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• Income Analytics – Our Philosophy

• Challenges of CRE Tenant Risk Analysis

• Data Insights



Our Philosophy



Income Attracted Investors To Real Estate
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Income paid by tenants plays a crucial 

role in ensuring consistent and 

sustainable long-term investment 

returns. 

Income Analytics estimates the global 

annual rent roll across all institutional 

owned real estate is US$1,652bn.

Our philosophy is simple – if income is 

the driver of investment stability and 

attractiveness, then income risks must 

be analysed, monitored and reported.
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Income Return Capital Growth

MSCI Pan European Index - Long term Performance

Capital Growth Vs. Income Return 2008 to 2024 - % pa
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Income Return Capital Growth

MSCI Pan European Index - Volatility of Performance

Capital Growth Vs. Income Return 2008 to 2024 - % pa

100%
of total return has 

come from the 

income component

Capital

7x
more volatile



Rethinking Leases as a Loans
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Landlords loan space to a tenant in return 

for a rental payment. 

This is akin to a lender loaning money to a 

borrower in return for interest. 

Income Analytics borrows analysis 

techniques from the bond world to 

understand the likelihood that the borrower 

(aka the tenant) will default on their liability 

(aka the rent).

Understanding these risks leads to a better 

focus on maximising income returns and 

ultimately asset valuations.

“The value of your real estate 

investment is ultimately determined 

by the level, duration and quality of 

the rental income paid by your 

tenants”

Andrew Baum.
Professor of Practice, SAID Business School

University of Oxford



Forward Looking Risk Analysis

12

0

Bond markets value income risk by 

looking at counterparty risk versus 

duration risk. 

Income Analytics is replacing 

traditional backward looking credit 

referencing data with forward 

looking probabilities of default (PD 

rates) which predicts the likelihood a 

company will default in the future.

Counterparty Risk 

x 
Duration Risk



Modelling Overview
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We focus on multiple risk factors NOT just company financials

Core Data Sources

Business Demographics

• business age

• local or national trader

• industry type/sector

Corporate Linkage

• size of group

• strength

• structure

Principals

• experience

• performance

• other companies

Financials

• 5yr financial accounts

• ratios & trends

• liquidity, late filing, 

detrimental notes

Public Negative Data

• court judgements

• mortgages & charges

• failure events

Trade Experiences

• payment trends

• performance

• payment vs benchmarks

Application of Expert Rules (overrides) 

Minimum Data

• identify trading activity

• populate the models

• generate scores

High Risk Parent

• cascade effects

• subsidiaries

• structure

Detrimental Legal Events

• failure events

• auditors note

Possible Fraudulent Activity

• intelligence

• data partners

• sanctions lists

Manual Overrides

• news reports

• registers

• analyst research

Statistical Analysis

Inputs analysed using statistical modelling (incl. Logistic Regression & Segmentation Analysis) 

Probability of Default/Failure (PD Rate)



Quantitative not Qualitative

12

2

Probability of Default (PD Rate) %

Tenant Global Score x/100

Equivalent Bond Rating A-C

Underwriting

Benchmarking

Single

Source

Reporting

Risk
Analytics

Risk
Management

Bespoke
Research

Being quantitative means our 
outputs are important inputs into 
other workflows.



Challenges



Challenges to for Income Risk Analysis
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Internal Data External Data

World Events The Unexpected



Mitigating the Challenges
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• We are real estate professionals, many with backgrounds in handling 

messy and unstructured real estate data. We understand the systems in 

which the data is held, and the routes in which the data gets into those 

systems. It all helps to mitigate the challenges.

• Partner with the best possible data sources. Income Analytics has chosen 

the largest and oldest provider of credit referencing data with the most 

“joined up” global network to streamline data provision.

• We add value to our clients by looking beyond the credit referencing data, 

and providing insights into the impact of world events, such as tariffs, on 

client lease portfolios.

• “Nobody expects the Spanish Inquisition”. A niche Monty Python 

reference, but the unexpected is, what it is. We need a platform and team 

that is nimble and can respond quickly.



Identifying Opportunities – the “So What?”
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We often get asked what the benefit of being aware of tenant credit ratings is.

• Ensure reletting or redevelopment plans and budgets are in place and 

updated.

• Be able to report with confidence to internal and external stakeholders.

• Understand where a parental guarantee may be required, and spot changes 

to any parents that may impact existing guarantees.

• Have informed asset management discussions.

• Ensure everyone is working with the same set of data.

• Have clean tenancy schedules.

• Most of all … MINIMISE SURPRISES



Insights



Delivering a Triple B Rating
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INCANS Global Tenant Score

77/100 = BBB-
Medium-Low risk

Investment grade

• Reflecting the aggregated score across Income Analytics Investor clients, 

covering over 20,500 leases and €3.12 billion of rental income.

NOT FOR EXTERNAL DISTRIBUTION



Variable Sector Level Risk
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Industrial

Retail

Logistics

Hotel

Office

Health

Sector* Scores, out of 100 • Health provides the strongest 

score, with government backed 

income. BUT <1% of investor 

cashflows.

• Office assets accounts for >25% 

income, and delivers a strong, 

robust cashflow.

• Logistics properties are also >25% 

of client income. It has higher 

structural risk, but client cashflows 

are robust.

• Retail assets score lower, but have 

stabilised in recent quarters.

* In this analysis, sector is determined by the Property Asset predominate use. NOT FOR EXTERNAL DISTRIBUTION



Due-Diligence is Key – UK Retail Park Sector
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Top 20 UK Retail Park Occupiers*

INCANS Tenant Global Score →

Very High Risk (1)
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* Tenant names hidden.

Averages can be misleading, focus on the underlying occupier is key.



Understanding Economic Drivers of Assets
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What are the economic 

drivers of your buildings?

How are you exposed to 

company specific risk?

And in a multi-asset business …



Turning Tenant Risk Challenges into Opportunities
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• Cashflow is king – income returns rule over the long-term.

• Understand your cashflow risk exposures – in uncertain times 

this will help drive returns, but also address investor questions.

• Company level data has flaws – it is what you do with the data 

that is available that will deliver actionable intelligence.

• The future – it is very important for the industry that we move 

away from subjective, qualitative measures of risk and to 

quantitative analysis.



info@incans.com

+44 (0) 203 633 8732

145 City Road, London EC1V 1AV, UK

www.incans.com

No copy or use of this presentation should occur without the permission of Income Analytics Limited (“INCANS”). INCANS retains all intellectual property 
interests associated with this presentation and makes no claim, promise, or guarantee of any kind about the accuracy, completeness, or adequacy of the 
content of the presentation and expressly disclaims liability for errors and omission in such content.


	Standardabschnitt
	Folie 1: European Commercial Real Estate Data Alliance E-CREDA 2025 Annual Conference  Data-driven real estate & the future of investment decisions in an uncertain world 
	Folie 2
	Folie 3
	Folie 4
	Folie 5
	Folie 6: Purpose and background of E-CREDA 
	Folie 7: Our events, activities and publications
	Folie 8
	Folie 9

	Keynote by Hans Op´t Veld
	Folie 10: Keynote by Hans Op´t Veld
	Folie 11: Navigating a more complex real estate investment environment
	Folie 12: Composition of the real estate investment universe has changed massively Example: composition of listed market 20 years ago vs. current
	Folie 13: The changes are probably an underestimation of the true nature of a shift towards OPRE
	Folie 14: Even within traditional sectors, much has changed Business models within sectors have become more specific
	Folie 15: In some cases, operations are even pushed into real estate terminology
	Folie 16: Specialisation level has gone up…
	Folie 17: …and a variety of ownership structures have been introduced
	Folie 18: Ability to manage changes requires three key components
	Folie 19: Skillsets of professionals have not changed in pace with the assets
	Folie 20: Underwriting the investment means underwriting its business Even when operator exposure is indirect, it still affects returns
	Folie 21: The data landscape has gotten more complex and require a more specialist approach to manage sources
	Folie 22: Example of the way in which data is being integrated: moving away from the Excel spreadsheet
	Folie 23: Important notion: data tells us where investments are in a universe of investment options
	Folie 24: Tooling 
	Folie 25: So how are we going to resolve the challenges?
	Folie 26: What does it all mean?

	Huib Vaessen
	Folie 27: Huib Vaessen Applying AI in real estate investment decision making
	Folie 28: AI driven investing How our digital colleague Samuel helps making better decisions
	Folie 29: APG Asset Management in a glance Unique Investment approach consistently implemented across regions
	Folie 30: The opportunity cost of not applying AI grows   
	Folie 31: Investment teams are decision factories
	Folie 32: Key idea: Have the computer make decisions alongside you
	Folie 33: Key idea: building the brain of the team
	Folie 34: How did we get there: 1) systematize decision making
	Folie 35: Changing decision making means resistance
	Folie 36: 2) Integration of tech capabilities in team
	Folie 37: Example: talk to your data
	Folie 38: Example: Supply Constraints Score Assessing geographical supply constraints – would there be space to build new supply?
	Folie 39: Example: Underwriting Using data-driven insights to detect outliers in our rental growth underwriting 
	Folie 40: Conclusions and questions

	Arjan Knibbe
	Folie 41: Arjan Knibbe Real estate portfolio construction in the era of  alternative data
	Folie 42: Intuition and performance
	Folie 43: Structure
	Folie 44: Introduction
	Folie 45
	Folie 46: Definition: What is a Wicked Problem?
	Folie 47: Wicked Problems in Real Estate Investment Management
	Folie 48: Possible Solutions to Wicked Problems in Real Estate 
	Folie 49
	Folie 50: Data and AI for Fund and Market Selection   
	Folie 51: Aggregated Fund Scores, based on every asset in the portfolio
	Folie 52: Carve up portfolios into countries, sectors and assets in seconds…
	Folie 53: Carve up portfolios into countries, sectors and assets in seconds…
	Folie 54: Intuition and performance
	Folie 55: Deal sourcing and disintermediation  
	Folie 56: Dutch Search Engine: All Dutch Sites for development 
	Folie 57: Intuition and performance
	Folie 58: Accelerating Due Diligence  
	Folie 59: Flash Due Diligence - start hyperlocal 
	Folie 60: Flash Due Diligence 
	Folie 61
	Folie 62: Introducing intuition  
	Folie 63: 6. And now what?  
	Folie 64
	Folie 65: How To Find Us
	Folie 66: Disclaimer and Copyrights

	Bert Teuben
	Folie 67: Bert Teuben Transparency in action - INREV’s tools for  navigating real estate investments
	Folie 68: Transparency in Action: INREV’s Tools for navigating Non-Listed Real Estate Investments
	Folie 69: Agenda
	Folie 70: INREV’s mission and vision
	Folie 71: Why transparency matters in a Non-listed world
	Folie 72: FUND LEVEL INSIGHTS
	Folie 73: European region is leading global performance 
	Folie 74
	Folie 75
	Folie 76: Residential sector grew to 25% of INREV Fund Index
	Folie 77: Timing is key
	Folie 78: J-curve effect made transparent
	Folie 79
	Folie 80: ODCE Index composition and allocation evolution
	Folie 81: ASSET LEVEL IS KEY PERFORMANCE DRIVER
	Folie 82: Industrial/logistics lead the correction in most markets 
	Folie 83: Performance distribution as a gauge for market risk
	Folie 84: Data granularity for more informed and better decisions
	Folie 85: Beyond sector, it might be all about location, location
	Folie 86: Allocations main driver for underperformance in 2024 
	Folie 87: Research publications
	Folie 88
	Folie 89
	Folie 90
	Folie 91
	Folie 92: Strong ongoing appeal for residential while retail maintains momentum
	Folie 93
	Folie 94: Thank you & Let’s Discuss

	Will Robson
	Folie 95: Will Robson Examining the value added by value-add  (and opportunistic) strategies 
	Folie 96: Examining the value added by value-add strategies
	Folie 97: Relative analysis of U.S. Closed End RE Funds
	Folie 98: U.S. Closed-end Funds IRR Performance
	Folie 99: U.S. Closed-end Funds IRR Performance
	Folie 100: U.S. Closed-end Funds vs U.S. Direct Real Estate
	Folie 101: Fund Leverage Estimates
	Folie 102: U.S. Closed-end Funds vs Levered Direct Real Estate
	Folie 103: Controlling for Market and Leverage Effects 
	Folie 104: Aggregate and Vintage Results
	Folie 105: Single Vintage Sample
	Folie 106: Manager Sample Comparison
	Folie 107: Conclusions
	Folie 108: U.S. Development Analysis
	Folie 109: Office developments outperformed stabilized property 
	Folie 110: Crises created entry points for longer-term outperformance 
	Folie 111: Higher PMEs for offices acquired for development and executed 
	Folie 112: Timely exits unlocked additional return in offices developed and sold 
	Folie 113: Conclusions

	Simon Mallinson
	Folie 114: Simon Mallinson Understanding tenant credit risk in a risky world
	Folie 115
	Folie 116: Agenda
	Folie 117
	Folie 118: Income Attracted Investors To Real Estate
	Folie 119: Rethinking Leases as a Loans
	Folie 120: Forward Looking Risk Analysis
	Folie 121: Modelling Overview
	Folie 122: Quantitative not Qualitative
	Folie 123
	Folie 124: Challenges to for Income Risk Analysis
	Folie 125: Mitigating the Challenges
	Folie 126: Identifying Opportunities – the “So What?”
	Folie 127
	Folie 128: Delivering a Triple B Rating
	Folie 129: Variable Sector Level Risk
	Folie 130: Due-Diligence is Key – UK Retail Park Sector
	Folie 131: Understanding Economic Drivers of Assets
	Folie 132: Turning Tenant Risk Challenges into Opportunities
	Folie 133

	Willem Vlaming
	Folie 134: Willem Vlaming Revisiting valuation smoothing in commercial real estate
	Folie 135
	Folie 136
	Folie 137
	Folie 138
	Folie 139
	Folie 140
	Folie 141
	Folie 142
	Folie 143
	Folie 144
	Folie 145
	Folie 146
	Folie 147
	Folie 148
	Folie 149
	Folie 150
	Folie 151
	Folie 152
	Folie 153

	Farley Ishaak
	Folie 154: Farley Ishaak The effects of sustainability on real estate  transaction prices
	Folie 155
	Folie 156
	Folie 157
	Folie 158
	Folie 159
	Folie 160
	Folie 161
	Folie 162
	Folie 163
	Folie 164
	Folie 165
	Folie 166
	Folie 167
	Folie 168
	Folie 169
	Folie 170
	Folie 171

	Lukas Hofmann
	Folie 172: Lukas Hofmann Sinking land, sinking prices
	Folie 173: Sinking Land, Sinking Prices?
	Folie 174
	Folie 175: Land Subsidence
	Folie 176: Current subsidence
	Folie 177: Future subsidence 
	Folie 178: Direct effect
	Folie 179: Indirect effect
	Folie 180: Analysis
	Folie 181: Results
	Folie 182: Discussion
	Folie 183: Salience
	Folie 184: Thank you for your attention!
	Folie 185: Descriptive Statistics – Transactions
	Folie 186: Descriptive Statistics – Climate Risks 

	Final
	Folie 187: European Commercial Real Estate Data Alliance E-CREDA 2025 Annual Conference  Data-driven real estate & the future of investment decisions in an uncertain world 
	Folie 188
	Folie 189


