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Global Switch is a first mover 
in offering liquid cooling 
options for AI customers across 
the portfolio with an initial 
deployment delivered in Paris 

CHIEF EXECUTIVE’S STATEMENT
Overview 
Over the past year, the emergence of Artificial 
Intelligence (AI) has brought about a major 
transformation in the technological landscape. AI 
products have captured the attention of people and 
businesses worldwide and have created a significant 
impact on the demand for data centre capacity.  

As specialist GPUs continue to bring cutting-edge AI 
capabilities, more businesses are adopting this 
technology and delivering High Performance Computing 
(HPC) products and services. This has led to an increased 
need for data centres with high power density capacity, 
low latency, and proven resilience to support these 
installations and their associated compute workload. 
The market for AI technologies is vast, amounting to 
around 200 billion U.S. dollars in 2023 and is expected 
to grow to over 1.8 trillion U.S. dollars by 2030 according 
to Statista.  

Global Switch delivered a solid performance in 2023, 
with growth in revenue and EBITDA underpinned by 
positive new customer signings, growth in AI-driven 

requirements and strong market fundamentals. 
Customer acquisition and retention during the year 
were in line with management forecasts and we 
continued to benefit from broad-based demand, with 
9.8MW of new business signed during the year, and a 
further 9.6MW of renewals completed.  

Whilst the initial demand for AI deployments in 2023 
was primarily focused within the United States, Global 
Switch was successful in securing one of the first cloud-
based AI customers within the European market due to 
our flexible design approach, centralised infrastructure 
and rich connectivity offering. Further discussions are in 
progress with both new and existing customers across 
European and Asia-Pacific locations as AI/HPC demand 
expands globally. 

As a result of the high energy consumption and the heat 
generated by new chip and server technologies 
accommodating certain AI and HPC workloads, a gradual 
transition is expected from air cooled IT equipment to 
various forms of liquid cooling including direct to chip 
liquid cooling and immersive cooling, which are better 
suited to remove the heat that these servers will be 
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generating. Global Switch has been a first mover in 
having already deployed this capability for a customer 
into our Paris data centre, and are progressively 
integrating this infrastructure into all our other data 
centres. Consequently we have immediately available AI 
ready capacity offering high density flexible power and 
cooling. Customers are also placing an even greater 
focus on sustainability and in particular the Power Usage 
Effectiveness (PUE) of data centres, both due to their 
own environmental impact assessments and objectives 
as well as the direct cost implications. Global Switch’s 
reference design offers market-leading energy 
efficiency which has been implemented across our 
existing portfolio through redevelopment projects over 
recent years.   

We are confident that long term trends will favour 
power-dense, connectivity rich, low-latency platforms 
situated in super prime locations in Tier 1 markets, such 

as Global Switch’s data centres. This unique position 
enables us to serve diversified global demand as an 
established operator of choice for both Far Eastern and 
Western hyperscalers.  

Recent data from 451 Research S&P Global Market 
Intelligence shows that between 2023 and 2028 Europe 
is forecast to grow at a compound annual growth rate 
(CAGR) in revenue of 14% (2022: 9%) and Asia-Pacific 
(including China) is projected to grow at a CAGR of 17% 
(2022: 14%). Indications are that these forecasts will 
shortly be upgraded to show even higher growth rates 
due to the stronger demand expected for AI 
infrastructure, creating exciting new opportunities to 
accelerate our progress over the coming year.  

Growth strategy 
New developments 

Globally the data centre market is facing a number of 
challenges when it comes to the availability of land and 
the provision of power from stretched national grid 
systems to support ever growing IT workloads. Whilst 
certainly not immune to these challenges, Global 
Switch’s new data centre developments are generally on 
land adjacent to existing data centres and frequently 
benefit from existing power supplies or grid 
reservations.  

For instance, Global Switch’s London South site will be 
built on our existing campus, the freehold of which we 
own, and we have already secured power and planning 
approvals. The new five floor data centre will add a 
further 27,000 square metres of technical space taking 
the total campus to 115,000 square metres with 
126MVA of utility power supply. 

The development is situated on the edge of the financial 
district and in the heart of London Docklands, one of the 
most network dense locations in the world. The data 
centre will provide high power density with liquid 
cooling optionality, making it the ideal environment for 
the evolving technology to support AI and HPC 
deployments as well as the burgeoning needs of 
hyperscale, large enterprise and cloud and managed 
services providers who are looking to house their 
mission-critical infrastructure. London South will benefit 
from two Meet Me Rooms which will interlink into 
London East and London North creating a network of six 
across the campus, giving customers instant access to 
the world’s leading networks and cloud on-ramps. 
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 As part of Global Switch's London campus, London 
South will benefit from 100% renewable energy and has 
been designed to achieve an Excellent BREEAM rating 
with a PUE of less than 1.2. The data centre will 
incorporate the latest energy-efficient and resilient 
technologies including fossil-free HVO fuel for use in 
backup generators, which will reduce the net CO2 
emissions by up to 90%.  In addition, low-energy flexible 
cooling solutions for critical environments will be 
incorporated, minimising power consumption and 
lowering the carbon footprint of the data centre. The 
data centre will also have the capacity to distribute heat 
to the local community. London South represents Global 
Switch's most advanced design guidelines as we strive 
towards achieving a net-zero portfolio by 2030. 

In Amsterdam, Global Switch already has in place 
building permits for the construction of the Amsterdam 
East development despite moratoriums that may soon 
affect that market within the city limits. Of the 8MW of 
saleable IT power that is being delivered in Phase 1 of 
the new data centre, we have concluded pre-
commitments of around 5MW. With strong customer 
demand, we are in the design stage for Phases 2-4 of the 
scheme which will deliver a total IT capacity of a further 
24MW. The design of this data centre allows for flexible 
cooling solutions from air to liquid to suit customer 
demand with 60% of its current precommitment 
dedicated to AI. 

We have recently acquired land adjacent to our existing 
Madrid data centre to construct a new 24,000 square 
metre data centre that will provide 36MW of IT capacity. 
Global Switch’s existing Madrid data centre and the new 
facility will operate as one single campus, creating the 
opportunity to drive both operational and financial 
synergies in this fast growing and high-profile market 
targeted by hyperscalers. Once again, like London 
South, this new data centre will be able to service AI 
demand within Madrid. 

We are planning a further data centre on land next to 
the northern boundary of our existing Paris campus. We 
have entered into a Memorandum of Understanding for 
the 1-acre site which has the potential for a 24MW data 
centre and provides an opportunity to consolidate our 
market position through the supply of IT capacity across 
an enlarged single campus. 

In Frankfurt, after the success of our Frankfurt North 
data centre we acquired a parcel of land with an existing 
building directly to the south of our existing campus and 
we are in the early stages of the design process with a 
Building Permit Application submitted in autumn 2023. 

This would see a significant expansion of up to 24MW 
added to our existing campus. 

The pilot “Data Centre - Call for Application” (CFA) 
exercise from the Singapore Infocomm Media 
Development Authority (IMDA) and Economic 
Development Board (EDB) to facilitate the growth of 
new data centre capacity, has concluded. Based on our 
deep experience and track record in the Singapore 
market and our best-in-class energy efficiency 
strategies, we plan to re-submit our proposal for a new 
high power density AI focused 7,500 square metre data 
centre adjacent to our market leading Singapore Tai 
Seng facility once IMDA and EDB announce the new CFA. 
The new data centre will benefit from the dense 
connectivity ecosystem of Tai Seng, one of the most 
interconnected data centres in the region and the main 
international gateway for data flowing in and out of 
Singapore. 

Power densification 

Global Switch’s unique data centre assets are well 
positioned to meet the growing demand for physically 
secure, highly resilient, data centre infrastructure. We 
are making substantial progress in maximising our 
saleable IT capacity and delivering the high density IT 
capacity that our customers require today through our 
power densification programme globally.  

We are continuing to deliver on our strategy of 
redeveloping and power densifying our existing data 
centre portfolio to increase the IT capacity available for 
sale to customers with many customers operational 
within these new spaces. These projects result in power 
densification of up to five times the original watts per 
square metre. As well as improving the power 
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availability up to and beyond 3,000 watts per square 
metre, we are also improving the design and operational 
PUEs, translating into value-accretive revenue 
maximisation. 

As a result of our efforts, we have a global programme 
of power densification that is progressively being 
executed which significantly increases saleable IT 
capacity across all our existing data centre assets. The 
densification programme allows us to deliver space that 
is flexible to customer needs allowing for high density 
air and liquid deployments to accommodate AI 
customers with a need for speed to market in our 
unique low latency network dense locations. 

This programme of redevelopment projects is highly 
valuable to Global Switch as they can typically be 
delivered in half the time and at lower cost than any new 
build project given our building structures and 
centralised infrastructure. 

Major redevelopment projects are planned at all 
existing Global Switch campuses and are at different 
stages of the project delivery cycle. Following on from 
the achievements witnessed in 2022, we have 
completed a number of significant redevelopment 
projects in 2023, including four projects delivering 
4.5MW in Frankfurt, one project delivering 3.5MW in 

London, two projects delivering 2.7MW in Madrid, and 
three projects delivering 9.4MW in Paris.  

Investing in our People and Processes 

Our people are the driving force behind the successful 
management, development and operation of our 
mission-critical data centres and in serving the global 
digital ecosystem. We are dedicated to empowering our 
people and giving them the opportunities to build a 
career that helps them reach their full potential. 

We have improved our training programmes by 
adopting new technologies and initiatives to support the 
ongoing growth and development of our employees 
worldwide, from our engineering and technical teams to 
the corporate office teams. Additionally, in today's 
rapidly changing digital world, we maintain a strong 
emphasis on cybersecurity by providing training 
programmes and other measures to ensure a safe and 
secure environment for everyone. 

Our health and wellbeing programmes have been 
enhanced to provide access to the support, guidance 
and understanding in all areas of life and we are proud 
to offer every employee who works for us a 
comprehensive benefits package. 
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We continue to invest in our business intelligence 
agenda to enhance our processes, drive standardisation, 
enable further efficiencies, and power timely analysis 
and insights. 

We remain committed to the ongoing creation of value 
by investing in systems, tools and processes that place 
our employees and customers at the centre of all we do, 
by leveraging technology at speed enabling us to have 
more capacity to drive the overall success, growth and 
profitability of Global Switch.  

Growing ESG profile 
At Global Switch, we firmly believe that adhering to 
Environment, Social and Governance (ESG) principles is 
not just a responsibility, but an essential aspect of our 
identity as a sustainable and forward-thinking data 
centre business. We are deeply committed to 
environmental sustainability and embedding best-in-
class energy efficiency into our data centres, which is 
critical for our customers and the critical role we play in 
their supply chains. 

Our key commitments include:  

- Purchasing 100% renewable electricity across all 
our data centres by 2030 – something we have 
already achieved for the second consecutive year 
across ten of our thirteen data centres. 

- Obtaining LEED Gold or BREEAM Excellent ratings 
for all new developments. 

- Achieving annualised PUEs of less than 1.2 in 
Europe and less than 1.4 in Asia-Pacific for new 
developments. 

- Achieving annualised WUE of less than 0.5. 

- Selecting refrigerant gases with a low Global 
Warming potential. 

- Avoiding the use of SF6 in switchgear. 

- Ensuring new developments can export heat 
generated from the cooling process to the local 
communities. 

I am pleased to report that we have taken significant 
steps this year to strengthen our key initiatives and 
responsibilities. We have formally committed to the 
Science Based Targets initiative, an organisation which 
is driving ambitious corporate action and is leading the 
way to a zero-carbon economy, and will be setting a 
near-term target by the end of 2024, to help combat 
climate change in accordance with the Paris Agreement. 
As a leading data centre company, we have also become 
signatories of the EU Climate Neutral Data Centre Pact, 
joining forces with our peers to work towards climate 
neutrality. 

We carried out a new ESG materiality assessment, 
seeking the views of a range of stakeholders, to gather 
insights into their ESG values as well as what they 
thought we should prioritise. We used this as a basis for 
informing our strategy, in line with our continuous 
efforts to enhance transparency and accountability in 
setting relevant ESG goals and shaping how we do 
business.   

We have made progress in our assessment of climate-
related risks and opportunities by using the Climanomics 
platform to consider future scenarios. We have also 
reviewed our governance and climate action plans in 
alignment with the Taskforce for Climate-related 
Financial Disclosures (TCFD) recommendations. Our 
TCFD Report 2023, which includes our findings and 
responses to the TCFD questionnaire, has been 
published and can be found on our website. 

In 2023 we submitted our climate action information 
and carbon-related performance data to the Carbon 
Disclosure Project (CDP) platform for the first time, 
achieving a B- score, indicating that we are Taking 
coordinated action on climate issues. Going forward, we 
aim to improve this score further by working towards 
the goals set out in our climate strategy. 

Global Switch received a Silver medal from EcoVadis, the 
global ESG assessment platform, recognising our 
dedication to ESG practices, for the second consecutive 
year. This is an important recognition of the progress we 
have already made and continue to make to put ESG at 
the heart of the business. 

https://www.globalswitch.com/media/yf4otlvz/global-switch-task-force-on-climate-related-financial-disclosures-report-2023.pdf
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In 2024 we are delighted to be supporting World Land 
Trust, an international conservation charity, that 
pioneered the ‘Buy an Acre' programme which protects 
some of the world’s most biologically significant and 
threatened habitats. Saving the world’s last remaining 
forests is a crucial way of tackling climate change head-
on. Global Switch has recently funded the purchase and 
protection of acreage within the programme that 
matches our own physical footprint. 

We have recently partnered with the Academy of 
Singapore Teachers and welcomed a group of teachers 
to our Singapore Woodlands data centre. We provided 
them with a learning journey focusing on the trends, 
challenges, and opportunities of the data centre 
industry enabling them to educate young Singaporeans. 
In addition, we have launched a Placement Programme 
in Singapore whereby we offer internship opportunities 
for Institute of Technical Education students as well as 
collaborated with local charities to provide engaging 
educational activities for children from under-resourced 
communities. We believe that these efforts will play a 
significant role in inspiring the next generation of data 
centre professionals in Singapore.  

As we progress into 2024, we will continue to put 
sustainability and the communities in which we operate 
at the centre of everything we do. To ensure 
transparency, we will disclose our ESG performance 
through our annual ESG Report, which will be published 
later this year and made available on our website. 

Corporate activity  
Shareholder sale process 

Global Switch’s shareholders initiated a formal sale 
process for the business in 2022, which was prolonged 
following significant volatility in the global economy. 
With the global interest rate environment continuing to 
stabilise and with significant pools of capital seeking to 
be deployed in digital infrastructure, our shareholders 
continue to explore options for a potential divestment 
transaction. 

Board changes 

At the end of last year, John Corcoran announced plans 
to retire from his role as CEO and to formally step down 
from the Board with effect from 1 January 2024. My 
appointment as CEO was confirmed on 22 January 2024 
when I also joined the Board of Directors.  

During the year we also saw changes to our non-
executive board members. Jia Yan, our first female 
board member, and Guo Ruoqiang were appointed by 
our shareholders as Non-Executive Directors of the 
Board, following the resignations of Nie Wei and Li Peng. 

Outlook 
Since joining Global Switch as Chief Operating Officer in 
2020, I have built a comprehensive understanding of all 
aspects of the Company’s operations, investments and 
delivery across Europe and Asia-Pacific. My 
appointment as CEO in early 2024 has come at an 
exciting time in the data centre market, with the growth 
in AI accelerating exponentially, as well as with other 
strong demand drivers such as the increase in 
outsourcing and various countries introducing 
legislation around data sovereignty. I look forward to 
working with the Board, shareholders and the entire 
Global Switch team to capitalising on the strong and 
stable platform we have built and support the digital 
demands of our customers.  

Data centres serve as the backbone of today’s economy, 
and digital infrastructure is crucial for organisations 
across the globe from hyperscalers to enterprises and 
network providers. Global Switch is a trusted name in 
the industry, with over 20 years of experience and a 
commitment to long-term partnerships and 
sustainability. Our irreplaceable and differentiated 
portfolio and clear strengths including Tier 1 locations, 
world-class connectivity, and best-in-class data centres 
underpinned by a commitment to enhanced 
sustainability have never been more important. 
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The Company’s performance in 2023 is a solid base from 
which to build and I would like to thank all of my 
colleagues right across the Company who have worked 
tirelessly to deliver another highly credible financial 
performance against a challenging macroeconomic 
backdrop. 

We have enjoyed a positive start to 2024, with a strong 
pipeline of new customer enquiries, including early signs 
of a pick-up in Hong Kong, where we are seeing a 
resurgence in demand from hyperscalers and AI 
platforms after a quieter period in recent years. 

Global Switch, and indeed our industry, must continue 
to evolve to incorporate the innovative power and 
cooling solutions required to support AI/HPC 
deployments. Therefore, it is crucial that we maintain 
our focus on our new developments, our power 
densification programme and upgrades to our existing 
infrastructure with the flexibility for various liquid 
cooling solutions to meet the growing needs of our 
interconnected world. 

Finally, I would like to pay tribute to John Corcoran who 
has now retired after nearly two decades with Global 
Switch. On behalf of all our stakeholders, I want to thank 
John for his extraordinary contribution to the Company, 
transforming it from a loss-making business, with just 
seven data centres, into the highly differentiated global 
digital infrastructure business we enjoy today.  

As we continue to play a pivotal role in the digital 
landscape, I am excited about the opportunities both in 
new and existing markets to accelerate Global Switch 
into 2024 and beyond. 

Ashley Muldoon 
Chief Executive Officer 

29 March 2024 



 
David Doyle  
Chief Financial Officer 
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CHIEF FINANCIAL OFFICER’S STATEMENT
Continued Financial Strength 

Revenue 

Global Switch’s reported revenue for 2023 increased by 
9.4% to £556.9 million (2022: £509.2 million) with 
increases across all three of the Group’s major revenue 
categories. The largest driver of the increase was power 
revenue, which increased by 30.4% to £173.9 million 
(2022: £133.4 million), reflecting higher electricity tariffs 
charged by the Group’s power suppliers, which in turn 
resulted in higher power charges to our customers. 
Service fee revenue increased by 1.4% to £322.0 million 
(2022: £317.5 million). Other revenue increased by 4.6% 
to £61.0 million (2022: £58.3 million). 

In accordance with industry convention and accounting 
standards, we account for power on a gross basis with 
power being included in both revenue (power cost 
recoveries from our customers) and costs (supplied 
power costs). 

Profit before tax 

Global Switch recorded a loss before tax for 2023 of 
£258.6 million (2022: profit of £196.7 million). The loss 
is entirely due to a revaluation loss on investment 
properties of £438.9 million (2022: loss of £131.7 
million) and is reflective of the global macroeconomic 
environment and a number of specific events impacting 
on the independent investment property valuation 
performed by CBRE Limited. The revaluation loss or gain

We have achieved a solid financial 
performance with an increase in 
revenue of 9.4% and remain one 
of the highest credit rated data 
centre companies in the world 
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on investment property is a non-cash movement, which 
fluctuates from year to year and in 2023 reflects the 
continuing impact of higher interest rates causing a 
negative impact on return expectations and thus 
depressing property valuations across all real estate 
asset classes. This negative trend has, however, been 
substantially mitigated by the relative outperformance 
of the data centre sector, which has seen positive 
investment sentiment particularly in relation to future 
demand-side expectations. Consistent with other 
businesses within the industry, Global Switch’s focus 
when considering financial performance is therefore on 
an alternative performance metric, as set out below. 

EBITDA 

The Company’s definition of EBITDA is operating profit 
before interest, tax, depreciation, amortisation, 
exceptional items, gains on disposal of property, plant & 
equipment, and revaluation of investment property. 
This EBITDA measure is considered to reflect the 
operating performance of the business by eliminating 
the distortions caused by significant non-cash and/or 
exceptional elements of operating profit. It is therefore 
also considered to be useful to the users of the 
consolidated financial statements in understanding the 

financial performance of the Group. For a reconciliation 
of EBITDA to profit before tax, please refer to disclosure 
note 7 to the consolidated financial statements. 

Whilst total revenue for 2023 increased by 9.4% to 
£556.9 million (2022: £509.2 million), mainly driven by 
power as described above, EBITDA for 2023 increased 
by 0.5% to £267.9 million (2022: £266.6 million). EBITDA 
increased by a lower percentage due to the 
predominantly pass through nature of power and is thus 
more closely aligned with the growth in service fee 
revenue. Although in aggregate the Group continues to 
recover power costs from its customers, the accounting 
treatment whereby costs and revenue are reported 
gross has the effect of reducing reported EBITDA 
margins. For the year ended 31 December 2023, the 
EBITDA margin was 48% (2022: 52%). When both power 
costs and power revenue increase, the overall EBITDA 
margin is diluted, which is demonstrated in the lower 
2023 EBITDA margin relative to 2022. If power were 
accounted for on a net basis, the EBITDA margin would 
have been 70% for the year ended 31 December 2023 
(2022: 71%). 2023 had a higher level of fit-out work for 
customers than occurred in 2022, and fit-out is a lower 
margin service compared to service fees and is thus 
margin dilutive in the year in which it occurs. 

  Year ended  
31 December  

2023 

£m 

Year ended 
31 December 

2022 

£m 

Increase / 
(Decrease) 

Revenue 556.9 509.2 9.4% 

(Loss) / Profit before tax (258.6) 196.7 NM 

EBITDA* 267.9 266.6 0.5% 

    

EBITDA margin 48% 52% 
 

EBITDA margin excluding power revenue 70% 71%  

    
 

Investment property valuation  6,092.7 6,551.4 (7.0)% 

* The Group’s definition of EBITDA is operating profit before interest, tax, depreciation, amortisation, exceptional items, 
gains on disposal of property, plant & equipment, and revaluation of investment property. 

For a reconciliation of reported performance measures to those above, please refer to page 57. 
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Investment Property 

Global Switch’s data centres and associated land 
interests have been independently valued at £6,092.7 
million as at 31 December 2023 (2022: £6,551.4 million) 
by CBRE Limited. This represents a decrease of £458.7 
million or 7.0% relative to the prior year valuation driven 
by unfavourable foreign exchange movements and 
revaluation losses, partially offset by capital 
expenditure. The revaluation losses reflect 
macroeconomic conditions, which have contributed to 
higher discount rates and exit yields across the majority 
of the portfolio.  

As at 31 December 2023, gross assets were £6,504.7 
million (2022: £6,910.5 million) and net assets were 
£3,772.6 million (2022: £4,072.3 million). Under 
International Financial Reporting Standards, a company 
is typically required to recognise a deferred tax liability 
in respect of changes in investment property values as 
the rebuttable presumption is that investment 
properties carried at fair value will be recovered through 
sale as individual assets, irrespective of the likelihood of 
the sale occurring. Accordingly, Global Switch’s 
consolidated statement of financial position includes 
deferred tax liabilities associated with the investment 
properties of £759.4 million (2022: £882.6 million). 
Excluding the deferred tax liabilities, the Group’s 
adjusted net assets as at 31 December 2023 would be 
£4,532.0 million (2022: £4,954.9 million).  

Net debt and liquidity 

The weighted average cost of bond debt was 1.7% at 31 
December 2023 (2022: 1.7%). The Group’s bonds, 
totalling €1,700 million, moved one year closer to their 
respective maturity dates, which had the effect of 
reducing the weighted average bond debt maturity to 
3.8 years (2022: 4.8 years). The bonds at 31 December 
2023 included a 2017 €500 million bond (which matured 
in January 2024 – see below), a 2017 €500 million bond 
(maturing in 2027) and a 2020 €700 million Green Bond 
with a coupon rate of 1.375% (maturing in 2030). The 
proceeds from the Green Bond have been specifically 
allocated to eligible projects funding the development 
of new green data centres and the improvement of 
energy efficiency at existing data centres as required by 
the terms of the bond. 

At 31 December 2023, net debt was £1,240.9 million 
(2022: £1,333.7 million). Global Switch’s low borrowings 
with predominantly long-dated debt maturities and its 
proven access to the debt capital markets reflect the 
strength of the Group’s balance sheet and the significant 
positive operating cash flows generated by the business. 
Global Switch’s balance sheet and capital structure 
remains strong with £254.6 million of cash and cash 
equivalents, a net debt to EBITDA ratio of 4.6:1, interest 
cover of 7.5 times and a loan to value ratio of 20% 
respectively, all as at 31 December 2023 (2022: £192.5 
million, 5.0:1, 5.6 and 20% respectively).  
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Global Switch’s policy is to seek to maintain a strong 
investment grade credit rating and management 
maintains an open and transparent dialogue with the 
credit rating agencies. The Company remains one of the 
highest credit rated data centre companies in the world 
with strong investment grade credit ratings of BBB from 
Fitch Ratings and S&P Global Ratings, and Baa2 from 
Moody’s. 

From 31 May 2022, a new revolving credit facility was 
agreed with a total commitment of £350 million for 36 
months with options to extend beyond 31 May 2025. 
The facility has remained undrawn since that date, 
including throughout 2023. 

Subsequent to year end, the Group repaid the €500 
million bond maturing in January 2024 and funded this 
through the establishment of a new term loan with two 
of its relationship banks with an expiration date of 22 
December 2025. The Company successfully evidenced 
its ability to cost effectively diversify its funding sources 
by accessing the unsecured bank loan market in 
preference to bond debt in this instance given 
limitations in addressing bond markets whilst the 
potential shareholder transaction continues. The term 
loan facility has been agreed at a highly attractive 
margin, similar to that of the existing revolving credit 
facility.   

Capital expenditure 

During the year, Global Switch invested £169.8 million 
(2022: £89.0 million) in capital expenditure. Of this, 
£59.2 million related to new developments (2022: £2.2 
million), primarily Amsterdam East. £110.5 million 
related to expenditure on redevelopment across 
existing data centres (2022: £86.8 million). We review 
the impact our developments will have on the 
environment and, working with our international 
consultant teams, we ensure sustainability is a key part 
of the design. Fundamental to our strategy is operating 
our data centres to ensure that we continue to reduce 
our carbon footprint across our global portfolio.  Whilst 
the Group continues to identify new opportunities, 
including those outlined earlier in this statement, the 
primary focus in 2023 has been on the ongoing power 
densification and replenishment of the existing portfolio 
aligned with our sustainability commitments as well as 
continuing to improve the Group’s return on capital, as 
well as the ongoing development of the Amsterdam East 
data centre.  

Dividends 

No dividends were declared or paid during the year 
ended 31 December 2023 (2022: £nil). Subsequent to 
year end, a £30.0 million dividend was approved. The 
dividend was then paid on 26 February 2024.  

David Doyle 
Chief Financial Officer 

29 March 2024 
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STATEMENT OF DIRECTORS’ 
RESPONSIBILITIES 

he Directors are required to prepare 
financial statements for each financial 

year, including to comply with the terms of 
the Trust Deed pursuant to the Group’s Euro 
Medium Term Note Programme, and have 
elected to prepare consolidated financial 
statements in accordance with IFRS issued by 
the International Accounting Standards Board 
(“IASB”). 

In preparing these consolidated financial statements, 
International Accounting Standard (“IAS”) 1 requires 
that Directors: 

- properly select and apply accounting policies; 

- present information, including accounting policies, 
in a manner that provides relevant, reliable, 
comparable and understandable information;  

- provide additional disclosures when compliance 
with the specific requirements in IFRS are 
insufficient to enable users to understand the 
impact of particular transactions, other events and 
conditions on the entity's financial position and 
financial performance; and 

- make an assessment of the Group’s ability to 
continue as a going concern. 

The Directors are responsible for keeping adequate 
accounting records that are sufficient to show and 
explain the Group’s transactions and disclose with 
reasonable accuracy at any time the financial position of 
the Group. They are also responsible for safeguarding 
the assets of the Group and hence for taking reasonable 
steps for the prevention and detection of fraud and 
other irregularities. 

We confirm that to the best of our knowledge: 

- the consolidated financial statements, prepared in 
accordance with International Financial Reporting 
Standards, give a true and fair view of the assets, 
liabilities, financial position and profit or loss of the 
Group; and 

- the Chief Executive Officer’s and Chief Financial 
Officer’s statements includes a fair review of the 
development and performance of the business and 
the position of the Group. 

 

T 
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CONSOLIDATED INCOME STATEMENT 
For the year ended 31 December 2023 

 Note  2023 
£m 

2022 
£m   

 
 

Revenue 10 556.9 509.2 
Cost of sales  (275.4) (227.0) 
Administrative expenses  (14.9) (14.2) 
Operating profit before other gains and losses  266.6 268.0 
    
Revaluation (losses) on investment properties, net 18 (438.9) (131.7) 
Exceptional impairment gains on trade and other receivables, net 13 - 4.7 
Other impairment (losses) on trade and other receivables, net  (0.1) (3.0) 
Impairment (losses)/gains on trade and other receivables, net 9 (0.1) 1.7 
Other exceptional items 13 (1.8) (3.4) 
Operating(losses)/profit  (174.2) 134.6 
    
Finance income  2.3 2.6 
Finance costs  (39.8) (51.9) 
Foreign exchange (losses)/gains  (46.9) 111.4 
Net finance (costs)/income 14 (84.4) 62.1 
(Loss)/profit before tax 11 (258.6) 196.7 
    
Income tax refund/(charge)  15 41.1 (24.8) 
    
(Loss)/profit for the year  (217.5) 171.9 
    
(Loss)/earnings per share – basic 16 (0.02) 0.02 

 
The notes on pages 18 to 57 form an integral part of these consolidated financial statements. 
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CONSOLIDATED STATEMENT OF 
COMPREHENSIVE INCOME  
For the year ended 31 December 2023 

  
 

2023 
£m 

2022 
£m     

(Loss)/profit for the year  (217.5) 171.9 
    
Other comprehensive (expense)/income 
Items that are or may be reclassified subsequently to profit or loss: 

   

Foreign exchange differences on translation of foreign operations  (82.2) 174.5 
Other comprehensive (expense)/income for the year  (82.2) 174.5 
    
Total comprehensive (expense)/income for the year  (299.7) 346.4 
 

The notes on pages 18 to 57 form an integral part of these consolidated financial statements. 
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CONSOLIDATED STATEMENT OF 
FINANCIAL POSITION 
As at 31 December 2023 

Note 2023 
£m 

2022 
£m 

Non-current assets 
Investment properties 18 6,024.3 6,479.9 
Intangible assets 0.1 0.1 
Property, plant and equipment 19 7.6 8.2 
Other receivables 20 19.7 5.8 

6,051.7 6,494.0 
Current assets 
Inventories 2.7 2.5 
Trade and other receivables 20 185.9 209.1 
Current tax asset 9.8 12.4 
Cash and cash equivalents 21 254.6 192.5 

453.0 416.5 
Current liabilities 
Borrowings 23 (435.9) (2.2) 
Trade and other payables 22 (156.2) (144.0) 
Current tax liability (29.4) (23.8) 

(621.5) (170.0) 
Net current assets (168.5) 246.5 
Total assets less current liabilities 5,883.2 6,740.5 
Non-current liabilities 
Borrowings 23 (1,059.6) (1,524.0) 
Deferred tax liabilities 15 (1,051.0) (1,144.2) 

(2,110.6) (2,668.2) 
Net assets 3,772.6 4,072.3 
Capital and reserves 
Share capital 24 - - 
Retained earnings 3,179.5 3,397.0 
Translation reserve (40.4) 41.8 
Hedging reserve 30 (91.8) (91.8) 
Other reserves 725.3 725.3 
Total equity 3,772.6 4,072.3 

The notes on pages 18 to 57 form an integral part of these consolidated financial statements. 

David Doyle 
Director 
29 March 2024 
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CONSOLIDATED STATEMENT OF 
CHANGES OF EQUITY 
For the year 31 December 2023 

 Share 
capital 

£m 

Retained 
earnings 

£m 

Translation 
reserve 

£m  

Hedging 
reserve 

£m 

Other 
reserves 

£m 

Total 
 

£m 
As at 1 January 2023 - 3,397.0 41.8 (91.8) 725.3 4,072.3 
(Loss) for the year - (217.5) - - - (217.5) 
Other comprehensive (expense) - - (82.2) - - (82.2) 
Total comprehensive (expense) - (217.5) (82.2) - - (299.7) 
As at 31 December 2023 - 3,179.5 (40.4) (91.8) 725.3 3,772.6 
       
       
       
As at 1 January 2022 - 3,225.1 (132.7) (91.8) 725.3 3,725.9 
Profit for the year - 171.9 - - - 171.9 
Other comprehensive income - - 174.5 - - 174.5 
Total comprehensive income  - 171.9 174.5 - - 346.4 
As at 31 December 2022 - 3,397.0 41.8 (91.8) 725.3 4,072.3 

       
Notes 24  (i) (ii) (iii)  
       

 

Notes: 

i. The translation reserve represents cumulative gains or losses recognised on retranslating the net assets of overseas 
operations into Pounds Sterling. 

ii. The hedging reserve represents the cumulative amount of gains and losses on historical net investment hedges. See 
also note 30. 

iii. Other reserves represent the net of capital contributions from the parent company and the merger reserve which 
arose from the application of merger accounting as a result of a series of transactions which primarily took place in 
the year 2010 to reorganise entities under the common control of the former ultimate controlling party.  

 
The notes on pages 18 to 57 form an integral part of these consolidated financial statements. 
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CONSOLIDATED CASH FLOW 
STATEMENT 
For the year ended 31 December 2023 

Note 2023 
£m 

2022 
£m 

Cash flows from operating activities 
(Loss)/profit before tax (258.6) 196.7 
Adjustments for: 
Finance income 14 (2.3) (2.6) 
Finance costs 14 39.8 51.9 
Foreign exchange losses/(gains) 14 46.9 (111.4) 
Depreciation 11 1.3 1.5 
Amortisation of intangibles 11 0.1 0.1 
Revaluation loss on investment properties, net 18 438.9 131.7 
Changes in: 
-Inventories (0.2) 0.2 
-Trade and other receivables 7.4 4.0 
-Trade and other payables 26.5 14.8 
Cash generated from operating activities 299.8 286.9 
Interest received 2.3 2.6 
Income taxes paid (11.5) (15.6) 
Net cash from operating activities 290.6 273.9 

Cash flows from investing activities 
Purchase of property, plant and equipment (0.7) (0.7) 
Construction of and improvements to investment properties (185.9) (123.6) 
Net cash used in investing activities (186.6) (124.3) 

Cash flows from financing activities 
Revolving credit facility fees 23 (1.1) (1.1) 
Repayment of pound sterling denominated guaranteed notes 23 - (350.0)
Interest paid (33.6) (48.2)
Net cash used in financing activities (34.7) (399.3) 

Net increase/(decrease) in cash and cash equivalents 69.3 (249.7) 
Cash and cash equivalents at beginning of the year 192.5 411.2 
Effect of movements in exchange rates on cash held (7.2) 31.0 
Cash and cash equivalents at end of the year 21 254.6 192.5 

The notes on pages 18 to 57 form an integral part of these consolidated financial statements. 
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NOTES TO THE CONSOLIDATED 
FINANCIAL STATEMENTS 

1. General information

Global Switch Holdings Limited (“the Company”) was 
incorporated on 7 March 2008 and is domiciled in the 
British Virgin Islands under the BVI Business Companies 
Act.  The address of its registered office is 2nd Floor, 
O’Neal Marketing Associates Building, PO Box 3174, 
Road Town, Tortola, British Virgin Islands. The 
consolidated financial statements comprise the 
Company and its subsidiaries (together referred to as 
the “Group”). 

The Group is an owner, operator and developer of large 
scale network dense, carrier and cloud neutral multi-
customer data centres in Europe and Asia-Pacific. Our 
data centres provide rich ecosystems and offer 
reliability, security and flexibility that our customers 
require to house their IT infrastructure. 

As at 31 December 2023, Elegant Jubilee Limited, 
Strategic IDC Limited and Tough Expert Limited directly 
owned 51%, 24.99% and 24.01% of the Company 
respectively (31 December 2022: 51%, 24.99% and 
24.01% respectively).   

Elegant Jubilee Limited and Strategic IDC Limited are 
each ultimately owned by a consortia of corporate and 
institutional investors. Tough Expert Limited is an 
indirect, wholly owned investment vehicle of Jiangsu 
Shagang Group Co., Limited (“Shagang Group”). 

Shagang Group acquired indirect stakes in the Company 
through its participation in the Elegant Jubilee Limited 
and Strategic IDC Limited consortia of institutional and 
private investors, which invested in the Company in 
December 2016 and July 2018. The subsequent 
investment by Shagang Group, through Tough Expert 
Limited together with other subsequent share 
purchases, resulted in an aggregate indirect equity stake 
in the Company of 51.8%. Accordingly, Shagang Group is 
considered by the Directors to control the Group. As of 
the date of these financial statements, Mr. Shen 
Wenrong is regarded as the controller of Shagang Group 
under the relevant PRC rules and regulations and is 
therefore regarded as the ultimate controlling party.  

2. Basis of accounting

The Directors are required to prepare financial 
statements for each financial year, including to comply 
with the terms of the Trust Deed pursuant to the 
Group’s Euro Medium Term Note Programme.  

The consolidated financial statements are prepared in 
accordance with International Financial Reporting 
Standards (“IFRS”) issued by the International 
Accounting Standards Board (“IASB”).  

The consolidated financial statements have been 
prepared under the historical cost convention as 
modified by the valuation of investment properties and 
financial instruments at fair value through profit and 
loss. 

2.1 Accounting period 
The accounting reference period is the year to 31 
December.  

2.2 Presentation currency 
The consolidated financial statements are presented in 
pounds sterling (“£”), which is the Group’s presentation 
currency.  

2.3 Going concern 
The Directors have set out their assessment of the 
Group’s ability to continue to operate as a going 
concern. The Directors confirm they have a reasonable 
expectation that the Group has adequate resources to 
continue in operational existence for at least twelve 
months from the date of issuance of these consolidated 
financial statements.  

The Group settled its €500 million guaranteed notes in 
January 2024, refinancing with a new €500 million term 
loan maturing in December 2025. The Group now has no 
borrowings maturing before that date. 

The going concern conclusion was reached having 
considered the Group’s liquidity position at 31 
December 2023, in particular the £350 million undrawn 
revolving credit facility (matures in May 2025, with an 
option to extend) and the significant cash balance held 
as at 31 December 2023 of £254.6 million (31 December 
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2022: £192.5 million). The statement of financial 
position was then projected forward to December 2025 
to reflect trading assumptions based on the existing 
shareholder ownership structure, committed and 
discretionary capital expenditure and debt servicing 
requirements. The resulting forecast for this period 
confirms continuing compliance with respective debt 
covenants. After considering the forecast liquidity, the 
Directors have concluded that the Group is able to 
service its working capital requirements for at least 
twelve months from the date of issuance of these 
consolidated financial statements. In addition, the 
Group retains the ability to utilise the undrawn £350 
million revolving credit facility as well as the ability to 
defer uncommitted capital expenditure, should the 
need arise. 

The Directors also considered potential risks and 
uncertainties relating to market, credit, and liquidity 
risks. 

The nature of the Group’s operations and their 
importance to its customers’ businesses mitigates the 
risks during the forecast period. The majority of the 
Group’s revenue is derived from companies with 
investment grade parent or controlling entities, or 
government departments and agencies that have a 
sovereign risk profile. 

Service agreements, from which the vast majority of the 
Group’s revenue is derived, had a weighted average 
unexpired contract duration of 3.6 years as at 31 
December 2023, protecting the Group’s income from 
the volatility experienced by businesses in certain other 
sectors.  

Based on the above, the Directors continue to adopt the 
going concern basis of accounting in preparing the 
consolidated financial statements for the year ended 31 
December 2023. 

3. Adoption of new and revised IFRSs 

Except for the changes below, the Group has 
consistently applied the accounting policies to all 
periods presented in these consolidated financial 
statements. 

3.1 New and amended accounting standards 
effective during the year 
The following amended standards and interpretations 
were effective during the year; however, they have not 

had a significant impact on the consolidated financial 
statements. 
 

IFRS 17 Insurance 
Contracts 

Amendments to 
References to the 
Conceptual 
Framework in IFRS 
Standards 

Amendments to IAS 1 
and IFRS Practice 
Statement 2 

Disclosure of 
Accounting Policies 

Amendments to IAS 1 Classification of 
Liabilities as Current 
or Non-current 

Amendments to IAS 8 Definition of 
Accounting 
Estimates 

Amendments to IAS 12 Deferred Tax related 
to Assets & Liabilities 
arising from a Single 
Transaction 

Amendments to IAS 12 International Tax 
Reform – Pillar Two 
Model Rules 

 

4. Significant accounting policies 

4.1 Basis of consolidation 
The consolidated financial statements incorporate the 
financial statements of the Company and entities 
controlled by the Company (its subsidiaries). Control is 
achieved when the Company: 

- has the power over the investee; 

- is exposed, or has rights, to variable return from its 
involvement with the investee; and 

- has the ability to use its power to affects its returns. 

The Company reassesses whether or not it controls an 
investee if facts and circumstances indicate that there 
are changes to one or more of the three elements of 
control listed above.  

When the Company has less than a majority of the 
voting rights of an investee, it considers that it has 
power over the investee when the voting rights are 
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sufficient to give it the practical ability to direct the 
relevant activities of the investee unilaterally.  The 
Company considers all relevant facts and circumstances 
in assessing whether or not the Company’s voting rights 
in an investee are sufficient to give it power, including: 

- the size of the Company’s holding of voting rights
relative to the size and dispersion of holdings of the 
other vote holders; 

- potential voting rights held by the Company, other
vote holders or other parties; 

- rights arising from other contractual arrangements;
and 

- any additional facts and circumstances that indicate 
that the Company has, or does not have, the 
current ability to direct the relevant activities at the 
time that decisions need to be made, including 
voting patterns at previous shareholders’ meetings. 

Consolidation of a subsidiary begins when the Company 
obtains control over the subsidiary and ceases when the 
Company loses control of the subsidiary.   

Where subsidiaries adopt accounting policies that are 
different from the Group, their reported results are 
restated to comply with the Group’s accounting policies. 
Where subsidiaries do not adopt accounting periods 
that are co-terminus with the Group, results and net 
assets are based on accounts drawn up to the Group’s 
accounting reference date. 

Intercompany transactions and balances between 
Group companies are eliminated on consolidation. 

4.2 Foreign currency transactions and 
translation 

Transactions and balances 

Monetary assets and liabilities denominated in foreign 
currencies are translated into the functional currency at 
the exchange rate at the reporting date. Non-monetary 
assets and liabilities that are measured at fair value in a 
foreign currency are translated into the functional 
currency at the exchange rate when the fair value was 
determined. Non-monetary items that are measured 
based on historical cost in a foreign currency are 
translated at the exchange rate at the date of the 
transaction.  

Foreign exchange gains and losses are recognised in the 
consolidated income statement, except when 

recognised in equity as qualifying cash flow hedges or 
qualifying net investment hedges. 

Group companies 

Assets and liabilities of overseas subsidiaries are 
translated into pounds sterling at the closing rates of 
exchange at the balance sheet date.  The income and 
expenses of overseas subsidiaries are translated at the 
pound sterling exchange rates at the dates of the 
transactions.  Differences resulting from the 
retranslation of opening net assets and results for the 
period at closing rates are recognised in the 
consolidated statement of comprehensive income and 
accumulated in the translation reserve. 

4.3 Investment properties 
The Group’s investment properties are stated at fair 
value, being the market value as determined by 
independent professionally qualified valuers.  Changes 
in fair value are recognised in the Group's consolidated 
income statement. 

All costs directly associated with the purchase, 
construction and improvement of investment 
properties are capitalised, including attributable 
internal labour costs and sales commissions.  

Where an incentive (such as a rent or service fee free 
period) is given to a customer, the carrying value of the 
investment property excludes any amount reported as a 
separate asset as a result of recognising rental or service 
fee income on a straight-line basis over the period of the 
contract term. 

Depreciation 

In accordance with IAS 40 Investment Property, no 
depreciation is provided in respect of investment 
properties which are carried at fair value. 

Leasehold properties 

Leasehold properties are classified as investment 
property and included in the consolidated statement of 
financial position at fair value. 

The obligation to the freeholder or the superior 
leaseholder is included in the consolidated statement of 
financial position at the present value of the minimum 
lease payments at inception. Payments to the 
freeholder or superior leaseholder are apportioned 
between a finance charge and a reduction of the 
outstanding liability.  The finance charge is allocated to 
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each period during the lease term so as to produce a 
constant periodic rate of interest on the remaining 
balance of the liability.  Contingent rents payable, such 
as those based on reviews of rental and service fee 
income, are charged as an expense in the periods in 
which they are incurred. 

4.4 Property, plant and equipment 
Property, plant and equipment is stated at cost less 
accumulated depreciation and accumulated impairment 
losses, if any. Depreciation is charged to the 
consolidated income statement on a straight-line basis 
over the estimated useful life as follows: 

Right-of-use asset (office space) 12 years 

Other 3 years 

Depreciation methods, useful lives and residual values 
are reviewed at each reporting date and adjusted if 
appropriate. 

4.5 Impairment of non-financial assets, 
excluding inventories, investment properties 
and deferred tax assets 
Non-financial assets, excluding inventories, investment 
properties and deferred tax assets, are reviewed at each 
reporting date to determine whether there are any 
indicators of impairment. If any such indication exists, 
then the asset’s recoverable amount is estimated. For 
the purpose of impairment testing, assets that cannot 
be tested individually are grouped together into the 
smallest group of assets that generates cash inflows 
from continuing use that are largely independent of the 
cash inflows of other assets or groups of assets (the 
“cash-generating unit”). The recoverable amount of an 
asset or cash-generating unit (“CGU”) is the greater of 
its value in use and its fair value less costs to sell. An 
impairment loss is recognised if the carrying amount of 
an asset or its CGU exceeds its estimated recoverable 
amount. Impairment losses are recognised in profit or 
loss. Where there are losses recognised in prior periods, 
these are assessed at each reporting date for any 
indications that the loss has decreased or no longer 
exists. An impairment loss is reversed if there has been 
a change in the estimates used to determine the 
recoverable amount. An impairment loss is reversed 
only to the extent that the asset’s carrying amount does 
not exceed the carrying amount that would have been 
determined, net of depreciation or amortisation, if no 
impairment loss had been recognised. 

4.6 Lessee accounting (for lessor accounting, 
see 4.9 Revenue) 
Where the Group is a lessee, it recognises a right-of-use 
asset and a lease liability at the commencement of the 
leases, except for short-term leases and leases of low 
value assets. 

The majority of the Group’s right-of-use assets meet the 
definition of investment property in IAS 40 Investment 
Property and are subject to the fair value model under 
that standard. See note 4.3. 

Short-term leases and leases of low-value assets 

The Group elects not to apply the general requirements 
of IFRS 16 to short-term leases and leases of low value 
assets. The Group recognises the lease payments 
associated with those leases as an expense on either the 
straight-line basis over the lease term or another 
systematic basis if that basis is representative of the 
pattern of the Group’s benefits. 

Right-of-use assets 

The cost of right-of-use assets includes: 

- the amount of the initial measurement of the lease
liability; 

- any lease payments made at or before the
commencement date, less any lease incentives 
received; 

- any initial direct costs incurred by the Group; and

- an estimate of costs to be incurred by the Group in
dismantling and removing the underlying assets, 
restoring the site on which it is located or restoring 
the underlying asset to the condition required by 
the terms and conditions of the lease. 

Except for those that are classified as investment 
properties and measured under the fair value model, 
right-of-use assets are measured at cost, less any 
accumulated depreciation and impairment losses, and 
adjusted for any remeasurement of lease liabilities. A 
right-of-use asset is depreciated on a straight-line basis 
over the shorter of its estimated useful life and the lease 
term. Right-of-use assets that meet the definition of 
investment property are classified as investment 
property. The Group presents right-of-use assets that do 
not meet the definition of investment property as 
“property, plant and equipment”, the same line item 
within which the corresponding underlying assets would 
be presented if they were owned. 
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Lease liabilities 

Lease liabilities are initially measured at the present 
value of the future lease payments discounted using the 
discount rate implicit in the lease (or if that rate cannot 
be readily determined, the incremental borrowing rate). 
Subsequent to initial recognition, lease liabilities are 
adjusted for interest and lease payments, as well as the 
impact of lease modifications, amongst others. 

The lease payments include: 

- fixed payments (including in-substance fixed 
payments) less any lease incentives receivable; 

- variable lease payments that depend on an index or 
a rate, initially measured using the index or rate as 
at the commencement date; 

- amounts expected to be payable by the Group 
under residual value guarantees; 

- the exercise price of a purchase option if the Group 
is reasonably certain to exercise the option; and 

- payments of penalties for terminating a lease, if the 
lease term reflects the Group exercising an option 
to terminate the lease. 

After the commencement date, lease liabilities are 
adjusted by interest accretion and lease payments. 

The Group remeasures lease liabilities (and makes a 
corresponding adjustment to the related right-of-use 
assets) whenever: 

- the lease term has changed, in which case the 
related lease liability is remeasured by discounting 
the revised lease payments using a revised discount 
rate at the date of reassessment; or 

- the lease payments change due to changes in 
market rental rates following a market rent review, 
in which case the related lease liability is 
remeasured by discounting the revised lease 
payments. 

The Group presents lease liabilities within borrowings. 

Lease modifications 

The Group accounts for a lease modification as a 
separate lease if: 

- the modification increases the scope of the lease by 
adding the right to use one or more underlying 
assets; and 

- the consideration for the leases increases by an 
amount commensurate with the stand-alone price 
for the increase in scope and any appropriate 
adjustments to that stand-alone price to reflect the 
circumstances of the particular contract. 

For a lease modification that is not accounted for as a 
separate lease, the Group remeasures the lease liability 
based on the lease term of the modified lease by 
discounting the revised lease payments using a revised 
discount rate at the effective date of the modification. 

The Group accounts for the remeasurement of lease 
liabilities by making corresponding adjustments to the 
relevant right-of-use asset. When the modified contract 
contains a lease component and one or more additional 
lease or non-lease components, the Group allocates the 
consideration in the modified contract to each lease 
component on the basis of the relative stand-alone price 
of the lease component and the aggregate stand-alone 
price of the non-lease components. 

4.7 Segmental information 
The Group has two geographical regions and its 
corporate office, which are its reportable segments. 
These divisions are managed separately, because of the 
nature and location of their markets. 

The following summarises the reportable segments. 

 

Reportable segments 

Europe The Group’s operations in Amsterdam, 
Frankfurt, London, Madrid and Paris 

Asia-Pacific The Group’s operations in Hong Kong, 
Singapore and Sydney 

Corporate and 
other 

The Group’s corporate office in London 
and other 

 
The Group’s Chief Executive Officer is the ‘chief 
operating decision maker’ and reviews internal 
management reports of each reportable segment. 

4.8   Cash and cash equivalents 
Cash and cash equivalents comprise cash at bank, term 
deposits and restricted cash, which relates to bank 
security deposits.  
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4.9   Revenue 

Rental income from investment properties 

Rental income, which is within the scope of IFRS 16 
Leases, is outside the scope of IFRS 15 Revenue from 
contracts with customers. Rental income from 
investment properties is recognised in the consolidated 
income statement on a straight-line basis over the lease 
term including any fixed indexation. Incentives are 
amortised over the lease term.  

The inception of a lease or service agreement is the 
earlier of the date of the agreement and the date of 
commitment by the parties to the principal provisions of 
the lease or service agreement. The commencement of 
the lease term is the date from which the customer is 
entitled to exercise its right to use the leased asset. The 
lease term is the non-cancellable period for which the 
customer has contracted to lease the asset together 
with any further terms for which the customer has the 
option to continue to lease the asset, with or without 
further payment, when at the inception of the contract 
it is reasonably certain that the customer will exercise 
the option. 

Provision of power 

Revenue in relation to electricity drawn by the customer 
is recognised in the period in which the electricity was 
drawn. The timing of the drawing of power aligns to the 
satisfaction of the corresponding performance 
obligations. Associated electricity costs are recognised 
in cost of sales. 

Provision of additional services  

Additional services include power administration, fit-
out, the provision of sub ducts, cross connect 
installation and management, managed services 
reporting, cleaning, dilapidations services, access 
management and client management services.  
Revenue from additional services is recognised when 
the service is provided, reflecting the consideration for 
those services and the requirements of IFRS 15, 
including those set out below. 

Allocation of consideration to components of a 
contract 

When a contract includes both leases and non-lease 
components, the Group applies IFRS 15 to allocate 
consideration in a contract to lease and non-lease 
components. Non-lease components are separated 

from lease component on the basis of their relative 
stand-alone selling prices.  

Significant payment terms depend on the individual 
contract with a customer. There is not typically a 
significant financing component and payment terms are 
specified in contracts with customers. 

The Group does not typically have material performance 
obligations under IFRS 15 Revenue from Contracts with 
Customers that are unsatisfied at a given point in time. 

Lease modifications 

The Group accounts for a modification to an operating 
lease as a new lease from the effective date of the 
modification, considering any prepaid or accrued lease 
payments relating to the original lease as part of the 
lease payments for the new lease. 

4.10   Retirement benefit costs 
Payments to defined contribution retirement benefit 
schemes are recognised as an expense when employees 
have rendered service entitling them to the 
contributions.  Payments made to state-managed 
retirement benefit schemes are dealt with as payments 
to defined contribution schemes where the Group’s 
obligations under the schemes are equivalent to those 
arising in a defined contribution retirement benefit 
scheme.  

4.11   Exceptional items 
Certain items of income or expenditure are classified as 
exceptional in order to aid the users of the consolidated 
financial statements in understanding the financial 
performance of the Group. In classifying items as 
exceptional, the Group considers the significance of 
their nature and/or quantum. 

‘Exceptional items’ is an alternative performance 
measure, which does not have a standardised meaning 
under IFRS. Therefore, the term may not be comparable 
to similar measures presented by other entities.  

4.12   Taxation 
Current and deferred tax is recognised in the 
consolidated income statement except where the 
taxation arises as a result of a transaction or event that 
is recognised directly in equity or through other 
comprehensive income.  Tax arising on transactions or 
events recognised directly in other comprehensive 
income or equity are charged or credited directly to 
other comprehensive income or equity respectively. 
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Current tax payable is based on taxable profit for the 
period.  Taxable profit differs from profit before tax as 
reported in the consolidated income statement because 
it excludes items of income or expense that are taxable 
or deductible in other periods and it further excludes 
items that are never taxable or deductible.  The Group’s 
liability for current tax is calculated using tax rates that 
have been enacted or substantively enacted by the 
balance sheet date. Current tax assets and liabilities are 
offset only if certain criteria are met. 

Deferred tax is the tax expected to be payable or 
recoverable on differences between the carrying 
amounts of assets and liabilities in the consolidated 
financial statements and the corresponding tax bases 
used in the computation of taxable profit and is 
accounted for using the balance sheet liability method.  

Deferred tax liabilities are recognised on all temporary 
differences arising between the tax bases of assets and 
liabilities and their carrying amount in the consolidated 
financial statements.  Deferred tax assets are recognised 
to the extent that it is probable that taxable profits will 
be available in the future for them to be utilised.  Such 
assets and liabilities are not recognised where 
temporary differences arise from the initial recognition 
of goodwill or from the initial recognition of other assets 
and liabilities in a transaction that affects neither the 
taxable profit nor the accounting profit. 

Deferred tax assets are reviewed at each balance sheet 
date and reduced to the extent that it is no longer 
probable that the realised tax benefit will be realised. 
Such reductions are reversed when the probability of 
future taxable profits improves. 

Deferred tax is determined using tax rates and laws that 
have been enacted by the balance sheet date and are 
anticipated to apply when the related deferred tax asset 
is realised or the deferred tax liability is settled. 

Deferred tax assets and liabilities are offset only if 
certain criteria are met. 

4.13   Provisions 
Provisions are recognised when the Group has a present 
obligation (legal or constructive) as a result of a past 
event; it is probable that the Group will be required to 
settle that obligation; and a reliable estimate can be 
made of the amount of the obligation. The amount 
recognised as a provision is the best estimate of the 
consideration required to settle the present obligation 
at the balance sheet date, taking into account the risks 
and uncertainties surrounding the obligation.   

Where a provision is measured using the cash flows 
estimated to settle the present obligation, its carrying 
amount is the present value of those expected cash 
flows (when the effect of the time value of money is 
material).  When some or all of the economic benefits 
required to settle a provision are expected to be 
recovered from a third party, a receivable is recognised 
as an asset if it is virtually certain that reimbursement 
will be received and the amount of the receivable can be 
measured reliably. 

4.14   Finance income and finance costs 
The Group’s finance income and finance costs include 
interest income, interest payable, bank loan facility fees, 
hedging finance costs, amortisation of issue costs, 
foreign currency gains or losses as described in note 4.2 
and other finance income and other finance costs. 

Interest income or expense is recognised using the 
effective interest method. The effective interest method 
is the rate that exactly discounts estimated future cash 
payments or receipts through the expected life of the 
financial instrument to the gross carrying amount of the 
financial asset or the amortised cost of the financial 
liability. 

4.15   Financial instruments, other than 
derivative financial instruments and hedge 
accounting 
Trade receivables are initially recognised when they are 
originated. All other financial instruments are initially 
recognised when the Group becomes a party to the 
contractual provisions of the instrument. Financial 
instruments are initially measured at fair value plus 
directly attributable transaction costs. 

For its lessor activities, the Group regards individual 
payments currently due and payable by lessees as trade 
receivables. However, consistent with IFRS 9 Financial 
Instruments, the Group does not regard related accrued 
income as a financial instrument.  

Financial assets and financial liabilities are offset and the 
net amount presented in the consolidated statement of 
financial position when, and only when, the Group 
currently has a legally enforceable right to set off the 
amounts and it intends either to settle them on a net 
basis or to realise the asset and settle the liability 
simultaneously. 
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4.15.1   Classification and measurement 

Financial assets 

Financial assets are classified on initial recognition and 
are not subsequently reclassified unless the Group 
changes its business model for managing financial 
assets. A financial asset is measured at amortised cost if 
it is held within a business model whose objective is to 
hold assets to collect contractual cash flows and its 
contractual terms give rise on specified dates to cash 
flows that are solely payments of principal and interest. 

Financial assets at amortised cost are subsequently 
measured at amortised cost using the effective interest 
method. The amortised cost is reduced by impairment 
losses, where they exist. 

Financial liabilities 

The Group’s financial liabilities are classified and 
measured at amortised cost. Measurement subsequent 
to initial recognition applies the effective interest 
method. Interest expense and foreign exchange gains 
and losses are recognised in the consolidated income 
statement. 

4.15.2   Impairment 
The Group recognises expected credit losses (“ECLs”) on 
those trade receivables that are classified as financial 
assets at amounts equal to lifetime ECLs. ECLs are a 
probability-weighted estimate of credit losses. Credit 
losses are measured as the present value of all cash 
shortfalls (i.e. the difference between the cash flows 
due to the entity in accordance with the contract and 
the cash flows the Group expects to receive). The Group 
considers the asset to be in default at the point at which 
the customer is unlikely to pay its credit obligations to 
the Group, without recourse by the Group to actions 
such as realising security (if any is held). At each 
reporting date, the Group assesses whether the assets 
are credit impaired. An asset is credit-impaired when 
one or more events have occurred that have had a 
detrimental impact on the estimated future cash flows 
of the asset. The Group has elected to rebut the 
presumption that instruments which are ninety days 
past due are automatically in default or credit-impaired 
as the ECL is assessed individually. The gross carrying 
amount of an asset is written off to the extent that there 
is no realistic prospect of recovery. 

For all other financial instruments, the Group measures 
the loss allowance equal to 12-month ECLs, other than 
when there has been a significant increase in credit risk 

since initial recognition, whereby the Group recognises 
lifetime ECLs. The assessment of whether lifetime ECLs 
should be recognised is based on significant increases in 
the likelihood or risk of a default occurring since initial 
recognition. 

Although accrued income is not a financial instrument 
under IFRS, the Group applies the impairment guidance 
of IFRS 9 Financial instruments in the absence of similar 
guidance in IFRS 16 Leases. 

4.15.3 Derecognition 
The Group derecognises a financial asset only when the 
contractual rights to the cash flows from the asset 
expire, or when it transfers the financial asset and 
substantially all the risks and rewards of ownership of 
the asset to another entity. 

The Group derecognises a financial liability when, and 
only when, the Group’s obligations are discharged, 
cancelled or expire. 

4.16 Derivative financial instruments 
The Group has historically entered into foreign 
exchange forward contracts to manage its exposure to 
foreign exchange risk.  

Derivatives are initially recognised at fair value at the 
date a derivative contract is entered into and are 
subsequently re-measured to their fair value at each 
balance sheet date.  The resulting gain or loss is 
recognised in profit or loss immediately unless the 
derivative is designated and effective as a hedging 
instrument. The effective portion of the derivative 
instruments is recognised in other comprehensive 
income.  

A derivative with a positive fair value is recognised as a 
financial asset whereas a derivative with a negative fair 
value is recognised as a financial liability.  A derivative is 
presented as a non-current asset or a non-current 
liability if the remaining maturity of the instrument is 
more than 12 months and it is not expected to be 
realised or settled within 12 months.  Other derivatives 
are presented as current assets or current liabilities. 

4.17   Hedges of net investments in foreign 
operations  
The Group designates its derivative financial 
instruments as hedges of net investments in foreign 
operations.  Hedges of net investments in foreign 
operations are accounted for similarly as cash flow 
hedges. 
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At the inception of the hedge relationship, the Group 
documents the relationship between the hedging 
instrument and the hedged item, along with its risk 
management objectives and its strategy for undertaking 
various hedge transactions.  Furthermore, at the 
inception of the hedge and on an ongoing basis, the 
Group documents whether the hedging instrument is 
highly effective in offsetting changes in fair values or 
cash flows of the hedged item. 

Any gain or loss on the hedging instrument relating to 
the effective portion of the hedge is recognised in other 
comprehensive income and can be observed in the 
consolidated statement of changes in equity and 
accumulated in a hedging reserve.  The gain or loss 
relating to the ineffective portion is recognised 
immediately in profit or loss, and is included in net 
finance costs. 

The effective cumulative gain or loss on hedging 
instruments is reclassified from equity to profit or loss 
on disposal or partial disposal of the net investment. 

4.18    Interests in joint operations 
A joint operation is a joint arrangement whereby the 
parties that have joint control of the arrangement have 
rights to the assets, and obligations for the liabilities, 

relating to the arrangement. Joint control is the 
contractually agreed sharing of control of an 
arrangement, which exists only when decisions about 
the relevant activities require unanimous consent of the 
parties sharing control. 

When a group entity undertakes its activities under joint 
operations, the Group as a joint operator recognises in 
relation to its interest in a joint operation: 

- its assets, including its share of any assets held 
jointly; 

- its liabilities, including its share of any liabilities 
incurred jointly; 

- its revenue from the sale of its share of the output 
arising from the joint operation; 

- its share of the revenue from the sale of the output 
by the joint operation; and 

- its expenses, including its share of any expenses 
incurred jointly. 

The Group accounts for the assets, liabilities, revenue 
and expenses relating to its interest in a joint operation 
in accordance with the IFRS Standards applicable to the 
particular assets, liabilities, revenue and expenses. 
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5. Standards issued but not yet effective  

At the date of this report, the Group has not early adopted the following new IFRS nor new amendments to IFRSs, none 
of which was effective at 31 December 2023.  

Amendments to IFRS 16 Lease Liability in a Sale and Leaseback1 
Amendments to IAS 1 Non-Current liabilities with Covenants1 
Amendments to IAS 1 Classifications of Liabilities as Current or Non-Current1 

Amendments to IAS 7 and IFRS 7 Supplier Finance Arrangements1 
IFRS S1  General Requirements for Disclosure of Sustainability-related Financial Information1 
IFRS S2 Climate-related Disclosures1 

Amendments to IAS 21 Lack of Exchangeability2 
Amendments to IFRS 10 and IAS 28 Sale or Contribution of Assets between an Investor and its Associate or Joint Venture3 

 
1. Effective for annual periods beginning on or after 1 January 2024 
2. Effective for annual periods beginning on or after 1 January 2025 
3. Effective for annual periods beginning on or after a date to be determined 

 

The directors of the Company anticipate that the application of the new IFRS and new amendments to IFRSs will have no 
material impact on the Group's financial performance and financial position and/or on the disclosures in the Group's 
future consolidated financial statements. 

 

6. Critical accounting judgements and key 
sources of estimation uncertainty  

In the application of the Group’s significant accounting 
policies, which are described in note 4, the Directors are 
required to make judgements, estimates and 
assumptions that affect the application of the Group’s 
accounting policies and the reported amounts of assets, 
liabilities, income and expenses.  The estimates and 
associated assumptions are based on historical 
experience and other factors that are considered to be 
relevant.  Actual results may differ from these 
estimates.  The estimates and underlying assumptions 
are reviewed on an ongoing basis.  Revisions to 
accounting estimates are recognised prospectively in 
the period in which the estimate is revised if the revision 
affects only that period, or in the period of the revision 
and future periods if the revision affects both current 
and future periods.  

 

 

 

 

 

Assumptions and estimation uncertainties 

Assumptions and estimation uncertainties that have a 
significant risk of resulting in a material adjustment to 
the carrying amounts of assets and liabilities within the 
next twelve months are included in the following notes: 

- Deferred tax assets and liabilities – see note 15. 

- Measurement of the fair value of investment 
properties – see note 18. 

Judgements 

The following are the critical judgements, apart from 
those involving estimations (which are referred to 
separately above), that the directors have made in the 
process of applying the Group’s accounting policies and 
that have the most significant effect on the amounts 
recognised in the consolidated financial statements. 

Exceptional items – see note 13. 
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7. Operating segments 

The Group’s reportable segments are described in note 4.7. Information related to each reportable segment is set out 
below.  

The Group’s definition of EBITDA is: operating profit before interest (note 14), tax (note 15), depreciation (note 19), 
amortisation, exceptional items (note 13) and, gain/(loss) on disposal of property, plant and equipment, revaluation 
of investment property (note 18). This definition of EBITDA is considered to be a relevant performance measure by 
the chief operating decision maker because he considers that it reflects the operating performance of the business by 
eliminating the distortions caused by significant non-cash and/or exceptional elements of operating profit. It is 
therefore also considered to be useful to the users of the consolidated financial statements in understanding the 
financial performance of the Group. The Group’s EBITDA metric is reconciled to the IFRS profit before tax below by 
presenting the adjustments made between the IFRS profit measure and the adjusted performance measure.   

Items below EBITDA are not allocated to reportable segments, as the central Group finance and commercial teams 
manage this activity. Inter-segment transactions are charged at prevailing market rates. 

Segment revenue and profit 

Year ended 31 December 2023 Europe      
 

£m 

Asia-Pacific          
 

£m 

Corporate 
and other 

£m 

Total  
 

£m 
Revenue  299.2 257.8 (0.1) 556.9 
EBITDA* 148.8 146.6 (27.5) 267.9 
Depreciation and amortisation     (1.4) 
Exceptional items    (1.8) 
Revaluation of investment property    (438.9) 
Operating profit    (174.2) 
Net finance costs    (84.4) 
Profit before tax    (258.6) 

 

Year ended 31 December 2022 Europe      
 

£m 

Asia-Pacific          
 

£m 

Corporate 
and other  

£m 

Total  
 

£m 
Revenue  232.7 270.2 6.3 509.2 
EBITDA* 127.9 160.2 (21.5) 266.6 
Depreciation and amortisation     (1.6) 
Exceptional items    1.3 
Revaluation of investment property    (131.7) 
Operating profit    134.6 
Net finance income    62.1 
Profit before tax    196.7 

 
*As defined above  
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Segment non-current assets and capital expenditure 

31 December 2023 Europe  
     

£m 

Asia-Pacific 
                  

£m 

Corporate 
and other  

£m 

Total 
  

£m 
Non-current assets 2,819.3 3,220.4 12.0 6,051.7 
Capital expenditure 147.9 21.9 - 169.8 

 

31 December 2022 Europe     
£m 

Asia-Pacific                  
£m 

Corporate 
and other 

£m 

Total  
£m 

Non-current assets 3,101.3 3,379.5 13.2 6,494.0 
Capital expenditure 70.5 18.5 - 89.0 

8. Financial instruments  

A summary of the financial instruments held by category is provided below: 

Financial assets measured at amortised cost 

 Note Carrying amounts 
  2023 

£m 
2022 

£m 
Trade receivables 20 58.9 62.6 
Other receivables 20 36.3 31.3 
Cash and cash equivalents  21 254.6 192.5 
  349.8 286.4 

Financial liabilities measured at amortised cost 

 Note          Carrying amounts 
  2023 

£m 
2022 

£m 
Trade payables 22 17.0 21.5 
Other payables 22 13.7 16.6 
Accruals 22 93.4 74.0 
Borrowings, excluding lease obligations 23 1,465.2 1,496.1 
  1,589.3 1,608.2 

 

The fair value is the amount for which an asset or liability could be exchanged or settled on an arm’s-length basis. For 
financial instruments carried at fair value, market prices or rates are used to determine fair value where an active market 
exists.  

The fair values of financial assets at amortised cost and financial liabilities, including trade and other payables and bank 
loans, are estimated to be equivalent to their carrying values. IFRS 7 Financial Instruments: Disclosures requires the 
classification of fair value measurements using the fair value hierarchy that reflects the significance of the inputs used in 
making the assessments. Further information on the Group’s financial instruments can be found within the note numbers 
specified above.  
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9. Financial risk management 

The Group is exposed to market risk in the form of 
foreign exchange risk, interest rate risk and price risk in 
addition to credit risk and liquidity risk. The risk 
management policies employed by the Group to 
manage these risks are discussed below. 

9.1 Market risk - foreign exchange risk 
The Group operates in a number of international 
territories.  Each jurisdiction undertakes a large 
proportion of its commercial transactions within its local 
market and in its functional currency.  Foreign exchange 
risk arises from the small proportion of commercial 
transactions undertaken in currencies other than the 
local functional currency, from financial assets and 
liabilities denominated in currencies other than the local 
functional currency and on the Group’s net investments 
in foreign operations. Group policy is for each 
jurisdiction to undertake commercial transactions in its 
own functional currency whenever possible.  Where this 
is not possible the Group manages its cash position 
across the Group to minimise the need to translate 
currency.  Cash flow forecasts are prepared covering 
various periods to ensure sufficient funds are available 
in the required currencies to meet the Group’s 
obligations as they fall due. 

As at 31 December 2023, the Group has not and does 
not currently intend to enter into hedging transactions 
in relation to the interest and capital repayments 
associated with the outstanding €500 million 
(equivalent to approximately £433 million) guaranteed 
notes due 2024, €500 million (equivalent to 
approximately £433 million) guaranteed notes due 2027 
or €700 million (equivalent to approximately £607 
million) guaranteed notes due 2030. As at 31 December 
2022, the Group did not enter into hedging transactions 
in relation to the interest and capital repayments 
associated with the outstanding €500 million 
(equivalent to approximately £443 million) guaranteed 
notes due 2024, €500 million (equivalent to 
approximately £443 million) guaranteed notes due 2027 
or €700 million (equivalent to approximately £621 
million) guaranteed notes due 2030. Prior to 2018 the 
Group had historically hedged the risk of changes in 
relevant spot exchange rates to the extent that they 
were expected to impact the net assets of its foreign 
subsidiaries.  The Group has used forward exchange 
contracts as hedges of net investments from foreign 
operations to the extent required.  All derivatives were 

entered into with counterparties who are considered to 
be of acceptable creditworthiness.  

The Group’s most significant financial instrument 
foreign exchange risk relates to its Euro-denominated 
guaranteed notes, totalling €1,700 million 
(approximately equal to £1,474 million). Had the 
relevant pound sterling exchange rate been 5% 
stronger/weaker, then the Euro-denominated 
guaranteed notes would instead have been 
approximately equivalent to £1,400.2 million / £1,547.6 
million respectively, resulting in a £73.7 million 
decrease/increase respectively to the Group’s 
borrowings, impacting the foreign exchange gain or loss 
in the consolidated income statement accordingly and 
thereby impacting retained earnings in the consolidated 
statement of financial position. 5% was used as a 
reasonably possible benchmark in the context of the 
extent of annual exchange rate fluctuations between 
these currencies in recent years. 

The period end and average exchange rates used when 
translating the results to pounds sterling were as 
follows: 

 2023 2022 
 Year end Average Year end Average 
EUR 0.8670 0.8702 0.8869 0.8524 
SGD 0.5952 0.5989 0.6166 0.5867 
AUD 0.5344 0.5341 0.5630 0.5617 
HKD 0.1006 0.1027 0.1058 0.1032 

The consolidated income statement (but not 
consolidated total equity) is also exposed to foreign 
exchange in relation to intragroup transactions and 
balances between subsidiaries with different functional 
currencies. All such intragroup transactions and 
balances themselves eliminate on consolidation. 
However, only the counterparty with a functional 
currency that differs from the currency in which the 
financial instrument is denominated will record a 
foreign exchange gain or loss on the balance; hence 
there will be no equal and opposite gains or losses to 
eliminate in the consolidated income statement. These 
gains and losses are offset by equal and opposite losses 
and gains in other comprehensive income on 
retranslation of the results and financial position of 
overseas subsidiaries. For example, had the pound 
sterling exchange rate been 5% stronger/weaker, then 
the foreign exchange gain in the consolidated income 
statement would have decreased/increased by £74.7 
million, but there would be no net impact on equity, as 
there would be a corresponding increase/decrease to 
other comprehensive income. 
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9.2 Market risk - interest rate risk 
The Group’s exposure to cash flow interest rate risk 
arises from cash and cash equivalents, and variable 
interest-bearing borrowings. During 2023 interest rates 
have risen globally. However, the Group’s guaranteed 
notes of £1,466.8 million (31 December 2022: £1,498.6 
million) are at fixed interest rates. The Group had 
limited borrowings at the year-end date that were 
exposed to interest rate risk (see note 23). The Group 
manages its interest rate exposures by assessing the 
potential impact arising from any interest rate 
movements based on interest rate level and outlook. 
Management reviews the proportion of borrowings in 
fixed and floating rates and ensure they are within an 
appropriate range to manage interest rate risk. 

9.3 Market risk - price risk 
The Group does not have any equity securities in its 
consolidated statement of financial position and it is not 
materially exposed to commodity price risk.  Most 
customer contracts include indexation clauses that are 
applied to rental and service fee income to offset the 
effect of inflation.  The Group is exposed to price risk to 
the extent that inflation differs from the index used. 
With respect to power, which is impacted by global 
energy prices, the Group’s contracts with customers 
have resulted in wholesale power cost movements 
continuing to be recovered in revenue.  

9.4 Credit risk 
Credit risk is the risk that the Group will suffer financial 
loss as a result of counterparties defaulting on their 
contractual obligations.  The risk arises on cash and cash 
equivalents, and trade and other receivables.  The 
carrying amounts of financial assets represent the 
maximum credit exposure. 

The Group’s credit risk on cash and cash equivalents is 
limited because the counterparties are banks with high 
credit-ratings assigned by international credit-rating 
agencies.  

To manage the credit risk and concentration thereof for 
trade and other receivables, an assessment of credit 
quality is made as part of the Group’s customer 
acceptance procedures using a combination of external 
rating agencies, past experience and other factors.  In 
circumstances where credit information is unavailable 
or the customer is assessed as higher risk, the risk is 
mitigated by the use of modified payment terms, 
customer deposits and parent and bank guarantees.  
Exposure and payment performance is monitored 
closely at an individual customer level, with a series of 
escalating debt recovery actions taken where necessary. 
The majority of the Group’s customers consist of 
investment grade credit quality companies or 
companies whose parents are of investment grade 
credit quality. Thus the credit risk of default on 
significant amounts of trade and other receivables is 
generally assessed as low. The Group does not have 
significant trade receivable credit risk exposure to any 
single counterparty.   
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Expected credit loss assessment for customers under 
IFRS 9 Financial Instruments 

Trade receivable collection is closely monitored and 
analysed, with correspondence and communication 
with customers providing information to management 
on credit risk. Write-offs are infrequent; however, when 
there is a clear indicator of default, then the 
corresponding receivable is written-off. The Group uses 
an allowance matrix to measure the expected credit 
losses of trade receivables. Loss rates are calculated 
using a ‘roll rate’ method based on the probability of a 
receivable progressing through successive stages of 
delinquency to write-off. For 31 December 2023, loss 
rates have been retained at prior year levels in 
acknowledgement of the wider macroeconomic 
environment. 

For other receivables that are financial assets, the Group 
determines expected credit losses separately, applying 
a probability-weighted estimate. Such an approach may 
also be taken for trade receivables where the factors are 
such that the application of the allowance matrix is not 
appropriate. 

Although not classified as a financial instrument under 
IFRS 9 Financial Instruments, a judgment has been made 
to include accrued income within the expected credit 
loss allowance. The judgment has been made to ensure 
the recovery risk on accrued income assets is reflected. 
Whilst these assets primarily relate to revenue 
recognised under IFRS 16 Leases, IFRS 16 provides no 
guidance on impairment of accrued income and, in the 
absence of guidance in the most relevant accounting 
standard, it is appropriate to consider the guidance in 
other standards – in this case IFRS 9. The following table 
provides information about the exposure to credit risk 
and expected credit losses for trade and relevant other 
receivables. The gross carrying amount presented 
represents the relevant maximum exposure to credit 
risk at the period end without taking into account 
collateral held or other credit enhancements. The 
assessment applies only to those trade and other 
receivables that are financial instruments, and to 
accrued income as described above.  Huanbang (Hong 
Kong) Co. Ltd (“Huanbang”), a related party, is 
presented separately for 31 December 2023 and Jiangsu 
Shagang Materials Trading Co., Ltd (“Shagang 
Materials”), also a related party, is presented separately 
for 31 December 2022. Refer to note 28 for further 
details.

 

31 December 2023 Weighted 
average 
loss rate 

% 

Gross  
carrying  
amount 

£m 

Loss 
allowance 

 
£m 

Net 
carrying 
amount  

£m 
Current (not past due) trade receivables  0.55 24.3 0.1 24.2 
Trade receivables 1-30 days past due 8.83 15.9 1.4 14.5 
Trade receivables 31-60 days past due 10.48 4.2 0.4 3.8 
Trade receivables more than 60 days past due 11.38 11.4 1.3 10.1 
Trade receivables with a specific allowance N/A 8.4 8.3 0.1 
Total trade receivables (excluding Huanbang)  64.2 11.5 52.7 
Accrued income excluding Huanbang (without specific 
allowance) 

0.55 103.6 0.6 103.0 

Accrued income excluding Huanbang (with specific 
allowance) 

N/A - - - 

Total accrued income excluding Huanbang  103.6 0.6 103.0 
Other receivables 9.47 40.1 3.8 36.3 
Total in-scope excluding Huanbang  207.9 15.9 192.0 
Huanbang accrued income 0.55 3.3 - 3.3 
Huanbang trade receivables 0.55 6.2 - 6.2 
Total in-scope Huanbang  9.5 - 9.5 
Total in-scope  217.4 15.9 201.5 
Total out of scope  4.1 - 4.1 
Total trade and other receivables  221.5 15.9 205.6 
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31 December 2022 Weighted 
average 
loss rate 

% 

Gross  
carrying  
amount 

£m 

Loss 
allowance 

 
£m 

Net 
carrying 
amount  

£m 
Current (not past due) trade receivables  0.55 22.2 0.1 22.1 
Trade receivables 1-30 days past due 8.83 13.7 1.2 12.5 
Trade receivables 31-60 days past due 10.48 8.5 0.9 7.6 
Trade receivables more than 60 days past due 11.38 20.4 2.3 18.1 
Trade receivables with a specific allowance N/A 7.9 7.9 - 
Total trade receivables (excluding Shagang Materials)  72.7 12.4 60.3 
Accrued income excluding Shagang Materials (without 
specific allowance) 

0.55 108.6 0.6 108.0 

Accrued income excluding Shagang Materials (with 
specific allowance) 

N/A - - - 

Total accrued income excluding Shagang Materials  108.6 0.6 108.0 
Other receivables 7.67 33.9 2.6 31.3 
Total in-scope excluding Shagang Materials  215.2 15.6 199.6 
Shagang Materials accrued income 0.55 2.2 - 2.2 
Shagang Materials trade receivables 11.38 2.6 0.3 2.3 
Total in-scope Shagang Materials  4.8 0.3 4.5 
Total in-scope  220.0 15.9 204.1 
Total out of scope  10.8 - 10.8 
Total trade and other receivables  230.8 15.9 214.9 

 
Loss rates for trade receivables are based on actual credit experience over the past three years. These rates may be 
multiplied by scalar factors to reflect differences between economic conditions during the period over which the historic 
data has been collected, current conditions and the Group’s view of economic conditions over the expected lives of the 
receivables. 

Loss rates for other receivables are determined after factoring the terms of the agreement, the level credit risk of the 
counterparties and past experience.   

Movements in the allowance for impairment in respect of trade and other receivables  

   £m 
Balance at 31 December 2022   15.9 
Net amounts written off   (0.1) 
Net remeasurement loss recognised in the consolidated income statement   0.1 
Net remeasurement loss recognised in other comprehensive income   - 
Balance at 31 December 2023   15.9 

 
The Group has assessed cash and cash equivalents using a 12 month ECL basis as these had no significant increase in 
credit risk since initial recognition. The loss allowance at 31 December 2023 and 31 December 2022 was insignificant.  
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9.5 Liquidity risk 
The Group funds its activities through cash generated from its operations and, where necessary, bank borrowing.  The 
Group’s banking facilities include a multi-currency revolving syndicated loan facility.  Cash flow forecasts covering various 
periods from short to long-term are prepared and reviewed on a regular basis to ensure that sufficient funds are available 
to meet the Group’s commitments as they fall due. 

9.6 Capital management 
The Group considers its capital to comprise its ordinary share capital, other reserves, translation reserve, hedging reserve 
and retained earnings.  In managing its capital, the Group’s primary objective is to ensure its continued ability to provide 
a consistent return for its equity shareholders through a combination of capital growth and distributions.  The Group has 
a blend of equity funding and debt financing (see note 23). The Group keeps this under review bearing in mind the risks, 
costs and benefits to equity shareholders of introducing additional debt finance to the Group. During the period, the 
Group has complied with externally imposed capital requirements, including debt covenant requirements.  

10. Revenue 

The Group’s revenue arises from the following major service lines: 

  2023 
£m 

2022 
£m 

Revenue recognised under IFRS 16: 
- Rental income from investment properties 

  
322.0 

 
317.5 

Revenue from contracts with customers recognised under IFRS 15: 
- Provision of power 

  
173.9 

 
133.4 

- Provision of additional services   61.0 58.3 
Sub-total  234.9 191.7 
  

  

  556.9 509.2 
 

The Group’s customer base is broad and diversified with only one customer accounting for more than 10% of the Group’s 
total revenue. For the year ended 31 December 2023, the customer accounted for revenue of £58.1 million (31 December 
2022: £67.0 million), which is reported within the Asia-Pacific operating segment (note 7).  

Negligible revenue was recognised in the years ended 31 December 2023 and 31 December 2022 from IFRS 15 
performance obligations satisfied (or partly satisfied) in previous periods. Likewise, negligible revenue is expected to be 
recognised in the future related to IFRS 15 performance obligations that were unsatisfied (or partially unsatisfied) at the 
reporting date. The majority of the Group's revenue is outside the scope of IFRS 15. 

Service fee income is within the scope of IFRS 16, which is recognised in the consolidated income statement on a straight-
line basis over the lease term including any fixed indexation. 

The timing of revenue recognition, other than service fee income from investment properties, is at a point in time. 

Service agreements specify certain customer obligations (e.g. restrictions on activities), which reduce the Group's risks in 
relation to the underlying assets. 

Information regarding receivables can be found in note 20. 
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11. Profit before tax 

Profit before tax has been stated after charging: 

 Note 2023 
£m 

2022 
£m 

Depreciation of property, plant and equipment 19 1.3 1.5 
Amortisation of intangibles  0.1 0.1 
Direct operating expenses – property generating rental 
income 

 239.7 194.6 

Auditor’s remuneration  1.0 1.0 
Employee benefit expense  33.4 30.7 
Defined contribution plan expense  1.8  1.7 

 

12. Key management personnel compensation 

Key management comprises the Chief Executive Officer, the Chief Financial Officer, the Chief Commercial Officer, the 
Chief Operating Officer, the Chief Legal Officer, the Chief Design Officer, the Group Director (UK), the Group Director 
(Asia-Pacific) and the Group Director (Europe). The compensation borne by the Group for key management is: 

 

  

  2023 
£m 

2022 
£m 

Salaries, allowance, benefits in kind and performance related bonuses  9.9 9.4 
Retirement benefit scheme contributions  0.1 0.1 
  10.0 9.5 
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13. Exceptional items 

Exceptional items critical judgments 

Certain items of income or expenditure are classified as exceptional in order to aid the users of the consolidated financial 
statements in understanding the financial performance of the Group. In classifying items as exceptional, the Group 
considers the significance of their nature and/or quantum. Judgment may be required in excluding a transaction from 
exceptional items, as much as in determining that it is appropriate to include a transaction.   

Exceptional items are excluded from the Group’s definition of EBITDA, which is an alternative performance measure and 
defined in note 7. ‘Exceptional items’ does not have a standardised meaning under IFRS.  

  2023 
£m 

2022 
£m 

Impairment gains on trade and other receivables: Daily-Tech   - 4.5 
Impairment gains on trade and other receivables: Sungard  - 0.2 
Total exceptional trade and other receivables impairments gains  - 4.7 
Costs of a potential shareholder transaction   (1.5) (2.5) 
Other Daily-Tech costs  (0.2) (0.8) 
Other COVID-19 costs  - (0.1) 
Due diligence costs on potential new markets  (0.1) - 

  (1.8) 1.3 

Impairment: Daily-Tech 

During the year ended 31 December 2023, no changes were recognised in relation to a previously impaired Daily-Tech 
Hong Kong Co. Limited (“Daily-Tech”) receivable.  During the year ended 31 December 2022, as a result of further cash 
receipts, a partial reversal of the 31 December 2021 expected credit loss allowance was recognised.  

Refer to note 28 for the additional information on this related party relationship and for further information on expected 
credit losses, see note 9. 

Impairment: Sungard 

During the year ended 31 December 2023, no changes were recognised in relation to impairment of Sungard Availability 
Services (UK) Limited trade and other receivable whose financial position had deteriorated in 2021 due to the COVID-19 
pandemic. 

During 2022, the movements in the expected credit loss allowance include a £0.2 million gain. 
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Costs of a potential shareholder transaction  

During the year, the Group continue to incur costs which include legal and professional fees in relation to a potential 
shareholder transaction as previously announced on 8 June 2022.  Investment banks were appointed and the formal 
process continues to explore options to introduce international investors to create liquidity for shareholders’ stakes. 

Other Daily-Tech costs 

The Group has incurred costs associated with the exceptional termination of the Daily-Tech contract in 2023 and 2022, 
including legal and professional fees. 

Due diligence costs on potential new markets 

During the year the Group has incurred costs associated with due diligence and market research in relation to prospective 
new data centre sites.  

14. Net finance costs 
 

  2023 
£m 

2022 
£m 

Finance income 
Bank and other interest 

  
1.4 

 
2.4 

Other finance income  0.9 0.2 
  2.3 2.6 
Finance costs    
Interest payable on guaranteed notes  (25.9) (38.6) 
Bank revolving credit facility fee  (1.1) (1.2) 
Amortisation of issue costs  (2.1) (2.0) 
Other finance costs and bank charges*  (10.7) (10.1) 
  (39.8) (51.9) 
Foreign exchange (losses)/gains  (46.9) 111.4 
Net finance (costs)/income   (84.4) 62.1 
 

*Other finance costs and bank charges include individually immaterial items, not further disaggregated, including a fee to a former shareholder of 
£2.6 million (2022: £2.9 million). 
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15. Income tax  

Tax critical estimates 

The Group calculates and pays tax in accordance with the laws of the countries in which it operates. Certain companies 
in the Group have tax periods that remain open.  In preparing the consolidated financial statements, the Directors have 
made an assessment of the likelihood of any liabilities arising in relation to these open periods and have made provisions 
for amounts that they believe will be payable. There remains a risk that the amounts at which open periods are settled 
will be different to the amounts included in the consolidated financial statements; however the Directors believe that 
any differences are unlikely to be material.   

The Group’s deferred tax liabilities primarily result from investment property, which is measured at fair value. Any 
assumptions and key sources of estimation uncertainty applicable to the fair value of investment property are therefore 
also relevant to the resultant deferred tax liabilities (see note 18). Under IFRS, it is typically required to recognise a 
deferred tax liability in respect of increased investment property values as the rebuttable presumption is that investment 
properties carried at fair value will be recovered through sale as individual assets, irrespective of the likelihood of the 
sale occurring. The presumption may be rebutted if the investment property represents a depreciable asset and is held 
within a business model whose objective is to consume substantially all of the economic benefits embodied in the 
investment property over time, rather than through sale. In the case of the Hong Kong and Singapore data centres, the 
assumption has been rebutted, which is reflective of the terms of the leaseholds, which could restrict such a sale. For 
both the Group’s investment properties where the presumption is rebutted and for those where it is not, a deferred tax 
liability arises as a result of temporary differences between the carrying amount of those assets and their tax bases. 
Deferred tax liabilities are recognised on all temporary differences arising between the tax bases of assets and liabilities 
and their carrying amount in the consolidated financial statements.   

Deferred tax assets are recognised to the extent that it is probable that taxable profits will be available in the future for 
them to be utilised. 

Deferred tax is determined using tax rates and laws that have been enacted by the balance sheet date and are expected 
to apply when the related deferred tax asset is realised or the deferred tax liability is settled.   

Analysis of tax charge for the year

  2023 
£m 

2022 
£m 

Current tax expense    
On net income before revaluations  19.6 21.4 
Adjustments in respect of earlier periods  0.5 2.8 
  20.1 24.2 
Deferred tax expense    
Origination and reversal of temporary differences  (72.7) 0.6 
Adjustments in respect of earlier periods  11.5 - 
Change in tax rate  - - 
  (61.2) 0.6 
Income tax (refund)/charge  (41.1) 24.8 
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Factors affecting tax charge for the year 

 2023 
£m 

2022 
£m 

(Loss)/profit before tax (258.6) 196.7 
Tax calculated at the domestic rate applicable to the profits in each country concerned (52.1) 15.4 
Adjustment in respect of earlier periods 12.0 2.8 
Change in tax rate - - 
Utilisation of previously unrecognised deferred tax assets - (3.8) 
Derecognition of previously recognised deferred tax assets - 8.5 
Other (1.0) 1.9 
Tax (refund)/charge (41.1) 24.8 

 

The tax calculations take into consideration future changes substantively enacted in jurisdictions when determining the 
appropriate level of deferred tax to be provided on future reversals.  

Deferred tax 

Analysis of Group deferred tax assets and (liabilities): 

 Losses 
 

£m 

Interest 
restriction 

£m 

Capital  
allowances 

£m    

Investment 
properties 

£m 

Accrued 
income 

£m 

Total 
 

£m 
At 31 December 2022 22.8 26.0 (299.4) (882.6) (11.0) (1,144.2) 
Movement recognised 
in the profit or loss 

(1.3) (11.5) (24.3) 99.3 (1.0) 61.2 

Exchange differences (0.8) 0.1 8.5 23.9 0.3 32.0 
At 31 December 2023 20.7 14.6 (315.2) (759.4) (11.7) (1,051.0) 

 

Exchange differences as a result of the translation of deferred tax assets and liabilities of overseas subsidiaries were 
recognised through other comprehensive income in accordance with the accounting policy described in note 4.2. 

At 31 December 2023, deferred tax assets have been recognised on all tax losses of the Group. Deferred tax assets in 
relation to losses have been recognised where it is considered probable that there will be future taxable profits available. 
All tax losses can be carried forward indefinitely. 
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16. Earnings per share – basic 

The calculation of the basic earnings per share of £(0.03) million (2022: £0.02 million) attributable to owners of the 
Company was based on the following data. 

 
 2023 

£m 
2022 

£m 
(Losses)/earnings for the purpose of calculating basic earnings/(loss) per share 
(profit for the year) 

(217.5) 171.9 

Number of shares 
Weighted average number of shares for the purpose of calculating basic earnings  
per share 

 
10,000 

 
10,000 

The Group does not have any options or equity related instruments in issue and accordingly no diluted earnings per share 
is presented. 

17. Dividends 

No dividends were declared or paid for the year ended 31 December 2023 (2022: £nil). Subsequent to the period end, a 
dividend of £30 million was declared and paid by the Group – refer to note 32 for further information. 
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18. Investment properties 

Investment property critical estimates 

Investment properties are the largest component of the 
Group’s net asset value.  The value of the investment 
properties is affected by the conditions prevailing in the 
property investment market and the general economic 
environment.  Accordingly, the Group’s net asset value 
can change due to external factors beyond 
management’s control. The long-term nature of the 
agreements with customers provides some protection 
to the Group from such factors. 

The Group determines the value of investment 
properties using discounted cash flow valuation 
techniques performed by external professionally 
qualified valuers.  Information about the valuation 
techniques and inputs used in determining the value of 
investment properties is disclosed within this note. 

All of the Group’s investment property is Level 3, as 
defined by IFRS 13 Fair Value Measurement, in the fair 
value hierarchy as at 31 December 2023 and 31 
December 2022 and there were no transfers between 
levels during the period.  Level 3 inputs are those which 
are unobservable (no quoted prices are available either 
directly or indirectly), as opposed to Level 1 (inputs from 
quoted prices) and Level 2 (observable inputs either 
directly as quoted prices, or indirectly derived from 
quoted prices). 

Investment properties were stated at market value as at 
31 December 2023 and 31 December 2022, valued by 
professionally qualified external valuers.  The Group’s 
investment properties were valued by CBRE Limited 
(“CBRE”), based in London in the United Kingdom. CBRE 
has sufficient current and international knowledge of 
the particular property market involved, and has the 
skills and understanding to undertake the valuations 
competently.  The valuations were prepared in 
accordance with the RICS Valuation Standards.  
Valuation fees were independent of the investment 
property value and based on a fixed amount. 

Market value is defined as the estimated amount for 
which an investment property should exchange on the 
date of valuation between a willing buyer and a willing 
seller in an arm’s length transaction after proper 

marketing wherein the parties had each acted 
knowledgeably, prudently and without compulsion. 
CBRE uses a variety of valuation techniques (valuation 
metrics), which include yield methodology, internal rate 
of return (“IRR”) and market value analysis including 
comparable recent market transactions on arm’s length 
terms. In doing so, they consider assumptions, data and 
key sources of estimation uncertainty including 
forecasts for customer renewals, void periods, capital 
expenditure (see also note 23 for the use of borrowings 
proceeds), operational expenditure and other relevant 
cash flow assumptions. There have been no changes in 
the valuation techniques used by CBRE between 31 
December 2022 and 31 December 2023.  

An increase/decrease to rental value will increase or 
decrease valuations respectively, while an 
increase/decrease to yield will decrease or increase 
valuations respectively.  There are interrelationships 
between these inputs, as they are determined by 
market conditions.  The existence of an increase in more 
than one input would be to magnify the effect on the 
valuation.  The impact on the valuation will be mitigated 
by the interrelationship of two inputs in opposite 
directions, for example an increase in rent may be offset 
by an increase in yield.  

Holding all other assumptions constant, an increase of 
25 basis points on both the IRR and the exit yield rates 
would result in a net reduction in the investment 
properties valuation of £410.3 million to £5,682.4 
million and £275.3 million to £6,276.2 million at 31 
December 2023 and at 31 December 2022 respectively. 
A corresponding decrease would result in a net increase 
in the investment properties valuation of £476.0 million 
to £6,568.7 million and £298.9 million to £6,850.4 
million at 31 December 2023 and at 31 December 2022 
respectively. A 25 basis point sensitivity reasonably 
reflects a potential impact of estimation uncertainty, 
considering the extent of the changes in these inputs in 
2023, albeit within a relatively volatile global 
macroeconomic environment. 
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    Completed   
£m 

Development 
£m 

Total 
£m 

Balance at 1 January 2022    6,076.2 71.7 6,147.9 

Additions    86.2 2.2 88.4 
Revaluation    (129.5) (2.2) (131.7) 
Foreign exchange movement    372.1 3.2 375.3 

Balance at 31 December 2022    6,405.0 74.9 6,479.9 

Additions    109.9 59.2 169.1 
Revaluation     (425.5) (13.4) (438.9) 
Foreign exchange movement    (184.1) (1.7) (185.8) 

Balance at 31 December 2023    5,905.3 119.0 6,024.3 

 

Valuation inputs – completed investment properties: 31 December 2023 
 

Asset type Initial yield range Exit yield range IRR range Rental value range 
£m 

Data centres  2.70 – 6.48% 5.30 – 7.00% 6.53 – 9.09% 11.3 – 44.9 
 

Valuation inputs – completed investment properties: 31 December 2022 
 

Asset type Initial yield range Exit yield range IRR range Rental value range 
£m 

Data centres  2.43 – 6.34% 5.35 – 6.75% 6.53 – 8.90% 9.2 – 47.7 

The table below shows a reconciliation of the amounts shown in the consolidated statement of financial position in 
respect of investment property assets and liabilities to the valuation prepared by the external valuers. Only the elements 
of the relevant asset and liability categories that relate to investment property are included in the reconciliation. 

  2023 
£m 

2022 
£m 

Investment properties carrying amount  6,024.3 6,479.9 
Accrued income included in trade and other receivables  87.5 89.8 
Lease obligations included in current borrowings  (1.4) (1.4) 
Lease obligations included in non-current borrowings  (17.7) (16.9) 
Investment properties at valuation  6,092.7 6,551.4 
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The investment property details for each location are as follows: 

Location Ownership 

Completed  

Amsterdam West Leasehold (50 year term expiring 2045) 

Frankfurt North Freehold 

Frankfurt South Freehold 

Hong Kong  Leasehold (35 year term expiring 2047) 

London East Freehold 

London North Freehold 

Madrid Freehold 

Paris East Freehold 

Paris West Freehold 

Singapore Tai-Seng Leasehold (30 year term expiring 2053)  

Singapore Woodlands Leasehold (30 year term expiring 2039) 

Sydney West Freehold 

Sydney East Freehold 

Development  

Amsterdam East Leasehold (50 year term expiring 2045) 

Frankfurt Gunther Freehold 

London South Freehold 

 

Investment properties subject to leasehold ownership, excluding Hong Kong, all provide statutory renewal rights to the 
Group. During the year, the Group exercised the option to extend the Singapore Tai-Seng leasehold by a further 30 year 
term to 2053 and this was reflected in the valuation. Where relevant, the Group complies with obligations under 
leaseholds, which may include repairs, maintenance or enhancements to the investment properties. 

The Directors have exercised judgement in considering the potential transfer of the risks and rewards of ownership in 
accordance with IFRS 16 Leases for all properties contracted to customers and have determined that such contracts are 
to be accounted for as operating leases. 
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19. Property, plant and equipment 

  Right-of-
use asset 

£m 

Other 
 

£m 

Total 
 

£m 
Cost      
At 1 January 2022  8.9 9.3 18.2 
Additions  - 0.6 0.6 
Disposals  - - - 
At 31 December 2022  8.9 9.9 18.8 
Additions  - 0.7 0.7 
Disposals  - - - 
At 31 December 2023  8.9 10.6 19.5 
     
Accumulated depreciation     
At 1 January 2022  1.5 7.6 9.1 
Disposals  - - - 
Charge for the year  0.7 0.8 1.5 
At 31 December 2022  2.2 8.4 10.6 
Disposals  - - - 
Charge for the year  0.7 0.6 1.3 
At 31 December 2023  2.9 9.0 11.9 
     
Carrying amount     
At 31 December 2023  6.0 1.6 7.6 
At 31 December 2022  6.7 1.5 8.2 

20. Trade and other receivables 

  2023 
£m 

2022 
£m 

Trade receivables   58.9 62.6 
Accrued income   106.3 110.2 
Other receivables   16.6 25.5 
Prepayments  4.1 10.8 
Current trade and other receivables  185.9 209.1 
Other receivables – non-current  19.7 5.8 
Total trade and other receivables  205.6 214.9 

The Directors consider the carrying amount of those trade and other receivables that were classified as financial assets 
to approximate their fair value.  

Accrued income primarily relates to assets recognised as a result of the accounting requirement to spread the recognition 
of rental income from investment properties over the service agreement term, which may differ from the timing of billing 
and cash receipts, according to the specific contractual agreements with customers. 

Within the trade and other receivables are related party amounts, as disclosed in note 28. Credit risk analysis is disclosed 
in note 9. 
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Reconciliation of gross to net carrying amounts for trade and other receivables 

 Trade receivables Other receivables, 
including non-current 

Accrued income 

 2023 
£m 

2022 
£m 

2023 
£m 

2022 
£m 

2023 
£m 

2022 
£m 

Gross carrying amount  70.4 75.3 40.1 33.9 106.9 110.8 
Allowance for impairment  (11.5) (12.7) (3.8) (2.6) (0.6) (0.6) 
Net carrying amount 58.9 62.6 36.3 31.3 106.3 110.2 

 
In determining the recoverability of trade and other receivables, the management of the Group considers any change in 
the credit quality of the trade and other receivables from the date credit was initially granted up to the end of the 
reporting period. See note 9 for further information on financial risk management. 

The Group has a policy of allowing credit periods ranging from 30 days to 60 days. The following is an aged analysis of 
trade receivables, presented based on invoice dates at the end of each reporting period. 

 
 

 2023 
£m 

2022 
£m 

Within 60 days  46.1 34.9 
61 to 90 days  3.8 8.0 
91 to 120 days  2.6 7.9 
Over 120 days  6.4 11.8 
  58.9 62.6 

 

Details of impairment assessment of trade and other receivables are set out in note 9.  

21. Cash and cash equivalents 

  2023 
£m 

2022 
£m 

Cash at bank and in hand  145.7 191.5 
Short term deposits  107.9 - 
Restricted cash  1.0 1.0 
  254.6 192.5 

 

Restricted cash at 31 December 2023 and 31 December 2022 represents an Australian bank security deposit. 
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22. Trade and other payables 

  2023 
£m 

2022 
£m 

Trade payables  17.0 21.5 
Accruals  93.4 74.0 
Deferred income  15.5 16.6 
Provisions  7.2 10.0 
Social security and other taxation  9.4 5.3 
Other payables  13.7 16.6 
Total trade and other payables  156.2 144.0 

 
The credit period offered by the Group’s suppliers ranged from 30 to 60 days from the invoice date. The following is an 
aged analysis of trade payables, presented based on invoice date at the end of the reporting periods. 

  2023 
£m 

2022 
£m 

Within 60 days  12.3 20.5 
61 to 90 days  4.1 0.4 
Over 90 days  0.6 0.6 
  17.0 21.5 

 
The Directors consider the carrying amount of those trade and other payables that were classified as financial liabilities 
to approximate their fair value. All trade and other payables are payable within one year.  

During the year ended 31 December 2023, the Group recognised revenue of £10.9 million that was included in the 
contract liability balance within deferred income at 1 January 2023 (2022: £9.1 million within the balance at 1 January 
2022).  

Within other payables were related party amounts, as disclosed in note 28.  
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23. Borrowings 

  2023 
£m 

2022 
£m 

Current borrowings    
Bank loans*  - - 
Lease obligations  2.6 2.2 
Guaranteed notes  433.3 - 
  435.9 2.2 
    
Non-current borrowings    
Bank loans*  (1.6) (2.5) 
Lease obligations  27.7 27.9 
Guaranteed notes  1,033.5 1,498.6 
  1,059.6 1,524.0 
Total borrowings  1,495.5 1,526.2 
*Bank loans include £1.6 million unamortised debt issue costs on the revolving credit facility (31 December 2022: £2.5 million) 

Based on the scheduled repayment dates as set out in the relevant agreements, the carrying amounts of the above 
borrowings were repayable as follows. 

  2023 
£m 

2022 
£m 

Within one year  435.9 2.2 
Within a period of more than one year but not exceeding two years  0.8 445.3 
Within a period of more than two years but not exceeding five years  439.7 446.4 
Within a period of more than five years  619.1 632.3 
  1,495.5 1,526.2 
Less: amounts due within one year shown under current liabilities  (435.9) (2.2) 
Amounts shown under non-current liabilities  1,059.6 1,524.0 

 

At 31 December 2023 and 31 December 2022, the 
Group’s borrowings were unsecured. Details of the 
guarantors of the guaranteed notes and bank loans are 
set out in note 29. All other borrowings (lease 
obligations) were unguaranteed. 

The Directors consider the carrying amount of the bank 
loans and the lease obligations to approximate their fair 
value. The fair value measurements for guaranteed 
notes are categorised as Level 2 in the fair value 
hierarchy. Level 1 of the fair value hierarchy is reserved 
for items where the inputs comprise unadjusted quoted 
prices from active markets for identical assets or 
liabilities that the entity can access at the reporting 
date.   

Based on the quoted bid price, the fair value of the 
guaranteed notes were as follows. 

At 31 December 2023 

- 1.50% guaranteed notes €500.0 million: fair value 
of £432.2 million (31 December 2022: £430.2 
million fair value) maturing January 2024. 

- 2.25% guaranteed notes €500.0 million: fair value 
of £421.9 million (31 December 2022: £413.4 
million fair value) maturing May 2027. 

- 1.38% guaranteed notes €700.0 million: fair value 
of £548.8 million (31 December 2021: £519.3 
million fair value) maturing October 2030. 
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The Group aims to embed its sustainability strategy into every aspect of the business, including design, delivery and 
operational practices.  The Group’s guaranteed notes include a €700 million Green Bond issued in October 2020 with a 
coupon rate of 1.375%. Net proceeds were allocated to eligible projects that will help fund the Group’s expansion plans 
by developing new green data centres and improving energy efficiency at existing facilities. At its data centres, the Group 
is making progress with its life cycle replacement programme and energy efficiency improvement initiatives. The Group’s 
sustainability strategy is considered in the capital expenditure forecasts that are amongst the estimates relevant to the 
valuation of the investment properties (note 18). 

Following the October 2020 Green Bond issuance, the Group’s borrowings under its £425 million revolving credit facility 
were repaid. From 31 May 2022, a new revolving credit facility was agreed with a total commitment of £350 million for 
36 months with options to extend beyond 31 May 2025.  

The revolving credit facility was undrawn at 31 December 2023 (31 December 2022: undrawn).  

Subsequent to period end, the Group repaid a €500.0 million bond maturing in January 2024 and funded this through the 
establishment of a new term loan. Refer to note 32 for further information. 

Interest on bank loans is charged at floating rates of interest by reference to SONIA or EURIBOR or, in relation to any non-
SONIA currency, the benchmark rate for that currency plus a sub-1% margin. The revolving credit facility includes a 
number of financial covenants.  

The Group’s borrowings were denominated in the following currencies: 

 

*Bank loans include £1.6 million unamortised debt issue costs on the revolving credit facility (31 December 2022: £2.5 million).

2023 Bank loans* 
 

£m 

Lease 
obligations 

£m 

Guaranteed 
notes  

£m 

Total 
 

£m 
GBP    (1.6) 11.2 - 9.6 
SGD - 8.7 - 8.7 
HKD - 2.0 - 2.0 
EUR          - 8.4 1,466.8 1,475.2 
 (1.6) 30.3 1,466.8 1,495.5 
     

2022 Bank loans* 
 

£m 

Lease 
obligations 

£m 

Guaranteed 
notes  

£m 

Total 
 

£m 
GBP    (2.5) 11.8 - 9.3 
SGD - 8.8 - 8.8 
HKD - 2.9 - 2.9 
EUR          - 6.6 1,498.6 1,505.2 
 (2.5) 30.1 1,498.6 1,526.2 
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The minimum lease payments under lease obligations included within borrowings fall due as follows: 
 

  2023 
£m 

2022 
£m 

Less than one year  2.6 2.3 
Between one and two years  3.1 2.6 
Between two and five years  9.4 9.6 
More than five years  41.3 49.7 
  56.4 64.2 
Future finance charges  (26.1) (34.1) 
  30.3 30.1 
Less than one year  2.6 2.2 
Between one and five years  10.7 10.3 
More than five years  17.0 17.6 
Present value   30.3 30.1 

 

Liquidity and interest risk tables 

The following tables detail the Group’s remaining contractual maturity for its financial liabilities. The tables have been 
drawn up based on the undiscounted cash flows of financial liabilities based on the earliest date on which the Group can 
be required to pay. The table includes both interest and principal cash flows. For maturity analysis of lease obligations, 
see above. 

31 December 2023 Weighted 
average 

effective 
interest 

rate 
 

Within 
one year 

 
 
 
 

£m 

Between 
one and 

two 
years 

 
 

£m 

Between 
two and 

five 
years 

 
 

£m 

More 
than five 

years 
 
 
 

£m 

Total 
 
 
 
 
 

£m 

Carrying 
amount 

 
 
 
 

£m 
Trade and other payables  124.0 - - - 124.0 124.0 

Bank loans and borrowings-  
- Fixed interest rate instruments 

1.50% 433.3 - - - 433.3 433.3 

Bank loans and borrowings-  
- Fixed interest rate instruments 

2.25% 9.8 9.8 443.2 - 462.8 432.0 

Bank loans and borrowings-  
- Fixed interest rate instruments 

1.38% 8.3 8.3 25.0 623.7 665.3 601.5 

  575.4 18.1 468.2 623.7 1,685.4 1,590.8 
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31 December 2022 Weighted 
average 

effective 
interest 

rate 

Within 
one year 

 
 
 
 

£m 

Between 
one and 

two 
years 

 
 

£m 

Between 
two and 

five 
years 

 
 

£m 

More 
than five 

years 
 
 
 

£m 

Total 
 
 
 
 
 

£m 

Carrying 
amount 

 
 
 
 

£m 
Trade and other payables  112.1 - - - 112.1 112.1 

Bank loans and borrowings-  
- Fixed interest rate instruments 

1.50% 6.7 450.1 - - 456.8 442.9 

Bank loans and borrowings-  
- Fixed interest rate instruments 

2.25% 10.0 10.0 473.4 - 493.4 441.0 

Bank loans and borrowings-  
- Fixed interest rate instruments 

1.38% 8.5 8.5 25.6 646.5 689.1 614.7 

  137.3 468.6 499.0 646.5 1,751.4 1,610.7 
 

24. Share capital  

 Authorised ordinary 
shares 

Issued, allotted and 
fully paid ordinary 

shares 
 Number £m Number £m 

At 31 December 2023 and 31 December 2022 5,000,000 -* 10,000 -* 

*Less than £0.1 million 

The Company has one class of ordinary shares which carry no right to fixed income. The par value per share is USD 0.01.  

Each share of the Company confers upon the shareholder: 

- The right to one vote at a meeting of the shareholders of the Company or on any resolution of the shareholders; 

- The right to an equal share in any dividend paid by the Company; and 

- The right to an equal share in the distribution of the surplus assets of the Company. 
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25. Leases 

Leases where the Group acts as lessee in accordance with IFRS 16 

The Group’s operating leases as a lessee have been treated in accordance with the accounting policy described in note 
4.6. Right-of-use assets for land associated with data centres are included in investment properties (note 18). Right-of-
use assets for leased office space are classified as property, plant and equipment (note 19). Lease liabilities are included 
within borrowings (note 23). 

Leases where the Group acts as a lessor in accordance with IFRS 16 

The Group enters into medium to long-term service agreements with its customers, which typically last three to ten years, 
and are classified as operating leases. The following table sets out a maturity analysis for undiscounted lease payments 
to be received after the reporting date. 

  2023 
£m 

2022 
£m 

Less than one year  274.6 290.8 
Between one and two years  207.6 246.4 
Between two and three years  170.2 187.0 
Between three and four years  143.1 156.0 
Between four and five years  85.7 134.7 
After more than five years  136.9 218.7 

  1,018.1 1,233.6 
 

The operating lease balance above includes a services agreement for 15MW in the Hong Kong data centre, which was 
agreed with Shagang Materials in 2022, resulting in undiscounted commitments of £134.8 million at 31 December 2022 
(see note 28 Related party transactions). During the year ended 31 December 2023 the 15MW Hong Kong customer 
agreement with Shagang Materials was novated to an indirect wholly owned subsidiary of Jiangsu Shagang Group Co., 
Ltd, being Huanbang (Hong Kong) Co., Ltd. At 31 December 2023 the undiscounted lease payments were £103.8 million. 

The Group’s leasing activities as a lessor are described throughout the notes to the consolidated financial statements, 
including in: 

- Significant accounting policies (note 4); 

- Revenue accounting policy (note 4.9); 

- Revenue (note 10); and 

- Investment properties (note 18). 

26. Capital commitments 

The Group had capital commitments in relation to expenditure on investment properties as follows: 

              2023 
£m 

2022 
£m 

Capital commitments in relation to investment properties   114.6 112.6 

The Group did not have any material capital commitments in respect of property, plant and equipment at 31 December 
2023 (2022: £nil).
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27. Contingent liabilities 

In the ordinary course of business the Group is engaged in certain actual, threatened or potential commercial and legal 
disputes.  In the legal disputes where Group entities are the actual or potential claimant to the dispute, the exposure is 
generally limited to legal and associated costs. Where Group entities are the actual or potential defendant, the Group 
considers the probability that the claim would be successful and recognise a provision where appropriate.  The Group is 
confident of its legal positions, both as actual or potential plaintiff or defendant. Save as included within provisions, the 
Group does not currently believe that there are any legal proceedings or government or regulatory investigations that 
may have a material adverse impact on the operations or financial condition of the Group. 

As at 31 December 2023, the Group had a contingent liability totalling £32.3 million (2022: £30.3 million) in relation to 
open tax enquiries relating to certain of its companies. No provision was recorded because an economic outflow is not 
considered probable. Additionally, there is uncertainty over the application of tax law and the Group would vigorously 
defend its historic positions, creating significant uncertainty as to the timing and ultimate outcome of any resolution of 
these preliminary enquiries. 

The Group has a contingent liability in relation to indemnities provided to its shareholders’ financial advisors with respect 
to a potential shareholder transaction. The Group also has a back-to-back contingent asset with its direct shareholders. 
See note 28. 

28. Related party transactions 

Where the nature of the relationships to relevant related parties is not disclosed in note 1, details are provided below. 

Huanbang (Hong Kong) Co. Ltd (“Huanbang") 

Year ended 31 December 2023 

During the year Jiangsu Shagang Materials Trading Co. Ltd (“Shagang Materials”), a 56% majority owned subsidiary of an 
indirect shareholder in the Group, novated its 15MW Hong Kong service agreement to Huanbang (Hong Kong) Co. Ltd 
(“Huanbang”) with effect from 1 January 2022.  Huanbang is an indirect wholly owned subsidiary of Jiangsu Shagang 
Group Co., Ltd.  

Pursuant to the novated service agreement Shagang Materials provides a Corporate Guarantee (“Corporate Guarantee”) 
to the benefit of the Group.  

Rights and obligations associated with the new 15MW service agreement are reflected in the investment property 
valuation (note 18). 

Revenue totaling £28.4 million was recognised in relation to transactions under the new 15MW service agreement with 
Huanbang.  

Amounts recognised in the Group’s consolidated statement of financial position pertaining to Huanbang were as follows: 

31 December 2023  Gross carrying 
amount 

ECL allowance 
if applicable 

Net carrying 
amount 

  £m £m £m 
Trade receivables  6.2 - 6.2 
Accrued income  3.3 - 3.3 
  9.5 - 9.5 

Similarly, the Group received payments relating to the service agreement totalling £29.7 million from Huanbang.    

 



 
Global Switch Holdings Limited - Annual Report 
Notes to the Consolidated Financial Statements 

 
 

Page 53 of 67 ALWAYS ON GLOBALSWITCH.COM 

Jiangsu Shagang Materials Trading Co. Ltd (“Shagang Materials”)  

Year ended 31 December 2022 

Shagang Materials was a guarantor for financial assets due under a 15MW Hong Kong service agreement with Daily-Tech 
Hong Kong Co. Limited (“Daily-Tech”) (“Former Corporate Guarantee”).  

Daily-Tech is a former related party of the Group with whom all service agreements were terminated in 2020.  

The Group received £7.9 million under the Former Corporate Guarantee. Shagang Materials were then released from any 
further liability under the former Corporate Guarantee. 

A new 15MW service agreement was entered into with Shagang Materials in the Hong Kong data centre with a term until 
31 December 2027. 

The Group granted Shagang Materials an option to acquire additional capacity in the Hong Kong data centre for an option 
fee of HKD 80 million (approximately £8.3 million). 

Revenue totaling £30.6 million was recognised in relation to transactions under the new 15MW service agreement with 
Shagang Materials. A further £8.3 million was recognised in relation to the option to acquire additional capacity, which 
was not exercised prior to its expiry on 31 December 2022. 

Amounts recognised in the Group’s consolidated statement of financial position pertaining to Shagang Materials were as 
follows: 

  Gross carrying 
amount 

ECL allowance 
if applicable 

Net carrying 
amount 

  £m £m £m 
Trade receivables  2.6 (0.3) 2.3 
Accrued income  2.2 - 2.2 
  4.8 (0.3) 4.5 

 

Relating to the service agreement and option agreement, the Group received payments totaling £34.2 million from an 
entity, who is not considered a related party of the Group, on behalf of Shagang Materials.    

As a result of the termination of the agreement with Daily-Tech, significant expected credit loss (“ECL”) allowances that 
existed at 31 December 2021 relating to that service agreement were derecognised along with the assets to which they 
pertained. Consistent with the accounting treatment in 2021, all 2022 movements in the ECL allowance that pertained to 
Daily-Tech and that were recognised in the consolidated income statement were classified as exceptional items – see 
note 13. For further information on movements in the Group’s ECL allowance, see note 9.   
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Jiangsu Shagang Co., Ltd. (“JSC”) 

JSC is an entity over which Jiangsu Shagang Group Co., Ltd (see note 1) has significant influence. In the year ended 31 
December 2023, £0.1 million (2022: £0.1 million) of administrative expense were recharged by the Group. At 31 
December 2023, £nil (2022: £nil) was due from JSC. 

Shanghai Huanbang Technology Ltd. (“SHT”) 

SHT is a wholly owned subsidiary of Jiangsu Shagang Group Co., Ltd (see note 1).  

During the year a discretionary payment totaling £0.4 million (2022: £nil) was paid to SHT in relation to a consultancy fee.  

In the year ended 31 December 2023, £0.3 million (2022: £0.3 million) of administrative expense was charged to the 
Group. At 31 December 2023, £nil (2022: £nil) was due to SHT. 

Financial advisor indemnity with respect to potential shareholder transaction 

On 8 June 2022 the Group publicly confirmed that its shareholders were exploring a potential divestment transaction. 
Investment banks were appointed by the shareholders as their financial advisors and a formal process commenced to 
explore options to introduce international investors to create liquidity for shareholders’ stakes. In relation to the potential 
liquidity transaction, the Group entered into an indemnity letter in 2022 with several of the appointed financial advisors, 
together with a back-to-back indemnity arrangement with its direct shareholders. For the year ended 31 December 2023, 
there was no financial impact for the Group. The future financial impact, if any, cannot practicably be estimated due to 
the nature of the contingencies associated with such an indemnity. For information on the Group’s direct shareholders, 
see note 1. 
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29. Particulars of principal subsidiaries of the Company 

As at 31 December 2023 and 31 December 2022 and up to the date of this report, the Group owns 100% of the ordinary 
share capital of all of the companies below, except for those companies noted in footnote 6 below. The percentage of 
the issued share capital held by the Group is equivalent to the proportion of voting rights held. All of the companies listed 
below operate in their respective country of registration/incorporation.   

 Place of registration / 
incorporation 

Issued and fully paid 
ordinary share capital Nature of business 

Global Switch Limited  (1,2,3,4,5) 
England and Wales GBP 4 

Acting as an administration company, a 
holding company and a Group financing 
company 

Global Switch Group Limited  (2,3,4,6) British Virgin Islands USD 50,000 Holding company 

Global Switch Estates 1 Limited  (2,3,4,5) England and Wales GBP 1 Ownership and operation of real estate 

Global Switch Estates 2 Limited  (2,3,4,5) England and Wales GBP 1 Ownership and operation of real estate 

Global Switch Amsterdam Property B.V.  (2,3,4,5) Netherlands EUR 20,000 Operating company 

Global Switch Amsterdam B.V.  (2,3,4,5) Netherlands EUR 20,000 Ownership and operation of real estate 

Global Switch PropertyHolding B.V.  (2,3,4) Netherlands EUR 50,020,000 Holding company 

Global Switch FM GmbH  (4,5) Germany EUR 25,100 Ownership and operation of real estate 

CarrierHaus GmbH  (4,5) Germany EUR 25,565 Ownership of real estate 

Global Switch Germany (Haftungsbeschrankt) 
(4,5) 

Germany EUR 1,000 Holding company 

Global Switch Property Germany GmbH  (4,5) Germany EUR 25,000 Holding company 

Global Switch Paris SAS  (2,3,4,5) France EUR 14,000,000 Ownership and operation of real estate 

Global Switch France Holdings SAS  (2,3,4,5) France EUR 2,000,000 Holding company 

Global Switch Property Madrid S.L.  (4,5) Spain EUR 611,575 Ownership and operation of real estate 

Global Switch Spain Holdings S.L.  (4,5) Spain EUR 3,010 Holding company 

Global Switch (Property) Singapore Pte Limited  
(2,3,4,5) 

Singapore SGD 91,178,875 Ownership and operation of real estate 

Global Switch Singapore Holdings Pte Limited  
(2,3,4,5) 

Singapore SGD 1 Holding company 

Global Switch Property (Australia) Pty Limited  
(2,3,4,7) 

Australia AUD 1 Ownership and operation of real estate 

Global Switch Australia Pty Limited  (2,3,4,7) Australia AUD 1 Ownership and operation of real estate 

Global Switch Australia Holdings Pty Limited  
(2,3,4,7) 

Australia AUD 1 Holding company 

Global Switch Property Pty Limited  (2,3,4,7) Australia AUD 1 Non-operating company 

Global Switch Hong Kong Limited  (2,3,4,5) Hong Kong HKD 356,908,000 Ownership and operation of real estate 

ICT Centre Holding B.V.  (2,3,4,5) Netherlands EUR 2,020,050 Holding company 

Global Switch Finance B.V.  (4,5) Netherlands EUR 1 Group financing company 

Global Switch Finance Limited  (1) Jersey GBP 1 Group financing company 

Brookset 20 Limited  (1,3,4,5) British Virgin Islands USD 35,343 Holding company 

ICT Centre France B.V.  (2,3,4,5) Netherlands EUR 4,950 Holding company 

Global Switch Cooperatief U.A. Limited  (3,4,5) Netherlands EUR 100 Holding company 

(1)  Owned directly by Global Switch Holdings Limited. 
(2)  Guarantor under the €500 million guaranteed notes due 2024 and €500 million guaranteed notes due 2027. 
(3)  Guarantor under €700 million guaranteed notes due 2030. 
(4)  Guarantor under the £350 million multicurrency revolving credit facility, entered into on 31 May 2022. 
(5)  Guarantor under the €500 million term loan, entered into on 22 December 2023. 
(6)  Global Switch Group Limited (“GSGL”) is not owned by the Company. However, the Company is required to consolidate GSGL under the IFRS 10 
definition of control as the Company is judged by the Directors to have met all three of the elements of control outlined in IFRS 10, including being 
exposed to and having rights to variable returns from its involvement with GSGL and having the ability to affect those returns. 
(7)  A wholly owned subsidiary of Global Switch Group Limited. 
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30. Hedging reserve

The Group has historically had foreign currency forward contracts designated as highly effective hedging instruments in 
order to manage the Group's foreign currency exposure in relation to the foreign operations. The hedging reserve 
represents the cumulative amount of gains and losses on net investment hedges.   

As at 31 December 2023 and 31 December 2022, the Group was not a party to foreign exchange forward contracts. 

31. Reconciliation of liabilities or assets arising from financing activities

The table below details changes in the Group's liabilities or assets arising from financing activities, including both cash 
and non-cash changes. Liabilities or assets arising from financing activities are those for which cash flows were, or future 
cash flows will be, classified in the Group's consolidated cash flow statement as cash flows from financing activities. 

Bank loans 

£m 

Lease 
obligations 

£m 

Guaranteed 
notes 

£m 

Total 

£m 
As at 1 January 2023 (2.5) 30.1 1,498.6 1,526.2 
Net financing cash flows - (2.2) - (2.2)
Lease additions - 1.4 - 1.4
Amortisation of bank loan / bond costs 1.1 - 2.1 3.2
Capitalisation of bank loan issue costs (0.2) - - (0.2) 
Lease interest - 1.8 - 1.8
Foreign exchange translation - (0.8) (33.9) (34.7)
As at 31 December 2023 (1.6) 30.3 1,466.8 1,495.5 

As at 1 January 2022 (0.3) 28.4 1,767.8 1,795.9 
Net financing cash flows - (2.2) (350.0) (352.2) 
Lease additions - 0.4 - 0.4
Amortisation of bank loan / bond costs 0.9 - 2.0 2.9
Capitalisation of bank loan issue costs (3.1) - - (3.1) 
Lease interest - 1.8 - 1.8
Foreign exchange translation - 1.7 78.8 80.5
As at 31 December 2022 (2.5) 30.1 1,498.6 1,526.2 
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32. Subsequent Events

Maturity of Euro Bond 

Subsequent to 31 December 2023, the €500 million bond described in note 23 matured on 31 January 2024 and was 
repaid. To finance this repayment, the Group entered into a new term loan agreement for €500 million with two of the 
company’s relationship banks, expiring on 22 December 2025 and at a rate of 4.597%. 

Dividend 

Subsequent to 31 December 2023, the Board of Directors approved a dividend to shareholders of £3,000 per share, 
amounting to £30.0 million. This was approved and paid in February 2024. 

Land Purchase 

Subsequent to 31 December 2023, the Group acquired land adjacent to our existing Madrid data centre subject to the 
customary closing procedures.  This agreement was entered with a confidentiality clause and therefore the financial 
effect can not be disclosed.  
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RECONCILIATIONS OF ALTERNATIVE 
PERFORMANCE MEASURES 

Year ended 31 
December 2023 

Year ended 31 
December 2022 

£m £m 
Reported IFRS revenue 556.9 509.2 
Less power revenue (173.9) (133.4) 
Revenue excluding power 383.0 375.8 
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INDEPENDENT AUDITOR’S REPORT TO 
THE MEMBERS OF GLOBAL SWITCH 
HOLDINGS LIMITED 
Report on the audit of the consolidated financial statements

1. Opinion

In our opinion: 

- the financial statements of Global Switch Holdings
Limited and its subsidiaries (the ‘group’) give a true
and fair view of the state of the group’s affairs as at 
31 December 2023 and of the group’s loss for the
year then ended;

- the group financial statements have been properly
prepared in accordance with International Financial 
Reporting Standards (IFRSs) as issued by the
International Accounting Standards Board (IASB).

We have audited the financial statements which 
comprise: 

- the consolidated income statement;

- the consolidated statement of comprehensive
income;

- the consolidated statement of financial position;

- the consolidated statement of changes in equity;

- the consolidated cash flow statement; and

- the related notes 1 to 32.

The financial reporting framework that has been applied 
in their preparation is applicable law and IFRSs as issued 
by the IASB. 

2. Basis for opinion

We conducted our audit in accordance with 
International Standards on Auditing (UK) (ISAs (UK)) and 
applicable law. Our responsibilities under those 
standards are further described in the auditor’s 
responsibilities for the audit of the financial statements 
section of our report.  

We are independent of the group in accordance with the 
ethical requirements that are relevant to our audit of 
the financial statements in the UK, including the 
Financial Reporting Council’s (the ‘FRC’s’) Ethical 
Standard as applied to listed entities, and we have 
fulfilled our other ethical responsibilities in accordance 
with these requirements. 

We believe that the audit evidence we have obtained is 
sufficient and appropriate to provide a basis for our 
opinion. 
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3. Summary of our audit approach 

4. Conclusions relating to going concern 

In auditing the financial statements, we have concluded that the directors’ use of the going concern basis of accounting 
in the preparation of the financial statements is appropriate. 

Our evaluation of the directors’ assessment of the group’s ability to continue to adopt the going concern basis of 
accounting included: 

- Evaluation of the group forecast which was prepared to 31 December 2025; 

- Assessment of the arithmetic accuracy of the group forecast; 

- Assessment of the historical accuracy of forecasts prepared by the group and key assumptions; 

- Assessment of the impact of the risk of the wider economic environment on the group’s operations considering the 
nature of its operations and the credit-worthiness of its customer base; 

- Agreed the group’s extinguishment and issuance of new debt to bank statements post year end; 

- Assessment of the group’s cash, net debt position and available revolver facilities;  

- Evaluation of the group’s covenants including the headroom available on all active covenants; and 

- Assessment the appropriateness of the going concern disclosures in the financial statements. 

Based on the work we have performed, we have not identified any material uncertainties relating to events or conditions 
that, individually or collectively, may cast significant doubt on the group's ability to continue as a going concern for a 
period of at least twelve months from when the financial statements are authorised for issue. 

Our responsibilities and the responsibilities of the directors with respect to going concern are described in the relevant 
sections of this report. 

 

Key audit matters The key audit matters that we identified in the current year were: 

- Valuation of Investment Properties  

Within this report, key audit matters are identified as follows: 

 
 Similar level of risk 

 

Materiality The materiality that we used for the group financial statements was £18.0 million (2022: 
£29.7m) which was determined on the basis of total equity, equating to 0.48% of total equity 
(2022: 0.73%) 

Scoping The scope of our audit included the group’s components in the United Kingdom, 
Netherlands, Spain, Germany, France, Hong Kong, Singapore, Australia and Corporate Office. 
 
All of these components, with the exception of Spain, Germany and Netherlands were 
deemed to be significant components and were subject to a full scope audit. 

Significant changes in 
our approach 

There are no significant changes in our approach compared to the prior year. 
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5. Key audit matters 

Key audit matters are those matters that, in our professional judgement, were of most significance in our audit of the 
financial statements of the current period and include the most significant assessed risks of material misstatement 
(whether or not due to fraud) that we identified. These matters included those which had the greatest effect on: the 
overall audit strategy; the allocation of resources in the audit; and directing the efforts of the engagement team. 

These matters were addressed in the context of our audit of the financial statements as a whole, and in forming our 
opinion thereon, and we do not provide a separate opinion on these matters. 

5.1 Valuation of Investment Properties   

Key audit matter 
description 

The carrying value of the group’s investment properties portfolio is £6,024.3 million (2022: 
£6,479.9 million) and consists of data centre properties – both operational and in 
development - across Europe and Asia-Pacific. 

The valuation of investment properties is a key audit matter due to its magnitude in the 
context of the financial statements and the potential fraud risk associated with the exercise 
of judgement required in making estimates. 

The group uses professionally qualified external valuers to fair value the group's investment 
properties portfolio. The valuation is highly sensitive to the assumptions used within the 
valuation process, as set out in note 18. 

Specifically, we have identified a key audit matter with respect to the following: 

- Key assumptions adopted in the valuation, specifically discount rates, exit yields, 
forecast rental assumptions (following renewal, filling vacant space or assumed cash 
inflows following the completion of a development). 

See note 18 on page 41 and discussion within note 6 critical accounting estimates on page 
27. 

How the scope of our 
audit responded to the 
key audit matter 

We obtained an understanding of the group’s relevant controls in respect of the valuation 
of investment properties.   

We held discussions with the external valuers and assessed their objectivity, competence, 
and capability. With the involvement of our real estate valuation specialists, we evaluated 
the valuation methodology applied. We performed an assessment of the reliability and 
accuracy of the software used by the external valuer to check the accuracy of the valuation 
model.  

Our evaluation included assessment of the uncertainty surrounding future cash flows on 
renewal or vacancy at the balance sheet date, as well as the uncertainty of forecast growth 
rates in rental income.  

We worked with our real estate valuation specialists to challenge the judgement exercised 
over the key assumptions used and assess these assumptions for evidence of bias. We 
evaluated the key judgemental assumptions, with reference to comparable market 
benchmarks.  

In order to further assess the reliability of management's estimates, we assessed them 
against a sample of comparable transactions relating to data centre sales. 

We performed a “stand back” assessment of the overall appropriateness of the key 
components of the valuation. 
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Key observations We concluded that the key assumptions adopted in the valuation of investment properties 
are within a reasonable range. 

The group has set out sensitivity analysis in note 18 on page 42 to capture the estimation 
uncertainty across the portfolio, which we have concluded is an appropriate disclosure. 

6. Our application of materiality 

6.1 Materiality 
We define materiality as the magnitude of misstatement in the financial statements that makes it probable that the 
economic decisions of a reasonably knowledgeable person would be changed or influenced. We use materiality both in 
planning the scope of our audit work and in evaluating the results of our work. 

Based on our professional judgement, we determined materiality for the consolidated financial statements as a whole as 
follows: 

 Group financial statements 

Materiality £18.0m (2022: £29.7m) 

Basis for 
determining 
materiality 

0.48% (2022: 0.73%) of total equity 

Rationale for the 
benchmark applied 

We determined materiality with reference to total equity, which is the key measure of 
shareholder value and is mainly derived from the investment properties valuations. 

We applied a lower threshold of £10.7m (2022: £9.8m) to balances impacting EBITDA; this being all balances and classes 
of transactions other than investment property, associated deferred tax, borrowings, intercompany and foreign 
exchange. This threshold is based on 4.0% of EBITDA as defined by the group in note 7.  

 

 

 

 

 

Total Equity  
£3,772.6m

Materiality  £18.0m

Component 
materiality range 
£6.8m to £12.2m

Audit Committee 
reporting threshold 

£0.9m

Total Equity

Materiality
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Lower Threshold 

 

6.2  Performance materiality 
We set performance materiality at a level lower than materiality to reduce the probability that, in aggregate, uncorrected 
and undetected misstatements exceed the materiality for the financial statements as a whole. 

 

 Group financial statements 

Performance 
Materiality 75% (2022: 70%) of group materiality 

Basis and rationale 
for determining 
performance 
materiality 

In determining performance materiality, we considered the following factors: 

a. the quality of the control environment  
b. the group’s history of correcting identified misstatements; and 
c. the presence of accounting complexities that require significant judgement and 

estimation. 

6.3 Error reporting threshold 
We agreed with the Audit Committee that we would report to the Committee all audit differences in excess of £0.9m 
(2022: £0.6m), as well as differences below that threshold that, in our view, warranted reporting on qualitative grounds. 
We also report to the Audit Committee on disclosure matters that we identified when assessing the overall presentation 
of the financial statements. 

 

EBITDA (note7) 
£267.9m

Materiality £10.7m

Component 
materiality range 
£3.8m to £6.7m

Audit Committee 
reporting threshold 

£0.9m

EBITDA (note7)

Materiality
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7. An overview of the scope of our audit 

7.1 Identification and scoping of components 
Components were identified on the basis of their 
relative significance to the group, including assessment 
of both qualitative and quantitative risk factors. 
Significant components include France, United 
Kingdom, Hong Kong, Singapore, Australia and 
Corporate Office components which were subject to full 
scope audit. The remaining components, Spain, 
Germany and Netherlands, were in scope for analytical 
procedures at the group level.  

The group audit team has performed the audit work on 
the United Kingdom and Corporate Office components 
as well as on the valuation of the consolidated 
investment properties balance (being the key audit 
matter), supported by the audit of inputs by component 
auditors. At the group level we tested the consolidation 
process and carried out concluding analytical 
procedures on the aggregated financial information.  

Component audit teams performed the audit work in 
respect of France, Singapore, Hong Kong and Australia 
components.   

The materiality range used by components is outlined in 
section 6.1 above. By performing full scope audits over 
significant components, we have covered 79% (2022: 
80%) of revenue, 81% (2022: 81%) of EBITDA as defined 
by the group in note 7 (excluding investment properties 
gain/ loss, which has been subject to full scope audit) 
and 83% (2022: 85%) of net assets. 

7.2 Our consideration of the control 
environment  
Our audit approach was fully substantive with no 
reliance placed on the relevant controls over any 
account balances. However, we obtained an 
understanding of relevant controls through a 
combination of inquiry, observation, inspection and re-
performance for the risk of valuation of investment 
properties and management override of controls. 

We also involved our IT specialists in assessing relevant 
controls over the group’s IT systems. Working with IT 
specialists we obtained an understanding of the IT 
environment to assess the relevant risks of material 
misstatement arising from relevant IT systems.  

7.3 Our consideration of climate-related risks 
As a part of our risk assessment procedures, we held 
discussions with management and reviewed internal 
and external sources of information to understand the 
potential impact of climate change on the group and its 
environment and the group’s response thereon. We 
have not identified any further risks in addition to those 
assessed by the group. 

7.4 Working with other auditors 
We directed and supervised our component auditors by 
taking the following actions: 

- We held internal fraud and planning calls with 
component teams and specialists. The purpose of 
these communications was to deliberate and 
identify risks, including response to those risks. 

- We assessed the independence and objectivity of 
the component teams. 

- We held an all parties call with all component teams 
and Global Switch where we discussed the group’s 
business, its core strategy, the significant risks and 
the planned audit approach.  

- We circulated clear instructions to component 
teams, to set out the planned audit approach for 
the group. This included follow up confirmation of 
receipt and follow up calls to discuss content.  

- Throughout the substantive phase of our audit, we 
held frequent calls with component teams, to 
provide continued direction and supervision.  

- We attended the close meetings of all components 
either via conference calls or in person and 
reviewed component work papers remotely using 
screen share technologies or in person. 

- During the conclusion phase, we reviewed 
component team reporting deliverables, held 
discussions regarding key items and assessed the 
impact of their reporting on our conclusions.
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8. Other information 

The other information comprises the information 
included in the annual report other than the financial 
statements and our auditor’s report thereon. The 
directors are responsible for the other information 
contained within the annual report. 

Our opinion on the financial statements does not cover 
the other information and, except to the extent 
otherwise explicitly stated in our report, we do not 
express any form of assurance conclusion thereon. 

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 course of the audit, or 
otherwise appears to be materially misstated. 

If we identify such material inconsistencies or apparent 
material misstatements, we are required to determine 
whether this gives rise to a material misstatement in the 
financial statements themselves. 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 that fact. 

We have nothing to report in this regard. 

9. Responsibilities of directors 

As explained more fully in the Statement of Directors’ 
responsibilities, the directors are responsible for the 
preparation of the financial statements and for being 
satisfied that they give a true and fair view, and for such 
internal control as the directors determine 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 directors are 
responsible for assessing the group’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 directors either intend to 
liquidate the group or to cease operations, or have no 
realistic alternative but to do so. 

 

 

10. Auditor’s responsibilities 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 an auditor’s report that includes our 
opinion. Reasonable assurance is a high level of 
assurance, but is not a guarantee that an audit 
conducted in accordance with ISAs (UK) 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. 

A further description of our responsibilities for the audit 
of the financial statements is located on the FRC’s 
website at: www.frc.org.uk/auditorsresponsibilities. 
This description forms part of our auditor’s report. 

11. Extent to which the audit was 
considered capable of detecting 
irregularities, including fraud 

Irregularities, including fraud, are instances of non-
compliance with laws and regulations. We design 
procedures in line with our responsibilities, outlined 
above, to detect material misstatements in respect of 
irregularities, including fraud. The extent to which our 
procedures are capable of detecting irregularities, 
including fraud is detailed below.   

11.1 Identifying and assessing potential risks 
related to irregularities 
In identifying and assessing risks of material 
misstatement in respect of irregularities, including fraud 
and non-compliance with laws and regulations, we 
considered the following: 

- the nature of the industry and sector, control 
environment and business performance including 
the design of the group’s remuneration policies, key 
drivers for directors’ remuneration, bonus levels 
and performance targets;
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- results of our enquiries of management, 
operations, internal legal counsel, the directors and 
the Audit Committee about their own identification 
and assessment of the risks of irregularities, 
including those that are specific to the group’s 
sector;  

- any matters we identified having obtained and 
reviewed the group’s documentation of their 
policies and procedures relating to: 

- identifying, evaluating and complying with 
laws and regulations and whether they 
were aware of any instances of non-
compliance; 

- detecting and responding to the risks of 
fraud and whether they have knowledge of 
any actual, suspected or alleged fraud; 

- the internal controls established to mitigate 
risks of fraud or non-compliance with laws 
and regulations; 

- the matters discussed among the audit 
engagement team including significant component 
audit teams and relevant internal specialists, 
including tax and real estate valuations specialists 
regarding how and where fraud might occur in the 
financial statements and any potential indicators of 
fraud. 

As a result of these procedures, we considered the 
opportunities and incentives that may exist within the 
organisation for fraud and identified the greatest 
potential for fraud in the following area: valuation of 
investment properties. In common with all audits under 
ISAs (UK), we are also required to perform specific 
procedures to respond to the risk of management 
override. 

We also obtained an understanding of the legal and 
regulatory frameworks that the group operates in, 
focusing on provisions of those laws and regulations 
that had a direct effect on the determination of material 
amounts and disclosures in the financial statements. 
The key laws and regulations we considered in this 
context included the Listing Rules for the group’s listed 
bonds on the Euronext Dublin exchange and tax 
legislation.  

In addition, we considered provisions of other laws and 
regulations that do not have a direct effect on the 
financial statements but compliance with which may be 
fundamental to the group’s ability to operate or to avoid 
a material penalty.  

11.2 Audit response to risks identified 
As a result of performing the above, we identified the 
valuation of investment properties as a key audit matter 
related to the potential risk of fraud. The key audit 
matters section of our report explains the matter in 
more detail and describes the specific procedures we 
performed in response to that key audit matter.  

In addition to the above, our procedures to respond to 
risks identified included the following: 

- reviewing the financial statement disclosures and 
testing to supporting documentation to assess 
compliance with provisions of relevant laws and 
regulations described as having a direct effect on 
the financial statements; 

- enquiring of management, the audit committee and 
in-house legal counsel concerning actual and 
potential litigation and claims; 

- performing analytical procedures to identify any 
unusual or unexpected relationships that may 
indicate risks of material misstatement due to 
fraud; 

- reading minutes of meetings of those charged with 
governance and reviewing correspondence with tax 
authorities; and 

- in addressing the risk of fraud through management 
override of controls, testing the appropriateness of 
journal entries and other adjustments; assessing 
whether the judgements made in making 
accounting estimates are indicative of a potential 
bias; and evaluating the business rationale of any 
significant transactions that are unusual or outside 
the normal course of business. 

We also communicated relevant identified laws and 
regulations and potential fraud risks to all engagement 
team members including internal specialists and 
significant component audit teams, and remained alert 
to any indications of fraud or non-compliance with laws 
and regulations throughout the audit.
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12. Use of our report

This report is made solely to the company’s members, 
as a body, in accordance with our engagement letter 
dated 16 January 2024 and solely for the preparation of 
the non-statutory consolidated financial statements for 
the purposes of complying with the requirements of the 
Euronext Dublin exchange. Our audit work has been 
undertaken so that we might state to the company’s 
members those matters we are required to state to 
them in an auditor’s report and for no other purpose. To 
the fullest extent permitted by law, we do not accept or 
assume responsibility to anyone other than the 
company and the company’s members as a body, for our 
audit work, for this report, or for the opinions we have 
formed. 

Sara Tubridy, FCA 
For and on behalf of Deloitte LLP 
Statutory Auditor 
London, United Kingdom 
29 March 2024 
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