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OVERVIEW 
The industrial market in Austria has 
continued the trend seen across most of 
the year, with low demand and 
consequently subdued levels of activity. 
Therefore, prime rents remain unchanged 

over the quarter, with those in Vienna, at the same level since 
late 2006. With the eurozone area expected to remain weak –
industrial market conditions are expected to remain subdued 
throughout 2012. 

OCCUPIER FOCUS 
Overall occupier demand levels remain low, and have been at the 
same level for around the past two years. However, the trend of 
many companies are beginning to favour markets in Eastern 
Europe as lower-cost alternatives for industrial production, 
continues unabated especially at the current time.  

Most quality space is difficult to obtain and as result most 
occupier build their own premises. However, this has resulted in 
the availability of high quality space dwindling over the past year 
or so. Furthermore, older stock is increasingly hard to let or sell, 
and this older stock forms the majority of the available space 
currently on the market.  

INVESTMENT FOCUS  
There were no significant deals closed over the quarter resulting 
in no notable deals recorded over the entire year. This is 
primarily due to the limited availability of prime space, and those 
that are available tend to be owner-occupied industrial premises. 
In addition, capital remains difficult for investors to be obtained. 
With little activity recorded over the year this has kept yields 
virtually unchanged, and with little space and limited 
development, this trend should continue for the remainder of the 
year. 

OUTLOOK 
The outlook for 2012 is for the industrial market to perform in 
much the same manner as in 2011. Much will depend on the 
economic recovery within the eurozone and the impact on by far 
Austria’s largest trading partner, Germany. However, with a lack 
of prime space the market remains largely stable, although the 
threat from companies moving their operations to less expensive 
location will remain. Therefore, the outlook for both prime rents 
and yields is for minimal movement in 2012. 

 

 

MARKET OUTLOOK 

Prime Rents: Anticipated to remain unchanged.  

Prime Yields: Yields are expected to hold firm throughout 
the rest of the year. 

 

Supply: A lack of speculative development should 
continue to maintain supply levels. 

 

Demand: Demand is anticipated to hold firm for prime 
space in well located areas. 

 

 

PRIME INDUSTRIAL RENTS – DECEMBER 2011 

LOGISTICS LOCATIONS € 
SQ.M/MTH 

€ 
SQ.M/YR 

US$ 
SQ.FT/YR 

GROWTH % CAGR 
5YR 1YR 

Vienna 4.50 54.0 6.51 0.0 0.0 

Graz 3.50 42.0 5.07 0.0 0.0 

Linz 3.80 45.6 5.50 0.0 0.0 

Salzburg 3.80 45.6 5.50 0.0 0.0 

Innsbruck 4.00 48.0 5.79 0.0 0.0 
 

PRIME INDUSTRIAL YIELDS – DECEMBER 2011 

LOGISTICS LOCATIONS 
(FIGURES ARE GROSS) 

CURRENT 
QUARTER 

LAST 
QUARTER 

LAST 
YEAR 

10 YEAR 
HIGH LOW 

Vienna 7.50 7.50 7.50 7.50 6.50 

Graz 7.50 7.50 7.50 7.50 6.50 

Linz 7.50 7.50 7.50 7.50 6.50 

Salzburg 7.50 7.80 7.80 8.00 7.00 

Innsbruck 7.50 7.50 7.50 7.50 6.50 
With respect to the yield data provided, in light of the lack of recent comparable market evidence in many areas of 
Europe and the changing nature of the market and the costs implicit in any transaction, such as financing, these are very 
much a guide only to indicate the approximate trend and direction of prime initial yield levels and should not be used 
as a comparable for any particular property or transaction without regard to the specifics of the property. 
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OVERVIEW 
Following the strong performance of Q3, 
the industrial market experienced an even 
better result in Q4. Take-up surpassed the 
already high levels seen last quarter, 
making Q4 the best quarter in terms of 

gross take-up for 2011. Sustained occupier demand kept prime 
rents afloat, and with a similar situation in the investment market, 
prime yields held firm. With Belgium securing a new government 
and enacting a budget plan, there has been a renewed surge of 
confidence in the economy, which has helped to keep a positive 
sentiment within the market.  

OCCUPIER FOCUS 
Take-up in Q4 amounted to about 400,000 sq.m, which points to 
a healthy level of demand for the Belgian industrial market. The 
largest transaction of the quarter was by Stanley Black & Decker, 
who secured just-under 65,000 sq.m in the Tessenderlo (Limburg 
Province) area for a centralised distribution centre. Activity was 
primarily focussed in the Antwerp region, with occupier demand 
for large, modern logistics space, which is currently in a 
particularly limited supply. However, the speculative development 
pipeline is dry as a result of already low rents pitted against the 
inability to finance properties that are not pre-leased. With 
vacancy under pressure, however, rents will follow under a 
similar upwards pressure, forcing banks to loosen their lending 
restrictions in order to meet demand. 

INVESTMENT FOCUS  
The continuing Eurozone crisis has placed a further tightening on 
lending availability, which in turn has stabilised industrial 
investment activity over the quarter. Despite this, Q4’s industrial 
volume marginally surpassed that of Q3, bringing the year-end 
investment total to just under €150 mn. This, however, is still a 
20% decrease from 2010’s year-end volume. The most notable 
deal in Q4 was by Belgian REIT, WDP, for a 78,000 sq.m sale and 
leaseback of the Betafence property for €16.3 mn. Yields have 
held firm over the quarter due to the limited growth in activity. 

OUTLOOK 
The strong performance witnessed in Q4 is anticipated to 
continue for the Belgian industrial market in the near-future, with 
sustained demand expected to push rents forward, particularly in 
the logistics sector. The two main areas anticipated to hold 
interest in 2012 are the classic Antwerp-Brussels axis and the 
Antwerp-Limburg- Liège corridor, both of which offer large 
logistics distribution centres and thus should see a growth in 
industrial market activity.  

MARKET OUTLOOK 

Prime Rents: An increased interest in large logistics centres 
should push rents forward.  

 

Prime Yields: Yields are anticipated to hold firm on the back 
of limited investment activity. 

 

Supply: With a dry development pipeline, the supply of 
modern logistics space is dwindling. 

 

Demand: Demand is expected to sustain, particularly for 
logistics premises. 

 

 

PRIME INDUSTRIAL RENTS – DECEMBER 2011 

LOGISTICS LOCATIONS  € 
SQ.M/YR 

US$ 
SQ.FT/YR 

GROWTH % CAGR 
5YR 1YR 

Brussels  46 5.55 -0.4 0.0 

Antwerp  42 5.07 0.5 0.0 

Liège  34 4.10 -0.6 0.0 

Ghent  36 4.34 0.6 0.0 

Hasselt-Genk  35 4.22 0.6 0.0 
 

PRIME INDUSTRIAL RENTS – DECEMBER 2011 

MANUFACTURING LOCATIONS  € 
SQ.M/YR 

US$ 
SQ.FT/YR 

GROWTH % CAGR 
5YR 1YR 

Brussels  50 6.03 0.0 -3.8 

Antwerp  42 5.07 -0.9 0.0 

Liège  32 3.86 -1.8 0.0 

Ghent  30 3.62 -3.0 0.0 

Hasselt-Genk  32 3.86 -1.2 0.0 
 

PRIME INDUSTRIAL YIELDS – DECEMBER 2011 

LOGISTICS LOCATIONS 
(FIGURES ARE NET) 

CURRENT 
QUARTER 

LAST 
QUARTER 

LAST 
YEAR 

10 YEAR 
HIGH LOW 

Brussels 7.50 7.50 7.75 8.50 6.20 

Antwerp 7.50 7.50 7.75 8.50 6.40 

Liège 8.00 8.00 8.25 9.00 6.75 

Ghent 8.00 8.00 8.25 9.50 6.75 

Hasselt-Genk 8.00 8.00 8.25 9.00 7.00 
With respect to the yield data provided, in light of the lack of recent comparable market evidence in many areas of 
Europe and the changing nature of the market and the costs implicit in any transaction, such as financing, these are very 
much a guide only to indicate the approximate trend and direction of prime initial yield levels and should not be used 
as a comparable for any particular property or transaction without regard to the specifics of the property. 
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OVERVIEW 
Levels of activity remain subdued on both 
the leasing and investment side, linked to 
uncertain economic conditions. However, 
it is thought that the worst may be over as 
headlines rents stabilise following declines 

over 2011, although incentives are still evident. Prime yields are 
seeing some compression as bidders compete for top-quality 
space.  

OCCUPIER FOCUS 
Despite new speculative development at an almost standstill, the 
vacancy rate across the Sofia industrial market saw signs of 
stabilisation at the end of 2011 at around 5.3% due to low levels 
of take-up in Q4. However, with a lack of new requirements 
ready to take additional space, and the focus very much the 
bottom line as current occupiers continue to shed any excess 
space, absorption is still low. Development that is occurring is 
dominated by owner-occupier schemes or pre-lets and with this 
set to continue, it is unlikely that the vacancy rate will see any 
dramatic rises. 

Prime rents have not seen any positive movement this year, 
currently at €3.75/sq.m/month and with tenants in the driving 
seat for the time being, landlords are offering some attractive 
incentives in a bid to limit voids. Longer term as the market 
begins to see a slow pick-up in activity, the lack of development 
will support rental growth as the majority of available space is 
second hand and not suitable for occupation and thus increased 
competition for good quality space will ensue. 

INVESTMENT FOCUS  
No deals were signed in Q4 2011, with weak activity levels linked 
to the lack of quality logistics and industrial schemes with 
construction activity significantly down when compared to pre-
crisis levels. Additionally, companies which were previously a 
source of demand, are now developing their own premises. 
Despite a lack of completed transactions, with a number of deals 
in the pipeline prime logistics yields have seen compression of 50 
bps over the quarter to 12.00% in Sofia. 

OUTLOOK 
Despite moderating growth and a decrease in export demand, 
domestic consumption is improving and this will help to further 
stabilise the fundamentals underpinning the Bulgarian industrial 
market. Headline rents for good quality space are expected to 
stabilise but incentives remain evident. Investment activity will 
continue, but levels remain low, as inventors negotiate better 
price tags and assess the risk versus return. 

MARKET OUTLOOK 

Prime Rents: Headlines rents stabilise following falls. 
Incentives remain part of the overall package. 

 

Prime Yields: Investors continue to act with caution and 
continued subdued demand stabilises yields. 

 

Supply: Supply falls along with speculative 
development. Owner occupation dominates. 

 

Demand: Absorption will be low as new requirements 
are limited in number and size. 

 

 

PRIME INDUSTRIAL RENTS – DECEMBER 2011 

LOGISTICS LOCATIONS € 
SQ.M/MTH 

€ 
SQ.M/YR 

US$ 
SQ.FT/YR 

GROWTH % CAGR 
5YR 1YR 

Sofia 3.75 45 5.43 -7.4 -6.3 
 

PRIME INDUSTRIAL YIELDS – DECEMBER 2011 

LOGISTICS LOCATIONS 
(FIGURES ARE NET) 

CURRENT 
QUARTER 

LAST 
QUARTER 

LAST 
YEAR 

10 YEAR 
HIGH LOW 

Sofia 12.00 12.50 13.00 18.00 8.50 
With respect to the yield data provided, in light of the lack of recent comparable market evidence in many areas of 
Europe and the changing nature of the market and the costs implicit in any transaction, such as financing, these are very 
much a guide only to indicate the approximate trend and direction of prime initial yield levels and should not be used 
as a comparable for any particular property or transaction without regard to the specifics of the property. 
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OVERVIEW 
The Czech economy has continued to 
grow at a slow pace during 2011, and 
industrial production in particular has 
performed well on a year-on-year basis. 
The occupier market has been able to 

sustain itself and prime rents have remained stable in Prague and 
most other areas over the quarter.  

OCCUPIER FOCUS 
The major factors affecting the occupier market are tenants 
continuing to look for cost savings and to streamline operations 
and also tougher lease conditions set by developers in order to 
limit the risk on their investment. Take-up remains relatively high 
over the year with demand for logistics properties in Prague in 
particular keeping up. The vacancy rate has been declining all year 
as completions have slowed, and those that do complete are 
already let. Developers will now always ensure a pre-let before 
construction starts, and this could put the vacancy rate under 
further pressure. 

INVESTMENT FOCUS  
After two quarters of very limited activity in the Czech industrial 
investment market, Q4 saw the completion of a large portfolio 
deal and the sale of a logistics park in Stribro. As a result of these, 
and the strong performance in Q1, industrial investment volumes 
end 2011 considerably higher than the volumes of 2010, which 
was a very quiet year for industrial property investment. 
Investors remain interested in the Czech industrial market due to 
high occupancy rates and limited new supply. After yields 
hardening in the previous quarters, all prime yields held in Q4, at 
10.00% for manufacturing and 8.00% for logistics. 

OUTLOOK 
The economy is slowing but still showing positive growth, which 
should continue to impact positively on the wider industrial 
market. Industrial production growth is expected to grow at a 
slower pace in 2012, but demand for properties is expected to 
remain robust. Even with tough economic conditions, the lack of 
new supply and low vacancy will keep the market balanced. Prime 
rents are not expected to change much in 2012, with some small 
increases in Prague and Brno possible. Within the investment 
market, it is likely that volumes will not reach the high levels 
achieved this year, as although interest may remain, there is a 
limited number of large properties or portfolios that will be 
available for sale.  

 

MARKET OUTLOOK 

Prime Rents: Prime rents are expected to remain stable, 
although small increments are possible. 

 

Prime Yields: Prime yields are anticipated to hold.  

Supply: Limited speculative construction will keep 
supply low. 

 

Demand: Demand is expected to remain at a similar 
level in early 2012. 

 

 

PRIME INDUSTRIAL RENTS – DECEMBER 2011 

LOGISTICS LOCATIONS  € 
SQ.M/YR 

US$ 
SQ.FT/YR 

GROWTH % CAGR 
5YR 1YR 

Prague  45.0 5.43 -2.9 2.3 

Brno  49.0 5.91 -0.4 -2.0 
 

PRIME INDUSTRIAL YIELDS – DECEMBER 2011 

LOGISTICS LOCATIONS 
(FIGURES ARE GROSS) 

CURRENT 
QUARTER 

LAST 
QUARTER 

LAST 
YEAR 

10 YEAR 
HIGH LOW 

Prague 8.00 8.00 8.25 14.00 6.50 

Brno 8.75 8.75 9.25 15.00 7.00 
With respect to the yield data provided, in light of the lack of recent comparable market evidence in many areas of 
Europe and the changing nature of the market and the costs implicit in any transaction, such as financing, these are very 
much a guide only to indicate the approximate trend and direction of prime initial yield levels and should not be used 
as a comparable for any particular property or transaction without regard to the specifics of the property. 
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OVERVIEW 
After a more positive start to the year, 
GDP slowed towards the end of the year 
and registered negative growth in Q3. This 
was influenced by the affects of the debt 
crisis influencing external demand, but also 

by falls in public and consumer spending. This economic 
environment has led to an additionally cautious sentiment within 
the market which has kept rents unmoved this quarter, and 
indeed they have been the same all year. 

OCCUPIER FOCUS 
Despite the uncertain air to the market, demand has held up and 
annual take-up of 2011 is similar to that of 2010. This is due to 
demand remaining robust for well-situated logistics properties. 
However, it is the case that a lot of occupiers are waiting for a 
more settled economic situation before acting on plans to move 
or expand. Vacancy rates within Copenhagen remain less than a 
year ago, as completions remain very low for the year, and some 
space became absorbed. 

There is a rather small amount of space under construction in 
Copenhagen, of which, about half is pre-let, and supply is 
expected to remain low in the coming year. There are many 
properties that are planned to be built, but they are all waiting for 
a tenant to sign a pre-let before construction starts. 

INVESTMENT FOCUS  
Investment volumes for industrial assets in 2011 is more than 
double that of 2010, this is led largely by the large volumes seen 
in Q2. Q4 itself, saw higher volumes than the very low Q3 
figures. Domestic investors continue to be the main purchasers 
of Danish assets, with foreign buyers involved in only a fraction of 
the total volumes. Demand remains for well located logistics 
premises with a secure and lengthy income, however, is less 
strong for secondary assets. After manufacturing softening in Q3 
and logistics softening this quarter, yields are expected to remain 
stable for the coming year. With prime logistics yields ending the 
year at 7.50% and prime manufacturing at 8.50%. 

OUTLOOK 
The Danish economy is expected to grow by a small amount in 
2012, however, not significantly enough to cause a major rebound 
in the occupier market. As a result prime rents are expected to 
remain the same across all submarkets. On the investment side, 
the industrial market is expected to remain quiet compared to 
other commercial property assets and volumes are expected to 
be similar to that achieved in 2011.. 

MARKET OUTLOOK 

Prime Rents: Prime rents are anticipated to remain stable 
during 2012. 

 

Prime Yields: Further softening of yields is not expected.  

Supply: Limited construction pipeline will keep supply 
steady. 

 

Demand: Demand is unlikely to see much growth in 
early 2012. 

 

 

PRIME INDUSTRIAL RENTS – DECEMBER 2011 

LOGISTICS LOCATIONS Dkr 
SQ.M/YR 

€ 
SQ.M/YR 

US$ 
SQ.FT/YR 

GROWTH % CAGR 
5YR 1YR 

Copenhagen 500 67.3 8.11 -1.9 0.0 

Aarhus 400 53.8 6.49 -2.3 0.0 

Odense 350 47.1 5.68 -4.9 -12.5 
 

PRIME INDUSTRIAL YIELDS – DECEMBER 2011 

LOGISTICS LOCATIONS 
(FIGURES ARE GROSS) 

CURRENT 
QUARTER 

LAST 
QUARTER 

LAST 
YEAR 

10 YEAR 
HIGH LOW 

Copenhagen 7.50 7.25 7.25 8.50 5.50 

Aarhus 7.75 7.50 7.50 8.75 5.75 

Odense 7.75 7.50 7.50 9.00 5.75 
With respect to the yield data provided, in light of the lack of recent comparable market evidence in many areas of 
Europe and the changing nature of the market and the costs implicit in any transaction, such as financing, these are very 
much a guide only to indicate the approximate trend and direction of prime initial yield levels and should not be used 
as a comparable for any particular property or transaction without regard to the specifics of the property. 
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OVERVIEW 
With economic growth slowing and 
concerns over the eurozone persevering, 
the mood surrounding the Finnish 
industrial sector is one of uncertainty. 
Finland’s economy and the export sector 

are inextricably linked, and consequently, the industrial market 
greatly follows the movements of the global economy. Demand 
for industrial property has dropped in both the occupier and 
investor markets, with low activity keeping both rents and yields 
unchanged over the quarter.  

OCCUPIER FOCUS 
As export volumes continue to decrease occupiers are becoming 
increasingly risk averse, thereby weakening demand in the 
industrial sector. Nevertheless, rental figures have remained 
afloat over the quarter, although limited activity will most likely 
prevent any long-term growth. The Helsinki figures currently 
stand at €8.50/sq.m/month and €8.00/sq.m/month for 
manufacturing and logistics, respectively. Concerning supply, the 
speculative development pipeline remains low, with little to no 
new space coming onto market. Additionally, limited take-up and 
a lack of new supply have kept vacancy relatively stable, which 
should inevitably begin to ease.  

INVESTMENT FOCUS  
Following the trend witnessed over the past year, industrial 
investment plummeted in Q4, bringing the 2011 year-end volume 
to just over €84 mn. Compared with 2010’s considerably higher 
year-end figure of €274 mn, it is evident that shaky economic 
conditions and falling export volumes are translating into a weak 
industrial investment sector. Those investors that are present 
with their assets are seeking properties with long-leased 
contracts; however, considering the prevalent uncertainty 
surrounding the market, these terms are difficult to secure. Low 
activity has kept yields virtually unchanged across the country. 

OUTLOOK 
The outlook for the Finnish industrial market is to be determined 
by a number of socio-economic factors. Overall economic 
growth is now thought to be minimal for 2012 with continued 
low export volumes. Subsequently, both investment and occupier 
demand in the industrial property sector are expected to be 
subdued. Additionally, a new taxation on diesel fuel is 
undoubtedly anticipated to have an impact on the logistics 
market.  On a more positive note, Russia – one of Finland’s most 
crucial trading partners – is set to join the WTO this year, which 
would bring lower trading costs between the two countries. 

MARKET OUTLOOK 

Prime Rents: Prime rents are expected to keep at current 
levels throughout 2012. 

 

Prime Yields: Despite declining investment activity, yields 
should remain stable for the near future. 

 

Supply: A limited speculative development pipeline is 
anticipated to hamper supply levels. 

 

Demand: Demand is expected to fall significantly on the 
back of an uncertain global economy. 

 

 

PRIME INDUSTRIAL RENTS – DECEMBER 2011 

LOGISTICS LOCATIONS € 
SQ.M/MTH 

€ 
SQ.M/YR 

US$ 
SQ.FT/YR 

GROWTH % CAGR 
5YR 1YR 

Helsinki 8.00 96 11.58 -2.3 0.0 

Turku 5.00 60 7.24 -1.9 0.0 

Tampere 5.00 60 7.24 -1.9 0.0 
 

PRIME INDUSTRIAL YIELDS – DECEMBER 2011 

LOGISTICS LOCATIONS 
(FIGURES ARE NET) 

CURRENT 
QUARTER 

LAST 
QUARTER 

LAST 
YEAR 

10 YEAR 
HIGH LOW 

Helsinki 7.25 7.25 7.25 11.00 6.30 

Turku 8.75 8.75 8.50 12.00 6.50 

Tampere 8.50 8.50 8.50 12.00 6.60 
With respect to the yield data provided, in light of the lack of recent comparable market evidence in many areas of 
Europe and the changing nature of the market and the costs implicit in any transaction, such as financing, these are very 
much a guide only to indicate the approximate trend and direction of prime initial yield levels and should not be used 
as a comparable for any particular property or transaction without regard to the specifics of the property. 
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OVERVIEW 
Market performance during 2011 was 
more positive than in the previous year. 
The keen appetite of occupiers upgrading 
their property assets for new or recent, 
conveniently located large logistics 

platforms did not flag in recent months despite seemingly 
unfavourable market conditions Yields were stable over the 
quarter as the investment market was subdued with little 
transactional activity recorded. 

OCCUPIER FOCUS 
As economic conditions have worsened over the year, the 
market has been increasingly characterised by occupiers looking 
to rationalise their supply chains, in order to reduce operating 
costs. Therefore, one of the more active sectors over the year 
has been the large retail distribution operators, looking to 
streamline their national or regional operations. Large 
transactions featured strongly in 2011, with many occupiers 
looking for large, high quality and more importantly first class 
specifications in terms of technology. Thus allowing tenants to 
move and upgrade their space at the same time.  

Available supply within the market has moved down over the 
year, with much of it still concentrated in the southern Ile-de-
France and northern Isere regions. Although demand for new 
buildings was steady, the amount of speculative schemes has 
declined in line with economic conditions and the subsequent 
difficulties in obtaining credit.  

INVESTMENT FOCUS  
Trading volumes in the final quarter of the year were subdued 
compared to the 3rd quarter, with just under €200 mn of space 
transacted. Investors remain focussed on high quality, well 
located space, although the amount of investment grade product 
is scarce. However, with volumes easing, yields have remained 
unchanged over the quarter. Furthermore, prime yields were 
stable over the duration of 2011, standing at 7% in Paris.  

OUTLOOK 
The prevailing trend within the logistics and warehousing sector 
in one of uncertainty due to the economic difficulties and the 
resultant impact on manufacturing. However, the development of 
technology by logistics operators via e-commerce or benefitting 
from the outsourcing of high value products such as 
pharmaceuticals or high tech goods, may result in resilient activity 
in 2012. Despite availability levels falling, rents are not anticipated 
to come under pressure over the year and should hold firm.  

MARKET OUTLOOK 

Prime Rents: Prime rents will remain stable.  

Prime Yields: Prime yields are expected to keep at current 
levels for the near future. 

 

Supply: Persistent halt in the launch of speculative 
schemes. 

 

Demand: Future demand levels remain uncertain.  

 

PRIME INDUSTRIAL RENTS – DECEMBER 2011 

LIGHT INDUSTRIAL LOCATIONS  € 
SQ.M/YR 

US$ 
SQ.FT/YR 

GROWTH % CAGR 
5YR 1YR 

Paris  115 13.87 5.0 9.5 

Lyon  60 7.24 1.8 0.0 

Marseille  55 6.63 0.7 5.8 

Bordeaux  50 6.03 -0.4 0.0 

Strasbourg  56 6.75 2.3 3.7 

Lille  50 6.03 0.0 0.0 

Toulouse  50 6.03 0.8 2.0 
 

PRIME INDUSTRIAL RENTS – DECEMBER 2011 

LOGISTICS LOCATIONS  € 
SQ.M/YR 

US$ 
SQ.FT/YR 

GROWTH % CAGR 
5YR 1YR 

Paris  52 6.27 -1.1 2.0 

Lyon  47 5.67 -0.4 0.0 

Marseille  42 5.07 -1.4 0.0 

Bordeaux  42 5.07 -1.4 -2.3 

Strasbourg  47 5.67 0.0 4.4 

Lille  42 5.07 -0.5 -2.3 

Toulouse  42 5.07 0.0 0.0 
 

PRIME INDUSTRIAL YIELDS – DECEMBER 2011 

LOGISTICS LOCATIONS 
(FIGURES ARE NET) 

CURRENT 
QUARTER 

LAST 
QUARTER 

LAST 
YEAR 

10 YEAR 
HIGH LOW 

Paris 7.00 7.00 7.00 9.85 6.00 

Lyon 7.25 7.25 7.25 10.25 6.00 

Marseille 7.50 7.50 7.50 10.50 6.50 

Bordeaux 8.00 8.00 8.00 10.50 7.00 

Strasbourg 8.00 8.00 8.00 10.00 7.00 

Lille 7.25 7.25 7.25 10.00 6.50 

Toulouse 8.00 8.00 8.00 11.25 7.00 
With respect to the yield data provided, in light of the lack of recent comparable market evidence in many areas of 
Europe and the changing nature of the market and the costs implicit in any transaction, such as financing, these are very 
much a guide only to indicate the approximate trend and direction of prime initial yield levels and should not be used 
as a comparable for any particular property or transaction without regard to the specifics of the property. 

 
Source: Cushman & Wakefield 
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OVERVIEW 
The latest trade sector data coming out of 
Germany show mixed performance, with 
export volumes recovering in November 
after a slump recorded in October. 
Caution in the market is apparent as the 

eurozone debt crisis continues to hurt business expectations and 
this has filtered down to decreasing order books in the final 
quarter of the year. Nevertheless, demand for industrial space 
remained relatively stable, helping to support rents in Q4 across 
all key industrial markets in the country. 

OCCUPIER FOCUS 
Following on from the trend seen in the earlier quarters of 2011, 
Q4 has seen some additional significant deals close, in both the 
manufacturing and logistics sub sectors; SMA Solar Technology 
AG leased 47,000 sq.m of warehouse space in Kassel 
representing one of the largest deals done over the quarter. In 
Böblingen LGI leased some 30,000 sq.m logistics space in 
Logistikpark Böblingen, while the wider Hamburg area also saw 
several large-scale transactions close including the Rieck-Logistik-
Gruppe leasing 19,000 sq.m and Backring Nord taking up 18,000 
sq.m. Most deals, however remain for floorplates that are closer 
to the 5,000 sq.m mark.  

Overall, there remains a short supply of available quality space in 
the market and with a limited speculative pipeline short term this 
will help to keep the vacancy fairly stable, as most of the current 
active developments are designed to satisfy the owner occupier 
and the built-to-suit needs. 

INVESTMENT FOCUS  
Around €300 million worth of industrial assets were transacted 
in Q4, almost 30% lower than the volume recorded over Q3. 
However, in annual terms, the 2011 volumes were similar to 
those seen in 2010 indicating stability in investor demand for core 
industrial assets which offer a secure income stream. Prime yields 
were unchanged over the last three months of the year following 
the compression observed in the third quarter. 

OUTLOOK 
The moderating, albeit still positive outlook for both external and 
domestic demand, will dampen industrial production slightly, 
resulting in a stagnation in 2012. Demand from occupiers should 
remain robust with moderate rental increases only possible in 
those areas of high demand and low levels of quality space – 
Hamburg Harbour or Frankfurt Airport in particular, which are 
currently seeing some increased occupier activity.  

 

MARKET OUTLOOK 

Prime Rents: Some moderate rises possible in the medium 
term as quality supply remains limited.  

 

Prime Yields: Unchanged in the near term, but could harden 
again towards the end of 2012. 

 

Supply: Most new supply will be non-speculative 
therefore having little effect on vacancy. 

 

Demand: There will be ongoing demand for good quality 
space. 

 

 

PRIME INDUSTRIAL RENTS – DECEMBER 2011 

LOGISTICS LOCATIONS € 
SQ.M/MTH 

€ 
SQ.M/YR 

US$ 
SQ.FT/YR 

GROWTH % CAGR 
5YR 1YR 

Berlin 5.50 66.0 7.96 1.9 3.8 

Frankfurt 6.95 83.4 10.06 1.3 0.0 

Hamburg 5.50 66.0 7.96 -1.7 0.0 

Munich 7.00 84.0 10.13 3.1 7.7 

Dusseldorf 5.50 66.0 7.96 0.0 0.0 

Stuttgart 5.30 63.6 7.67 0.2 0.0 

Cologne 5.25 63.0 7.60 1.0 0.0 

Leipzig 4.75 57.0 6.87 0.0 0.0 
 

PRIME INDUSTRIAL YIELDS – DECEMBER 2011 

LOGISTICS LOCATIONS 
(FIGURES ARE NET) 

CURRENT 
QUARTER 

LAST 
QUARTER 

LAST 
YEAR 

10 YEAR 
HIGH LOW 

Berlin 7.20 7.20 7.40 8.25 6.25 

Frankfurt 6.60 6.60 6.70 7.75 6.00 

Hamburg 6.50 6.50 6.60 8.00 6.00 

Munich 6.55 6.55 6.65 7.50 6.00 

Dusseldorf 6.65 6.65 6.80 7.75 6.25 

Stuttgart 7.05 7.05 7.25 8.25 6.50 

Cologne 6.60 6.60 6.75 8.50 6.25 

Leipzig 6.90 6.90 7.10 8.50 6.50 
With respect to the yield data provided, in light of the lack of recent comparable market evidence in many areas of 
Europe and the changing nature of the market and the costs implicit in any transaction, such as financing, these are very 
much a guide only to indicate the approximate trend and direction of prime initial yield levels and should not be used 
as a comparable for any particular property or transaction without regard to the specifics of the property. 
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OVERVIEW 
The Greek government debt crisis 
continues to impact on increased levels of 
uncertainty in the market and on 20th 
October the Parliament approved a new 
raft of austerity measures, including 

additional wage and pension cuts and public sector layoffs. 
Industrial production, which has already seen significant falls this 
year, continued its downward trend which has led to a scaling 
back of activity in the industrial real estate sector. Rents for both 
prime and secondary property in the manufacturing and logistics 
sub sectors have either been propped up by considerable 
incentives this quarter or have seen some further falls.  

OCCUPIER FOCUS 
With order books substantially down, demand in the 
occupational market is muted. Leasing deals that are being looked 
at are driven by companies who have rationalisation at the top of 
their agendas and are looking to cut costs, releasing excess space 
as they slim down their operations.  

The overall amount of available space continues to rise across all 
markets in Greece. However, development construction has 
been reined in and with banks reluctant to lend to real estate due 
to the associated risk levels, this will bode well for the future 
when supply:demand fundamentals are more aligned again. 

INVESTMENT FOCUS  
Investors have withdrawn from the market until better 
fundamentals bed down, although this is some way off with 
significant negative growth expected over the course of the year. 
Any product that is coming to the market is those that are 
distressed in nature and where owners have defaulted on their 
loans, or are in urgent need of raising capital. Given the lack of 
evidence it is difficult to ascertain the true level of yields but is 
believed to be around 10.60% for logistics space in Athens and 
100 bps higher in Thessaloniki. 

OUTLOOK 
With growth forecast at -6.1% for 2012 there are tough times 
ahead for Greece. The Greek government is finding it increasingly 
difficult to keep to its deficit reduction targets, as despite further 
cuts, revenue collected has been falling too. Positive growth and 
industrial production is not expected to return until 2015, and 
until then the industrial market will struggle to achieve anything 
more than stabilisation of the occupier market. Yields are 
expected to soften further as little confidence remains in the 
investment market. 

 

MARKET OUTLOOK 

Prime Rents: Rents are likely to continue to slide as demand 
wanes and availability rises. 

 

Prime Yields: Yields move out further as level of risk 
increases. 

 

Supply: Availability rises as occupiers shed excess 
space and companies close. 

 

Demand: And activity is by companies consolidating 
and/or downsizing. 

 

 

PRIME INDUSTRIAL RENTS – DECEMBER 2011 

LOGISTICS LOCATIONS € 
SQ.M/MTH 

€ 
SQ.M/YR 

US$ 
SQ.FT/YR 

GROWTH % CAGR 
5YR 1YR 

Athens 4.40 52.8 6.37 -6.0 -2.2 
 

PRIME INDUSTRIAL YIELDS – DECEMBER 2011 

LOGISTICS LOCATIONS 
(FIGURES ARE GROSS) 

CURRENT 
QUARTER 

LAST 
QUARTER 

LAST 
YEAR 

10 YEAR 
HIGH LOW 

Athens 10.75 10.60 9.90 10.75 7.30 
With respect to the yield data provided, in light of the lack of recent comparable market evidence in many areas of 
Europe and the changing nature of the market and the costs implicit in any transaction, such as financing, these are very 
much a guide only to indicate the approximate trend and direction of prime initial yield levels and should not be used 
as a comparable for any particular property or transaction without regard to the specifics of the property. 
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OVERVIEW 
The economic and political turmoil 
continues to impact Hungary’s business 
environment. The weak forint, which is to 
blame for the increasing household debt, 
has kept domestic consumption low, 

however, it also appears to have, to some extent, helped exports, 
with annual export growth over the year expected to hit 6.0% (in 
euro values), or 16.1% (in forint values). Consequently, industrial 
production also grew year-on-year, by 3.0% in October and 3.5% 
in November. Following on from the stable trend seen in the 
earlier quarters of 2011, prime industrial rents held firm in Q4 at 
€3.50/sq.m/month in all key markets across Hungary. 

OCCUPIER FOCUS 
In Budapest, the bulk of occupier activity continues to stem from 
lease renewals, accounting for 63% of all lettings over the final 
quarter of the year, with Auchan’s 37,000 sq.m deal the largest 
recorded in Q4. The positive, albeit moderate, absorption has left 
the vacancy standing high at 20.8%. It is encouraging however, 
that new international entrants continue to look for 
opportunities to take a foothold in the market, primarily in the 
electronics and automotive sectors. Furthermore, outside 
Budapest, suppliers to Mercedes’ and Audi’s production units 
continue to support occupier interest in the areas around 
Kecskemét and Györ, respectively. 

Speculative construction continues to be restrained due to the 
lack of financing, and with the typical lease lengths now shorter 
(1-3 years) and with the vacancy still high, this is adding a degree 
of risk to any new development. 

INVESTMENT FOCUS  
The investment market was quiet in Q4 with no significant deals 
concluding. The scarcity of finance and the lack of prime quality 
assets are the key deterring factors here. Consequently, yields 
haven’t changed since Q3 and are currently quoted at 9.00% in 
Budapest. However, the improving business environment in some 
of the regional markets may see yields begin to even out across 
the board, although there is yet only limited evidence to support 
this. 

OUTLOOK 
With a disappointing GDP growth forecast for 2012, a short term 
recovery of the industrial market is unlikely however, the export 
sector could temporarily benefit from the weak currency. 
Expansion plans will remain on hold with renewals and 
relocations likely to remain the primary source of activity, leaving 
market vacancy and rents unchanged. 

MARKET OUTLOOK 

Prime Rents: With a limited increase in demand anticipated 
short term, rents are expected to hold firm. 

 

Prime Yields: Tight supply and moderate demand should see 
yields unchanged over much of the year. 

 

Supply: No new developments expected to come 
online in 2012. 

 

Demand: The weak economy is likely to filter down to a 
moderate occupier activity. 

 

 

PRIME INDUSTRIAL RENTS – DECEMBER 2011 

LOGISTICS LOCATIONS € 
SQ.M/MTH 

€ 
SQ.M/YR 

US$ 
SQ.FT/YR 

GROWTH % CAGR 
5YR 1YR 

Budapest 3.50 42.0 5.07 -4.9 0.0 

Debrecen 3.50 42.0 5.07 -6.9 0.0 

Miskolc 3.50 42.0 5.07 -4.9 0.0 

Györ 3.50 42.0 5.07 -6.1 0.0 

Székesfehérvár 3.50 42.0 5.07 -4.9 0.0 
 

PRIME INDUSTRIAL YIELDS – DECEMBER 2011 

LOGISTICS LOCATIONS 
(FIGURES ARE GROSS) 

CURRENT 
QUARTER 

LAST 
QUARTER 

LAST 
YEAR 

10 YEAR 
HIGH LOW 

Budapest 9.00 9.00 9.00 10.60 6.75 

Debrecen 9.25 9.50 9.50 14.00 7.50 

Miskolc 9.25 9.50 9.50 14.00 7.50 

Györ 9.25 9.50 9.50 13.00 7.00 

Székesfehérvár 9.25 9.50 9.50 12.50 7.00 
With respect to the yield data provided, in light of the lack of recent comparable market evidence in many areas of 
Europe and the changing nature of the market and the costs implicit in any transaction, such as financing, these are very 
much a guide only to indicate the approximate trend and direction of prime initial yield levels and should not be used 
as a comparable for any particular property or transaction without regard to the specifics of the property. 
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OVERVIEW 
The Irish economy continues to benefit 
from exports, which has helped to sustain 
industrial property interest and keep the 
market active. While the beginnings of 
2011 saw logistics operators drive demand, 

as the year progressed the market shifted in favour of smaller 
transactions of less than 1,000 sq.m. Flexibility in lease terms, 
break options and incentives continue to be key necessities for 
securing occupier tenancy, which has consequently placed an 
increasing downwards pressure on all rents. 

OCCUPIER FOCUS 
The year-end take-up for 2011 was just over 140,000 sq.m with 
very little variance between each quarter throughout the year, 
indicating a continued steady demand going into Q1. Throughout 
the year, over 60% of occupier deals were for space of less than 
1,000 sq.m, and this trend has continued to rise. As a whole, 
activity was primarily focussed in the south-west region of 
Dublin, which accounted for well over half of all deals. As 2011 
progressed an increasing amount of supply continued to come 
onto market through receivers, pushing availability forward to 
reach a high 1.13 mn sq.m. The overall Dublin vacancy rate now 
stands at approximately 17%, although this hides the wide 
disparity between the low 9% seen in the southern submarkets 
and the  rates as high as 28% in the northern regions 

INVESTMENT FOCUS  
Due to the continued limitations on financing, no industrial 
investment transactions closed over the quarter. However, in 
December the Irish government both decided against the 
retrospective ban on upwards-only rent reviews and lowered the 
commercial property stamp duty to 2%. These decisions are 
expected to encourage buyers to invest in Ireland, which should 
inevitably stimulate market activity. Yields have continued to rise 
across the sector due to the limited amount of closed deals. 

OUTLOOK 
Although the Irish economy remains surrounded by uncertainty, 
the manufacturing sector continues to show signs of resilience, 
with growth in industrial production expected to continue into 
2012. In the property market, Ireland’s industrial competitiveness 
is improving on the back of diminishing rents and lease flexibility, 
both of which should remain crucial for securing tenant demand. 
With no speculative development anticipated in the near future, 
opportunities may arise for build-to-suit construction over the 
next year, particularly for larger properties of greater than 7,000 
sq.m, which are currently in short supply.  

MARKET OUTLOOK 

Prime Rents: Rents should fall as securing attractive rental 
deals remains crucial to tenant demand. 

 

Prime Yields: Yields are expected to remain relatively stable 
with a slight risk of minor increases. 

 

Supply: Supply levels are increasing as more space 
comes onto market through receivers.  

 

Demand: The wide availability of incentives and low 
rents are expected to keep demand steady. 

 

 

PRIME INDUSTRIAL RENTS – DECEMBER 2011 

LOGISTICS LOCATIONS  € 
SQ.M/YR 

US$ 
SQ.FT/YR 

GROWTH % CAGR 
5YR 1YR 

Dublin  65 7.84 -11.5 -12.2 
 

PRIME INDUSTRIAL YIELDS – DECEMBER 2011 

LOGISTICS LOCATIONS 
(FIGURES ARE NET) 

CURRENT 
QUARTER 

LAST 
QUARTER 

LAST 
YEAR 

10 YEAR 
HIGH LOW 

Dublin 8.85 8.75 8.50 8.85 5.50 
With respect to the yield data provided, in light of the lack of recent comparable market evidence in many areas of 
Europe and the changing nature of the market and the costs implicit in any transaction, such as financing, these are very 
much a guide only to indicate the approximate trend and direction of prime initial yield levels and should not be used 
as a comparable for any particular property or transaction without regard to the specifics of the property. 
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OVERVIEW 
In the north of Italy the logistics sector has 
been characterized by a good level of 
activity in the occupational market, 
comprising lettings and owner-occupier 
transactions. The total volume is more 

than double the 2010 level. The current economic and financial 
situation has restrained development, particularly for speculative 
schemes. Occupier demand in both Milan and Rome market is for 
good quality space. Prime rents in the favoured locations have 
remained unchanged over the quarter. 

OCCUPIER FOCUS 
Demand in Milan has been focussed on built to suit options which 
accounted for 45% of transactions over the quarter. In Rome 
those tenants seeking larger premises of between 10,000-20,000 
sq.m, are having to look further outside of the city in order to 
secure space.    

The pipeline in Milan is largely stable, with 56% of ongoing works 
for pre-lease transaction and only the 44% is for speculative (as 
developers are finding credit harder to source without pre-
lettings). In Rome there are two significant schemes ready to be 
completed as soon as a pre-lease agreement is signed. The 
logistic markets has therefore experienced a decrease in 
availability of Grade A units instead of a rise in Grade B and C 
space. Landlord incentives will still play an important role.   

INVESTMENT FOCUS  
Investment volumes have continued to ease down from the Q2 
peak of 2011, with just under €20 mn transacted in Q4. There is 
investor interest for prime opportunities but there are limited 
assets on offer and the lack of liquidity has further stalled the 
market. Despite the lack of activity over the quarter, yields have 
been held firm with prime yields in Milan remaining at 7.75%. 

OUTLOOK 
The economic situation within Italy has weakened since the 
middle of the year. Austerity measures will have an adverse 
impact in the short/medium term. Effective rents (adjusted for 
initial concessions) are likely to come under pressure except 
where the local relationship between offer and demand are in 
balance. The outlook is that both occupiers and investors are 
primarily concentrating on well located, high quality spaces.  The 
increase of fuel costs will impact on logistics operators. 

 

 

 

MARKET OUTLOOK 

Prime Rents: Prime asking rents will remain stable, with 
large incentives underpinning them. 

 

Prime Yields: Investors continue to seek prime assets but 
face limited products on offer. 

 

Supply: Low prime vacancy. High volume of second 
hand properties. 

 

Demand: Demand is expected to remain stable.  

 

PRIME INDUSTRIAL RENTS – DECEMBER 2011 

LOGISTICS LOCATIONS  € 
SQ.M/YR 

US$ 
SQ.FT/YR 

GROWTH % CAGR 
5YR 1YR 

Rome  60.0 7.24 -1.9 0.0 

Milan  55.0 6.63 -1.1 0.0 

Bologna  46.0 5.55 -4.2 -8.0 

Piacenza  42.0 5.07 n/a 0.0 

Verona  52.0 6.27 n/a -5.5 

Turin  40.0 4.82 -5.8 -11.1 
 

PRIME INDUSTRIAL YIELDS – DECEMBER 2011 

LOGISTICS LOCATIONS 
(FIGURES ARE GROSS) 

CURRENT 
QUARTER 

LAST 
QUARTER 

LAST 
YEAR 

10 YEAR 
HIGH LOW 

Rome 8.00 8.00 8.00 8.60 6.90 

Milan 7.75 7.75 8.00 8.50 6.75 

Bologna 8.00 8.00 8.00 8.60 7.00 

Piacenza 8.00 8.00 8.00 8.00 7.10 

Verona 8.25 8.25 8.25 8.25 6.90 

Turin 8.50 8.50 8.50 8.80 7.00 
NOTES: (1) Prime Rent and Yield figures illustrated above refer to logistics properties. Prime rents for freight 
warehouses tend to be significantly higher. (2) Piacenza and Verona have become relevant logistics clusters, attracting 
many operators. Figures there go back to 2007. 
 
With respect to the yield data provided, in light of the lack of recent comparable market evidence in many areas of 
Europe and the changing nature of the market and the costs implicit in any transaction, such as financing, these are very 
much a guide only to indicate the approximate trend and direction of prime initial yield levels and should not be used 
as a comparable for any particular property or transaction without regard to the specifics of the property. 
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OVERVIEW 
The ongoing eurozone economic 
difficulties have had an effect on the 
industrial market in the Netherlands. 
Occupier demand has slowed in the 
second half of the year as a result of the 

growing economic uncertainty. Despite this, prime rents have 
remained unchanged throughout the country. Prime yields were 
stable over the quarter, with Schiphol remaining at 7.60% 

OCCUPIER FOCUS 
The prevailing focus of occupier demand continued to be on well 
located, high quality stock in the logistic hotspots, including both 
Schiphol Airport and Rotterdam. However, overall demand levels 
have eased over the quarter but encouragingly, 2011 was a more 
active year than both 2009 and 2010. Occupiers currently prefer 
shorter leases, with the current trend for back to back leases 
increasingly popular. Consequently, internet based retailers have 
been active in the final quarter of the year in the run up to the 
holiday season.   

Availability of prime space continues to diminish slowly as 
demand remains focussed on high quality space. However, most 
vacant space is mostly obsolete space in more secondary 
locations. With the continuing economic uncertainty, developers 
remain largely risk averse and ‘built to suit’ is the principal 
method of development. Speculative development remains 
virtually non-existent. 

INVESTMENT FOCUS  
Overall investment volumes for 2011 were positive with 
industrial transactions accounting for almost 20% of all deals in 
the Netherlands over the year. Although the industrial volumes 
were noticeably reduced in the second half of the year. Investors 
are concentrating on high quality, well located space, preferably 
with long leases, although occupiers are currently favouring more 
shorter leases. After moving down in Q3 prime yields held firm 
as investment activity was muted. 

OUTLOOK 
The eurozone economic uncertainty will slow the market, but 
the Netherlands remains one of the major logistic hubs within 
Europe, therefore demand for well located, high quality space will 
continue. Prime rents should hold firm in the short term, 
although secondary rents will see further pressure as most of the 
available stock remains difficult to let. Investment volumes should 
hold firm. 

 

MARKET OUTLOOK 

Prime Rents: Prime rents holding firm.  

Prime Yields: Yields for prime properties with long-lease 
contracts remain under pressure. 

 

Supply: While the amount of prime stock is falling, the 
supply of secondary product is rising. 

 

Demand: Slow but steady.  

 

PRIME INDUSTRIAL RENTS – DECEMBER 2011 

LOGISTICS LOCATIONS  € 
SQ.M/YR 

US$ 
SQ.FT/YR 

GROWTH % CAGR 
5YR 1YR 

Amsterdam  60.0 7.24 -3.0 0.0 

Schiphol  85.0 10.25 -1.1 0.0 

Rotterdam  60.0 7.24 0.0 0.0 

Eindhoven   60.0 7.24 0.0 0.0 

Venlo  50.0 6.03 -3.6 0.0 

Tilburg  50.0 6.03 0.0 -5.7 

Nijmegen  50.0 6.03 0.0 0.0 
 

PRIME INDUSTRIAL YIELDS – DECEMBER 2011 

LOGISTICS LOCATIONS 
(FIGURES ARE GROSS) 

CURRENT 
QUARTER 

LAST 
QUARTER 

LAST 
YEAR 

10 YEAR 
HIGH LOW 

Amsterdam 7.75 7.75 7.90 8.75 6.25 

Schiphol 7.60 7.60 7.70 8.50 6.00 

Rotterdam 7.80 7.80 7.90 9.00 6.25 

Eindhoven 7.75 7.75 7.90 9.00 6.50 

Venlo* 7.75 7.75 7.90 8.50 6.40 

Tilburg* 7.75 7.75 7.90 8.75 6.50 

Nijmegen* 7.75 7.75 7.90 9.00 6.50 
Note: * 8 yr record. 
 
With respect to the yield data provided, in light of the lack of recent comparable market evidence in many areas of 
Europe and the changing nature of the market and the costs implicit in any transaction, such as financing, these are very 
much a guide only to indicate the approximate trend and direction of prime initial yield levels and should not be used 
as a comparable for any particular property or transaction without regard to the specifics of the property. 
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OVERVIEW 
Although economic growth in 2011 has 
been positive, the weaker outlook in the 
eurozone has affected the exports sector 
and this has had sway on industrial sector 
activity. For both manufacturing and 

logistics prime rents, the figures have remained stable over the 
quarter in Oslo. However, logistics rents have fallen on an annual 
basis as developers and landlords continue to compete for 
tenants. 

OCCUPIER FOCUS 
Industrial demand – particularly for logistics purposes – continues 
to be relatively strong, with smaller occupiers seeking space in 
central Oslo and larger companies reaching for industrial parks in 
the Greater Oslo submarkets.  

The Norwegian industrial market has little speculative 
construction currently underway, as developers attempt to 
attract potential tenants before construction is started. The 
majority of properties in Norway are built-to-suit, which makes 
the second hand market slower to arrange leases in, and 
encourages older properties to be converted for other purposes 
if an alternate user can’t be found. As a result, Norway has 
managed to keep supply levels firm, and with a relatively low 
development pipeline this trend is expected to continue during 
the course of the year. 

INVESTMENT FOCUS  
In the last six months investment activity appears to have picked 
up in Norway, allowing the annual total volumes for industrial 
property in 2011 to now surpass that for 2010. Demand is 
particularly focused on prime assets, with secondary typically 
taking a long time to sell. The Norwegian investment market is 
heavily dominated by domestic buyers, with very little activity 
witnessed by foreign players this year. Prime yields held this 
quarter for both manufacturing and logistics, but they remain 50 
basis points down on last year, at 6.75% and 6.25% respectively. 

OUTLOOK 
Norway is expected to continue on its path of economic growth, 
at a similar pace in 2012 as in 2011. However, due to the 
eurozone crisis, it is unlikely that growth will be export driven, 
and the dependence on domestic demand may have a slowing 
impact on industrial output. Demand is expected to remain at a 
steady level in the year to come, and prime rents are likely to 
hold. The slowing industrial market is likely to put off investors in 
the sector, as they look elsewhere for more secure assets. 
However, there will remain demand for low-risk prime 
properties with secure covenants. 

MARKET OUTLOOK 

Prime Rents: Rents are expected to hold, but further small 
falls cannot be ruled out. 

 

Prime Yields: Prime yields are expected to remain stable.  

Supply: Supply levels are limited from land and 
development restrictions. 

 

Demand: Demand should remain steady, for the first 
part of the year. 

 

 

PRIME INDUSTRIAL RENTS – DECEMBER 2011 

LOGISTICS LOCATIONS Nkr 
SQ.M/YR 

€ 
SQ.M/YR 

US$ 
SQ.FT/YR 

GROWTH % CAGR 
5YR 1YR 

Oslo 900 116 14.0 1.8 -5.3 
 

PRIME INDUSTRIAL YIELDS – DECEMBER 2011 

LOGISTICS LOCATIONS 
(FIGURES ARE NET) 

CURRENT 
QUARTER 

LAST 
QUARTER 

LAST 
YEAR 

10 YEAR 
HIGH LOW 

Oslo 6.25 6.25 6.75 12.00 6.25 
With respect to the yield data provided, in light of the lack of recent comparable market evidence in many areas of 
Europe and the changing nature of the market and the costs implicit in any transaction, such as financing, these are very 
much a guide only to indicate the approximate trend and direction of prime initial yield levels and should not be used 
as a comparable for any particular property or transaction without regard to the specifics of the property. 
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OVERVIEW 
The Polish economy experienced a minor 
ease in growth over the quarter, although 
conditions in Poland continue to be much 
better than many other European 
countries. Amidst turbulence in the 

eurozone, however, demand for Polish exports has also slowed, 
which has largely stabilised the rising demand seen in Q3. 
Nevertheless, the industrial market remained relatively steady, 
with solid investment and most rental figures holding firm. 

OCCUPIER FOCUS 
Demand was largely stable over the quarter due to a relatively 
steady economy. Occupier preference remains for modern space 
in core locations. While sustained demand helped keep rents firm 
across most submarkets, there are a few exceptions. In Kraków, 
increasing fit-out costs for manufacturing properties, coupled 
with low availability, has placed an upwards pressure on rents. 
However, in Katowice, where the vacancy of production space is 
considerably high, rents have fallen over the quarter. 

Supply levels vary between submarkets in the industrial sector. In 
Kraków, vacancy is considerably low, as there continues to be a 
lack of good-quality, modern product in the region.  In Katowice, 
the story is different; the availability of manufacturing supply is 
quite large, where more vacant buildings of secondary quality are 
adapted for manufacturing purposes than in other Polish 
industrial submarkets.  

INVESTMENT FOCUS  
Although lifting slightly from last quarter, the industrial 
investment volume was minimal this quarter, bringing the 2011 
year-end total to €165 mn. This represents a just over 23% 
decrease from the year-end total seen in 2010. Only one deal 
was secured this quarter: NGI’s 28,000 sq.m purchase of 
Panattoni Park Mysłowice I from Credit Suisse. Despite low 
activity levels, both manufacturing and logistics yields remained 
unchanged from last quarter. 

OUTLOOK 
An impending economic slowdown is expected for the beginning 
of 2012, deriving from fiscal tightening schemes put into place and 
a general decline in eurozone demand for Polish exports. This 
could have a simultaneous easing effect on the Polish industrial 
sector, hampering additional demand and thus holding rents at 
current levels. The concern over the limited amount of well-
located efficient industrial space is expected to continue into 
2012, which should help to keep market credentials steady.  

MARKET OUTLOOK 

Prime Rents: A slowing economy and stabilizing demand 
should hold rents for the near future. 

 

Prime Yields: Prime yields are expected to remain at current 
levels due to limited investment activity. 

 

Supply: A tight supply of desirable space is anticipated 
to keep supply levels steady. 

 

Demand: The rising demand should level out short-term 
due to a slowdown in economic growth. 

 

 

PRIME INDUSTRIAL RENTS – DECEMBER 2011 

LOGISTICS LOCATIONS € 
SQ.M/MTH 

€ 
SQ.M/YR 

US$ 
SQ.FT/YR 

GROWTH % CAGR 
5YR 1YR 

Warsaw 5.80 69.6 8.39 16.5 1.8 

Krakow 4.30 51.6 6.22 7.5 -4.4 

Wroclaw 3.70 44.4 5.35 5.0 0.0 
 

PRIME INDUSTRIAL YIELDS – DECEMBER 2011 

LOGISTICS LOCATIONS 
(FIGURES ARE GROSS) 

CURRENT 
QUARTER 

LAST 
QUARTER 

LAST 
YEAR 

10 YEAR 
HIGH LOW 

Warsaw 7.75 8.00 8.50 13.00 6.75 

Krakow 8.00 8.00 8.50 16.00 7.50 

Wroclaw 8.25 8.25 8.50 16.75 7.25 
With respect to the yield data provided, in light of the lack of recent comparable market evidence in many areas of 
Europe and the changing nature of the market and the costs implicit in any transaction, such as financing, these are very 
much a guide only to indicate the approximate trend and direction of prime initial yield levels and should not be used 
as a comparable for any particular property or transaction without regard to the specifics of the property. 
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OVERVIEW 
The gloomy atmosphere surrounding the 
Portuguese industrial market has 
perpetuated into Q4, with the economic 
situation remaining bleak and the property 
market – heavily dependent on the 

logistics sector – suffering under the weight of low consumption 
levels. A cautious mood resounds across all market areas, where 
occupiers and investors have both adopted a ‘wait and see’ 
approach in order to secure available financing and better market 
conditions. With such limited movement within the sector, 
logistics rents remained unchanged over the quarter.  

OCCUPIER FOCUS 
Although expectations spoke of increased activity for the second 
half of 2011, this never occurred, and occupiers have continued 
to sit on major property decisions. This caution was not solely a 
result of financing concerns but also an attempt to achieve 
improved market conditions before moving forward. Because of 
this uncertainty permeating the market, demand is primarily 
fuelled by cost-rationalising strategies or, on the other hand, by 
occupiers that inevitably are in need of some additional space. 
Concerning supply, the speculative development pipeline is 
virtually non-existent due to the ongoing trend of limited 
financing. With nothing currently under construction, further 
developments are expected to largely be build-to-suit projects, 
such as Decathlon’s new logistics facility in Setúbal, Greater 
Lisbon, due for completion in Q4 2012. 

INVESTMENT FOCUS  
The 2011 year-end industrial investment volume totalled just 
over €14 mn, representing a staggering decrease from the €188 
mn realised in 2010. While international investors are generally 
risk-averse with their assets, domestic buyers have the interest 
but are currently holding their capital until liquidity situations 
improve. With demand dampened by unfavourable conditions, 
industrial investment represented 5% of the total Q4 investment. 
Yields were also affected by subdued activity, softening by 25 bp 
across both Lisbon and Oporto. 

OUTLOOK 
Falls in consumption, investment and eurozone demand, as well 
as new austerity measures, are all expected as 2012 progresses, 
marking a further slowdown in the Portuguese economy. This 
should subsequently have a negative turn on the industrial 
market, diminishing demand and compressing take-up levels down 
even further. Both rents and yields are expected to hold firm as a 
result of little stimulation within the sector.  

MARKET OUTLOOK 

Prime Rents: Low activity is anticipated to keep prime rents 
at stable levels.  

 

Prime Yields: The prevailing economic situation is expected 
to put an upwards pressure on yields. 

 

Supply: Future supply levels should fall due to virtually 
no speculative development in the pipeline. 

 

Demand: The caution surrounding the market should 
see occupiers abstaining from decisions. 

 

 

PRIME INDUSTRIAL RENTS – DECEMBER 2011 

LOGISTICS LOCATIONS € 
SQ.M/MTH 

€ 
SQ.M/YR 

US$ 
SQ.FT/YR 

GROWTH % CAGR 
5YR 1YR 

Lisbon 4.00 48.0 5.79 -1.2 0.0 

Porto 4.50 54.0 6.51 3.7 12.5 
 

PRIME INDUSTRIAL YIELDS – DECEMBER 2011 

LOGISTICS LOCATIONS 
(FIGURES ARE GROSS) 

CURRENT 
QUARTER 

LAST 
QUARTER 

LAST 
YEAR 

10 YEAR 
HIGH LOW 

Lisbon 9.50 9.25 8.50 9.50 7.00 

Porto 10.00 9.75 9.00 10.00 7.25 
With respect to the yield data provided, in light of the lack of recent comparable market evidence in many areas of 
Europe and the changing nature of the market and the costs implicit in any transaction, such as financing, these are very 
much a guide only to indicate the approximate trend and direction of prime initial yield levels and should not be used 
as a comparable for any particular property or transaction without regard to the specifics of the property. 
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OVERVIEW 
Growth will remain positive, but moderate 
in 2012 supported by domestic demand as 
external demand falters due to the close 
links with the rest of Europe, resulting in a 
fall in exports and industrial production. 

Following rental falls earlier in the year, values appear to have 
stabilised at €3.80/sq.m/month for manufacturing space and 
€3.60/sq.m/month for logistics space, with hardly any geographical 
discrepancy. 

OCCUPIER FOCUS 
The overall Grade A industrial vacancy rate for Bucharest fell to 
4.7%, the lowest level seen in the recent past. A mixture of no 
speculative completions and 11,825 sq.m of gross take-up 
contributed to this. Only one small warehouse of 3,270 sq.m 
GLA was delivered during the quarter, namely the HTC Center 
which is half owner-occupied by High Tech Clima and half let to 
GE LES. There is potential for further falls too as development 
activity will be confined to the built-to-suit market with 
development finance still difficult to come by and very much 
linked to pre-lease agreements in place before construction 
commences. 

New demand stems mainly from the research & development 
sector, while in the logistics sub sector the bulk of deals are 
either renewals or limited expansions. No new occupiers 
registered any requirements in Q4 and so with a limited pipeline 
of leasing deals, take-up levels will remain low, but a moderate 
take-up is likely linked to improvements in the economy. 

INVESTMENT FOCUS  
The latter half of 2011 did not see any investment deals conclude 
in the wider industrial sector. As a result prime logistics yields 
held at 9.50% in Bucharest and 100 bps higher in the key second 
tier cities of Brasov, Timisoara and Constanta. However, against a 
dearth of hard evidence the true level is difficult to ascertain. 

OUTLOOK 
With a modest outlook anticipated the short term performance 
of the Romanian industrial market is expected to be muted. 
Demand is expected to pick up over the medium term however 
as market fundamentals stabilise with incentives gradually 
withdrawn and occupiers dust down some previously shelved 
requirements. As sentiment improves, developers will revisit 
their schemes that have planning permission, with a view to 
commencing selective construction on some of them. The 
investment market for industrial assets is likely to remain 
subdued, as the better quality assets are not for sale.  

 

MARKET OUTLOOK 

Prime Rents: Rents have reached their trough and further 
falls in rents are not anticipated. 

 

Prime Yields: Yields remain unchanged although this is 
against a lack of evidence. 

 

Supply: Very limited new speculative construction will 
help to decrease overall availability levels. 

 

Demand: Occupier activity will see signs of 
improvement, although this is from a low base. 

 

 

PRIME INDUSTRIAL RENTS – DECEMBER 2011 

LOGISTICS LOCATIONS € 
SQ.M/MTH 

€ 
SQ.M/YR 

US$ 
SQ.FT/YR 

GROWTH % CAGR 
5YR 1YR 

Bucharest 3.60 43.2 5.21 -3.3 -10.0 

Brasov 3.60 43.2 5.21 -4.4 -10.0 

Timisoara 3.60 43.2 5.21 -2.1 -10.0 

Constanta 3.60 43.2 5.21 -4.4 -10.0 
 

PRIME INDUSTRIAL YIELDS – DECEMBER 2011 

LOGISTICS LOCATIONS 
(FIGURES ARE GROSS) 

CURRENT 
QUARTER 

LAST 
QUARTER 

LAST 
YEAR 

10 YEAR 
HIGH LOW 

Bucharest 9.50 9.50 9.50 12.00 7.50 

Brasov 10.50 10.50 10.50 12.00 7.75 

Timisoara 10.50 10.50 10.50 12.00 7.75 

Constanta 10.50 10.50 10.50 12.00 7.75 
With respect to the yield data provided, in light of the lack of recent comparable market evidence in many areas of 
Europe and the changing nature of the market and the costs implicit in any transaction, such as financing, these are very 
much a guide only to indicate the approximate trend and direction of prime initial yield levels and should not be used 
as a comparable for any particular property or transaction without regard to the specifics of the property. 
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OVERVIEW 
Demand held firm over the quarter as the 
industrial market remained active. 
Although prime rents were unchanged 
over the quarter, they have risen notably 
over the year, by just over 17%. Yield 

levels in Moscow were stable over the quarter as the industrial 
sector remained an important constituent of the wider 
investment market. 

OCCUPIER FOCUS 
Occupier demand was mostly from the logistics and warehousing 
sectors, and they continued to drive the market in the fourth 
quarter of the year. The Moscow area was the primary focus of 
many operators although regional cities such as St. Petersburg, 
Krasnodar and Yekaterinburg are increasingly sought after. 
However, with most high quality space within the Moscow region 
demand was focussed in this part of the country. 

The number of high quality speculative schemes remains low and 
vacancy rates marginally above 1%, with built to suit the 
preferred option of many developers. The amount of regional 
development remained stable over the quarter, with local 
developers leading the way, and utilising the built to suit method.  
Although there is a significant amount of space due to be 
delivered on to the market in 2012, therefore this should result 
in the vacancy rate rising.   

INVESTMENT FOCUS  
Investment volumes were the lowest of the year in Q4, although 
this was the prevailing pattern across all real estate sectors.  
Demand is largely focussed on the Moscow region as a result of 
further anticipated development it is expected that the number of 
institutional investors will rise. Yields have held firm in Moscow 
over the quarter, at 10.50% and have held firm at this level for 
the duration of 2011, with most investors still concentrating on 
high quality, well located products. 

OUTLOOK 
The industrial market is expected to witness a similar level of 
performance to that seen in 2011.  Occupier demand should 
remain steady over the next few months with regional retail and 
distribution expansion at the forefront of activity. Supply levels 
are anticipated to rise in 2012 with a number of speculative 
schemes due for completion. The rental levels will remain stable, 
especially for high quality, well located space. Despite of an 
increase in speculative activity  and a subsequent increase in 
investment activity no prime yields fluctuations are expected in 
the medium term. 

 

MARKET OUTLOOK 

Prime Rents: Rents holding firm as demand stabilises, 
although prime remains under pressure. 

 

Prime Yields: Possible compression as speculative 
development rises. 

 

Supply: Vacancy to remain low until new supply 
arrives. 

 

Demand: Steady and being led by the retail and 
distribution sector. 

 

 

PRIME INDUSTRIAL RENTS – DECEMBER 2011 

LOGISTICS LOCATIONS US$ 
SQ.M/YR 

€ 
SQ.M/YR 

US$ 
SQ.FT/YR 

GROWTH % CAGR 
5YR 1YR 

Moscow 135 104.0 12.54 0.0 12.5 

St Petersburg 115 88.6 10.68 -2.4 27.8 
 

PRIME INDUSTRIAL YIELDS – DECEMBER 2011 

LOGISTICS LOCATIONS 
(FIGURES ARE GROSS) 

CURRENT 
QUARTER 

LAST 
QUARTER 

LAST 
YEAR 

10 YEAR 
HIGH LOW 

Moscow 10.50 10.50 11.00 22.00 9.50 

St Petersburg* 11.50 11.00 11.50 19.50 10.00 
Note: * 7 yr record 
 
With respect to the yield data provided, in light of the lack of recent comparable market evidence in many areas of 
Europe and the changing nature of the market and the costs implicit in any transaction, such as financing, these are very 
much a guide only to indicate the approximate trend and direction of prime initial yield levels and should not be used 
as a comparable for any particular property or transaction without regard to the specifics of the property. 
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OVERVIEW 
Economic growth is expected to increase 
marginally over 2012, the rate of which is 
slowed by a decline in exports with 
Serbia’s main trading partners. This will 
continue to hold up a more robust 

performance of the industrial market that saw a slow Q4 in 
terms of leasing with evidence of a downturn in rents over the 
course of 2012. Two investment deals closed but this is not 
expected to set out the trend going forward as the sector is still 
small and dominated by owner occupiers. 

OCCUPIER FOCUS 
The occupier market is small and largely owner-occupied and so 
activity levels remain low. With expansion plans firmly shelved, 
any movement in the market is in a bid from current occupiers to 
rationalise their space and cut costs in what still is a pressurised 
rental market. Prime rents were stable over the quarter at 
€4.50/sq.m/month, but have fallen 5.3% over the year and further 
slippage cannot be ruled out given rising levels of availability. 

In terms of development, the pipeline is thin as developers are 
reluctant to take on any speculative risk and banks are reluctant 
to lend unless pre-let agreements are in place as a layer of 
security. However, with most of the stock relatively old when 
demand does begin to pick-up there may not be sufficient quality 
stock to meet occupier needs and selective speculative schemes 
are likely to break ground. 

INVESTMENT FOCUS  
Two investment deals concluded in the last quarter of 2011, 
totalling €37.3 million and it was the only activity the market 
recorded over the year. The first deal involved the USA Cooper 
Tire & Rubber Co’s acquisition of a warehouse in Krusevac, 
Central Serbia and the second was the sale by Marfin Investment 
Group of a flex building in Belgrade. However, activity remains 
limited, not only due to the lack of liquidity, but also due to a lack 
of suitable investment grade properties and as such prime yields, 
at 13.00%, are expected to remain unchanged over the next 12 
months. 

OUTLOOK 
Subdued activity is expected in both the occupier and investment 
sectors due to the size and level of maturity of the Serbian 
industrial market. Prime rents will see some downward pressure, 
as landlords compete for tenants, in a market with low demand 
and rising availability. Investment volumes will remain low as 
investors look for better choice in product and more secure 
income as well as a better performing occupational market. 

MARKET OUTLOOK 

Prime Rents: Increased choice in availability will impact on 
rental declines over the year. 

 

Prime Yields: Prime yields hold at current levels, although 
against a lack of sustained evidence. 

 

Supply: Speculative supply remains limited as 
developers seek pre-lease agreements. 

 

Demand: Owner occupier deals will continue to 
dominate leasing activity. 

 

 

PRIME INDUSTRIAL RENTS – DECEMBER 2011 

LOGISTICS LOCATIONS € 
SQ.M/MTH 

€ 
SQ.M/YR 

US$ 
SQ.FT/YR 

GROWTH % CAGR 
5YR 1YR 

Belgrade 4.50 54.0 6.51 -2.1 -5.3 
 

PRIME INDUSTRIAL YIELDS – DECEMBER 2011 

LOGISTICS LOCATIONS 
(FIGURES ARE GROSS) 

CURRENT 
QUARTER 

LAST 
QUARTER 

LAST 
YEAR 

5 YEAR 
HIGH LOW 

Belgrade 13.00 13.00 13.00 15.00 12.00 
With respect to the yield data provided, in light of the lack of recent comparable market evidence in many areas of 
Europe and the changing nature of the market and the costs implicit in any transaction, such as financing, these are very 
much a guide only to indicate the approximate trend and direction of prime initial yield levels and should not be used 
as a comparable for any particular property or transaction without regard to the specifics of the property. 
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OVERVIEW 
Falling export demand over the second half 
of 2011 continues to weigh on the 
country’s industrial market. Despite 
industrial production growing by around 
6.2% in 2011, a slowdown is apparent 

when comparing it to the 18.8% growth seen in 2010. 
Nevertheless, demand for industrial space has been relatively 
stable over the year, which has helped maintain prime rents for 
both the manufacturing and logistics sub sectors. 

OCCUPIER FOCUS 
Most developers remain focused on securing 100% pre-lets 
before committing to new construction, in an attempt to mitigate 
risk. Most pre lease agreements are with occupiers from the 
manufacturing sector in particular as the typical length of a lease 
here is often longer than that seen in the logistics sector. In 2011 
the two key sectors that were driving the demand for industrial 
space in Slovakia were the automotive suppliers, on the one 
hand, and the suppliers to the electronics sector on the other. 
Increased activity from logistics operators would be likely if there 
was more choice on the market as the limited amount of vacant 
space remains the main hurdle to higher volumes of leasing 
activity from the sector. 

Most developers are unwilling to take on speculative 
development construction at the moment and currently there is 
only 24,000 sq.m of logistics space, across two projects, being 
constructed on such a basis in the Bratislava region, both of 
which are expected to be absorbed with relative ease. 

INVESTMENT FOCUS  
Low levels of activity characterised the investment market in Q4, 
with the shortage of investment grade stock and the lack of 
financing the largest hurdles to activity. However, 2011 annual 
volumes were up on those seen in 2010, off the back of a €73 
million acquisition which was finalised during the third quarter. 
Prime yields were stable across the year and with prospects of a 
sustained recovery still some way off prime yields are not 
expected to compress in the near term. 

OUTLOOK 
Continued uncertainty across the wider European economy is 
likely to further impact on weakening exports in Slovakia and this, 
in turn will have a significant impact on the country’s economy 
with the GDP growth expected to slow to 1.1% in 2012. The 
industrial sector is much better prepared for a potential 
slowdown in the economy due to minimal speculative supply. The  
constrained supply will offset any declines in rental values. 

MARKET OUTLOOK 

Prime Rents: The weakening economy is expected to offset 
any rental recovery in the medium term. 

 

Prime Yields: Stable outlook on the back of the limited 
market activity. 

 

Supply: The ongoing speculative constructions will 
temporarily increase availability. 

 

Demand: Stable demand anticipated as occupiers remain 
cautious. 

 

 

PRIME INDUSTRIAL RENTS – DECEMBER 2011 

LOGISTICS LOCATIONS  € 
SQ.M/YR 

US$ 
SQ.FT/YR 

GROWTH % CAGR 
5YR 1YR 

Bratislava  42.0 5.07 -4.9 0.0 
 

PRIME INDUSTRIAL YIELDS – DECEMBER 2011 

LOGISTICS LOCATIONS 
(FIGURES ARE GROSS) 

CURRENT 
QUARTER 

LAST 
QUARTER 

LAST 
YEAR 

10 YEAR 
HIGH LOW 

Bratislava 8.75 8.75 8.75 17.75 7.00 
With respect to the yield data provided, in light of the lack of recent comparable market evidence in many areas of 
Europe and the changing nature of the market and the costs implicit in any transaction, such as financing, these are very 
much a guide only to indicate the approximate trend and direction of prime initial yield levels and should not be used 
as a comparable for any particular property or transaction without regard to the specifics of the property. 
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OVERVIEW 
Economic growth in Spain remained weak 
towards the end of 2011. Industrial 
production continued to fall further during 
the year, with weak domestic demand not 
supporting production sufficiently. Prime 

industrial rents in Barcelona managed to hold their position, 
however, Madrid saw a reduction in both logistics and 
manufacturing rents of approximately 5%.  

OCCUPIER FOCUS 
Take up in Madrid this quarter is the most that has been seen 
during 2011, Barcelona had a similarly strong quarter, beaten only 
by Q2. The majority of demand within both Barcelona and 
Madrid focuses on cost cutting and consolidation moves, as 
cheaper rents on flexible terms are more readily available. 
Furthermore, while most activity towards renting space comes 
from the logistics sector, for manufacturers it is more common 
to be an owner occupier of an industrial property than to seek a 
lease of a speculative build or a vacant existing property. 

It has been some quarters since any of the properties under 
construction were so on a speculative basis in Barcelona, where 
sluggish demand makes a pre-let a necessity. In Madrid, vacancy 
rates have continued to increase, with demand not sufficient to 
absorb some of the overhang of supply that is especially apparent 
in the Grade B stock. Due to a lack of completions in Barcelona 
the vacancy rate has been able to remain very low and stable 
during the year. 

INVESTMENT FOCUS  
The industrial investment market has continued to be relatively 
quiet, however, it has still managed to achieve higher volumes in 
2011 than in 2010; this is mostly due to the ING logistics 
portfolio deal in Q2. Uncertainty in the economy, the scarcity of 
well-let, secure opportunities on the market, as well as the 
current lack of financing has led to the low numbers of deals 
aside from this portfolio deal seen during 2011. As a result of low 
activity noted this year, prime yields in both Barcelona and 
Madrid saw a further softening of 25 basis points for logistics and 
for manufacturing. 

OUTLOOK 
As the new government settles in during 2012 and implements 
the austerity needed to win market confidence, the economy is 
expected to continue to struggle to see positive growth. 
Consequently, it is unlikely that there will be a significant increase 
in occupier demand and rental prices will remain under pressure. 
The investment market for industrial assets is similarly expected 
to remain subdued in 2012. 

MARKET OUTLOOK 

Prime Rents: Prime rents remain under some pressure.  

Prime Yields: No significant changes foreseen for the 
beginning of 2012. 

 

Supply: Limited speculative construction underway.  

Demand: Slow and steady demand expected in 2012.  

 

PRIME INDUSTRIAL RENTS – DECEMBER 2011 

LOGISTICS LOCATIONS € 
SQ.M/MTH 

€ 
SQ.M/YR 

US$ 
SQ.FT/YR 

GROWTH % CAGR 
5YR 1YR 

Madrid 5.25 63.0 7.6 -8.5 -12.5 

Barcelona 5.00 60.0 7.2 -9.0 -4.8 
 

PRIME INDUSTRIAL RENTS – DECEMBER 2011 

MANUFACTURING LOCATIONS € 
SQ.M/MTH 

€ 
SQ.M/YR 

US$ 
SQ.FT/YR 

GROWTH % CAGR 
5YR 1YR 

Madrid 4.75 57.0 6.9 -7.5 -13.6 

Barcelona 4.50 54.0 6.5 -8.5 -14.3 
 

PRIME INDUSTRIAL YIELDS – DECEMBER 2011 

LOGISTICS LOCATIONS 
(FIGURES ARE GROSS) 

CURRENT 
QUARTER 

LAST 
QUARTER 

LAST 
YEAR 

10 YEAR 
HIGH LOW 

Madrid 8.25 8.00 7.75 8.25 5.75 

Barcelona 8.25 8.00 7.75 8.25 5.75 
With respect to the yield data provided, in light of the lack of recent comparable market evidence in many areas of 
Europe and the changing nature of the market and the costs implicit in any transaction, such as financing, these are very 
much a guide only to indicate the approximate trend and direction of prime initial yield levels and should not be used 
as a comparable for any particular property or transaction without regard to the specifics of the property. 
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OVERVIEW 
Sweden has spent 2011 having one of the 
strongest GDP growths in Europe. The 
industrial market has performed well and 
has supported the occupier market. 
Logistics properties in Stockholm remain 

in high demand and as such, prime rents rose over the quarter, 
while the majority of prime rents are higher on an annual basis. 

OCCUPIER FOCUS 
Occupier demand within Stockholm in particular has remained 
high in Q4, specifically for logistics properties, and capacity 
utilisation of such space has increased. The focus for activity 
remains on new, Grade A properties, and as such vacancy has 
continued to decline for these properties, but remains for the 
second hand market.  

While market conditions are improving developers continue to 
take a cautious approach towards committing to new 
construction compounded by the still tight lending conditions. 
The majority of new developments are built on a non-speculative 
basis, which has helped maintain downward pressure on the 
overall vacancy rate. 

INVESTMENT FOCUS  
The end of 2011 has seen a flurry of industrial investment deals, 
and the volumes for Q4 look healthier than those of Q3 and 
should pull annual volumes up so that they are similar to the 
previous years’. It continues to be domestic buyers that are 
active, and assets of interest are good-quality properties, that are 
well-let and that tend to be located in Stockholm or other major 
centres. Prime yields have held over the quarter, but they remain 
down 25 basis points from Q4 2010 at 7.00% for manufacturing 
and 6.75% for logistics. 

OUTLOOK 
The outlook for the Swedish economy remains positive for 2012, 
but is likely to grow at a slower rate than 2011 especially if the 
eurozone crisis persists. Demand is expected to continue, 
especially for prime logistics areas, however, it is not expected to 
grow at a large pace. Towards the end of 2011 Statistic Sweden’s 
figures on new orders began to fall month on month, and 
although this varied largely by sector, it is likely that this will have 
a lagged effect on the industrial market. As a result, prime rents 
are likely to stabilise, especially outside of Stockholm. On the 
investment side, although demand is still active, a more cautious 
attitude may lead to investors being more selective in what 
properties to purchase, which may see volumes cease to grow 
further. 

MARKET OUTLOOK 

Prime Rents: Rental growth is expected largely to stabilise, 
with further increases possible in Stockholm. 

 

Prime Yields: Prime yields are unlikely to come under much 
pressure to change. 

 

Supply: The only developments in the pipeline are for 
built-to-suit requirements.  

 

Demand: Current robust demand is expected to 
continue in early 2012. 

 

 

PRIME INDUSTRIAL RENTS – DECEMBER 2011 

LOGISTICS LOCATIONS Skr 
SQ.M/YR 

€ 
SQ.M/YR 

US$ 
SQ.FT/YR 

GROWTH % CAGR 
5YR 1YR 

Stockholm 1,050 118.0 14.23 3.1 5.0 

Gothenburg 800 89.9 10.84 2.7 3.2 

Malmö 775 87.1 10.50 2.1 3.3 
 

PRIME INDUSTRIAL YIELDS – DECEMBER 2011 

LOGISTICS LOCATIONS 
(FIGURES ARE NET) 

CURRENT 
QUARTER 

LAST 
QUARTER 

LAST 
YEAR 

10 YEAR 
HIGH LOW 

Stockholm 6.75 6.75 7.00 8.50 6.00 

Gothenburg 7.00 7.00 7.25 10.00 6.75 

Malmö 7.00 7.00 7.25 10.00 6.75 
With respect to the yield data provided, in light of the lack of recent comparable market evidence in many areas of 
Europe and the changing nature of the market and the costs implicit in any transaction, such as financing, these are very 
much a guide only to indicate the approximate trend and direction of prime initial yield levels and should not be used 
as a comparable for any particular property or transaction without regard to the specifics of the property. 
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OVERVIEW 
Economic growth in Switzerland has 
continued modestly and very little growth 
was evident at the end of 2011. Industrial 
production levels struggled towards the 
end of the year, however this as yet has 

not fed in to a worsening of the occupier market. There remains 
sufficient demand to have a stable rental price, given that there is 
little new supply being released. 

OCCUPIER FOCUS 
There continues to be ongoing demand for manufacturing and 
light industrial space, especially within Geneva where industries 
such as watch making, pharmaceuticals, biotech and chemical are 
all expected to continue to be active. Current demand however 
is not necessarily met, as second hand space may not be in the 
condition or have the right space required. As a result of this, 
there continues to be some new and modern developments to 
capture this demand. New space however is restricted by the 
low number of designated industrial zones, and in some respects 
rezoning. There is an increased trend for occupiers to purchase 
property to become owner-occupiers, so take-up is both driven 
by new leasing demand and owner-occupations. 

INVESTMENT FOCUS  
The last two quarters of 2011 have seen relatively large 
investment volumes for the industrial market compared to what 
has been typical in the last couple of years. There is generally 
strong demand from domestic investors, however there is a lack 
of suitable properties available for sale. Successful sale of an asset 
is dependent on it being located in one of the main cities and 
having a tenant on a long lease. Prime logistics yields over the 
quarter have remained stable at 6.75% for both Geneva and 
Zurich, Higher yields of 7.20% and 6.90% can be found in Bern 
and Basle respectively. 

OUTLOOK 
Economic growth is expected to slow somewhat in 2012 and 
official figures for industrial production are expected to see 
minimal growth. The impact of this alongside a slow growth in 
consumer spending is that the industrial market will remain 
relatively subdued. A low level of demand and limited supply will 
ensure that prime rents remain unchanged in 2012. The 
investment market is expected to achieve greater volumes during 
2012 as long as suitable assets are released for sale. However, 
this could be curtailed by a more cautious lending market in the 
year to come. Prime yields are expected to remain stable 
throughout the year, but may move if the Swiss National Bank 
change interest rate levels significantly. 

MARKET OUTLOOK 

Prime Rents: Prime rents are expected to hold.  

Prime Yields: Prime yields are unlikely to see much 
movement. 

 

Supply: Supply is stable, but new supply will be evident 
in the medium term. 

 

Demand: Stable demand from some sectors will remain.  

 

PRIME INDUSTRIAL RENTS – DECEMBER 2011 

LOGISTICS LOCATIONS Sfr 
SQ.M/YR 

€ 
SQ.M/YR 

US$ 
SQ.FT/YR 

GROWTH % CAGR 
5YR 1YR 

Zurich 150 124 14.9 -1.3 -6.3 

Geneva 170 140 16.9 2.5 0.0 

Basle 120 99 11.9 1.8 9.1 
NOTE: Prime rents above refer to logistics properties. Manufacturing rents are usually 20-25% 

higher. 
 

PRIME INDUSTRIAL YIELDS – DECEMBER 2011 

LOGISTICS LOCATIONS 
(FIGURES ARE GROSS) 

CURRENT 
QUARTER 

LAST 
QUARTER 

LAST 
YEAR 

10 YEAR 
HIGH LOW 

Zurich 6.75 6.75 7.00 9.00 6.75 

Geneva 6.75 6.75 6.75 10.00 6.25 

Basle 7.10 7.10 7.25 9.25 7.10 
With respect to the yield data provided, in light of the lack of recent comparable market evidence in many areas of 
Europe and the changing nature of the market and the costs implicit in any transaction, such as financing, these are very 
much a guide only to indicate the approximate trend and direction of prime initial yield levels and should not be used 
as a comparable for any particular property or transaction without regard to the specifics of the property. 
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OVERVIEW 
2011 was a reasonably good year for the 
Turkish industrial market, given the 
increasing concerns of an overheating in 
the economy, supported by robust 
domestic demand going some way to 

offsetting a decline in exports. Headline rents static at 
US$7.50/sq.m/month in Istanbul and between US$4.00 – 
US$4.50/sq.m/month in Izmir and Ankara. 

OCCUPIER FOCUS 
Levels of occupier demand remain robust despite a slowdown in 
the economy and industrial production. The majority of activity is 
currently taking place in the logistics sub sector, with 3PL 
companies continuing to show good interest for well placed 
logistics schemes. However, the lack of Grade A space is still one 
of the major challenges facing the market and negatively impacting 
on take-up levels.  

Developers are seeing the opportunity and more schemes are 
coming online but for the short term the market remains 
dominated by owner occupiers.  Given the current lack of space 
and the high land and development costs, it is unlikely that any 
rental increases will be seen and indeed for the very best places 
schemes where competition is tight, occupiers will have to be 
willing to pay for the space. Refurbishments are also increasing 
with a large proportion of the existing stock outdated and this 
will, over time, increase the size of the leasing market. 

INVESTMENT FOCUS  
Despite increasing demand from both domestic and foreign 
investors, investment volumes have been low across the year 
with no deals closing in the last quarter. The main hurdle to 
higher volumes is the limited number of industrial assets actually 
available for sale as the market is still small and somewhat 
unsophisticated. As such, yields are difficult to pin down but 
remained stable across both the logistics and manufacturing sub 
sectors, with the exception of a 15 bp fall in logistics prime yields 
in Istanbul, on the back of a few deals rumoured to be in the 
pipeline. 

OUTLOOK 
A robust performance is expected from the Turkish industrial 
market, despite a slowdown in 2012, before a pick-up again in 
2013. The market is small and this remains one of the biggest 
challenges to higher levels of both occupier activity as well as 
investor activity. However, the sector is steadily developing as 
the retail in Turkey matures. 

MARKET OUTLOOK 

Prime Rents: Lack of supply will support rental levels.  

Prime Yields: Yields overall remain stable but competitive 
bidding for the best schemes. 

 

Supply: Supply will be absorbed quickly due to the 
current lack of quality space. 

 

Demand: Active requirements are registered but lack of 
available, quality space hinders activity. 

 

 

PRIME INDUSTRIAL RENTS – DECEMBER 2011 

LOGISTICS LOCATIONS US$ 
SQ.M/MTH 

€ 
SQ.M/YR 

US$ 
SQ.FT/YR 

GROWTH % CAGR 
5YR 1YR 

Istanbul 7.50 69.3 8.36 8.4 0.0 

Ankara 4.50 41.6 5.02 -2.1 0.0 
 

PRIME INDUSTRIAL YIELDS – DECEMBER 2011 

LOGISTICS LOCATIONS 
(FIGURES ARE GROSS) 

CURRENT 
QUARTER 

LAST 
QUARTER 

LAST 
YEAR 

10 YEAR 
HIGH LOW 

Istanbul 9.00 9.15 9.15 22.50 9.00 

Ankara 10.25 10.25 10.25 22.00 9.50 
With respect to the yield data provided, in light of the lack of recent comparable market evidence in many areas of 
Europe and the changing nature of the market and the costs implicit in any transaction, such as financing, these are very 
much a guide only to indicate the approximate trend and direction of prime initial yield levels and should not be used 
as a comparable for any particular property or transaction without regard to the specifics of the property. 
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OVERVIEW 
The UK industrial market ended 2011 on a 
mixed note, as events in Europe continued 
to undermine confidence in the wider 
global economy, increasing the risk of the 
UK slipping back into recession. 

Manufacturing surveys did point to a much improved 
performance in December, although this was not enough to 
offset the weaker outturns for October and November, with 
many producers reporting their worst quarterly performance 
since Q2 2009.   

OCCUPIER FOCUS 
In the big box market, demand continues to be driven by retailers 
although take-up levels were weaker in Q4. Enquiry levels were 
in line with the same period in 2010 but there was a big 
difference in the conversion rate, most noticeably in the 500,000 
sq.ft plus bracket. In the multi-let sector, demand remains robust 
in the inner M25 and core South East markets, particularly in the 
trade counter segment. The availability of prime stock remains 
limited, with design and build still a key feature of the market. 
Prime rents are stable, underpinned by steady demand and a 
limited supply of suitable stock. 

INVESTMENT FOCUS  
Investor demand is still focused on prime product – particularly 
South East multi-let estates and single-let distribution - let to 
strong covenants and secured against leases with unexpired 
terms of 15 years or more. The secondary market continues to 
attract interest from PropCo’s and opportunity funds but the 
sector remains price sensitive, with investors only keen on stock 
that offers genuine asset management opportunities and high 
yields. Prime yields for 20 year leased distribution warehouses 
and inner M25 estates were unchanged at 6.00%, while prime 
regional multi-let estates are stable at 7.25%. 

OUTLOOK 
The uncertain economic outlook and trading conditions will 
continue to hold back confidence in the sector, although stock in 
prime areas such as inner M25 locations and the South East 
should continue to witness steady occupational and investor 
demand. With limited modern supply and little spec development, 
design and Build will remain a key feature of the market. Prime 
rents are expected to remain static, although tighter occupier 
terms may become more prevalent. Investment demand in the 
secondary market will be reserved for the best quality stock, with 
yields drifting out for poorer assets in non-core locations.  

MARKET OUTLOOK 

Prime Rents: Prime rents to remain stable but incentives 
packages may become less attractive. 

 

Prime Yields: Prime yields are stable but may face further 
downward pressure in key core locations. 

 

Supply: New speculative supply remains limited, and 
Design and Build will remain a popular route 
to new supply. 

 

Demand: Demand to remain steady but cautious, much 
dependant on the wider global economy. 

 

 

PRIME INDUSTRIAL RENTS – DECEMBER 2011 

LOGISTICS LOCATIONS £ 
SQ.FT/YR 

€ 
SQ.M/YR 

US$ 
SQ.FT/YR 

GROWTH % CAGR 
5YR 1YR 

London (Heathrow) 12.50 161 19.43 0.4 2.0 

London (Croydon) 8.50 110 13.21 0.0 0.0 

London (Romford) 7.00 90 10.88 -0.7 0.0 

Manchester 5.50 71 8.55 0.0 0.0 

Birmingham 5.25 68 8.16 -2.6 -8.7 

Bristol 7.75 100 12.04 2.1 0.0 

Leeds 5.00 64 7.77 -1.9 0.0 

Newcastle 4.25 55 6.61 -4.1 0.0 

Cardiff 5.50 71 8.55 0.0 0.0 

Edinburgh 7.25 93 11.27 0.7 -3.3 

Glasgow 6.25 81 9.71 1.7 4.2 
 

PRIME INDUSTRIAL YIELDS – DECEMBER 2011 

LOGISTICS LOCATIONS 
(FIGURES ARE NET) 

CURRENT 
QUARTER 

LAST 
QUARTER 

LAST 
YEAR 

10 YEAR 
HIGH LOW 

London (Heathrow) 5.75 5.75 6.00 7.00 4.75 

London (Croydon) 6.50 6.50 6.50 7.75 5.00 

London (Romford) 6.50 6.50 6.75 8.00 5.50 

Manchester 6.50 6.50 6.50 7.75 5.25 

Birmingham 6.25 6.25 6.50 8.00 5.00 

Bristol 6.50 6.50 6.50 8.00 5.25 

Leeds 6.75 6.75 6.50 8.25 5.25 

Newcastle 7.00 7.00 7.00 8.50 5.75 

Cardiff 7.00 7.00 6.75 8.50 5.50 

Edinburgh 7.50 7.50 6.75 8.00 5.00 

Glasgow 7.50 7.50 6.75 8.00 5.50 
With respect to the yield data provided, in light of the lack of recent comparable market evidence in many areas of 
Europe and the changing nature of the market and the costs implicit in any transaction, such as financing, these are very 
much a guide only to indicate the approximate trend and direction of prime initial yield levels and should not be used 
as a comparable for any particular property or transaction without regard to the specifics of the property. 
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