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Accounting Lifeguard is a new research product that navigates the murky waters
of tax and accounting. Written in plain English, it is the one accounting report a
generalist equity investor needs to ensure they understand the impact on stocks.

Some investors think the new lease accounting rules will only change numbers
on a page with no cashflow impact. That is mistaken. When they take effect in
late 2018, the actual cost of borrowing will change for some firms. Lawmakers
themselves have admitted the new clarity into firms' leverage will cause this. As
a result, corporate bonds and debt facilities could be repriced. Of course, some
investors estimate this effect but the new rules may reveal different numbers.

Currently, rating agencies apply a multiple of between three and ten to annual
lease expense to estimate a company's total liability. Analysts and investors also
do this. The new rules, however, require a company to discount its future lease
commitments to bring them on balance sheet. The problem is nailing down
the discount rate. In a new note, the International Accounting Standards Board
endorsed the appropriate incremental borrowing rate - a very helpful clarification.

Using this guidance, we created a new model to identify the stocks that benefit
and those which may not. We found the median S&P 500 company's capitalised
lease obligations halve under the new rules compared with the commonly-used
‘Rule of Eight’ method, mainly due to lumpy lease expiry profiles. We found 34
stocks, though, that may see their lease liabilities rise. These include: Universal
Health Services, Target, Lowe's, Illumina, Whole Foods Market and Intuit.

Eyeing the future, we then used interest rate expectations and dug through the
notes in corporate accounts to estimate how companies’ lease liabilities will
change over the coming four years as old leases are renewed. We identify 18
companies that may see their lease liability fall by 20 per cent. We also note which
stocks may offer an unpleasant surprise.

Finally, we calculate the effect on corporate leverage. For simplicity we use the
debt to equity ratio, however, other metrics will be similarly affected. We find 48
firms will have a debt/equity ratio more than 20 per cent better than current levels
in four years’ time. Meanwhile, 12 firms will see their ratios deteriorate a little.
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Creating a new model to estimate the leverage impact of
lease accounting rules

Most investors accept they will be wrong-footed when companies eventually
disclose their capitalised lease liabilities. The question is by how much. One
method investors have used to estimate the figure is the ‘Rule of eight’. That is,
they multiply a company’s operating lease expense by eight. Of course, this rule
of thumb is far from scientific. So the recent nod of the International Accounting
Standards Board towards using the appropriate marginal borrowing rate as a
discount rate under the new rules means investors can now more accurately
compare their estimates for individual companies. Of course, US companies fall
under the FASB's jurisdiction, but the close degree of cooperation between the
FASB and the IASB on the lease accounting standard gives weight to the latter's
judgement.

To create our estimates (see worked example in figure 6), we examine the
schedule of the expiry of lease liabilities in the notes of corporate financial reports.
Where lease expiries fall into the last bucket of “greater than five years”, we
estimate the average length of the bucket of leases by dividing the total future
minimum lease payments by the amount to be paid over the next 12 months.

We can then discount the amounts disclosed for each time period at the
company’s pre-tax weighted average cost of debt. While this may not be the
company’s theoretical marginal cost of debt, given that the most frequently
leased items are buildings and other tangible items, the marginal cost of debt for
these items will tend to gravitate towards the company’s weighted average cost
of debt, admittedly with some margin for error.

Using this method shows a substantial gap with amounts calculated using the
‘Rule of eight’. In fact, this discounted method shows that the median company
in the S&P 500 has an operating lease value half that of the figure calculated
under the ‘Rule of eight’. This is similar result to estimates made in 2013 by
the CFA Institute and highlights just how much room there is for error and an
overestimation of most companies’ liabilities.

The wide gap between methods also aligns with DB’s European retail team
which recently conducted an analysis of companies under their coverage and
found significant variations between different methods, although they compared
a discounted method with a ‘Rule of six’.

Real world impact

Here are four reasons why the change will have a real impact on companies.

First the good news. Negotiating a lease may become easier as currently, some
companies are willing to accept more onerous terms from a lessor in order to sign
a lease that can be legally defined as ‘operating’ and thus kept off-balance sheet.
Without this need anymore, those onerous terms will vanish.

The bad news, though, is that the actual cost of borrowing for many firms is
likely to rise. This is something even regulators themselves have admitted. The
reason is that creditors will have clarity on the full extent of a company’s liabilities.
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For some, they may be lower than expect. Others, however, may throw up a
negative surprise of higher liabilities. As companies renew existing debt facilities
with their lenders, the newly-disclosed liabilities will almost certainly factor into
the discussion.

Whether or not actual interest expense rises, the reported expense in the P&L will
rise for non-US firms. This is because the inherent interest amount in each lease
payment will be split out separately. American firms, however, will have relief from
this rule and will disclose their operating lease payments without splitting this
out. In addition, the additional interest charges should be front-loaded in keeping
with the usual split of principal and interest under a loan repayment schedule.
This means non-US companies with many new leases will report a higher interest
expense than otherwise identical companies with identical leases that have a
nearer expiry date.

Finally, there is the flow on effects on loan covenants and closely-followed
operating metrics. Take, for example, a company with a 20-year lease on a
building. Assume an annual lease payment to its landlord equivalent to about
one-tenth of revenues, a return on assets of ten per cent and a net debt to ebitda
ratio of 3.5. Under the new rules, when it brings the lease onto the balance sheet,
its return on assets will fall two-thirds, interest cover will halve and net debt to
ebitda will double.

Some companies may have a higher lease liability

Investors could be wrong-footed if they assume all companies will have a
discounted lease profile that is lower than that calculated using the ‘Rule of Eight’.
Using our method, we can identify 34 stocks in the S&P 500 for which their
discounted lease liability may be higher than the previously-estimated ‘Rule of
Eight’ amount. It is important to note that this analysis is less meaningful for some
companies and industries. For example, real estate firms typically have very long
lease periods and some airlines aggregate regional affiliates, however, they are
included here for completeness and as a base to examine how leverage changes
as interest rates rise.

Figure 1: Some companies may have a higher lease liability than expected

Source: Bloomberg Finance L.P. Deutsche Bank
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Effect as the discount rate changes

The impact of lease accounting is more complex than merely determining whether
a company might have a higher or lower lease liability . That is because a key part
of the new accounting rules is that the discount rate is set when the lease is first
recognised. So, if the discount rate is based on the marginal cost of borrowing
then as interest rates change, the amount of the lease liability will also change
as new leases are added. This has the potential to cause confusion between
companies that renew otherwise similar leases at different time intervals to their
peers. Take, for example, two retail companies that lease their stores on identical
ten-year leases. The only difference is the first renewed its lease in 2007 when
base interest rates were five per cent. The second renewed its lease in 2010 when
rates were almost zero. The first will report a lease liability one-quarter lower than
the second. In turn, this lower liability could cause other creditors to offer more
favourable terms for future borrowings to the company. Various other tangible
effects are also possible as previously discussed.

Given interest rates currently appear to be on an upwards trajectory, we look at
how companies might be affected. To do this, we take their current lease expiry
schedule and assume that, on average, this schedule will be maintained in the
future as the various leases are renewed on a rolling basis. If we assume that a
company’s borrowing cost rises or falls directly with the Fed Funds rate, we can
estimate each company’s future cost of debt using the medians at each point in
time on the Fed’s current dot plot of its members’ expectations. For example, the
current Fed Funds rate is 0.66 per cent and the dot plot indicates it will be 2.9 per
cent in three years time. Therefore, we expect each company’s cost of borrowing
to increase 2.24 percentage points.

Figure 2: Federal Reserve 'dot plot' of interest rate expectations

Source: Federal Reserve

Using these expectations, we find that in one year’s time, there will be five
companies that will have a lease liability over 20 per cent lower than the level
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calculated using the discount method now. In two years, that number will grow
to eight; 17 in the third year, and 18 in the fourth (figure 3).

Comparison with current ‘Rule of Eight’ metrics

Just as important as knowing the companies for which rising interest rates will
help, is those it may hurt. Of the companies that have a current discounted lease
liability greater than their ‘Rule of Eight’ liability, almost half can be expected
to see that discounted liability fall by more than one-fifth over the next four
years if interest rates rise as expected. However, as interest rates rise, thereby
discounting future lease payments more heavily, it will somewhat offset the
increase in liability.

These effects can also be estimated over time. Our model shows that in one year,
32 companies will have a discounted lease liability greater than their current ‘Rule
of Eight’ liability. This number falls over time to 20 companies in four years (figure
4).

Unexpected changes in leverage

We can now estimate how companies’ leverage could change over time under
two scenarios. First, we take a firm’s existing non-current liabilities, add the
discounted lease payments (excluding the portion due in the next 12 months) and
compare with the company’s equity. Then, we do the same thing but substitute
the expected liability estimated using the ‘Rule of Eight’.

We find that a majority of companies should have a better debt/equity ratio in four
years’ time under the discounted method compared with ‘Rule of Eight’ method.
For some companies, the change is material. In fact, 48 firms will have a debt/
equity ratio more than 20 per cent better in four years’ time than investors may
currently estimate under the ‘Rule of Eight’. Meanwhile, 12 firms will have a worse
ratio.

When we examine this effect using our discounted calculations projected four
years out compared with the discounted estimations today, we find that the future
debt/equity ratio is better for one-third of companies with no change in the rest.
The changes are smaller but 25 companies will experience a positive change of
five per cent or more. None will have a worse ratio given the anchoring effect of
the discount rate in the model (figure 5).
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Figure 3: Companies with a materially lower lease liability than expected

Source: Bloomberg Finance L.P. Deutsche Bank
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Figure 4: The 'Rule of Eight' method does not always give a greater lease
liability

Source: Bloomberg Finance L.P. Deutsche Bank
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Figure 5: Movements in debt/equity ratios over four years

Source: Bloomberg Finance L.P. Deutsche Bank
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Figure 6: Worked example

Source: Bloomberg Finance L.P. Company reports, Deutsche Bank

Deutsche Bank AG/London Page 9



10 March 2017

Accounting Lifeguard

Appendix 1

Important Disclosures

*Other information available upon request

*Prices are current as of the end of the previous trading session unless otherwise indicated and are sourced from
local exchanges via Reuters, Bloomberg, and other vendors. Other information is sourced from Deutsche Bank, subject
companies, and other sources. For disclosures pertaining to recommendations or estimates made on securities other than
the primary subject of this research, please see the most recently published company report or visit our global disclosure
look-up page on our website at http://gm.db.com/ger/disclosure/DisclosureDirectory.eqsr. Aside from within this report,
important conflict disclosures can also be found at https://gm/db.com/equities under the "Disclosures Lookup" and "Legal"
tabs. Investors are strongly encouraged to review this information before investing.

Analyst Certification

The views expressed in this report accurately reflect the personal views of the undersigned lead analyst(s). In addition,
the undersigned lead analyst(s) has not and will not receive any compensation for providing a specific recommendation
or view in this report. Luke Templeman, Stuart Kirk

Equity Rating Key Equity rating dispersion and banking relationships

Buy: Based on a current 12- month view of total share-holder
return (TSR = percentage change in share price from current
price to projected target price plus pro-jected dividend yield ) ,
we recommend that investors buy the stock.
Sell: Based on a current 12-month view of total share-holder
return, we recommend that investors sell the stock.
Hold: We take a neutral view on the stock 12-months out and,
based on this time horizon, do not recommend either a Buy
or Sell.

Newly issued research recommendations and target prices
supersede previously published research.
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Additional Information

The information and opinions in this report were prepared by Deutsche Bank AG or one of its affiliates (collectively
"Deutsche Bank"). Though the information herein is believed to be reliable and has been obtained from public sources
believed to be reliable, Deutsche Bank makes no representation as to its accuracy or completeness.

If you use the services of Deutsche Bank in connection with a purchase or sale of a security that is discussed in this report,
or is included or discussed in another communication (oral or written) from a Deutsche Bank analyst, Deutsche Bank may
act as principal for its own account or as agent for another person.

Deutsche Bank may consider this report in deciding to trade as principal. It may also engage in transactions, for its
own account or with customers, in a manner inconsistent with the views taken in this research report. Others within
Deutsche Bank, including strategists, sales staff and other analysts, may take views that are inconsistent with those taken
in this research report. Deutsche Bank issues a variety of research products, including fundamental analysis, equity-linked
analysis, quantitative analysis and trade ideas. Recommendations contained in one type of communication may differ
from recommendations contained in others, whether as a result of differing time horizons, methodologies or otherwise.
Deutsche Bank and/or its affiliates may also be holding debt or equity securities of the issuers it writes on. Analysts are
paid in part based on the profitability of Deutsche Bank AG and its affiliates, which includes investment banking, trading
and principal trading revenues.

Opinions, estimates and projections constitute the current judgment of the author as of the date of this report. They do
not necessarily reflect the opinions of Deutsche Bank and are subject to change without notice. Deutsche Bank provides
liquidity for buyers and sellers of securities issued by the companies it covers. Deutsche Bank research analysts sometimes
have shorter-term trade ideas that are consistent or inconsistent with Deutsche Bank's existing longer term ratings. Trade
ideas for equities can be found at the SOLAR link at http://gm.db.com. A SOLAR idea represents a high conviction belief
by an analyst that a stock will outperform or underperform the market and/or sector delineated over a time frame of no
less than two weeks. In addition to SOLAR ideas, the analysts named in this report may from time to time discuss with
our clients, Deutsche Bank salespersons and Deutsche Bank traders, trading strategies or ideas that reference catalysts
or events that may have a near-term or medium-term impact on the market price of the securities discussed in this report,
which impact may be directionally counter to the analysts' current 12-month view of total return or investment return as
described herein. Deutsche Bank has no obligation to update, modify or amend this report or to otherwise notify a recipient
thereof if any opinion, forecast or estimate contained herein changes or subsequently becomes inaccurate. Coverage and
the frequency of changes in market conditions and in both general and company specific economic prospects make it
difficult to update research at defined intervals. Updates are at the sole discretion of the coverage analyst concerned or of
the Research Department Management and as such the majority of reports are published at irregular intervals. This report
is provided for informational purposes only and does not take into account the particular investment objectives, financial
situations, or needs of individual clients. It is not an offer or a solicitation of an offer to buy or sell any financial instruments
or to participate in any particular trading strategy. Target prices are inherently imprecise and a product of the analyst’s
judgment. The financial instruments discussed in this report may not be suitable for all investors and investors must make
their own informed investment decisions. Prices and availability of financial instruments are subject to change without
notice and investment transactions can lead to losses as a result of price fluctuations and other factors. If a financial
instrument is denominated in a currency other than an investor's currency, a change in exchange rates may adversely
affect the investment. Past performance is not necessarily indicative of future results. Unless otherwise indicated, prices
are current as of the end of the previous trading session, and are sourced from local exchanges via Reuters, Bloomberg
and other vendors. Data is sourced from Deutsche Bank, subject companies, and in some cases, other parties.

The Deutsche Bank Research Department is independent of other business areas divisions of the Bank. Details regarding
our organizational arrangements and information barriers we have to prevent and avoid conflicts of interest with respect
to our research is available on our website under Disclaimer found on the Legal tab.
?
?
Macroeconomic fluctuations often account for most of the risks associated with exposures to instruments that promise
to pay fixed or variable interest rates. For an investor who is long fixed rate instruments (thus receiving these cash flows),
increases in interest rates naturally lift the discount factors applied to the expected cash flows and thus cause a loss.
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The longer the maturity of a certain cash flow and the higher the move in the discount factor, the higher will be the
loss. Upside surprises in inflation, fiscal funding needs, and FX depreciation rates are among the most common adverse
macroeconomic shocks to receivers. But counterparty exposure, issuer creditworthiness, client segmentation, regulation
(including changes in assets holding limits for different types of investors), changes in tax policies, currency convertibility
(which may constrain currency conversion, repatriation of profits and/or the liquidation of positions), and settlement issues
related to local clearing houses are also important risk factors to be considered. The sensitivity of fixed income instruments
to macroeconomic shocks may be mitigated by indexing the contracted cash flows to inflation, to FX depreciation, or to
specified interest rates – these are common in emerging markets. It is important to note that the index fixings may -- by
construction -- lag or mis-measure the actual move in the underlying variables they are intended to track. The choice of the
proper fixing (or metric) is particularly important in swaps markets, where floating coupon rates (i.e., coupons indexed to
a typically short-dated interest rate reference index) are exchanged for fixed coupons. It is also important to acknowledge
that funding in a currency that differs from the currency in which coupons are denominated carries FX risk. Naturally,
options on swaps (swaptions) also bear the risks typical to options in addition to the risks related to rates movements.
?
?
Derivative transactions involve numerous risks including, among others, market, counterparty default and illiquidity risk.
The appropriateness or otherwise of these products for use by investors is dependent on the investors' own circumstances
including their tax position, their regulatory environment and the nature of their other assets and liabilities, and as such,
investors should take expert legal and financial advice before entering into any transaction similar to or inspired by the
contents of this publication. The risk of loss in futures trading and options, foreign or domestic, can be substantial. As a
result of the high degree of leverage obtainable in futures and options trading, losses may be incurred that are greater
than the amount of funds initially deposited. Trading in options involves risk and is not suitable for all investors. Prior
to buying or selling an option investors must review the "Characteristics and Risks of Standardized Options”, at http://
www.optionsclearing.com/about/publications/character-risks.jsp. If you are unable to access the website please contact
your Deutsche Bank representative for a copy of this important document.
?

Participants in foreign exchange transactions may incur risks arising from several factors, including the following: ( i)
exchange rates can be volatile and are subject to large fluctuations; ( ii) the value of currencies may be affected by
numerous market factors, including world and national economic, political and regulatory events, events in equity and
debt markets and changes in interest rates; and (iii) currencies may be subject to devaluation or government imposed
exchange controls which could affect the value of the currency. Investors in securities such as ADRs, whose values are
affected by the currency of an underlying security, effectively assume currency risk.

?
Unless governing law provides otherwise, all transactions should be executed through the Deutsche Bank entity in the
investor's home jurisdiction. Aside from within this report, important conflict disclosures can also be found at https://
gm.db.com/equities under the "Disclosures Lookup" and "Legal" tabs. Investors are strongly encouraged to review this
information before investing.
?
?
United States: Approved and/or distributed by Deutsche Bank Securities Incorporated, a member of FINRA, NFA and SIPC.
Analysts located outside of the United States are employed by non-US affiliates that are not subject to FINRA regulations.

Germany: Approved and/or distributed by Deutsche Bank AG, a joint stock corporation with limited liability incorporated
in the Federal Republic of Germany with its principal office in Frankfurt am Main. Deutsche Bank AG is authorized under
German Banking Law and is subject to supervision by the European Central Bank and by BaFin, Germany’s Federal
Financial Supervisory Authority.

United Kingdom: Approved and/or distributed by Deutsche Bank AG acting through its London Branch at Winchester
House, 1 Great Winchester Street, London EC2N 2DB. Deutsche Bank AG in the United Kingdom is authorised by the
Prudential Regulation Authority and is subject to limited regulation by the Prudential Regulation Authority and Financial
Conduct Authority. Details about the extent of our authorisation and regulation are available on request.
?
?
Hong Kong: Distributed by Deutsche Bank AG, Hong Kong Branch.
?
?
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