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Investment environment
2021 was a record year for the private markets industry 
and was a particularly successful year across all metrics for 
Partners Group. We experienced strong underlying portfolio 
performance and took advantage of the robust market 
momentum to transact on our thematic pipeline. This allowed 
us to invest a record USD 32 billion into companies and 
assets that we believe are well-positioned for future growth, 
while exercising high selectivity and discipline on pricing.

In this competitive environment, we remain true to our 
belief that "thematic investing is key to unlocking value": we 
seek opportunities to build resilience instead of buying it 
by focusing on assets with value creation potential in sub- 
sectors with above-average, consistent growth rates. We are 
very selective and source thematically in order to identify 
these sub-sectors. We then leverage our entrepreneurial 
governance approach to create market-leaders through 
business transformation and platform development, leading 
to long-term value creation for our clients.

Portfolio performance
In 2021, our private markets portfolio continued to perform 
well. Our portfolio performance was based on our thematic 
sourcing, rigorous asset selection process and hands-on value 
creation approach. The portfolio net performance overview 
for the twelve-month and ten-year period ending on 31 
December 2021 is provided in the following table.

Direct portfolio performance track record 1), 2)

1-year 10-year

Private equity 26.0% 19.9%

Private debt 9.3% 6.4%

Private infrastructure 9.7% 13.5%

Private real estate 13.8% 9.4%
1) Currencies were converted to USD based on 31 December 2021 FX rates.
2)  Model net returns assume Partners Group‘s standard management and performance fees 

and do not include the impact of factors such as taxes incurred by investors, organizational 
expenses, search fees, ongoing operating costs or expenses incurred by the program, etc. 
The performance presented reflects model performance an investor may have obtained and 
does not represent performance that any investor actually attained. Return figures denote 
annualized pooled internal rates of returns (IRR) of direct investments in the respective 
asset classes. Private real estate includes all investments underlying Partners Group‘s Real 
Estate Opportunity (REO) strategies, representing private real estate direct investments and 
(direct) secondary investments.

Private equity
Partners Group's direct private equity portfolio achieved 
a strong net performance of 26.0% during 2021. Record 
investment activities were supported by strong underlying 
operational performance, increasing the adjusted EBITDA of 
our direct lead portfolio by 25%1. The changing investment 
environment has created challenges but also opportunities. 
Contrary to what the market originally expected, valuations 
for quality companies have not experienced a correction 
but were rather at new record highs. Our private equity 
investment strategy remains very disciplined: we invest in 
themes that offer clear resilience and companies where 
we are in a position to create fundamental value at the 
asset level. Our current investment focus themes include 
robotic process engineering within our technology vertical, 

1 Based on last twelve month ended as of 30 June 2021 adjusted EBITDA, NAV weighted 
year on year % change.
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alternative protein production in goods & products, mission-
critical utility maintenance in services, and small-molecule 
contract development and manufacturing organizations in  
our health & life vertical.

Private debt
Following a swift normalization, private debt ended 2021 
with a net performance of 9.3%. Our private debt strategy 
continues to be guided by our thematic approach, negotiation 
of tight credit documentation and favorable economics, and 
our ownership mentality. We do not foresee a fundamental 
alteration in our investment approach but continue to 
move up the capital structure in our direct lending with 
a greater focus on senior secured debt, such as first lien 
and unitranche. We remain focused on investments where 
the level of return is commensurate with the level of risk. 
This conservative investment philosophy is implemented 
with an in-depth due diligence process in order to focus on 
resilient sectors, such as technology, services, software, and 
healthcare, which have lower relative exposure to economic 
variances and commodity price-related industries, in a broadly 
diversified portfolio. We would generally expect our debt 
strategies to experience less volatility as a result of the focus 
on high quality, non-cyclical businesses.

Private infrastructure
Partners Group's direct private infrastructure portfolio 
achieved a net performance of 9.7% during 2021. The 
acceleration of certain structural changes brought forward 
a window of opportunity to deploy capital into the next 
generation of infrastructure. One example of these changes 
is a trend towards sustainability, which shapes our investment 
approach and underpins our thematic focus. The current 
market is priced to perfection and the risk of inflation 
continues to be a pertinent factor; our preferred approach 
revolves around platform strategies in high conviction 
themes. This conviction produced strong results in 2021 as 
our portfolio benefitted from our investments in industrial 
carbon capture, wastewater treatment, and "green" data 
centers.

Private real estate
In 2021, our private real estate opportunity strategies 
achieved a net portfolio performance of 13.8% during  
the year. There remains a strong appetite for quality  
assets in good locations, by a variety of yield seeking 
investors. Our 2021 performance results were underpinned 
by a focus on our preferred themes of residential-for-rent, 
high-quality logistics, and specialized high-quality offices  
in the medical space.

Investments in 2021
During 2021, we invested a total of USD 31.7 billion (2020: 
USD 10.3 billion) on behalf of our clients across all private 
markets asset classes. We had a strong year for new 
investments, which is partially a result of some catch-up 
effects from the prior year period that was affected by the 
pandemic.

Partners Group’s private markets investments 1)

(in USD bn) 

8.6

1) Figures include add-on investments but exclude investments executed for short-term loans, 
  cash management purposes, and syndication partner investments. As of 31 December 2021 
    private markets investments 2016–2021 also include assets raised in the liquid loans 
 business  (“BSL”) during the period, which includes collateralized loan obligations and net 
 inflows into dedicated liquid loan investment vehicles. 
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The firm invested USD 20.8 billion, on behalf of our clients, 
(66% of total investment volume) into direct assets, of which 
USD 17.6 billion was committed as equity with a focus on 
value creation through entrepreneurial governance and USD 
3.2 billion was committed to corporate direct lending.

To complement our direct investments, we invested USD 
10.8 billion, on behalf of our clients, (34% of total investment 
volume) into portfolio assets. These portfolio assets include 
USD 5.2 billion of secondary investments into globally 
diversified private markets portfolios, USD 2.6 billion of 
select primary commitments to other complementary 
private markets strategies, and USD 3.0 billion into broadly 
syndicated loans.

2021 at a glance – Investments



11 | Partners Group  

ANNUAL REPORT 2021

1)  Figures include add-on investments but exclude syndication partner investments. Direct 
equity investments include all direct private equity, direct infrastructure, and direct real 
estate investments (including direct secondary transactions where Partners Group has a 
controlling interest). Private debt investments include direct lending investments ("direct 
debt") as well as assets raised in the liquid loans business ("BSL") during the period, which 
includes collateralized loan obligations and net inflows into dedicated liquid loan investment 
vehicles.

The US was the most active region for our investment 
business during 2021, accounting for 50% of all investment 
commitments vs. 41% in Europe and 9% in Asia-Pacific / Rest 
of World.

Select private markets investments in 20212

Private equity
In 2021, we invested USD 16.0 billion in private equity, 
prioritizing investment opportunities that offer a combination 
of both resilience and growth. In order to source assets with 
these components we performed due diligence on hundreds 
of investment themes, which are underpinned by long-term 
secular trends. We currently zoom in on more than 50 of 
them, which are subsequently grouped into our four verticals: 
Health & Life, Techonology, Goods & Products, and Services.

One investment theme that we have focused on for a while is 
asset and utility maintenance. We concentrate on those asset 
and utility maintenance businesses looking after mission- 
critical equipment. One example that fits squarely into this 
theme is our investment in DiversiTech, a leading heating, 
ventilation, and air conditioning (HVAC) parts manufacturer 
and supplier in November 2021.

DiversiTech is headquartered in Atlanta, Georgia and provides 
HVAC services and parts to over 6,000 clients throughout 
the US, Canada, and the UK. The company offers over 200 
product categories leading to supply chain cost advantages 
for its clients. 

DiversiTech is an attractive investment given its entrenched 
leadership position in the systematically complex US 
residential HVAC value chain and its growth track record 
of outgrowing the broader HVAC market for over 15 years. 
Alongside the management team, Partners Group will 

2  All Partners Group investments and divestments mentioned herein were made on behalf 
of the firm’s clients, not on behalf of Partners Group Holding AG or any of its affiliates.

leverage DiversiTech's leading product category positions 
to gain wallet share with customers in other categories by 
accelerating new product development, expanding through 
M&A, and bolstering internal manufacturing capabilities.

Private debt
We invested USD 6.3 billion in direct lending and broadly 
syndicated loans in 2021. In the current market, we remain 
focused on providing new or incremental financing to 
category leaders in non-cyclical, defensive, sponsor-backed 
businesses. Capital preservation is key in private debt 
investing and we therefore follow our proven strategy and 
focus on investing across our current investment themes. For 
example, advancing the sustainability agenda by rewarding 
positive environmental, social and governance (ESG) behavior, 
which in turn improves the overall risk-return profile of a 
credit. A recent debt investment example with an ESG-linked 
margin ratchet is the unitranche financing that we provided to 
Kusters Beheer.

Headquartered in Oss, the Netherlands, Kusters Beheer 
produces fine mechanical components and modules primarily 
for use in high-tech industries. In line with our process, we 
defined a set of relevant, meaningful, and challenging KPIs 
that are appropriate for the issuer, aspirational yet reasonably 
attainable, and can be independently measured. ESG 
considerations that are material to Kusters Beheer include 
energy consumption, waste management, occupational health 
& safety, and business ethics & governance.

Another theme that we are focused on is providing tailor- 
made solutions, to complex transactions. In order to generate 
attractive risk-return profiles, we create bespoke finance 
solutions which equity investors are willing to pay a premium 
for. A recent example of this is the senior financing that 
we provided to support the acquisition of Ligentia. We 
were able to provide pricing and structural flexibility in the 
documentation to allow for attractive senior pricing and 
mechanisms for future acquisitions. Our proactive approach 
allowed us to be the sole lender in the financing.

For all of our investments we stayed in line with our three-
prong strategy, by using our thematic approach to find 
companies in sectors with above-average resilience, investing 
in debt tranches where we are able to negotiate tight credit 
documentation and favorable economics, and adopting an 
ownership mentality.
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Private real estate
We invested USD 3.9 billion in private real estate in 2021. 
The real estate market has experienced a profound shift over 
the last two years with capital increasingly flowing towards 
residential and industrial sectors. As people spend less time 
in the office and more time at home, demand for larger, 
amenity-rich residential units is increasing.

To meet increasing demand for rental units, a key growth 
theme we have been looking at is the build-to-rent sector in 
under-supplied European markets. One such market is Spain, 
where the growing preference for renting rather than owning 
properties is expected to underpin strong demand for rental 
units in years to come. To access this theme, we recently 
launched a new EUR 400 million real estate platform called 
Nuva Living to invest in build-to-rent and private-rented- 
sector assets located in Spain. Nuva Living already holds a 
portfolio of approximately 200 homes and is targeting 1,500 
units in prime locations within the next five years. This is 
an opportunity to assemble a portfolio of residential assets 
that are strategically located, high-quality, and affordable 
for middle-income earners. Multifamily rent is expected to 
continue along a strong growth trajectory as rising house 
prices make buying less affordable and increase demand for 
rental units.

Another theme we have been following is the demand for 
high-quality offices in central locations. Beyond traditional 
office space, we see thematic investing opportunities in the 
life sciences sector. On a macro level, a record of USD 70 
billion went into life sciences-related companies in the US 
in 2020, a 93% increase from 2018. To capitalize on these 
tailwinds, we invested in a life science real estate portfolio 
in Boulder, Colorado at the end of 2021. This investment will 
involve the redevelopment of a seven-building life science 
business park. Boulder is one of the key small life science 
markets in the US and offers relative affordability whilst 
having access to a deep talent pool from the University of 

Colorado Boulder. The current life science space in the region 
is fully leased and there is only one new development under 
construction, demonstrating the strength of tenancy and the 
current undersupply of specialty, high-quality office spaces  
in the area.

Private infrastructure
In 2021, we invested USD 5.4 billion in private infrastructure. 
Our thematic investing approach in private infrastructure 
focuses on above-average growth segments that benefit 
from transformative trends. Within these growth segments, 
amongst others, we seek out industrial carbon capture and 
storage assets, data centers, ready-to-use modular facilities, 
and wired & wireless infrastructure assets. During the 
pandemic, the essentiality of digital infrastructure became 
more evident as we all needed to connect virtually for day-to- 
day activities. High-speed wireless connections also opened 
up new business opportunities such as wireless broadband 
provision. To tap this fast-growing market, we invested in 
EOLO, a leader in the Italian fixed wireless access market with 
an 80% population coverage from a proprietary network. 
This investment is underpinned by a transformational value 
creation plan that will include densification of the company's 
unique fixed wireless access network, further expansion into 
underserved rural areas, and development of the company's 
wholesale customer base.

Another recent investment made under our decarbonization 
& sustainability theme was our acquisition of Dimension 
Renewable Energy. Dimension is a US community solar 
and battery storage platform with more than 800MWs of 
community solar projects under development across nine 
states in the US. The company embodies our vision of making 
renewable electricity directly accessible to more households 
and businesses to accelerate the energy transition by 
developing community-based projects.

Ligentia

Life science office space
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Realizations in 2021
Our portfolio performance has been strong during 2021 as 
we continued to see solid value creation generated by our 
transformational investing approach. Supported by robust 
demand for quality assets, a catch-up in exit activities from 
2020, and the bringing forward of a portion of the 2022 
exit pipeline, we agreed the sales of a number of mature 
private markets assets, leading to a total of USD 29.1 billion in 
underlying portfolio realizations (2020: USD 11.8 billion).

One high-profile exit that we closed in 2021 on behalf of 
our clients was the sale of a leading US digital engineering 
services company GlobalLogic for an enterprise value of 
USD 9.5 billion. We applied our entrepreneurial governance 
approach to drive several transformational value creation 
initiatives and accelerate the company's growth trajectory. 
Initiatives included launching dedicated sales strategies 
to address niche customer segments, such as facilitating 
strategic introductions and building strategic relationships 
with over 20 private equity firms, many of which are software 
and technology focused. Furthermore, we have transformed 
account planning, expanded key accounts, and increased the 
client base by almost 20%. During our ownership, we also 
increased GlobalLogic's employee base by more than 7,000 

additional software designers, engineers, and data experts. 
We completed four strategic add-on acquisitions globally, 
thereby expanding GlobalLogic's services footprint and 
engineering capabilities and supporting revenue growth.

Additionally, we have enhanced the Company's focus on 
ESG initiatives, helping the company to establish a dedicated 
ESG function and mid-term strategy. Our investment in 
GlobalLogic generated an average gross multiple in excess of 
5.0x for Partners Group's clients and co-investors. Further to 
this, a number of non-C-level employees across GlobalLogic 
benefitted from this sale, as Partners Group allocated equity 
to them to further incentivize successful value creation.

In 2021, we also completed the sale of Cerba HealthCare, 
a leading European player in medical diagnosis, for an 
enterprise value of over EUR 4.5 billion. During our 
ownership, we led Cerba's successful consolidation strategy 
within France. We also penetrated new international markets, 
including Italy and Africa, and launched a strategic initiative to 
expand Cerba into an adjacent category of veterinary testing 
services, where we had already achieved a leadership position 
in France by the time of our agreed sale. Last but not least, 
we steered the successful repositioning and expansion of 
Cerba's research business for biotech and pharma companies. 
During this past year, we expanded Cerba's core processing 
capacity dramatically to keep up with demand for COVID-19 
testing. Cerba now stands as a uniquely placed company 
in the European medical diagnostics market, supplying 
diagnostic tools and providing critical expertise to patients, 
physicians, hospitals, and the pharmaceutical industry. 
Our investment in Cerba has generated an average gross 
multiple of more than 2.5x for Partners Group's clients and 
co-investors.

Exceptionally high underlying portfolio realizations 
in 2021
(in USD bn) 

➊ Catching-up in exit activities 
➋ Exiting sizeable assets above initial 
 underwriting expectations 
➌ Bringing forward a portion of the exit pipeline 8.6
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Other 2021 realizations include the sale of a large-scale US- 
based portfolio of industrial real estate with a combined 
leasable area of 8.6 million square feet.

The investment has generated an average gross multiple 
of more than 2.0x for our clients. We built this portfolio of 
quality assets across attractive industrial markets, gaining 
exposure to key transformative trends such as the rise of 
e-commerce and relatively outsized expansion of regional 
growth cities. We are proud to see the transformational 
results our team has driven.

We also recently sold Straive, an e-learning and big data 
platform. We transformed Straive into a technology-driven 
business with strong positions in the research content, 
edtech, and data solutions markets. We took Straive's 
strengths in process automation and content operations and 
applied them to broader end markets with higher growth, 
playing into the themes of e-learning and big data. Straive's 
organic growth was supplemented by three strategic bolt-on 
acquisitions. We successfully exited this investment in 2021.

US industrial portfolio


