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CEO MESSAGE

March 2020

Dear Fellow Shareholders:

Given the extreme turmoil roiling the world today, we thought it appropriate to begin with a few thoughts
about the ongoing COVID-19 pandemic, before we review 2019 performance.

As this report is being published in March 2020, the world is being turned upside down by COVID-19.
CBRE has been doing our part to achieve social distancing to help stem the virus’s spread while
remaining focused on our clients and our business. Despite significant upheaval in their personal lives,
our people are going above and beyond to help our clients navigate through a historically difficult
period.

Our office-based people are now deployed from home, working diligently to help clients plot strategy
and execute transactions. We also have scores of on-site people, who serve as the operational lifeblood
of our clients’ properties and facilities. These valued employees continue to report to their posts daily,
using workplace safety practices to provide critical work that enables our clients’ facilities to operate.
We thank all of our people for their steadfast loyalty to CBRE and our clients, particularly during this very
challenging time.

2019 Performance Highlights

CBRE recorded our 10th consecutive year of double-digit earnings growth in 2019, as adjusted earnings
per share(1) rose 13% to $3.71 on a 12% revenue increase. Both revenue and adjusted EBITDA(1) set
new milestones for the company, reaching $23.9 billion and $2.1 billion, respectively.

CBRE strives to deliver client outcomes that cannot be achieved elsewhere. We are enabling these
outcomes and supporting the growth of our business through investments in our talent base, digital &
technology capabilities and strategic M&A.

In 2019, for example, we expanded our highly successful U.S. real estate development business,
Trammell Crow Company, with the acquisition of London-based Telford Homes, plc. A leader in
multifamily, build-to-rent properties, Telford enables us to participate significantly in the emerging market
for institutionally owned urban rental housing in the United Kingdom, and positions us for further
overseas expansion of our development business.

Serving All Stakeholders

In addition to financial performance, CBRE is focused on driving success for all our stakeholders: clients,
employees, shareholders, suppliers and the communities in which we live and work.

Underscoring this, in 2019 we joined other leading U.S.-based global corporations in signing the
Business Roundtable Purpose of a Corporation. The Business Roundtable shares many values that CBRE
has long embraced, and reflects our commitment to all stakeholders, to leadership in our industry, as well
as to responsible business practices generally.

One aspect of corporate responsibility that has been the subject of increased attention from our
shareholders is environmental sustainability. With responsibility for managing nearly 7 billion square feet
of space around the world, CBRE is very well positioned to have an impact on environmental
sustainability and, for some time, we have been using our leadership position to make real progress in
this area.
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At our clients’ properties, we have registered more than 5,600 buildings in the Energy Star program and
have completed more than 1,000 LEED certifications on behalf of our clients. In Australia, we have
certified more than 1,500 properties in the NABERS program. In 2016, we pledged to reduce
greenhouse gas emissions in our own workplaces by 30% by 2025. We are well on our way to
exceeding this goal, with emissions down 28% through year-end 2018. Our 2019 emission reduction
will be reported in our Corporate Responsibility Report in May.

We are proud of CBRE’s inclusion on indexes that benchmark sustainability performance, such as the
Dow Jones World Sustainability Index and the FTSE4Good Index. Most recently, Barron’s named CBRE
the 13th most sustainable company (out of 1,000 major U.S. companies that were evaluated), reflecting
our leading performance on a variety of environmental, social and governance (ESG) performance
metrics.

In addition to environmental sustainability, we remain particularly focused on making further gains in
diversity and inclusion, which we view as critical to our long-term success. Recently, CBRE was named to
the Bloomberg Gender-Equality Index and the Financial Times named us a diversity leader in Europe.

Outlook

As we look ahead, despite the significant near-term challenges presented by COVID-19, CBRE is well-
positioned to deliver strong performance for all our stakeholders well into the future. While we are
always subject to macro economic conditions, especially GDP growth, job creation and business
confidence, we have a proven ability to take market share across business lines and to benefit from
trends that are powering the long-term growth of our industry. These include the increased institutional
ownership of real estate, the outsourcing of services for occupiers and the consolidation of business to
large, diversified, globally capable service providers.

In these highly uncertain times, it is important to know that we have built an operating model and
balance sheet that can help us navigate through difficult circumstances. We value your investment in
CBRE. While we will not hold an in-person Stockholder Meeting this year due to COVID-19, we look
forward to engaging with you via a Virtual Meeting on May 14.

In closing, our thoughts are with everyone who has been impacted by the health crisis facing the world
today. We wish the very best health to you, your families and everyone in your communities.

Sincerely,

Robert E. Sulentic
President & Chief Executive Officer
CBRE Group, Inc.

(1) These are non-GAAP financial measures. Please refer to Annex A on the last page of this Annual Report for more information and a
reconciliation to GAAP measures, where applicable.
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Our performance is significantly related to general economic, political and regulatory conditions and, 
accordingly, our business, operations and financial condition could be adversely affected by economic 
slowdowns, liquidity constraints, significant public health events, such as pandemics, fiscal or political 
uncertainty and possible subsequent downturns in commercial real estate asset values, property sales and leasing 
activities in the geographies or industry sectors that we or our clients serve.



Adverse developments in the credit markets may harm our business, results of operations and financial condition.



Our operations are subject to social, political and economic risks in foreign countries as well as foreign currency 
volatility.
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We have numerous local, regional and global competitors across all of our business lines and the geographies 
that we serve, and further industry consolidation, fragmentation or innovation could lead to significant future 
competition.

Our growth and financial performance have benefited significantly from acquisitions, which may not perform as 
expected and similar opportunities may not be available in the future.



Our success depends upon the retention of our senior management, as well as our ability to attract and retain 
qualified and experienced employees.

If we are unable to manage the organizational challenges associated with our size, we might be unable to achieve 
our business objectives



Our brand and reputation are key assets of our company, and our business may be affected by how we are 
perceived in the marketplace.

Our Real Estate Investments businesses, including our real estate investment programs and co-investment 
activities, subject us to performance and real estate investment risks which could cause fluctuations in our 
earnings and cash flow and impact our ability to raise capital for future investments.



The success of our Global Workplace Solutions segment depends on our ability to enter into mutually beneficial 
contracts, deliver high quality levels of service and accurately assess working capital requirements.

A significant portion of our loan origination and servicing business depends upon our relationships with U.S. 
Government Sponsored Enterprises.



Our investments in our flexible workspace offering, Hana, may prove to be unsuccessful

We may be subject to actual or perceived conflicts of interest.

Infrastructure disruptions may disrupt our ability to manage real estate for clients or may adversely affect the 
value of real estate investments we make on behalf of clients.



Our policies, procedures and programs to safeguard the health, safety and security of our employees and others 
may not be adequate.

Our joint venture activities and affiliate program involve risks that are often outside of our control and that, if 
realized, could harm our business.

A significant portion of our revenue is seasonal, which could cause our financial results to fluctuate 
significantly.

Our debt instruments impose operating and financial restrictions on us, and in the event of a default, all of our 
borrowings would become immediately due and payable. 
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We have limited restrictions on the amount of additional recourse debt we are able to incur, which may intensify 
the risks associated with our leverage, including our ability to service our indebtedness. In addition, in the event 
of a credit-ratings downgrade, our ability to borrow and the costs of such borrowings could be adversely affected. 

Failure to maintain and execute information technology strategies and ensure that our employees adapt to 
changes in technology could materially and adversely affect our ability to remain competitive in the market.



Failure to maintain the security of our information and technology networks, including personally identifiable 
and client information, intellectual property and proprietary business information could significantly adversely 
affect us.

Interruption or failure of our information technology, communications systems or data services could impair our 
ability to provide our services effectively, which could damage our reputation and materially harm our operating 
results.



We are subject to various litigation and regulatory risks and may face financial liabilities and/or damage to our 
reputation as a result of litigation or regulatory proceedings.

Our businesses, financial condition, results of operations and prospects could be adversely affected by new laws 
or regulations or by changes in existing laws or regulations or the application thereof. If we fail to comply with 
laws and regulations applicable to us, or make incorrect determinations in complex tax regimes, we may incur 
significant financial penalties.



We may be subject to environmental liability as a result of our role as a property or facility manager or developer 
of real estate.



If we are unable to implement and maintain effective internal control over financial reporting, investors may lose 
confidence in the accuracy and completeness of our financial reports and our results of operations and stock 
price could be adversely affected.

Our goodwill and other intangible assets could become impaired, which may require us to take significant non-
cash charges against earnings.
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Revenue Recognition



Goodwill and Other Intangible Assets

Intangibles – Goodwill and Other

Income Taxes  

Accounting for 
Income Taxes





Macroeconomic Conditions 

Effects of Acquisitions 



International Operations
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Year Ended December 31, 2019 Compared to Year Ended December 31, 2018





Year Ended December 31, 2018 Compared to Year Ended December 31, 2017





Advisory Services
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Year Ended December 31, 2019 Compared to Year Ended December 31, 2018



Year Ended December 31, 2018 Compared to Year Ended December 31, 2017



Global Workplace Solutions
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Year Ended December 31, 2019 Compared to Year Ended December 31, 2018



Year Ended December 31, 2018 Compared to Year Ended December 31, 2017

Real Estate Investments
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Year Ended December 31, 2019 Compared to Year Ended December 31, 2018
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Year Ended December 31, 2018 Compared to Year Ended December 31, 2017





Historical Cash Flows

Operating Activities

Investing Activities



Financing Activities

Summary of Contractual Obligations and Other Commitments
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Indebtedness

Long-Term Debt



Short-Term Borrowings



Derivatives and Hedging

Exchange Rates

Interest Rates





Opinion on the Consolidated Financial Statements

Internal Control – Integrated Framework (2013)

Change in Accounting Principle

Leases

Basis for Opinion

Critical Audit Matter



Assessment of Gross Unrecognized Tax Benefits



Opinion on Internal Control Over Financial Reporting 

 
Internal Control – Integrated Framework (2013)

Internal Control – Integrated Framework (2013)



Basis for Opinion 

Management’s Report on Internal Control Over Financial Reporting

Definition and Limitations of Internal Control Over Financial Reporting 
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Diluted income per share:



— —

—

— —



— —

— —



— —
— —

— —
—



—
—

—
—

—
—

—
—

—
—

—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—

—
—

—
—

—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—

—
—

—
—

—
—

—
—

—
—

—
—



—
—

—
—

—
—

—
—

—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—

—
—



Principles of Consolidation

Consolidations

Variable Interest Entities (VIEs)



Voting Interest Entities (VOEs)

Other Investments

Marketable Securities

“Fair 
Value Measurements and Disclosures”

Impairment Evaluation



Use of Estimates

Cash and Cash Equivalents

Fiduciary Funds

Restricted Cash

Fiduciary Funds

Concentration of Credit Risk

Property and Equipment



Real Estate

Classification and Impairment Evaluation

Property, Plant and Equipment

 

—



Cost Capitalization and Allocation

Business 
Combinations

Disposition of Real Estate

“Other Income – Gains and Losses from the Derecognition of Nonfinancial Assets”

Lease

Goodwill and Other Intangible Assets 



Intangibles – Goodwill and Other

Deferred Financing Costs

“Interest—Imputation of Interest (Subtopic 
835-30): Presentation and Subsequent Measurement of Debt Issuance Costs Associated with Line-of-Credit 
Arrangements”



Revenue Recognition

Revenue from Contracts with 
Customers Other Assets and Deferred Costs – Contracts 
with Customers

Advisory Services

Fair Value Measurements and Disclosures
Transfers and Servicing





Global Workplace Solutions



Real Estate Investments



Accounts Receivable and Allowance for Doubtful Accounts

Remaining Performance Obligations

Contract Assets and Contract Liabilities

Contract Costs



Business Promotion and Advertising Costs 

Foreign Currencies

Comprehensive Income

Warehouse Receivables



Mortgage Servicing Rights (MSRs)

— —

Accounting for Broker Draws



Stock-Based Compensation

Compensation – Stock 
Compensation

Income Per Share 

Income Taxes

Accounting for 
Income Taxes



Self-Insurance

Reclassifications

Recently Adopted Accounting Pronouncements

Leases (Topic 842) Leases (Topic 842): Land Easement Practical 
Expedient for Transition to Topic 842 Codification Improvements to Topic 842, 
Leases Targeted Improvements Leases 
(Topic 842): Narrow-Scope Improvements for Lessors Leases (Topic 842): 
Codification Improvements.



Recent Accounting Pronouncements Pending Adoption

“Financial Instruments – Credit Losses (Topic 326):  Measurement of Credit Losses on 
Financial Instruments” “Codification Improvements to Topic 326, Financial 
Instruments—Credit Losses” Financial Instruments – Credit Losses (Topic 326): 
Targeted Transition Relief” “Codification Improvements to Topic 326, 
Financial Instruments—Credit Losses.” 

Financial Instruments—Credit Losses—
Measured at Amortized Cost Financial 
Instruments—Overall

“Compensation—Retirement Benefits—Defined Benefit 
Plans—General (Subtopic 715-20): Disclosure Framework—Changes to the Disclosure Requirements for Defined 
Benefit Plans.”

“Collaborative Arrangements (Topic 808): Clarifying the 
Interaction Between Topic 808 and Topic 606.”

“Codification Improvements to Topic 326, Financial 
Instruments—Credit Losses, Topic 815, Derivatives and Hedging, and Topic 825, Financial Instruments.”



“Income Taxes (Topic 740): Simplifying the Accounting 
for Income Taxes.”

“Investments—Equity Securities (Topic 321), Investments—
Equity Method and Joint  Ventures (Topic 323), and Derivatives and Hedging (Topic 815)—Clarifying the 
Interactions between Topic 321, Topic 323, and Topic 815.”
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Financial Instruments

• Cash and Cash Equivalents and Restricted Cash

• Receivables, less Allowance for Doubtful Accounts

• Warehouse Receivables

• Available For Sale Debt Securities 

• Equity Securities 

• Securities Sold, not yet Purchased

• Short-Term Borrowings

• Senior Term Loans



• Interest Rate Swaps

• Senior Notes 

• Notes Payable on Real Estate 
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Long-Term Debt







Short-Term Borrowings

Revolving Credit Facility

Warehouse Lines of Credit
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Stock Incentive Plans

2012 Equity Incentive Plan and 2017 Equity Incentive Plan



2019 Equity Incentive Plan

Non-Vested Stock Awards
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Bonuses

401(k) Plan



Pension Plans
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Disaggregated Revenue 
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Contract Costs
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Condensed Consolidating Statement of Operations
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Condensed Consolidating Statement of Cash Flow
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Condensed Consolidating Statement of Cash Flows

— —

— —
— —
— —
— — —
— — —
— — —
— — —
— —
— —

— — —
— — —
— — —
— — —

— —
— — —

— — —
— — —

—

— — —

—

— —
— —





Internal Control-Integrated Framework (2013)
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Financial Statements

Financial Statement Schedules

Exhibits
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ANNEX A to 2019 ANNUAL REPORT
RECONCILIATION OF CERTAIN NON-GAAP FINANCIAL MEASURES

A reconciliation of net income and diluted income per share attributable to CBRE Group, Inc. computed in accordance
with U.S. GAAP to net income and diluted income per share attributable to CBRE Group, Inc. shareholders, as
adjusted (as used in our CEO message at the beginning of this Annual Report, “Adjusted earnings”) is set forth below
(dollars in thousands, except share amounts):

Year Ended December 31,
2019 2018

Net income attributable to CBRE Group, Inc. $ 1,282,357 $ 1,063,219
Plus / minus:

Intangible asset impairment 89,787 —
Non-cash depreciation and amortization expense related to certain assets

attributable to acquisitions 81,005 113,150
Costs associated with our reorganization, including cost-savings initiatives 49,565 37,925
Integration and other costs related to acquisitions 15,292 9,124
Carried interest incentive compensation expense (reversal) to align with the

timing of associated revenue 13,101 (5,261)
Impact of fair value adjustments to real estate assets acquired in the

Telford Acquisition (purchase accounting) that were sold in period 9,301 —
Costs incurred related to legal entity restructuring 6,899 —
Write-off of financing costs on extinguished debt 2,608 27,982
Costs incurred in connection with litigation settlement — 8,868
One-time gain associated with remeasuring an investment in an

unconsolidated subsidiary to fair value as of the date the remaining
controlling interest was acquired — (100,420)

Tax impact of adjusted items and tax benefit attributable to outside basis
differences recognized as a result of a legal entity restructuring (286,945) (44,205)

Impact of U.S. tax reform — 13,368

Net income attributable to CBRE Group, Inc. shareholders, as adjusted $ 1,262,970 $ 1,123,750

Diluted income per share attributable to CBRE Group, Inc. shareholders, as
adjusted $ 3.71 $ 3.28

Weighted average shares outstanding for diluted income per share 340,522,871 343,122,741

A reconciliation of net income attributable to CBRE Group, Inc. computed in accordance with U.S. GAAP to EBITDA,
as adjusted (as used in our CEO Message at the beginning of this Annual Report, “Adjusted EBITDA”) is set forth
below (dollars in thousands):

Year Ended December 31,
2019 2018

Net income attributable to CBRE Group, Inc. $ 1,282,357 $ 1,063,219
Add:

Depreciation and amortization 439,224 451,988
Intangible asset impairment 89,787 —
Interest expense, net of interest income 85,754 98,685
Write-off of financing costs on extinguished debt 2,608 27,982
Provision for income taxes 69,895 313,058

EBITDA 1,969,625 1,954,932
Adjustments:

Costs associated with our reorganization, including cost-savings initiatives 49,565 37,925
Integration and other costs related to acquisitions 15,292 9,124
Carried interest incentive compensation expense (reversal) to align with

the timing of associated revenue 13,101 (5,261)
Impact of fair value adjustments to real estate assets acquired in the

Telford Acquisition (purchase accounting) that were sold in period 9,301 —
Costs incurred related to legal entity restructuring 6,899 —
Costs incurred in connection with litigation settlement — 8,868
One-time gain associated with remeasuring an investment in an

unconsolidated subsidiary to fair value as of the date the remaining
controlling interest was acquired — (100,420)

Adjusted EBITDA $ 2,063,783 $ 1,905,168
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