively, be adjusted upward or
downward by a factor not exceeding the maximum amount of 2% of the NAV per share. This
factor represents the estimated bid-offer spread of the assets in which the sub-fund invests and
estimated dealing charges, taxes and related expenses that may be incurred by the sub-fund as
a result of buying and/or selling underlying investments. Such adjustments may only be
exercised for the purpose of reducing dilution in a sub-fund.
During the year ended December 31, 2021, the sub-fund Heitman UCITS - Heitman Global
Prime Sub Fund used swing pricing mechanism.
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NOTE 10

SUBSEQUENT EVENTS
In February 2022, a number of countries (including the United States, the United Kingdom and
the European Union) imposed sanctions against certain entities and individuals in Russia as a
result of the official recognition of the Donetsk People Republic and Lugansk People Republic
by the Russian Federation. Announcements of potential additional sanctions have been made
following military operations initiated by Russia against Ukraine on February 24, 2022. The
situation, together with growing turmoil from fluctuations in commodity prices and foreign
exchange rates, and the potential to adversely impact global economies, has driven a sharp
increase in volatility across markets. The Board of Directors of the Fund regards these events
for the Fund as non-adjusting events after the reporting period. Although neither the Fund’s
performance and going concern nor operations, at the date of this report, have been
significantly impacted by the above, the Board of Directors of the Fund continues to monitor the
evolving situation and its impact on the financial position of the Fund.
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Other information to Shareholders (unaudited appendix)

1.

Remuneration policy of the Management Company

The Management Company has adopted a Remuneration Policy which is in accordance with
the principles established by the law of May 10, 2016, amending the law of December 17, 2010
("the Law of 2010").
The financial year of the Management Company ends on December 31 of each year.
The table below shows the total amount of the remuneration for the financial year ended as at
December 31, 2021, split into fixed and variable remuneration, paid by the Management
Company to its staff.
The table has been prepared taking into consideration point 162 of section 14.1 of the European
Securities and Market Authority ("ESMA") remuneration guidelines relating to the confidentiality
and data protection in presenting the remuneration information.
Number of
beneficiaries

Total
remuneration
(EUR)

Fixed
remuneration
(EUR)

Variable
remuneration (target or
discretionary bonuses,
parts remuneration)
(EUR)
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6,654

4,379

2,275

Total remuneration paid
by the Management
Company during the
year 2021

Additional explanation :
•

The beneficiaries reported are composed of the risk takers (including the 4 Conducting
Officers) and the staff of the Management Company dedicated to Management
Company activities for all the Funds under management, remunerated by the
Management Company. In addition, the Management Company did not remunerate
directly the staff of the Investment Manager, but rather ensured that the Investment
Manager complies with the Remuneration Policy requirements itself.

•

The benefits have been attributed according to criteria such as level of seniority,
hierarchic level, or other eligibility criteria, not taking into account performance criteria,
and are thus excluded from the fixed or variable remuneration figures provided above.

•

Total fixed and variable remuneration disclosed is based on apportionment of Asset
Under Management represented by the Fund.

•

The 2021 annual review outcome showed no exception.

There have been no changes to the adopted remuneration policy since its implementation
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Other information to Shareholders (unaudited appendix) (continued)

2.

Securities Financing Transactions Regulation ("SFTR")

As at December 31, 2021, the Fund is in the scope of the requirements of the Regulation (EU)
2015/2365 on transparency of securities financing transactions and of reuse. Nevertheless, no
corresponding transactions were carried out during the year referring to the financial
statements.
3.

Information on risk measurement

The sub-fund’s global risk exposure is monitored by using the commitment approach. In that
respect, financial derivatives instruments are converted into their equivalent position in the
underlying asset. The global risk exposure shall not exceed the sub-fund’s NAV.
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