G R E E N B O N D R E P O R T 2 0 21

GREEN BOND
REPORT 2021
W W W. S P S . S W I S S

Page 1 of 11

Green Bond Report 2021
2

Green Bond Framework

3	Allocation of green bond net revenues as at 31.12.2021
5	Impact of investments enabled by green bond funds
6

Notes

9

Report of the independent auditor

Page 1 of 11

G R E E N B O N D R E P O R T 2 0 21

Green Bond Report 2021
Green Bond Framework
As part of its commitment to sustainability, Swiss Prime Site published a Green Bond Framework in 2020, according to which green
bonds can be issued for the purpose of financing or refinancing sustainable projects. The Swiss Prime Site Green Bond Framework
has received a Second Party Opinion from ISS ESG, confirming that the framework is aligned with the ICMA Green Bond Principles.
In harmony with Swiss Prime Site’s sustainability goals, the framework defines how the net revenues from relevant bonds can be
used to finance and/or refinance eligible green assets. Swiss Prime Site considers assets or project investments to be suitable if they
meet one of the following criteria (see Green Bond Framework, page 10):

Category

Description

Example of existing eligible investments

Green Buildings

—

Acquisition, construction or renovation of
buildings that conform to recognised standards
(main focus when issuing green bonds), including
the following certifications:
— Minergie
— SNBS
— BREEAM (very good and above)
— LEED (Gold and above)

—

Current list of eligible properties (see Green
Bond Framework)

Climate Protection and
CO² Reduction Pathway

—

Revenues are used to finance only those projects
that contribute towards (1) reducing total energy
consumption and/or (2) reducing CO² and
greenhouse gas emissions.
An overall target for operating the portfolio with
50% renewable energy and no CO² emissions

—

See 2021 Sustainability Report,
CO² reduction pathway for property
portfolio

Use of low-emission and renewable materials
Buildings with low energy consumption
Possible measures include:
— Percentage of the portfolio consisting of 100%
renewable energy sources
— Primary energy consumption
— CO e caused by heating/hot water
²
— Energy savings
— Electricity (general/tenants)
— CO e caused by electricity
²

—

Swiss Prime Site aims to use PV systems
wherever possible

—

Responsible Consumption
and Production

—
—
—
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Allocation of green bond net revenues as at 31.12.2021
At the end of 2020 and the start of 2021, Swiss Prime Site issued two green bonds with a total nominal value of CHF 600 million.
(see
https://sps.swiss/en/group/investors/bonds):
Figures in

Issue volume
Interest rate

2028

2029

CHF m

300

300

%

0.375

0.65

Term to maturity

Years

7

9

Maturity

Date

11.02.2028

18.12.2029

58 194 781
(SPS21)

58 194 733
(SPS200)

CH0581947816

CH0581947733

Securities number
ISIN number

Out of a total of CHF 600 million, funds amounting to CHF 569.58 million were allocated to Category I «Green Buildings», Category II
«Climate Protection and CO² Reduction Pathway» and Category III «Responsible Consumption and Production» in the period to
31 December 2021 in accordance with the general conditions of the Green Bond Framework. This leaves unallocated funds of CHF 30.42
million.
In Category I «Green Buildings», CHF 563.59 million is allocated as at 31.12.2021.

Property

Project
category

Mortgages

Planned
investments
(incl. land)
in CHF m

Allocated
investments in
Category I
(cumulative) up
to 31.12.2021
in CHF m

Desired
building label

Label status

Stücki Park (new build),
Hochbergerstrasse 60, Basel

Projects
under
construction

Refinancing
2021

226.00

135.29

SGNI

Pre-certified

Alto Pont-Rouge, Esplanade de
Pont-Rouge 5, 7, 9, Lancy

Projects
under
construction

None

306.00

178.78

SNBS

SNBS KP1

Müllerstrasse 16, 20, Zurich

Projects
under
construction

None

106.46

129.01

SNBS

SNBS KP1

Espace Tourbillon,
PLO Haus B, Chemin des Aulx,
Plan-les-Ouates

Projects
under
construction

None

89.71

81.21

Minergie

certificate

Tertianum Venise à Monthey,
Rue de Venise 5–7/Avenue de la
Plantaud 44, Monthey

Projects
under
construction

None

30.03

30.13

Minergie

Provisional
certificate

Tertianum USEGO-Park,
Solothurnerstrasse 201a, Olten

Projects
under
construction

None

34.19

9.17

Minergie-P

Provisional
certificate

792.39

563.59

Total Category I

Page 3 of 11

G R E E N B O N D R E P O R T 2 0 21

In Category II «Climate Protection and CO² Reduction Pathway», CHF 5.18 million went towards investments to increase energy
efficiency (building shell) and for building services (e. g. replacing heating systems) in the period from 1 January to 31 December 2021.
These contribute directly towards decarbonisation and implementation of the CO² reduction pathway within the property portfolio.

Areas of implementation

Total investments
01.01–31.12.2021
in CHF m

Allocated
investments
Category II
(cumulative)
up to 31.12.2021
in CHF m

3.49

Building shell

3.49

Heating/building services

1.69

1.69

Total Category II

5.18

5.18

In Category III «Responsible Consumption and Production», CHF 0.81 million was invested in four photovoltaic systems until
31 December 2021; these were put into operation in the reporting period.

Planned investment
volume
in CHF m

Allocated
investments in
Category III
(cumulative) up to
31.12.2021
in CHF m

Maagplatz 1, Zurich

0.203

0.215

Kappenbühlweg 9,11/Holbrigstr., Zurich

0.250

0.191

Mitteldorfstrasse 16, Ostermundigen

0.210

0.161

Räbgasse 20, Basel

0.332

0.241

Total Category III

0.995

0.808

–

0.000

0.995

0.808

Property

Minus received subsidies
Total Category III excl. subsidies
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Impact of investments enabled by green bond funds
The green bond net revenues allocated in Category I «Green Buildings» enable the planning and implementation of real estate
projects with a sustainability certificate and corresponding sustainability performance in the three dimensions of economy, society
and environment. For new buildings, Swiss Prime Site pursues a clear certification strategy. All new build and redevelopment projects
within the property portfolio of Swiss Prime Site Immobilien should be certified with a nationally or internationally recognised sustainability label. When new build and redevelopment projects are initiated, the necessary preliminary checks and audits concerning certifiability are carried out for each individual property. The choice of label is based primarily on the certifiability of property-specific use
or, in some cases, on regulatory requirements or tenant expectations. The desired certification level is analysed on a project-specific
basis and aligned with the individual and project-related sustainability ambitions for the project (e.g. flexibility of use). In terms of
greenhouse gas emissions during construction and operation, as well as in relation to effective use of resources (circular economy),
Swiss Prime Site generally strives to exceed the minimum requirements.
In addition to ongoing projects, Swiss Prime Site has an extensive development pipeline that qualifies for the green bond. At the same
time, existing properties in the portfolio are also certified according to the BREEAM In-Use certification system and also qualify
depending on the level of certification.
Swiss Prime Site is aware of its responsibility when it comes to sustainability and climate protection, and has been committed for
some time to contributing to the 1.5-degree goal of the Paris Climate Accord and the Swiss Federal Council’s climate neutrality goal
for 2050. With these targets in mind, the company developed a CO² reduction pathway for its entire property portfolio in 2019, which
it uses as a guidance and control tool to achieve its own climate goals. The aim is to keep the CO² intensity per square metre below
CREEM’s 1.5 degree reduction scenario and achieve net zero by 2040. Swiss Prime Site will thereby make a significant contribution
to achieving the goals of the Paris Climate Accord. Swiss Prime Site is planning to invest about CHF 650 million by 2040 in measures
to further develop the reduction pathway towards the goal of increasing the energy efficiency of buildings and ensuring that energy
comes from renewable sources wherever possible. The green bond net revenues make a significant contribution towards meeting
these targets. The funds allocated in this report relate to specific construction projects (e. g. replacement of heating systems, building
shell renovations) or to the level of investment made in these projects in the reporting period. This amount will increase as the number
of eligible projects increases.
The CO² reduction pathway requires active management, as well as continuous adjustment to current data and possible measures
for the existing property portfolio. The plan will therefore be regularly updated and published as part of the annual reporting.
See Sustainability Report: group goals and contribution towards the Sustainable Development Goals.
The investments in Category II «Climate Protection and CO² Reduction Pathway» partly enabled by use of the green bond net
revenues are taken into account each time the plan is updated. Thus, based on current knowledge, a CO² intensity of 7.24 kg CO²/m²a
will be reached in 2040, which corresponds to a reduction of 66% compared with the reference year of 2019.
As a result of the contribution towards the construction of photovoltaic systems made possible in Category III «Responsible Consumption and Production», systems with an output of about 630 kWp and an expected electricity yield of around 640,000 kWh per
year were installed at four existing properties in the Swiss Prime Site portfolio during the reporting period. This does not include
photovoltaic systems installed in the course of development projects. In addition to the commissioning of two existing installations,
the roll-out in the existing portfolio will be continued in 2022.
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Notes
Stücki Park (new build),
Hochbergerstrasse 60, Basel

Hochbergstrasse 60, Basel; Stücki Science Park, Basel

Alto Pont-Rouge, Esplanade
de Pont-Rouge 5, 7, 9, Lancy

Esplanade de Pont-Rouge 5, 7/ Alto Pont-Rouge 1227 Carogue GE

Müllerstrasse 16, 20, Zurich

Müllerstrasse 16/20, 8004 Zürich
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Espace Tourbillon, PLO Haus B,
Chemin des Aulx, Plan-les-Ouates
Plan-les-Ouates, PLO Haus B – Espace Tourbillon, Genf
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Tertianum Venise à Monthey,
Rue de Venise 5–7/Avenue de la Plantaud 44,
Monthey

Rue de Venise / Av de la Plantaud, 1870, Monthey

Tertianum USEGO-Park,
Solothurnerstrasse 201a, Olten
USEGO-Areal Tertianum, Solothurnstrasse, 4600 Olten
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Independent limited assurance report on selected
disclosures regarding the allocation of issue proceeds from
Green Bonds 2021 of Swiss Prime Site AG
To the Green Bond Committee of Swiss Prime Site AG, Olten
We have been engaged to perform a limited assurance engagement on selected disclosures regarding the allocation
of issue proceeds from Green Bonds published in the «Green Bond Report 2021» of Swiss Prime Site AG.
Our independent assurance engagement to obtain limited assurance covers the following disclosures for the business
year ended 31 December 2021:
-

The total amount of issue proceeds from Green Bond issues already allocated along the conditions for
categories I, II and III defined in the Green Bond Framework of Swiss Prime Site AG;

-

The breakdown of the allocated issue proceeds from Green Bond issues in terms of use and the total
amount not yet allocated;

-

The invested capital per project within the three categories defined in the Green Bond Framework of Swiss
Prime Site AG (“Allocated investments”);

-

The reporting on any allocation adjustments in the Green Bond project portfolio if projects no longer meet
the Green Bond asset criteria of this framework.

The objective of our engagement is neither an examination of further disclosures not mentioned above nor of prior
period disclosures, future-related disclosures, statements from external sources, environmentally sustainable
impacts or expert opinions. The assessment of the Green Bond Framework based on the ICMA Green Bond
Principles and the compliance of eligible green projects with the criteria defined therein was performed by another
service provider. Therefore, our engagement does not include any conclusion on disclosures other than those
described in the previous paragraph.
In accordance with Swiss Prime Site AG's Green Bond Framework and the Green Bond Principles (GBP) published
in June 2018 by the International Capital Market Association (ICMA), the allocation of issue proceeds from a Green
Bond should be used exclusively for financing or re-finance projects, in whole or in part, new or existing sustainable
projects or assets and operating expenditure with a clear and defined environmental benefit. The project evaluation
and selection are carried out by Swiss Prime Site AG as the issuer of the Green Bond, respectively by the Green
Bond Committee of Swiss Prime Site AG. The selection is based on Swiss Prime Site AG’s judgement and general
understanding of what qualifies as a green project according to the criteria defined in the Green Bond Framework
and how it may contribute positively to environmental objectives. This understanding is described in the Green Bond
Framework of Swiss Prime Site AG. It is therefore possible that the categorization of a project may be interpreted
differently by a report reader.
Responsibility of the Green Bond Committee
The Green Bond Committee of Swiss Prime Site AG is responsible for the preparation of the selected disclosures in
accordance with the reporting criteria. The company applies the Green Bond Framework of Swiss Prime Site AG,
published in October 2020, which is in line with the Green Bond Principles published by the ICMA in June 2018, as
reporting criteria and publishes the report under the title «Green Bond Report 2021».
The Green Bond Committee of Swiss Prime Site AG is composed of members of the Group Executive Board working
jointly with the management teams from each Group company and specific representatives from the operational units
to define appropriate initiatives and metrics for measuring their achievement. The Green Bond Committee will also
oversee the implementation of the allocation and selection process of the Eligible Sustainability Project Portfolio. In
this way it regularly determines the implementation progress and makes adjustments as necessary.
Furthermore, the Green Bond Committee is responsible for the design, implementation and maintenance of systems,
processes and internal controls to enable the preparation of selected disclosures that are free from material
misstatement, whether due to fraud or error. In addition, the Green Bond Committee is responsible for establishing
the Green Bond Framework and applying the reporting criteria.
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Independent Auditor’s Responsibility
Our responsibility is to perform a limited assurance engagement and to express a conclusion, based on our
procedures and the evidence obtained, as to whether any matters have come to our attention that cause us to believe
that the selected disclosures regarding the allocation of issue proceeds from Green Bond issues 2021 have not been
prepared, in all material respects, in accordance with the requirements of the Green Bond Framework of Swiss Prime
Site AG.
We conducted our engagement in accordance with International Standard on Assurance Engagements (ISAE) 3000
Assurance Engagements other than Audits or Reviews of Historical Financial Information issued by the International
Auditing and Assurance Standards Board (IAASB). That standard requires that we plan and perform the engagement
to obtain limited assurance whether the selected disclosures regarding the allocation of issue proceeds from Green
Bond issues 2021 have been prepared, in all material respects, in accordance with the requirements of the Green
Bond Framework of Swiss Prime Site AG.
The procedures performed in a limited assurance engagement are less in extent than for a reasonable assurance
engagement, and consequently the level of assurance obtained is substantially lower. The procedures selected
depend on the auditor's judgment. Taking into account risk and materiality considerations, we have performed
procedures in order to obtain sufficient and appropriate evidence. This included, among others:
-

Inquiries of employees responsible for the determination and consolidation as well as the implementation of
internal control procedures regarding the selected disclosures.

-

Inspection of selected internal and external documents to determine whether qualitative and quantitative
information is supported by sufficient evidence and presented in an accurate and balanced manner.

-

Assessment of the data collection, validation and reporting processes as well as the reliability of the
reported data on a test basis and through testing of selected calculations.

We believe that the evidence we have obtained is sufficient and appropriate to provide a basis for our conclusion.
Inherent limitations
Due to the inherent limitations of any internal control structure, it is possible that errors or irregularities in the selected
disclosures may occur and not be detected. Our engagement is not designed to detect all weaknesses in internal
controls over the preparation of the selected disclosures, as the engagement has not been performed continuously
throughout the period and the procedures performed were undertaken on a test basis.
Independence and quality assurance
We have complied with the independence and other ethical requirements of the International Ethics Standards Board
for Accountants’ International Code of Ethics for Professional Accountants (including Independence Standards)
(IESBA Code), which is founded on fundamental principles of integrity, objectivity, professional competence and due
care, confidentiality, and professional behavior.
The firm applies International Standard on Quality Control 1 and accordingly maintains a comprehensive system of
quality control including documented policies and procedures regarding compliance with ethical requirements,
professional standards, and applicable legal and regulatory requirements.

Page 10 of 11

G R E E N B O N D R E P O R T 2 0 21

Conclusion
Based on the procedures performed and the evidence obtained nothing has come to our attention that causes us to
believe that the selected disclosures regarding the allocation of issue proceeds from Green Bond issues 2021 of
Swiss Prime Site AG for the financial year ended 31 December 2021 are not prepared, in all material respects, in
accordance with the requirements of the Green Bond Framework of Swiss Prime Site AG.

KPMG AG

Silvan Jurt

Theresa Tiersch

Licensed Audit Expert

Zurich, 10 February 2022

© 2022 KPMG AG, a Swiss corporation, is a subsidiary of KPMG Holding AG, which is a member firm of the
KPMG global organization of independent member firms affiliated with KPMG International Limited, a private
English company limited by guarantee. All rights reserved.
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