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Caerus Founder 
and CEO Mi-
chael Morgenroth 

told PIE the Düsseldorf-
based firm is to launch its 
first debt fund by the end 
of this year. Structured 
under Luxembourg law, 
it will aim at a volume of 
€300m and focus on 
Germany, Austria and 
Switzerland with a target 
return of 10%-12% IRR 
and distribution yield of 
6%-7%. A small alloca-
tion is also planned in the 
Benelux states. Caerus 
last month won €20m 
seed commitments from 
Swiss private bank Reich-
muth. “We want to pro-
vide additional lending, 
together with banks, in 
the 50%-80% loan-to-

value bracket,” Morgenroth told PIE in an interview. 
“That is the area where banks are now reluctant to lend 
due to the new Basel III regulation.” He sees the new 
company as a partner rather than competitor for banks 
due to its mezzanine lending focus which can augment 
banks’ senior debt, particularly for the wave of refi-
nancings coming up where lenders wish to reduce ex-
posure but not withdraw completely. 

“Structured financing, as already practiced in the 
Anglo-Saxon world, will become a standard in Ger-
many as well,” he says. “We will profit from a very 
lively senior debt market in the country, which is ex-
tremely liquid at extremely low prices.” In addition, 
Caerus sees few competitors in this particular seg-
ment in Germany for the time being. “There are hard-
ly any German-speaking teams in the market, a lot are 
based in the UK,” he says. His firm’s advantage in be-
ing closer to the German banks and institutional in-
vestors should mean that the mandate flow should be 
lively. As well, Caerus asset management expertise 
should also help to identify possible problems at an 

early stage, making it a sought-after partner. 
Before joining Signa in November 2011, Morgen-

roth was for several years on the board of Gothaer 
Asset Management, the investment manager of 
Gothenburg-based insurer Gothaer, responsible for 
all its property and infrastructure investments, accu-
mulating to more than €2.5bn. Thus, he is acutely 
aware of the needs of the institutional clients. “We 
come from the institutional investor side ourselves 
and know exactly what they need in terms of report-
ing, transparency, controlling and legal structures,” 
he told PIE. Caerus, for this reason, aims to pursue a 
very conservative mezzanine strategy as it focuses on 
a running and stable cash-flow. “We do not finance 
non-performing loans or pursue a loan-to-own strat-
egy.” Participations in refinancings will come along-
side the search for new lending opportunities. “Refi-
nancing structures have changed for the long-term,” 
he says - and there is room for an additional capital 
provider which takes the higher coupon. “A com-
bined financing structure will often be cheaper than 
taking out a loan from one address.” 

Morgenroth was heading the Signa Real Estate Ad-
visory unit of the Austrian Signa Holding, when, ear-
lier this year he decided, together with three team-
members, to offer an MBO for the unit and set up as 
an independent group. “We were occupied with 
structuring the new business for the better part of a 
year and have been thinking about a spin-off since the 
beginning of 2013.” One reason was to concentrate 
his own time, previously divided between posts as 
CEO of the unit and MD of Signa Holding, on the 
potential in the mezzanine lending sector within the 
general German de-leveraging by real estate lending 
banks. However, product competition inside the Sig-
nal group structure also played a role. “The marketing 
effort will always be focused on the group’s flagship, in 
this case Signa Prime,” he says. “Now however, we can 
both concentrate on our core businesses.” 

For its first fund, Caerus is looking to attract Euro-
pean investors, and he says demand has been especially 
strong from German insurers and pension funds. “De-
mand is strong from investors that need to meet spe-
cific yield requirements that they can no longer fulfill 
with government bonds alone,” he says. Such investors 
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are targeting real estate debt funds, often as senior debt 
funds, which they perceive as relatively low-risk - but 
they are also interested in the mezzanine sector for the 
yield pick-up, always on condition that the strategy is 
coherent and low risk. “We have already seen several 
transactions in the sector and we have spoken to inves-
tors with a strong interest in it,” Morgenroth say.

He notes that the attitude toward real estate debt is 
changing, and one example of this is the manner in 
which acquisition of debt has been used to acquire 
control at the German commercial property group 
IVG or in Dutch shopping centre developer and in-
vestor Multi. “Real estate debt is actually the smarter 
form of real estate investment as returns are higher 
and it is a more secure investment as equity,” he says. 
In the aftermath of the global financial crisis which 
has ushered in a historically low-interest environ-
ment, institutions are seeking stability of income, 
rather than banking on capital gains, which can be 
highly uncertain. Going forward, he sees no huge po-

tential for property value growth but rather a stable 
trend. “The times call for stable cash-flow strategies 
rather than equity growth ones,” he told PIE. 

Since the MBO, Caerus has added Swiss private 
bank Reichmuth, and Berlin-based Dupuis Asset Man-
agement to its business as capital investors and share-
holders. “By including a bank and an asset manager in 
our group of shareholders, we are .. strengthening the 
long-term financial stability and boosting our compe-
tence at the operational real estate level,” Morgenroth 
said. “Our alliance with Frank Dupuis and his real es-
tate company will allow us to offer the requisite real 
estate capacity from the ranks of shareholders, should it 
become necessary to take on the asset management 
function for properties financed by the fund.” ■ pie
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German signa spin-off Caerus plans €300m 
debt fund for Anglo-style financings

caerus Debt investments, bought out from Austria’s signa group in July, plans to 

launch its first German mezzanine debt fund at €300m soon, and sees Anglo-style 

structured financing coming to Germany. First investors are now signed up. 

Michael Morgenroth: “Struc-
tured financing, as already 
practiced in the Anglo-Saxon 
world, will become a standard 
in Germany as well.”
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