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OVERVIEW 
Economic uncertainty continues to 
characterise the market within Austria. 
With austerity measures in place and the 
expectation of further measures in 2012, 
occupiers are understandably taking their 

time when making location decisions. As a result, market activity 
over the past quarter has been subdued and rents throughout 
Vienna were unchanged. 

OCCUPIER FOCUS 
Occupier demand remained subdued over the quarter, with 
moderate overall activity. Existing tenants are looking to extend 
and renegotiate their leases rather than undertake a move to 
new premises. However, the prevailing trend within the market is 
as a result of cost cutting or consolidation rather than active 
expansion plans. 

The amount of space under construction has eased over the 
quarter, continuing the trend seen throughout 2011. Developers 
remain averse to starting a scheme speculatively. The preferred 
option is via a pre-let agreement, although with uncertainty 
throughout the market, pre-lets are becoming increasingly scarce.  
Vacancy rates have remained stubbornly above 7.5% in the 
second half of 2011, and that trend is expected to continue in the 
first half of 2012 at lease despite the easing in the development 
pipeline. 

INVESTMENT FOCUS  
There remains interest from investors, although the lack of 
available product is holding back the market at the moment. 
Investment volumes were up slightly in Q1 2012, when compared 
to the pattern seen in the second half of 2011, however, the 
markets remains largely subdued. At the moment, the most 
active investors are either domestic or German. Although overall 
activity eased up over the quarter, prime yields were unchanged, 
remaining at 5.35% in Vienna CBD. 

OUTLOOK 
The economic outlook for Austria is for lower growth in 2012 
with further austerity measures applied by the government to 
increase taxation and decrease spending. Therefore, this will slow 
the office market by reducing occupier demand and it is 
anticipated that overall activity levels will fall as well. As a result 
caution and uncertainty will continue to characterise the entire 
market. Therefore, secondary rents should move out, but 
demand for prime space should hold up, especially as the 
development pipeline continues to slowly ease downwards. 

 

MARKET OUTLOOK 

Prime Rents: Anticipated to hold firm alongside low activity 
levels. 

 

Prime Yields: Little activity, of which most is focused on 
prime stock. 

 

Supply: Expected to increase slowly.  

Demand: Demand should continue to ease on the back 
of an uncertain economic outlook. 

 

 

PRIME OFFICE RENTS – MARCH 2012 

MARKET (SUBMARKET) € € US$ GROWTH % CAGR 
SQ.M/MTH SQ.M/YR SQ.FT/YR 5YR 1YR 

Vienna (Central) 23.50 282 34.9 3.3 2.2 

Vienna (within Gürtel) 13.00 156 19.3 1.6 0.0 

Graz 10.50 126 15.6 8.4 0.0 

Linz 11.00 132 16.3 9.5 0.0 

Salzburg 10.50 126 15.6 3.1 0.0 

Innsbruck 11.00 132 16.3 12.9 0.0 
 

PRIME OFFICE YIELDS – MARCH 2012 

MARKET (SUBMARKET) 
(FIGURES ARE GROSS) 

CURRENT LAST LAST 10 YEAR 
QUARTER QUARTER YEAR HIGH LOW 

Vienna (Central) 5.35 5.35 5.35 6.00 5.00 

Vienna (within Gürtel) 6.25 6.25 6.50 6.80 6.25 

Graz 7.50 7.50 7.70 7.80 7.50 

Linz 7.50 7.50 7.70 7.80 7.50 

Salzburg 7.25 7.25 7.40 7.60 7.25 

Innsbruck 7.25 7.25 7.40 7.60 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 
Economic growth continued to slow and 
this is expected to be the case across 2012. 
This impacted on the performance of the 
Belgium office market where both occupier 
and investment activity slowed in Q1 2012. 

Headline rents in Brussels and across key national locations were 
unchanged but incentive packages continue to play a role in 
attracting occupiers. Prime yields on the whole held firm although 
some softening was noted in select areas of Brussels where prime 
yields are now 6.45%.  

OCCUPIER FOCUS 
Overall levels of occupier activity were subdued in Q1 with just 
over 50,000 sq.m of take-up recorded in the Brussels office 
market. Occupiers are still very cost conscious with renewals 
accounting for four out of the top five deals and only one new 
leasing deal.  

Despite the lack of take-up, the vacancy rate was relatively stable, 
helped by the low level of speculative completions in Q1. 
However, there are large variations in vacancy between the 
submarkets of the capital ranging from 4.2% in the Pentagon 
submarket to 20.4% in the Periphery. In addition, more than half 
the active development pipeline is secured under pre-let 
agreements and a rising amount of office space is being removed 
from the market and transformed into alternative uses such as 
residential units, hotels and care homes for the elderly and both 
of these trends will support a declining vacancy rate going 
forward. 

INVESTMENT FOCUS  
Investment activity into the office sector was rather subdued 
over the first quarter of 2012, with only €118 million transacted. 
This represents only 19% of the total Q1 trading volumes and is 
very low compared to the long term average. The largest deal of 
the quarter was the sale-and-leaseback by AXA Belgium of the 
9,800 sq.m HQ scheme (to be delivered in H1 2013) from AGC 
Glass Europe (Glaverbel) for some €29 million and underlines the 
interest in the Southern periphery of Brussels. In the CBD there 
was a notable acquisition of the Arts 53 building by a South-
Korean family office. 

OUTLOOK 
The immediate outlook for the Belgium office market is rather 
fragile. However, over the medium to longer term this is more 
positive as more sustainable demand pushes through, the vacancy 
rate falls as more space is removed from the market and 
converted into alternative use. Higher levels of investment 
activity will be seen if banks become more willing to lend. 

MARKET OUTLOOK 

Prime Rents: Headline rents are supported by incentives 
rather than rising demand. 

 

Prime Yields: Prime yields expected to hold over at current 
levels over the next twelve months. 

 

Supply: Change of use and limited speculative 
development will see supply fall. 

 

Demand: Demand is expected to pick up as the year 
progresses with some deals in the pipeline. 

 

 

PRIME OFFICE RENTS – MARCH 2012 

MARKET (SUBMARKET)  € US$ GROWTH % CAGR 
SQ.M/YR SQ.FT/YR 5YR 1YR 

Brussels (Leopold)  285 35.3 0.0 7.5 

Brussels (Pentagon)  205 25.4 -0.5 -2.4 

Brussels (Decentralised)  180 22.3 0.6 5.9 

Brussels (Periphery)  160 19.8 2.0 3.2 

Antwerp  135 16.7 -0.1 3.8 
 

PRIME OFFICE YIELDS – MARCH 2012 

MARKET (SUBMARKET) 
(FIGURES ARE NET) 

CURRENT LAST LAST 10 YEAR 
QUARTER QUARTER YEAR HIGH LOW 

Brussels (Leopold) 6.45 6.20 6.20 6.75 5.30 

Brussels (Pentagon) 6.45 6.20 6.20 6.75 5.50 

Brussels (Decentralised) 7.50 7.50 7.25 7.50 6.00 

Brussels (Periphery) 7.75 7.50 7.35 7.75 6.25 

Antwerp 7.25 7.25 7.50 7.75 7.00 
NOTE: The above yields are for typical 3-6-9 leases; longer leases result in lower yields.  For investments under €5M 
yields are approx. 25 bps lower. 
 
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 beginning of 2012 was marked by a 
further slowdown in activity, linked to the 
continued upheaval in Europe, although 
Bulgaria is expected to stay in positive 
growth territory. However, the office 

sector is still fragile with headline rents supported by incentives 
and a very high vacancy rate to contend with. Prime yields remain 
above the European average at 9.50%, despite having moved in 25 
bps since Q3 2011 as investors price in risk. 

OCCUPIER FOCUS 
Following a strong end to 2011, 2012 began slowly with 10,600 
sq.m of take-up recorded. Occupier demand continues to be 
driven by the expiration of leases signed pre-crisis at often at 
higher rentals levels and so many of these tenants are now taking 
the opportunity to relocate to better quality offices in a 
pressurised rental market, and one where the tenant has more 
‘control’ and options given the high vacancy rate. Cost 
optimisation is still a key trend, typically achieved by the shedding 
of excessive space, which will only serve to increase the vacancy 
rate more. 

There is approximately 190,000 sq.m scheduled for completion in 
2012 but given the high vacancy rate and the low achievable 
rents, many schemes have had their completion dates pushed out 
or indeed planned schemes that are yet to break ground have 
been shelved until more sustainable demand becomes evident. As 
such it is estimated that only about 75,000 sq.m will be delivered 
this year. 

INVESTMENT FOCUS  
Activity in the investment market slowed dramatically in the first 
quarter as 2012 as investors are wary of the extremely high 
vacancy rate and patchy occupier activity. Sofia remains the only 
real market of interest, where prime yields, despite the lack of 
on-the-ground evidence are estimated to be in the region of 
9.50%. In the smaller, second tier cities, where demand is much 
more locally orientated prime yields are between 350 and 550 
basis points higher. 

OUTLOOK 
It will take some time for conditions to substantially improve 
despite economic growth expected to remain in positive 
territory in 2012. Equity backed, opportunistic investors are the 
most likely to be active with banks and owners facing liquidity 
constraints and/or financing needs the most likely source of 
product. Occupiers will also continue to act with caution and 
deal negotiations are lengthy, as occupiers push for better, more 
flexible terms and investors look for better pricing.  

MARKET OUTLOOK 

Prime Rents: Incentive packages offered by landlords are 
supporting prime rents despite rising vacancy. 

 

Prime Yields: Prime yield stabilise but against a lack of 
evidence. Secondary yields move out. 

 

Supply: Supply rises despite the postponement of 
some schemes, although at a slowing rate. 

 

Demand: Cost cutting continues to underpin activity but 
absorption stays low. 

 

 

PRIME OFFICE RENTS – MARCH 2012 

MARKET (SUBMARKET) € € US$ GROWTH % CAGR 
SQ.M/MTH SQ.M/YR SQ.FT/YR 5YR 1YR 

Sofia 12.00 144 17.8 -5.6 0.0 

Varna 6.25 75 9.3 -9.0 -3.8 
 

PRIME OFFICE YIELDS – MARCH 2012 

MARKET (SUBMARKET) 
(FIGURES ARE NET) 

CURRENT LAST LAST 10 YEAR 
QUARTER QUARTER YEAR HIGH LOW 

Sofia 9.50 9.50 10.00 14.00 7.50 

Varna* 13.00 13.00 13.00 13.00 8.25 
NOTE: * 5 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 
Growth in the Czech economy has begun 
to slow, with conditions anticipated to see 
little improvement throughout the year. 
Nevertheless, the office market witnessed 
buoyant activity over the quarter, with 

multiple large deals closed and construction commenced on 
various new development projects. The positive effects of this 
have yet to translate into prime rental figures, however, which 
remained largely unchanged in both Prague and Brno. 

OCCUPIER FOCUS 
Occupier demand drove the office market this quarter, with solid 
take-up achieved by several prominent transactions. Tenant 
representation is becoming increasingly evident in office deals, 
particularly with companies seeking areas in excess of 1,000 
sq.m., and this trend is anticipated to continue throughout 2012. 
Lease renewals constituted almost half of all activity, 
demonstrating a healthy appetite from occupiers to maintain a 
presence in the Czech market.  

With steady occupier demand leading to robust activity levels, 
supply is falling at a consistent pace. This is particularly apparent 
in the availability of new and modern office space, which is 
befitting of occupier demand. Indeed, the options for larger 
companies considering relocation are becoming increasingly 
scarce, especially in the prime office submarkets. Supply is being 
further eroded by the limited amount of completions coming 
onto market, despite a growing speculative development pipeline. 

INVESTMENT FOCUS  
Investment volumes were minimal over the quarter, with a 
limited number of deals closed. However, the investment market 
should pick up later in the year, as financing for quality space is 
readily available. Investor demand remains for prime properties in 
top locations, with the prominent targets being the 1, 4, 5 and 8 
areas of Prague. A relatively steady market has kept prime yields 
stable over the quarter, although rates for secondary properties 
witnessed further softening in both Prague and Brno. 

OUTLOOK 
Although the government has enacted new austerity measures 
and tax increases in order to improve economic conditions, these 
changes have yet to have the intended positive impact. As a 
result, the Czech Republic has continued to experience further 
economic uncertainty. However, the healthy office demand seen 
this quarter should hold steady for the near future, stimulating 
activity and keeping rents firm. On the investment side, activity is 
anticipated to bounce back in Q2 as the market regains its 
momentum after the slump seen over the past two quarters.  

MARKET OUTLOOK 

Prime Rents: Prime rents are anticipated to hold at current 
levels for the remainder of 2012. 

 

Prime Yields: Prime yields are expected to remain stable as 
the year progresses. 

 

Supply: Supply levels should remain largely firm on the 
back of a larger development pipeline. 

 

Demand: Healthy occupier demand is anticipated to 
persist for the near future. 

 

 

PRIME OFFICE RENTS – MARCH 2012 

MARKET (SUBMARKET) € € US$ GROWTH % CAGR 
SQ.M/MTH SQ.M/YR SQ.FT/YR 5YR 1YR 

Prague 21.00 252 31.2 1.0 0.0 

Brno 12.00 144 17.8 1.8 0.0 
 

PRIME OFFICE YIELDS – MARCH 2012 

MARKET (SUBMARKET) 
(FIGURES ARE GROSS) 

CURRENT LAST LAST 10 YEAR 
QUARTER QUARTER YEAR HIGH LOW 

Prague 6.25 6.25 6.50 9.00 5.00 

Brno 8.75 8.75 8.75 13.00 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 
Following the slight economic decline 
witnessed in the latter half of last year, 
2012 has seen uncertainty prevail within 
the office sector, primarily as a result of 
the continuing instability within the 

European market. Denmark witnessed negative GDP growth 
over the quarter, albeit at minor levels, as consumer spending 
and the export market both registered falls in activity. As a result, 
office market conditions were largely unchanged in Q1, with 
prime rents holding firm throughout the major city submarkets.  

OCCUPIER FOCUS 
Many tenants remain unsure about their future within the Danish 
office sector; despite this, market conditions held firm. Indeed, 
the majority of transactions that closed over the quarter were 
new leases, which demonstrates a healthy occupier appetite to 
enter into the Danish market. The largest deal that closed over 
the quarter was in Copenhagen’s South Harbour submarket for 
approximately 16,000 sq.m of occupied space.  

Although vacancy has been steadily declining, the first quarter of 
2012 saw vacancy begin to climb again, and the Copenhagen 
region now has a rate of just over 10%. Additionally, the amount 
of planned schemes and space under construction has grown, and 
with multiple developments due for delivery in 2012, it is likely 
that supply levels will continue to rise as the year progresses.  

INVESTMENT FOCUS  
After the large volumes witnessed in H2 2011, office investment 
has dropped significantly in 2012. This is largely due to companies 
seeking to lessen their exposure to commercial real estate, which 
resulted in less investor demand and more properties being 
brought onto market. Although investment activity is beginning to 
shift towards Ørestaden and become less focused on South 
Harbour, the effect of this has not reflected greatly in the market, 
keeping prime yields across all markets unchanged. 

OUTLOOK 
Notwithstanding the shaky climate within the European market, 
Denmark’s economy is anticipated to remain steady for the near 
future. This stabilisation is expected to translate into solid office 
market conditions, with prime rents holding firm for the 
remainder of the year. A similar situation is expected for the 
investment sector, with muted activity keeping yields at their 
current rates. Despite these steady fundamentals, an uncertain 
sentiment lingers as both occupiers and investors remain unsure 
about the future state of the fragile market. 

MARKET OUTLOOK 

Prime Rents: Prime rents are expected to remain unchanged 
on the back of continued demand. 

 

Prime Yields: Prime yields are anticipated to remain steady 
throughout the year. 

 

Supply: A rise in completions in 2012 is anticipated to 
see supply levels grow. 

 

Demand: Notwithstanding economic uncertainty, 
demand should continue to hold firm. 

 

 

PRIME OFFICE RENTS – MARCH 2012 

MARKET (SUBMARKET) Dkr € US$ GROWTH % CAGR 
SQ.M/YR SQ.M/YR SQ.FT/YR 5YR 1YR 

Copenhagen (Harbour Area) 1,800 242 29.9 -3.9 -5.3 

Copenhagen (City) 1,650 222 27.4 0.6 0.0 

Copenhagen (Ørestaden) 1,200 161 20.0 n/a -4.0 

Aarhus 1,200 161 20.0 1.8 9.1 

Odense 875 118 14.6 -0.6 -7.9 
 

PRIME OFFICE YIELDS – MARCH 2012 

MARKET (SUBMARKET) 
(FIGURES ARE NET) 

CURRENT LAST LAST 10 YEAR 
QUARTER QUARTER YEAR HIGH LOW 

Copenhagen (Harbour Area) 5.00 5.00 5.00 6.50 4.25 

Copenhagen (City) 5.25 5.25 5.00 6.50 4.00 

Copenhagen (Ørestaden)* 6.00 6.00 6.00 6.75 6.00 

Aarhus 5.75 5.75 5.75 7.00 5.25 

Odense 6.50 6.50 6.25 7.75 5.75 
NOTE: * 2 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. 

 

RECENT PERFORMANCE 

 
Source: Cushman & Wakefield 
 

-10.0%

-5.0%

0.0%

5.0%

10.0%

4.00%

5.00%

6.00%

7.00%

8.00%

Mar-07 Mar-08 Mar-09 Mar-10 Mar-11 Mar-12

AVERAGE PRIME YIELDS (left) RENTAL GROWTH (right)

DENMARK 

 
 

 

 
 

 

 

 

OFFICE SNAPSHOT 
 

  
 

MARKETBEAT 
 

A Cushman & Wakefield Research Publication 

 

Q1 2012 
 

mailto:unsubscribe@eur.cushwake.com


 

 

Cushman & Wakefield LLP 
43-45 Portman Square 
London W1A 3BG 
www.cushmanwakefield.com/knowledge 

This report has been produced by Cushman & Wakefield LLP for use by those with an interest in commercial property solely for information purposes.  
It is not intended to be a complete description of the markets or developments to which it refers. The report uses information obtained from public sources 
which Cushman & Wakefield LLP believe to be reliable, but we have not verified such information and cannot guarantee that it is accurate and complete.  
No warranty or representation, express or implied, is made as to the accuracy or completeness of any of the information contained herein and Cushman & 
Wakefield LLP shall not be liable to any reader of this report or any third party in any way whatsoever. All expressions of opinion are subject to change.  
Our prior written consent is required before this report can be reproduced in whole or in part. Should you not wish to receive information from Cushman 
& Wakefield LLP or any related company, please email unsubscribe@eur.cushwake.com with your details in the body of your email as they appear on this 
communication and head it “Unsubscribe”. ©2012 Cushman & Wakefield LLP. All rights reserved. 

OVERVIEW 
Despite the recent figures suggesting a 
slowing economic growth, the Finnish 
office market kicked off reasonably well in 
Q1 2012, recording some healthy levels of 
occupier and investor activity alike. Prime 

rents even improved in the areas such as Helsinki CBD and 
Espoo, given the continued strong demand for good quality space 
in these areas. Following the trend of the previous quarters, 
office acquisitions continued to account for the majority of the 
national investments over the quarter, maintaining prime office 
yields in the capital at 5.50% for the best in class assets. 

OCCUPIER FOCUS 
In Helsinki, there continues to be a limited amount of new 
developments in the CBD, creating a shortage of supply. 
Consequently the existing levels of unsatisfied demand encourage 
landlords to lift their rents, which have increased by some 7% 
over the quarter. However, because occupational activity remains 
unevenly distributed within the submarkets; this feeds higher 
vacancy rates and puts increasing downward pressure on rents in 
some of the decentralised and secondary sub-markets. 

Certain areas, such as Leppävaara, Keilaniemi or Otaniemi 
continue to gain momentum due to the increasing development 
activity. In addition, the areas surrounding the new metro line 
from Helsinki to the west generally, are expected to attract a 
considerable amount of development in the foreseeable future. It 
is expected, that in average terms, some 100,000 sq.m of new 
space should come online annually in the next couple of years. 

INVESTMENT FOCUS  
Office properties continue to be closely monitored by investors, 
albeit a long and secure income stream is required when 
considering any of the core national markets. Recently, some 
prominent acquisitions took place in Helsinki’s Vantaa and in 
Tampere among others, with both buyers and sellers 
predominantly represented by Finnish and Swedish parties. 
Nevertheless, this has not pressurised yields to harden further in 
Q1 with the trading volumes still some way from a more 
sustained recovery. The current office investment volumes are 
still less than half of the typical pre-crisis levels. 

OUTLOOK 
In Finland, the current trends are expected to continue in the 
short term, maintaining a relative supply:demand balance in the 
core areas which suggests a steady outlook for prime rents. Some 
secondary locations and lower quality assets could however, see 
further rental decreases. On the investment market, the ongoing 
demand for prime space should keep prime yields unchanged. 

MARKET OUTLOOK 

Prime Rents: Sustained demand should keep prime rents 
stable. 

 

Prime Yields: Ongoing steady activity should see yields hold 
at their current levels. 

 

Supply: Despite the new space underway, overall 
vacancy shouldn’t move out much.  

 

Demand: Demand for prime space should maintain 
healthy activity levels. 

 

 

PRIME OFFICE RENTS – MARCH 2012 

MARKET (SUBMARKET) € € US$ GROWTH % CAGR 
SQ.M/MTH SQ.M/YR SQ.FT/YR 5YR 1YR 

Helsinki (City Centre) 30.00 360 44.5 3.7 7.1 

Helsinki (Out-of-Town) 14.00 168 20.8 0.0 7.7 

Turku 15.00 180 22.3 5.5 0.0 

Tampere 15.00 180 22.3 4.6 11.1 
 

PRIME OFFICE YIELDS – MARCH 2012 

MARKET (SUBMARKET) 
(FIGURES ARE NET) 

CURRENT LAST LAST 10 YEAR 
QUARTER QUARTER YEAR HIGH LOW 

Helsinki (City Centre) 5.50 5.50 5.50 6.50 4.85 

Helsinki (Out-of-Town) 8.50 8.50 8.50 8.50 6.30 

Turku 7.25 7.25 7.25 8.25 5.80 

Tampere 7.00 7.00 7.25 8.25 5.80 
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 French economy, although not 
particularly strong, did manage to avoid a 
quarter of negative growth during 2011, 
while many other European economies are 
not able to say the same. The beginning of 

2012 has seen no particular evidence that the economy will gain 
significant strength, with household consumption expected to 
remain subdued, and austerity measures expected to halt public 
spending growth. Rents have generally remained stable, however 
there has been some downward pressure in some Parisian 
suburbs. 

OCCUPIER FOCUS 
Q1 has shown a decrease in activity in Ile de France compared to 
all quarters in 2011 as the economic climate encourages a wait-
and-see attitude among occupiers. It is particularly the small to 
medium operations that act with more caution, so large leasing 
deals remain evident. Awaiting the elections, the public sector in 
particular has had very little activity in the first quarter. New 
leases are particularly focused on newly developed/refurbished 
space as quality is sought.  

Vacancy rates have continued to decrease this quarter in Ile de 
France as whole, and most of the Parisian submarkets have seen 
few completions. Just under 450,000 sq.m is due to be completed 
during the rest of the year, of which a third is speculative. 

INVESTMENT FOCUS  
Q1 saw a fall in activity due to very high activity in the previous 
quarter, and the tax advantage of completing deals last year. In 
addition lending is tight, which has meant that large deals are 
relatively scarce. Only three deals transacted over €100 million in 
the quarter. Quality Parisian offices, with a strong covenant are 
the most sought after, with nearly three quarters of all office 
investments being within Ile de France. Prime yields have mostly 
remained stable over the quarter. 

OUTLOOK 
Expectations for economic growth for the year remain low, and 
occupier activity is not expected to accelerate, although several 
further large players may need to consolidate their properties. 
For investment the year is unlikely to exceed last years’ volumes, 
especially given Q4’s exceptional figure, however, several large 
deals are expected to complete in Q2. Yields are likely to hold as 
appetite and capital for prime assets continues to add pressure to 
them. Vacancy rates and rents are expected to hold as 
approximately half of all offices under construction are on a 
speculative basis, however, very little of this additional space is 
within the Parisian CBD. 

MARKET OUTLOOK 

Prime Rents: Most prime rents are expected to hold, but 
some downward pressure will be evident. 

 

Prime Yields: Prime yields are anticipated to hold firm.  

Supply: The amount of speculative development is 
expected to remain scarce. 

 

Demand: The economic climate is likely to dampen 
demand growth. 

 

 

PRIME OFFICE RENTS – MARCH 2012 

MARKET (SUBMARKET)  € US$ GROWTH % CAGR 
SQ.M/YR SQ.FT/YR 5YR 1YR 

Paris (CBD)  800 99.0 1.3 5.3 

Paris (Rive Gauche)  800 99.0 9.0 6.7 

Paris (La Défense)  570 70.5 1.9 0.0 

Lyon  260 32.2 4.4 0.0 

Marseille  240 29.7 2.7 4.3 

Bordeaux  180 22.3 2.4 2.9 

Strasbourg  190 23.5 1.1 0.0 

Lille  190 23.5 1.1 0.0 

Toulouse  185 22.9 1.7 2.8 

Nice  195 24.1 -0.5 0.0 

Nantes  170 21.0 1.2 0.0 
 

PRIME OFFICE YIELDS – MARCH 2012 

MARKET (SUBMARKET) 
(FIGURES ARE NET) 

CURRENT LAST LAST 10 YEAR 
QUARTER QUARTER YEAR HIGH LOW 

Paris (CBD) 4.50 4.50 4.50 6.25 3.80 

Paris (Rive Gauche) 5.25 5.25 5.25 6.75 4.50 

Paris (La Défense) 6.00 5.75 5.75 6.75 4.50 

Lyon 6.00 6.00 6.00 7.75 5.75 

Provinces other 6.25 6.25 6.25 9.00 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 
Although the German economy lost some 
of its momentum over the winter, business 
confidence rose in the first quarter of the 
year. The office market has performed 
steadily in 2012 thus far with occupier 

demand largely holding firm and Frankfurt in particular witnessing 
rising quarterly take up levels. In line with overall market 
performance, prime rents were unchanged over the quarter. 
Investment in German office stock rose by 122% compared to 
Q1 2011, driven by a number of large scale deals. In total €2.33 
billion was invested in this segment, with increased interest from 
foreign investors evident. 

OCCUPIER FOCUS 
With Frankfurt being the only office market recording a strong 
increase in take up on a year on year basis, Germany’s top five 
markets had a moderate start to the year. However, quarterly 
take-up is in most cases at the same level as the ten-year average. 
All of the top five cities record dynamic market activity in the 
small sized segments which is a strong signal of a solid market 
base. However, in Munich and Hamburg the number of large-
scale deals was low which was one of the major reasons for a 
subdued first quarter.  

Vacancy rates continued to edge down over the quarter, 
following the trend seen in 2011, as development activity remains 
moderate. Furthermore, quarterly completions were also down 
in Q1 increasing the pressure on availability.  

INVESTMENT FOCUS  
The office sector accounted for 44% of total investment volume 
in the first quarter of 2011, outstripping the generally strong 
retail sector that contributed 28% to the total of €5.25 bn. 
German buyers continue to account for the majority of 
transactions, although the number of foreign investors has risen 
in Q1 2012. Investor focus remains on core assets and, with 
supply remaining tight in this segment, yields have hardened in a 
number of locations over the last quarter. 

OUTLOOK 
Investor demand will remain focussed on prime space as will the 
bulk of occupier demand. With the development pipeline still 
subdued this may result in prime rents in a number of locations 
moving up over the year. Although the economic outlook for 
Germany is muted, it is still expected to outperform the majority 
of other Eurozone countries, therefore business confidence 
should remain positive. As prime rents are anticipated to rise 
over the year, the pressure on prime yields hardening will also 
continue, as foreign investor interest looks set to rise. 

MARKET OUTLOOK 

Prime Rents: Rents expected to rise but at a slower rate 
than seen in 2011. 

 

Prime Yields: Yields expected to harden as activity holds up.  

Supply: Demand for space will continue outstrip new 
supply but at a slower pace.  

 

Demand: Occupier demand will remain positive.  

 

PRIME OFFICE RENTS – MARCH 2012 

MARKET (SUBMARKET) € € US$ GROWTH % CAGR 
SQ.M/MTH SQ.M/YR SQ.FT/YR 5YR 1YR 

Berlin 21.50 258 31.9 1.0 2.4 

Frankfurt 34.00 408 50.5 0.0 -2.9 

Hamburg 23.50 282 34.9 1.8 4.4 

Munich 30.50 366 45.3 1.0 5.2 

Dusseldorf 24.00 288 35.6 2.2 2.1 

Stuttgart 18.50 222 27.5 0.5 5.7 

Cologne 21.00 252 31.2 1.5 5.0 

Essen 13.50 162 20.0 2.4 3.8 
 

OUT OF TOWN OFFICE RENTS – MARCH 2012 

MARKET (SUBMARKET) € € US$ GROWTH % CAGR 
SQ.M/MTH SQ.M/YR SQ.FT/YR 5YR 1YR 

Berlin 10.00 120 14.8 2.1 5.3 

Frankfurt 13.00 156 19.3 0.0 0.0 

Hamburg 10.00 120 14.8 -1.0 0.0 

Munich 13.00 156 19.3 0.8 4.0 

Dusseldorf 10.50 126 15.6 0.0 5.0 

Stuttgart 11.00 132 16.3 -1.7 4.8 

Cologne 9.50 114 14.1 -2.9 0.0 

Essen 9.00 108 13.4 0.0 0.0 
 

PRIME OFFICE YIELDS – MARCH 2012 

MARKET (SUBMARKET) 
(FIGURES ARE NET) 

CURRENT LAST LAST 10 YEAR 
QUARTER QUARTER YEAR HIGH LOW 

Berlin 5.00 5.00 5.25 6.00 5.00 

Frankfurt 4.95 4.95 5.10 5.50 4.75 

Hamburg 4.90 4.95 5.05 5.50 4.75 

Munich 4.80 4.85 4.95 5.25 4.50 

Dusseldorf 5.00 5.05 5.20 6.00 4.75 

Stuttgart 5.80 5.80 6.00 6.25 5.25 

Cologne 5.60 5.60 5.80 6.25 5.50 

Essen 6.80 6.80 6.90 7.00 6.00 
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 
Greece secured a second bailout of €130 
billion but attached to this are strict lending 
conditions and a fresh round of austerity 
measures. All are weighing on the 
performance of the office market with 

prime rents declining by 20% over the year as demand wanes.  

OCCUPIER FOCUS 
New requirements are nonexistent and overall take-up levels are 
low linked to the economic uncertainty. Any activity stems from 
cost conscious occupiers shedding space and downsizing, or 
those who are taking advantage of the pressurised rental situation 
and upgrading to better quality accommodation. As such, the 
vacancy rate in the CBD, where the majority of deals are taking 
place, is stabilising at the expense of the more peripheral areas 
where the level of availability continues to increase and the 
vacancy rate is estimated to be well into double digits.  

Development activity has more or less stopped and schemes with 
planning permission have been shelved until more positive and 
sustained sentiment is evident and this is translating into active 
requirements in the market. Banks are reluctant to lend against 
any real estate projects as the source of demand is still hazy and 
income unsecure. 

INVESTMENT FOCUS  
Investment activity has stagnated as investors cannot see the 
return on any acquisitions given the turmoil in the economy and 
austerity measures hitting both business and the population hard. 
This is likely to remain the case until H2 2012 at the earliest 
when some highly opportunistic, well financed investors may look 
for assets being off loaded by distressed owners in need of 
capital. Given the lack of transactional evidence it is difficult to 
ascertain where pricing is but prime office yields in Athens are 
around 8.80%, having softened 70 bps over the last 12 months. 

OUTLOOK 
The economy will continue to face challenges over 2012 and the 
outcome of the recently announced snap elections scheduled for 
6th May will be significant. With no exit from recession on the 
cards in 2012 there will be a knock on effect on property. Rents 
will stay under pressure as availability rises. The overhang of 
space, some of which is structural, will take time to work through 
as the weaknesses in the occupational market persist. With 
continued speculation as to whether Greece will remain within 
the Eurozone investment risk has increased and trading volumes 
have decreased with only a small number of highly opportunistic 
investors with a long term view of the market looking for 
opportunities.  

MARKET OUTLOOK 

Prime Rents: Across the board rents come under 
downward pressure as demand falls. 

 

Prime Yields: Yields move further due to economic 
uncertainty and a weak occupational market. 

 

Supply: Weak demand and release of excess space 
sees supply continue to rise. 

 

Demand: No new requirements with take-up driven by 
cost-cutting of existing occupiers.  

 

 

PRIME OFFICE RENTS – MARCH 2012 

MARKET (SUBMARKET) € € US$ GROWTH % CAGR 
SQ.M/MTH SQ.M/YR SQ.FT/YR 5YR 1YR 

Athens (Syntagma Square) 23.00 276 34.1 0.0 -17.9 

Athens (Kifissias Avenue) 17.80 214 26.4 -4.1 -8.7 

Athens (Piraeus) 12.00 144 17.8 -5.6 -20.0 
 

PRIME OFFICE YIELDS – MARCH 2012 

MARKET (SUBMARKET) 
(FIGURES ARE GROSS) 

CURRENT LAST LAST 10 YEAR 
QUARTER QUARTER YEAR HIGH LOW 

Athens (Syntagma Square) 8.80 8.50 8.10 8.80 6.20 

Athens (Kifissias Avenue) 8.80 8.50 8.10 8.80 6.20 

Athens (Piraeus) 9.00 8.80 8.40 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 
The positive momentum seen at the end of 
2011 in the Hungarian office market was 
not carried over to 2012, with a slowdown 
notable in Q1. In Budapest, occupational 
activity fell over the quarter which 

triggered a rise in the vacancy rate. Prime rents however held 
firm across all submarkets in the capital, although supported by 
incentives which continue to play a key role in promoting lower 
occupancy costs. The investment market was also quiet and 
prime yields were unchanged. 

OCCUPIER FOCUS 
Occupational activity in Budapest continues to be driven by 
consolidation and consequently renewals and renegotiations of 
existing leases account for the majority of take-up in Q1. In total, 
lease agreements for around 53,000 sq.m of space was signed 
during the quarter and while this is down on both Q1 and Q4 
last year, it has to be noted that 2011 was a record year in terms 
of overall letting volumes and that the noted decrease came from 
a high base. The current figure is more or less in line with the 
one seen in Q1 2010, which implies that the market is retaining 
relatively healthy levels of activity. 

Following gains made at the end of 2011, the overall vacancy rate 
rose over the quarter to 24.8%, impacted by a few tenants 
consolidating their operations as well as the completion of a 
smaller scale project. Nevertheless, the speculative pipeline is 
limited and so a slow decline in vacancy rate is expected by the 
end of the year. 

INVESTMENT FOCUS  
There were no major deals concluded during the first quarter as 
investor confidence is restrained by uncertainty in the market and 
subdued business sentiment. The tentative success of the IMF 
deal and restrictive financing conditions have once again seen 
investors adopt a ‘wait and see’ attitude, where only the best 
located and income generating properties are likely to be traded. 
Prime yields were unchanged over Q1 at 7.25% in the CBD. 

OUTLOOK 
A more cautious approach is anticipated from both occupiers and 
investors given the current economic uncertainties in Hungary. 
This will prevent higher levels of take-up and investment volumes 
in the quarters ahead. Vacancy will remain high and while 
moderate improvements are possible, positive rental growth is 
unlikely in the short to medium term. No movement is expected 
in yields either given the lack of activity as investors remain 
focused on core assets only, of which there is a lack in the 
Hungarian market. 

MARKET OUTLOOK 

Prime Rents: The attractive incentive packages on offer will 
help to maintain current prime rental levels. 

 

Prime Yields: Despite subdued activity prime yields are 
expected to remain unchanged over the year. 

 

Supply: Low levels of speculative completions will help 
supply levels to slowly fall. 

 

Demand: The slowing economy will continue to hold 
back occupier activity. 

 

 

PRIME OFFICE RENTS – MARCH 2012 

MARKET (SUBMARKET) € € US$ GROWTH % CAGR 
SQ.M/MTH SQ.M/YR SQ.FT/YR 5YR 1YR 

Budapest (CBD) 21.00 252 31.2 1.0 0.0 

Budapest (Central Buda) 15.00 180 22.3 -1.3 -3.2 

Budapest (Váci Corridor) 14.25 171 21.2 -0.3 0.0 

Budapest (Periphery) 11.00 132 16.3 -0.9 0.0 
 

PRIME OFFICE YIELDS – MARCH 2012 

MARKET (SUBMARKET) 
(FIGURES ARE GROSS) 

CURRENT LAST LAST 10 YEAR 
QUARTER QUARTER YEAR HIGH LOW 

Budapest (CBD) 7.25 7.25 7.25 8.75 5.50 

Budapest (Central Buda) 7.50 7.50 7.50 9.00 5.75 

Budapest (Váci Corridor) 8.00 8.25 8.50 9.50 6.00 

Budapest (Periphery)* 9.00 9.00 9.25 10.00 7.00 
NOTE: *9 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 expectations were for increased 
occupier activity in 2012, the first quarter 
of the year witnessed a limited amount of 
occupier transactions. This is largely due to 
the continued bleak outlook for the euro, 

which remains weak with little anticipation for improvement. 
Ireland continues to be vulnerable to a further economic 
slowdown, which has greatly hampered office market demand. As 
a result, prime rents have seen no movement over the quarter. 

OCCUPIER FOCUS 
Take-up over the quarter totalled just under 23,000 sq.m, which 
is considerably lower than that witnessed in Q1 2011. However, 
as a few deals are yet to be closed, leasing activity should pick-up 
in the coming months. There continues to be growing demand 
from international occupiers, most noticeably from North 
America. Indeed, the majority of deals were for areas of less than 
450 sq.m., which may indicate a growing appetite from new or 
smaller tenants to enter into the market. 

For the first time in three years, the overall Dublin vacancy rate 
now stands at just below 20%. There is a growing shortage of 
modern, Grade A space in the city centre as a significant 
proportion of available accommodation in this area is obsolete. 
The lack of options, particularly for larger spaces, in Dublin’s city 
centre has instigated a renewed focus on refurbishments. 

INVESTMENT FOCUS  
Although the 2012 budget removed many obstacles towards 
increased investment activity, few transactions closed over the 
quarter. The lengthy time necessary to get a deal from principal 
agreement to closure has had a hindering effect on investor 
sentiment, particularly from overseas buyers. However, market 
momentum is expected to pick-up later in the year. There is a 
healthy mix of both domestic and foreign players within the 
market, with local investors seeking smaller assets and those 
from overseas preferring ones of over €20 mn. Limited activity 
has seen yields soften across all Dublin and Cork submarkets.  

OUTLOOK 
Further fiscal tightening measures may bring another slowdown, 
and Ireland remains vulnerable to further economic turbulence. 
Nevertheless, with a few leasing transactions yet to be fulfilled, 
there is a possibility of increased activity later in the year. 
Tenants with substantial occupancy requirements will continue to 
encounter a limited choice of available larger properties, which 
could further affect occupier demand. 

 

MARKET OUTLOOK 

Prime Rents: Muted demand should keep rents unchanged 
throughout the year.   

 

Prime Yields: Prime yields are anticipated to keep climbing 
as investment activity waits to pick-up. 

 

Supply: A lack of development, coupled with steady 
demand, is expected to keep supply steady. 

 

Demand: Demand for quality premises in Dublin’s city 
centre should continue unabated. 

 

 

PRIME OFFICE RENTS – MARCH 2012 

MARKET (SUBMARKET)  € US$ GROWTH % CAGR 
SQ.M/YR SQ.FT/YR 5YR 1YR 

Dublin (2/4 District)  307 38.0 -13.8 -5.0 

Dublin (Suburban)  142 17.6 -9.7 0.0 

Dublin (IFSC)  194 24.0 -18.5 -9.8 

Cork*  170 21.0 -9.5 0.0 
NOTE: * The above rents for Cork relate to prime buildings on South Mall. Rents on Lapps Quay – a rapidly emerging 
office location near South Mall – are in the region of €200/sq.m/year. 

 

PRIME OFFICE YIELDS – MARCH 2012 

MARKET (SUBMARKET) 
(FIGURES ARE NET) 

CURRENT LAST LAST 10 YEAR 
QUARTER QUARTER YEAR HIGH LOW 

Dublin (2/4 District) 7.80 7.75 7.50 7.80 4.25 

Dublin (Suburban) 8.90 8.85 8.65 8.90 5.50 

Dublin (IFSC) 7.90 7.90 7.65 7.90 4.75 

Cork 8.50 8.25 7.85 8.50 4.50 
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 Italian economy slipped in to recession 
in 2011 and economic predictions suggest 
another year or more of decline in its 
GDP. In most cities prime rents held firm 
over the quarter. However, some rents 

have seen some additional downward pressure, despite significant 
incentives. 

OCCUPIER FOCUS 
Demand continues to focus on the prime buildings in the core 
areas as cost saving and rationalisation encourages upgrading and 
moves to new contracts on attractive terms. In locations with 
high vacancy rates landlords are eager to let their properties 
quickly; therefore tenants are well aware of their bargaining 
position and in many cases are able to obtain a good package of 
incentives. Vacancy rates have seen some increases as more 
efficient use of offices has released more space into the market. 
However the difference between Grade A and B properties 
continues to rise. 

The amount of space under construction in both Milan and Rome 
has continued to fall quarter by quarter, and in Rome 
construction is at a low level. In contrast, Milan has over 400,000 
sq.m under construction, two thirds of which is being built on a 
speculative basis. 

INVESTMENT FOCUS  
The first quarter has seen modest activity in terms of rent 
producing assets, with figures down by circa 60% compared to 
the same period of 2011. This is partly due to very little liquidity 
evident in the market, but also a very low risk tolerance. Buyers 
are still wishing to focus on prime core product, however there 
is very little of this type of product on the market. Offices remain 
however, the preferred property asset type. Interest from 
international funds is limited but domestic funds and private 
investors continue to investigate opportunities with the focus 
mainly on investments in Milan and Rome. Prime yields have held 
firm over the quarter in Rome but increased slightly in Milan; 
both cities now being marked at 5.50%. 

OUTLOOK 
Continued austerity measures and weak demand from other 
European countries represent an uncertain economic outlook in 
which business confidence will remain subdued. Rents will come 
under pressure and apart from some special situations it will take 
some time for the level of activity to improve significantly. In the 
short term domestic investors are likely to be more confident 
than foreigners about Italy’s medium term prospects and the low 
activity could see yields begin to soften. 

MARKET OUTLOOK 

Prime Rents: Prime asking rents under pressure.  

Prime Yields: Slow investment activity may see prime yields 
start to soften. 

 

Supply: Speculative construction remains limited in 
Rome, but Milan has some significant projects 
planned or nearing completion. 

 

Demand: Demand is expected to be steady over the 
year. 

 

 

PRIME OFFICE RENTS – MARCH 2012 

MARKET (SUBMARKET)  € US$ GROWTH % CAGR 
SQ.M/YR SQ.FT/YR 5YR 1YR 

Rome (Centre)  480 59.4 0.2 -4.0 

Rome (Greater Eur)  325 40.2 1.6 -4.4 

Rome (Periphery)  160 19.8 -3.4 -11.1 

Milan (Centre)  540 66.8 0.6 0.0 

Milan (Edge of Centre)  340 42.1 n/a -5.6 

Milan (Semi-centre)  275 34.0 0.4 0.0 

Milan (Periphery)  210 26.0 -1.4 0.0 

Bologna (Centre and CBD)  170 21.0 -4.1 0.0 

Naples (CBD)  140 17.3 -2.6 0.0 

Turin (Centre)  160 19.8 -3.9 -5.9 
With respect to the rent data provided, the value refers to the value achieved without taking into account any 
incentive given by landlords, who, due to the current market conditions and to the higher availability on the market, 
are more flexible in negotiating with new potential tenants or renegotiating existing contracts (e.g. step rents or free 
rent period of approx 6/9/12 months, depending on quality and location of the building) 
 

PRIME OFFICE YIELDS – MARCH 2012 

MARKET (SUBMARKET) 
(FIGURES ARE GROSS) 

CURRENT LAST LAST 10 YEAR 
QUARTER QUARTER YEAR HIGH LOW 

Rome (Centre) 5.50 5.50 5.50 6.25 5.25 

Rome (Greater Eur) 6.50 6.50 6.50 6.60 5.50 

Rome (Periphery) 8.00 7.50 7.50 8.00 6.50 

Milan (Centre) 5.50 5.25 5.25 6.00 4.75 

Milan (Edge of Centre)* 6.25 6.25 6.25 6.25 6.25 

Milan (Semi-centre) 7.00 7.00 6.75 7.00 5.40 

Milan (Periphery) 7.50 7.50 7.25 7.50 5.75 

Bologna (Centre and CBD) 6.50 6.50 6.50 6.75 6.00 

Naples (CBD) 7.50 7.50 7.25 7.75 6.75 

Turin (Centre) 7.75 7.75 7.75 7.75 6.50 
Note: * I year 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 
The Netherlands entered recession at the 
end of 2011 and the expectation is that the 
beginning of 2012 will continue to see 
negative growth. As a result, occupier 
demand has remained subdued with rents 

remaining unchanged over the quarter and for the entire year. 
However, there has been some decline in secondary rents over 
the year. 

OCCUPIER FOCUS 
Occupier demand is largely led by tenants moving between two 
spaces, rather than occupiers or expansions driving activity. 
These moves are being encouraged by redeveloped and upgraded 
space that is more desirable to new tenants. Amsterdam remains 
the focus of interest, followed by Rotterdam and Utrecht. The 
Hague is expected to see vacancy increase as a release of 
government-used buildings is expected. 

On the supply side there is very little property currently under 
construction and this quarter has seen low completions. In 
addition there have been some buildings that have also been 
redeveloped for other uses. As a result, prime space in the top 
three cities is becoming scarce, and vacancy has fallen in many 
submarkets. Of the construction that is underway, very little of it 
is started without at least some element of the scheme being pre-
let. 

INVESTMENT FOCUS  
The first quarter of 2012 showed a further increase in volumes, 
making it the highest for the last five quarters. The rise was 
particularly attributed to the office market which saw volumes 
close to €645 million. This however, does not necessarily point 
to an increase in activity in the market as this quarter €425 
million of the volumes came from the sale of a high-tech business 
park in Eindhoven to a consortium of private investors. Philips, 
the vendor, remains as one of the many tenants in the park. As 
other office deals were rare there has been no pressure on 
yields, and they remained unchanged over the quarter. 

OUTLOOK 
The office market will remain cautious for the rest of the year as 
the impact of a slowed economy takes its toll. However, the 
economy is expected to pick up towards the latter half of the 
year and occupier activity could see some movements. There is 
not expected to be a significant change in demand nor supply and 
rents are likely to remain stable.  A number of distressed 
portfolios are expected in the market in 2012, thus increasing the 
amount of secondary investment product; whereas prime 
investment product is expected to remain relatively scarce. 

MARKET OUTLOOK 

Prime Rents: Prime rents are expected to hold.  

Prime Yields: Stable, with interest focused on the scarce 
prime sector. 

 

Supply: Caution towards development will keep new 
supply low.  

Demand: Demand is expected to remain subdued in the 
beginning of the year.  

 

PRIME OFFICE RENTS – MARCH 2012 

MARKET (SUBMARKET)  € US$ GROWTH % CAGR 
SQ.M/YR SQ.FT/YR 5YR 1YR 

Amsterdam (South Axis)  360 44.5 -0.3 0.0 

Amsterdam (Central)  270 33.4 0.4 0.0 

Amsterdam (South-East)  195 24.1 0.5 0.0 

Rotterdam  180 22.3 0.0 0.0 

The Hague  200 24.7 0.0 0.0 

Utrecht  195 24.1 0.5 0.0 

Eindhoven  170 21.0 0.0 0.0 
 

PRIME OFFICE YIELDS – MARCH 2012 

MARKET (SUBMARKET) 
(FIGURES ARE GROSS) 

CURRENT LAST LAST 10 YEAR 
QUARTER QUARTER YEAR HIGH LOW 

Amsterdam (South Axis) 6.05 6.05 6.05 7.00 5.25 

Amsterdam (Central) 6.30 6.30 6.30 7.00 5.25 

Amsterdam (South-East) 7.30 7.30 7.20 7.50 5.50 

Rotterdam 6.40 6.40 6.40 7.40 5.75 

The Hague 6.20 6.20 6.10 7.50 5.75 

Utrecht 6.60 6.60 6.60 7.25 5.75 

Eindhoven 7.20 7.20 7.10 7.75 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 Norwegian economy is performing 
relatively well with growth being achieved 
on the back of robust employment and 
strong household consumption, even in the 
face of declining export demand. CBD and 

Oslo West are still the focus of much of the occupier activity and 
this has driven up prime rents further during Q1, whereas prime 
rents in Bergen are static. 

OCCUPIER FOCUS 
The main focus of demand is in central Oslo and on high quality 
properties and for these vacancy rates have held. However, high 
vacancy elsewhere has enabled tenants to negotiate major 
upgrades to the properties in their leases alongside other 
incentives.  

There is a reasonable amount of new building activity in the 
suburbs of Oslo, but there remains to be limited supply in the 
inner city in the short term. Many of the projects due to 
complete soon have some element of the building pre-let, 
however, those due in latter years are being done so on a mostly 
speculative basis.  

INVESTMENT FOCUS  
The office market saw a large increase in investment volumes 
over the quarter as a few very large deals completed in Q1. The 
largest deal of the quarter was the Nkr 4,800 million purchase of 
DnB HQ from the developer Oslo S Utvikling by DnB’s insurance 
arm DnB Liv and DnB Scandanavian Property Fund.  There is still 
a focus on low risk assets with tenants on long leases; and 
pension funds in particular look for these secure deals. Office 
transactions tend to focus on assets in Oslo, although other cities 
are of interest if the property and tenant strength is good 
enough. Foreign investors are attracted by the strong Norwegian 
economy, but this has not yet materialised in concrete deals. 
Prime yields have held over the quarter. 

OUTLOOK 
Norway is expected to see economic growth slow in 2012 but is 
likely to still see annual growth of over 2%. In particular it is 
domestic demand and the petroleum sector that will drive 
growth as the rest of Europe slows. It is expected that the office 
market will see a stable level of demand in 2012, although 
pressure may continue for prime space in Oslo CBD which may 
see further rental increases. Despite stricter financing conditions, 
investment volumes for Norway are expected to surpass those of 
2011 as the relative strength of the economy continues to tempt 
buyers. 

MARKET OUTLOOK 

Prime Rents: Further pressure in central Oslo, stable 
elsewhere. 

 

Prime Yields: Prime yields are expected to hold.  

Supply: Further new completions are expected this 
year. 

 

Demand: Demand is expected to continue at a stable 
level. 

 

 

PRIME OFFICE RENTS – MARCH 2012 

MARKET (SUBMARKET) Nkr € US$ GROWTH % CAGR 
SQ.M/YR SQ.M/YR SQ.FT/YR 5YR 1YR 

Oslo 4,250 559 69.2 6.5 25.0 
 

PRIME OFFICE YIELDS – MARCH 2012 

MARKET (SUBMARKET) 
(FIGURES ARE NET) 

CURRENT LAST LAST 10 YEAR 
QUARTER QUARTER YEAR HIGH LOW 

Oslo 5.25 5.25 5.75 8.00 4.50 
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 Polish economy performed well in 
2011 and early indicators suggest that it has 
continued to do so in Q1. Demand has 
continued to be evident, with half of all 
activity referring to new leases and 

expansions (and not just to renewals). Prime rents have held over 
the quarter, however, particular demand pressure in Warsaw 
CBD meant that this submarket saw a small increase to €26.50 
sq.m/month. 

OCCUPIER FOCUS 
Despite a continued hint of caution to any European office 
market, the Polish market has remained active in the first quarter 
of 2012, with particular focus on the central areas of Warsaw as 
the quality of space continues to be paramount to occupiers. This 
is a reversal of previous quarters where some non-central sub-
markets saw more take-up than the CBD. 

Including the property that completed in Q1, it is expected that 
250,000 sq.m of space will be completed in 2012. Although some 
of this is pre-let a large proportion is speculative. Due to 
economic concerns in the rest of Europe, banks have now 
tightened their lending criteria and pre-lets are more important 
to secure project finance than they were when these current 
near-completions started. 

INVESTMENT FOCUS  
The beginning of 2012 saw very little investment activity in 
Poland, with the largest deal being the sale of Zlote Tarasy, which 
although has some office element, could not be considered an 
office deal. Office buildings that are of interest to international 
investors are Grade A buildings in prime business areas of 
Warsaw, of which the sale of a couple occurred in Q1. These 
however remain relatively scarce and thus limit the volumes 
possible in a quarter. Yields have continued to hold firm this 
quarter, with the prime office yield for Warsaw remaining at 
6.25%. 

OUTLOOK 
Poland’s economic growth is expected to be at a slower rate in 
2012 as the effects of the slowing economies in many European 
countries take their toll. With developers facing constrained 
finance, it is expected that the pipeline will reduce and with 
demand growth remaining subdued, prime rents should remain 
stable in 2012. Investment volumes this year are expected to be 
similar, but not quite meet those of 2011, as the tightened lending 
conditions affect investor finance. Prime yields as a result are 
likely to remain unchanged. 

MARKET OUTLOOK 

Prime Rents: Sustained demand and limited development 
should stabilise most rents and boost others. 

 

Prime Yields: Prime yields are anticipated to hold.  

Supply: Difficult financing conditions will see 
construction levels fall. 

 

Demand: Demand should remain stable, with particular 
focus on core areas. 

 

 

PRIME OFFICE RENTS – MARCH 2012 

MARKET (SUBMARKET) € € US$ GROWTH % CAGR 
SQ.M/MTH SQ.M/YR SQ.FT/YR 5YR 1YR 

Warsaw 26.50 318 39.3 1.2 1.9 

Krakow 15.00 180 22.3 0.0 0.0 

Katowice 13.50 162 20.0 -0.7 0.0 

Poznan 15.00 180 22.3 0.7 0.0 

Lodz 13.00 156 19.3 0.8 0.0 

Wroclaw 15.00 180 22.3 1.4 0.0 

Szczecin 14.00 168 20.8 0.0 0.0 

Gdansk 14.00 168 20.8 2.3 0.0 
 

PRIME OFFICE YIELDS – MARCH 2012 

MARKET (SUBMARKET) 
(FIGURES ARE GROSS) 

CURRENT LAST LAST 10 YEAR 
QUARTER QUARTER YEAR HIGH LOW 

Warsaw 6.25 6.25 6.40 10.00 5.25 

Krakow 7.50 7.25 7.25 13.00 6.25 

Katowice 8.50 8.50 8.80 13.50 6.50 

Poznan 7.75 7.50 7.75 13.00 6.25 

Lodz 8.50 8.50 8.50 13.50 6.50 

Wroclaw 7.50 7.00 7.00 13.50 6.00 

Szczecin 9.00 9.00 9.00 16.00 6.75 

Gdansk 7.75 8.00 8.00 13.50 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 
The prevailing economic uncertainty has 
continued into 2012, with the impact of the 
current conditions resulting in tenants 
looking to control their occupancy costs 
and landlords offering competitive rents 

and incentives. Due to the economic contraction there has been 
a continual decline in active occupier demand. Despite this, prime 
rents held up in Lisbon over the quarter, remaining at 
€18.50/sq.m/month. 

OCCUPIER FOCUS 
Overall take up in Q1 2012 was slightly down when compared to 
the same period in 2011. The trend of cost cutting and lease 
renegotiation continued unabated, with further space being 
released on to the market as companies downsize. Tenants 
remain in a strong position within the market as landlord 
incentives such as rent free periods and contributions towards 
refurbishment. 

Pipeline development has remained cautious with speculative 
schemes increasingly scarce. In the Lisbon CBD, most schemes 
consist of the refurbishment of existing space. This reflects both 
landlords looking to upgrade space and the recent increase of 
urban redevelopment programmes within the city.   

INVESTMENT FOCUS  
Investor focus in Q1 2012 was focussed on core locations within 
the major cities. However, investment grade product with good 
covenants remain extremely scarce within Portugal and are 
therefore highly sought after. Demand for other type of assets 
are low in comparison. However, foreign opportunistic investors 
are starting to look at Portugal as pressure on lenders and 
vendors increase. Nonetheless, deals remain dependant on the 
securing of funding. Prime yields were unchanged over the 
quarter and remain at 7.75% in Lisbon.  

OUTLOOK 
With a negative economic outlook, 2012 is expected to be a 
difficult year for the Portuguese economy. Therefore, occupiers 
will remain focussed on reducing operating costs and especially 
those occupiers currently utilising large amounts of space. 
Furthermore, landlord incentives should increase further, 
especially for tenants with good covenants. Speculative 
development will decline further with a pre-let the preferred 
method of initiating schemes. Prime rents should hold firm as 
incentives rise, although rents in more secondary locations will 
remain under pressure.  

MARKET OUTLOOK 

Prime Rents: Prime rents remain unchanged as incentives 
rise. 

 

Prime Yields: Yields should remain under pressure due to 
the uncertain economic climate. 

 

Supply: Almost no speculative development is 
expected, pushing supply levels down. 

 

Demand: Low levels should continue to fall on the back 
of worsening market conditions. 

 

 

PRIME OFFICE RENTS – MARCH 2012 

MARKET (SUBMARKET) € € US$ GROWTH % CAGR 
SQ.M/MTH SQ.M/YR SQ.FT/YR 5YR 1YR 

Lisbon (Zone 1) 18.50 222 27.5 -1.5 -2.6 

Lisbon (Zone 2) 16.50 198 24.5 -2.3 -2.9 

Lisbon (Zone 6) 12.00 144 17.8 -3.0 -4.0 

Porto (Avenida da Boavista) 13.50 162 20.0 -0.7 -10.0 
 

PRIME OFFICE YIELDS – MARCH 2012 

MARKET (SUBMARKET) 
(FIGURES ARE GROSS) 

CURRENT LAST LAST 10 YEAR 
QUARTER QUARTER YEAR HIGH LOW 

Lisbon (Zone 1) 7.75 7.75 7.00 7.75 5.75 

Lisbon (Zone 2) 8.50 8.50 7.50 8.50 6.00 

Lisbon (Zone 6) 10.00 10.00 9.00 10.00 6.25 

Porto (Avenida da Boavista) 10.00 10.00 9.00 10.00 7.00 
NOTES: 
Lisbon Zone 1: Avenida da Liberdade (Prime CBD) 
Lisbon Zone 2: Avenidas Novas (CBD) 
Lisbon Zone 6: Western Corridor (Decentralised) 
 
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 
2012 should see economic growth slow but 
remain in positive territory, linked to 
austerity measures as well as lower export 
demand. Business sentiment however is 
improving with occupier activity robust, 

vacancy falling and prime rents in Bucharest rose for the first time 
in 24 months to €19.00/sq.m/month. Prime rents also rose in 
Cluj-Napoca’s CBD due to the lack of Grade A space, while 
holding firm across all other locations. 

OCCUPIER FOCUS 
Q1 2012 recorded 49,000 sq.m of gross take-up, of which pre-
lets and new leases accounted for 85% of the total.  Expansion 
driven activity is still low as the large majority of companies are 
still very cost conscious. 

With only 2,500 sq.m delivered to the market in Q1 2012, of 
which just over 70% was pre-let, the overall vacancy rate fell for 
the fourth consecutive quarter to 8.0%. Further falls are 
anticipated over the course of the year as some planned schemes 
are shelved, others put on hold and banks continue to be 
reluctant to take on any new development risk. As such the 
active pipeline has declined and as at Q1 2012 space under 
construction in Bucharest amounted to around 130,000 sq.m, a 
long way off the high of 700,000 sq.m plus seen in late 2008/early 
2009. However, with a large amount of space easily ‘re-activated’ 
continued caution should be exercised by lenders and developers 
alike so as to maintain a healthy demand:supply balance and not 
flood the market with new supply.  

INVESTMENT FOCUS  
Q1 office trading volumes were close to €92 million, equating to 
80% of the 2011 total. This comprised of two deals linked to the 
office park ‘City Business Centre’ in Timisoara whereby NEPI, the 
South African fund, purchased three already constructed buildings 
and forward funded the development of two others on the same 
park. These transactions, in addition to some already in the 
pipeline have seen yields for prime product, where bidding is 
competitive, sharpen by 50 bps over the quarter. 

OUTLOOK 
The outlook is relatively positive but the further tightening of 
financing conditions is expected to limit investment activity in the 
first half of the year at least. Grade A vacancy is expected to 
decline, but this is likely to be at the expensive of Grade B and C 
as occupiers upgrade their space. Over time, as development 
completions slow further, further upward pressure on rents will 
be seen. 

MARKET OUTLOOK 

Prime Rents: Pockets of rental growth expected in locations 
where Grade A supply is limited. 

 

Prime Yields: Following compression on the back of better 
fundamentals, yields will now stabilise. 

 

Supply: With schemes on hold and speculative 
development falling, vacancy should decline. 

 

Demand: Higher levels of pre-lets and new leases are 
anticipated but overall levels remain stable. 

 

 

PRIME OFFICE RENTS – MARCH 2012 

MARKET (SUBMARKET) € € US$ GROWTH % CAGR 
SQ.M/MTH SQ.M/YR SQ.FT/YR 5YR 1YR 

Bucharest (Centre) 19.00 228 28.2 -1.0 2.7 

Bucharest (Out-of-Town) 11.00 132 16.3 -4.7 0.0 

Timisoara 11.50 138 17.1 -5.2 0.0 

Cluj-Napoca 12.00 144 17.8 n/a 4.3 

Constanta 10.00 120 14.8 -7.8 0.0 

Brasov 10.00 120 14.8 -7.8 0.0 
 

PRIME OFFICE YIELDS – MARCH 2012 

MARKET (SUBMARKET) 
(FIGURES ARE GROSS) 

CURRENT LAST LAST 10 YEAR 
QUARTER QUARTER YEAR HIGH LOW 

Bucharest (Centre) 8.50 9.00 9.00 14.00 6.25 

Bucharest (Out-of-Town) 9.75 10.00 10.00 11.00 6.50 

Timisoara 10.00 10.50 11.00 14.00 7.50 

Cluj-Napoca* 10.00 10.25 10.50 10.50 10.00 

Constanta 10.75 10.75 11.00 14.00 7.50 

Brasov 10.50 10.75 11.00 14.00 7.50 
NOTES:  
* 1 year 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 
Demand levels have continued to ease over 
the quarter as tenants are taking their time 
in making location decisions. Despite this 
decline, prime rents have held up and 
remain unchanged at $1,200/sq.m/year in 

Moscow. Tenants became increasingly cost conscious of the 
space they were occupying and consolidation was a growing 
trend over the quarter. 

OCCUPIER FOCUS 
Take up levels were steady over the quarter, although the trend 
for consolidation and the re-assessment of occupancy costs is 
starting to occur. Although there are a number of tenants with 
active requirements within the market. Therefore, the vacancy 
rate has largely remained stable over the quarter as the amount 
of space released back on to the market is low. Only 5% of 
transactions recorded over the quarter were pre-lets as tenants 
prefer existing buildings to those about to arrive on the market. 

There was minimal space delivered to the market in the first 
quarter of the year and Moscow remains characterised by a lack 
of prime space. Although there are currently buildings under 
construction, the development pipeline is more encouraging, 
despite no new projects recently announced in the central parts 
of the city.  

INVESTMENT FOCUS  
Investment volumes were muted in the first quarter of the year 
with very little transactional activity recorded, although there are 
a number of deals in the pipeline. Despite the lack of transactions 
in Q1 2012, it is expected that the office sector will represent 
the largest proportion of total volumes by the end of the year.   
However, prime yields were unchanged over the quarter, 
remaining at 8.50% in Moscow although further compression is 
anticipated during 2012.   

OUTLOOK 
The economic outlook for the year ahead is positive, although 
the office market is expected to be stable. Prime rents are 
increasingly steady and should remain so for the majority of the 
year. Occupier demand is expected to be hold up over the year, 
although consolidation and cost cutting will become increasingly 
apparent. The investment market will remain active, although 
volumes may ease slightly as the lack of available product may 
become more apparent towards the end of the year. 

 

 

MARKET OUTLOOK 

Prime Rents: Prime space increasingly steady.  

Prime Yields: Holding firm but under pressure.  

Supply: Development pipeline decreasing but prime 
stock remains scarce. 

 

Demand: Demand is high, but less expansions –the 
active demand is driven by lease expiration.    

 

PRIME OFFICE RENTS – MARCH 2012 

MARKET (SUBMARKET) US$ € US$ GROWTH % CAGR 
SQ.M/YR SQ.M/YR SQ.FT/YR 5YR 1YR 

Moscow (Central) 800 601 74.3 0.0 5.3 

Moscow (Centre A+) 1,200 901 111.5 1.8 20.0 

Moscow (OOT) 500 375 46.5 -6.5 -10.7 
 

PRIME OFFICE YIELDS – MARCH 2012 

MARKET (SUBMARKET) 
(FIGURES ARE GROSS) 

CURRENT LAST LAST 10 YEAR 
QUARTER QUARTER YEAR HIGH LOW 

Moscow (Central) 8.50 8.50 9.00 17.00 7.25 

Moscow (Centre A+)* 8.50 8.50 9.00 13.00 7.00 

Moscow (OOT) 8.50 8.50 9.00 18.00 8.00 
NOTE: * 6 year 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 
Business confidence continues to be 
negatively affected by slowing domestic 
growth prospects and the fragile European 
situation, both of which are having a knock 
on effect on the office sector performance. 

OCCUPIER FOCUS 
Despite a scaling back of new developments, the market is 
oversupplied as a result of pre-crisis construction and a lack of 
demand, in particular new requirements registering an interest in 
the market. The pipeline is expected to shrink further as banks 
are only willing to lend on schemes that have already secured 
income and still only on a case by case basis as they try to avoid 
taking on any repayment risk in an environment where there is 
little clarity as to where future office demand will stem from. 
Some demand may come from companies wanting to enter Serbia 
should they be awarded EU candidacy status, although it is not 
anticipated that this will have any effect on rental growth in the 
short term at least. 

Prime rents, currently at €15.00/sq.m/month, may see further 
falls although some decline in headline rents will be off-set by the 
incentive packages that landlords are currently offering such as 
rent free periods. Outside the capital rents are considerably 
lower for both prime and secondary values and further falls are 
expected as interest in these areas wanes. 

INVESTMENT FOCUS  
The market is small and relatively unsophisticated and both are 
deterrents to the larger institutional investors in particular. In 
addition, the weak occupational market and political instability in 
Serbia are also seeing investors look to less risky locations.  With 
no transactions concluding in the first quarter of 2012 the 
accurate level of prime yields is difficult to determine, but for 
Grade A office in the centre of the capital, are around 10.50%. 

OUTLOOK 
2011 saw GDP growth slow and while 2012 is also expected to 
be subdued, Serbia should stay in positive territory. In the real 
estate market however the double digit vacancy rate will 
continue to play into tenants hands as they can demand attractive 
incentive packages as landlords try to avoid lengthy void periods. 
Some of the vacancy is structural but it will take a while for the 
remainder to be absorbed by the market. The investment market 
is expected to see subdued levels of activity linked to the lack of 
transparency, lengthy procedures and the prolonged EU debt 
crisis and so investors are likely to postpone any acquisition plans 
until the second half of the year at the earliest. 

MARKET OUTLOOK 

Prime Rents: A lack of demand places further downward 
pressure on rents. 

 

Prime Yields: Yields will move out linked to a lack of 
transactional evidence. 

 

Supply: Availability remains high but slowly declining as 
speculative constructions stops. 

 

Demand: New requirements are all but shelved and 
activity continues to be driven by cost cutting. 

 

 

PRIME OFFICE RENTS – MARCH 2012 

MARKET (SUBMARKET) € € US$ GROWTH % CAGR 
SQ.M/MTH SQ.M/YR SQ.FT/YR 5YR 1YR 

Belgrade 15.00 180 22.3 -3.3 -6.3 
 

PRIME OFFICE YIELDS – MARCH 2012 

MARKET (SUBMARKET) 
(FIGURES ARE GROSS) 

CURRENT LAST LAST 6 YEAR 
QUARTER QUARTER YEAR HIGH LOW 

Belgrade 10.50 10.50 10.50 13.00 9.00 
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 office market in Slovakia has seen a 
moderate start in 2012. With the year-on-
year economic growth slowing in Q1 this is 
weighing down on the already relatively 
high unemployment levels, and 

consequently impacting on the office market. Occupiers remain 
highly cost aware and seek cheaper accommodation amid weak 
consumer and business confidence. In Bratislava, the more cost 
efficient Inner City and Outer City areas grow in popularity 
among occupiers. This is putting additional pressure on City 
Centre landlords who are now forced to reconsider their rental 
pricing in this area. Prime rents in the City Centre fell in Q1 as a 
consequence and currently stand at €16.00/sq.m/month. 

OCCUPIER FOCUS 
Nevertheless vacancy rates have decreased across all sub markets 
over the last quarter. Total real take-up for the first quarter 
totalled just over 24,000 sqm, most of which concentrated in the 
IC area in Bratislava 2. Nevertheless, even in those districts 
accounting for higher activity, the absorption of space remains 
nominal given that a significant amount of lettings is motivated by 
the renegotiation of existing leases (37% in Q1). 

Delivery of new office space in 2012 will be constrained and 
remain more or less in line with the volume seen last year. Of the 
65,000 sq.m expected to be put to use by the end of December, 
only approx. 25% of this space is currently pre-leased ahead of 
completion. Banks require significant pre-leasing as a pre-
condition for any development finance. Consequently, only a 
limited number of developers are truly active on the market. 

INVESTMENT FOCUS  
Following a relatively strong Q4 2011, the first quarter of this 
year has seen no major deals conclude. The lack of adequate 
investment grade assets and the scarcity of bank financing remain 
the primary obstacles to property acquisitions. Nevertheless, 
investor interest is present in the market albeit selective to the 
best assets, which helped keep yields unchanged over the quarter 
with prime levels in Bratislava quoted at 7.25% albeit some 
developers are holding out for sub-7% for specific product.  

OUTLOOK 
The economy is expected to post positive, but gradually slowing 
growth in the quarters ahead, to recover in 2013 at the earliest. 
This in turn leaves little growth potential for the office market in 
the short term. Occupier demand is expected to be patchy, and 
prime rents in the City Centre could fall under further downward 
pressure. Nevertheless, the overall vacancy should be sustained, 
underpinned by the limited development pipeline. 

MARKET OUTLOOK 

Prime Rents: Will remain under pressure as cheaper non-
central accommodation attracts occupiers. 

 

Prime Yields: Selective demand for prime assets should keep 
yields stable over the year. 

 

Supply: New supply for the year will be in line with 
that seen in 2011. 

 

Demand: Demand for smaller, 200 sq.m – 350 sq.m 
surfaces will drive activity. 

 

 

PRIME OFFICE RENTS – MARCH 2012 

MARKET (SUBMARKET) € € US$ GROWTH % CAGR 
SQ.M/MTH SQ.M/YR SQ.FT/YR 5YR 1YR 

Bratislava 16.00 192 23.8 -1.2 -5.9 
 

PRIME OFFICE YIELDS – MARCH 2012 

MARKET (SUBMARKET) 
(FIGURES ARE GROSS) 

CURRENT LAST LAST 6 YEAR 
QUARTER QUARTER YEAR HIGH LOW 

Bratislava 7.25 7.25 7.25 13.00 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. 

 

RECENT PERFORMANCE 

 
Source: Cushman & Wakefield 
 

-20.0%
-15.0%
-10.0%
-5.0%
0.0%
5.0%
10.0%
15.0%
20.0%

4.00%

5.00%

6.00%

7.00%

8.00%

9.00%

Mar-07 Mar-08 Mar-09 Mar-10 Mar-11 Mar-12

AVERAGE PRIME YIELDS (left) RENTAL GROWTH (right)

SLOVAKIA 

 
 

 

 
 

 

 

 

OFFICE SNAPSHOT 
 

  
 

MARKETBEAT 
 

A Cushman & Wakefield Research Publication 

 

Q1 2012 
 



 

 

Cushman & Wakefield LLP 
43-45 Portman Square 
London W1A 3BG 
www.cushmanwakefield.com/knowledge 

This report has been produced by Cushman & Wakefield LLP for use by those with an interest in commercial property solely for information purposes.  
It is not intended to be a complete description of the markets or developments to which it refers. The report uses information obtained from public sources 
which Cushman & Wakefield LLP believe to be reliable, but we have not verified such information and cannot guarantee that it is accurate and complete.  
No warranty or representation, express or implied, is made as to the accuracy or completeness of any of the information contained herein and Cushman & 
Wakefield LLP shall not be liable to any reader of this report or any third party in any way whatsoever. All expressions of opinion are subject to change.  
Our prior written consent is required before this report can be reproduced in whole or in part. Should you not wish to receive information from Cushman 
& Wakefield LLP or any related company, please email unsubscribe@eur.cushwake.com with your details in the body of your email as they appear on this 
communication and head it “Unsubscribe”. ©2012 Cushman & Wakefield LLP. All rights reserved. 

OVERVIEW 
The Spanish economy continues to suffer 
from the effects of a recession, with high 
unemployment and limited economic 
growth.  However, there have been new 
reforms to labour market legislation, 

intended to bring greater flexibility to working conditions as a 
way to help companies adapt to turbulence within the market. 
The positive effects of this have not yet translated into the office 
sector, and this uncertain sentiment has lead to a decline in prime 
rents in both the Madrid and Barcelona CBD submarkets. 

OCCUPIER FOCUS 
Occupier demand was sluggish in Q1 due to the shaky economic 
environment, resulting in considerably low take-up levels. Madrid 
outpaced Barcelona in terms of overall-take up, although activity 
was relatively similar in both markets. As a whole, businesses 
remain cautious when making location decisions in order to avoid 
incurring higher relocation costs in the short-term.  

In Barcelona, availability has continued to fall, particularly for 
secondary premises or spaces in new business areas. This is 
largely due to the lack of new construction arriving onto market 
over the quarter. In Madrid, the completion of the speculative 
Castellana 200 project has placed an upwards pressure on 
vacancy. There is also an increasing amount of secondary space 
returning onto market, especially in the City Centre. 

INVESTMENT FOCUS  
The beginning of 2012 saw an office investment volume almost as 
large as that of the entire year of 2011. However, this figure was 
primarily achieved by a couple of deals, as activity remains 
dampened by Spain’s rocky economic performance. International 
investors are particularly risk-averse to the uncertain market, and 
thus demand remains for properties in the CBD and city centre 
areas. In Barcelona, one of the more prominent transactions this 
quarter involved a property from Generalitat de Catalunya’s large 
portfolio.  

OUTLOOK 
The new labour market reforms should bring Spanish legislation 
closer to that seen in the rest of Europe, encouraging further 
business confidence and activity. However, with unemployment at 
such high levels and Spain at the breadth of a recession, it is 
unlikely that office market sentiment will greatly improve in the 
near future. While occupier demand – and as a result, prime 
rents – are expected to ease in Madrid, in Barcelona conditions 
should remain steady. Additionally, in Barcelona, retained demand 
and a limited development pipeline should compress supply levels, 
while Madrid may experience further rises in vacancy. 

MARKET OUTLOOK 

Prime Rents: Prime rents should remain largely stable, with 
minor falls possible in Madrid. 

 

Prime Yields: Prime yields are anticipated to hold at current 
levels as the year progresses. 

 

Supply: Although a mixed picture, supply levels should 
continue to fall in Barcelona. 

 

Demand: Demand is anticipated to remain largely stable 
as the year progresses. 

 

 

PRIME OFFICE RENTS – MARCH 2012 

MARKET (SUBMARKET) € € US$ GROWTH % CAGR 
SQ.M/MTH SQ.M/YR SQ.FT/YR 5YR 1YR 

Madrid (CBD) 26.00 312 38.6 -6.3 -7.1 

Madrid (Decentralised) 17.00 204 25.2 -5.9 -8.1 

Barcelona (CBD) 18.25 219 27.1 -6.1 -5.2 

Barcelona (Decentralised) 15.00 180 22.3 -7.4 -3.2 
 

PRIME OFFICE YIELDS – MARCH 2012 

MARKET (SUBMARKET) 
(FIGURES ARE GROSS) 

CURRENT LAST LAST 10 YEAR 
QUARTER QUARTER YEAR HIGH LOW 

Madrid (CBD) 6.00 6.00 5.75 6.00 3.50 

Madrid (Decentralised) 7.00 7.00 6.75 7.00 4.75 

Barcelona (CBD) 6.00 6.00 5.75 6.25 4.00 

Barcelona (Decentralised)* 7.50 7.50 7.25 7.50 4.75 
NOTE: * 9 year 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 GDP growth is expected to be 
lower than in previous years, it is also 
anticipated to be amongst the highest 
within Europe in 2012. Combined with the 
lessening uncertainty in other European 

markets and an improving domestic financial market, there are 
signs that the latter half of 2012 will see economic conditions 
improve. This has translated into a healthy office sector, with 
market sentiment and activity both strong in Q1. Buoyant 
conditions have helped to solidify both prime and secondary 
rents across the majority of submarkets. 

OCCUPIER FOCUS 
The first quarter of the year registered solid market activity, with 
take-up in the area of 100,000 sq.m of newly-let space. The 
largest deal this quarter was the Swedish Tax Agency’s 29,000 
sq.m leasing of the Nöten building in Stockholm’s Solna Strand 
submarket. Occupier preference remains primarily for modern, 
Grade A spaces in the best office areas. As a consequence, 
demand for secondary units is decreasing.  

Availability remains very low in Stockholm’s CBD submarket. 
This is particularly true for Grade A properties in this area, in 
which there is no vacancy at all. Although the development 
pipeline has grown, the amount of speculative construction has 
fallen significantly. The increasing prevalence of pre-let projects 
has further helped to balance supply levels. 

INVESTMENT FOCUS  
The beginning of the year maintained the healthy investment 
appetite witnessed in the second half of 2011. There is an 
increasing amount of secondary office properties up for sale at 
considerably low prices in order to attract investor interest. 
However, as demand remains for quality premises, many of these 
secondary spaces are being withdrawn by the owner and put 
back onto market. Financing remains a major concern for 
investors, which has inhibited further activity within the market. 

OUTLOOK 
As concerns surrounding the eurozone and debt crises from 
other European markets become less turbulent, the Swedish 
economy should see improvement in the second half of 2012. 
This should help sustain robust activity in the office occupier 
market, with steady demand keeping rents afloat. Although 
conditions should remain stable within the investment market, 
the limited availability of financing is anticipated to continue and 
could further hinder activity growth. 

MARKET OUTLOOK 

Prime Rents: A steady market should see prime rents 
remain unchanged throughout the year. 

 

Prime Yields: Prime yields should largely hold firm with 
possible hardening in central Stockholm areas.  

 

Supply: Supply levels are expected to hold at similar 
levels on the back of limited development.  

 

Demand: Stable conditions should retain buoyant 
occupier demand in 2012. 

 

 

PRIME OFFICE RENTS – MARCH 2012 

MARKET (SUBMARKET) Skr € US$ GROWTH % CAGR 
SQ.M/YR SQ.M/YR SQ.FT/YR 5YR 1YR 

Stockholm (Normalmstorg) 4,600 521 64.4 2.8 4.5 

Stockholm (Birger Jarlsgatan) 4,600 521 64.4 4.5 4.5 

Stockholm (Regeringsgatan) 4,600 521 64.4 3.9 4.5 

Stockholm (Decentralised) 2,200 249 30.8 4.1 4.8 

Gothenburg 2,400 272 33.6 1.8 2.1 

Malmö 2,150 243 30.1 3.6 7.5 
 

PRIME OFFICE YIELDS – MARCH 2012 

MARKET (SUBMARKET) 
(FIGURES ARE NET) 

CURRENT LAST LAST 10 YEAR 
QUARTER QUARTER YEAR HIGH LOW 

Stockholm (Normalmstorg)* 5.00 5.00 5.00 6.50 4.25 

Stockholm (Birger Jarlsgatan) 5.00 5.00 5.00 6.50 4.25 

Stockholm (Regeringsgatan) 5.00 5.00 5.00 6.50 4.25 

Stockholm (Decentralised) 6.75 6.75 6.75 7.50 5.00 

Gothenburg 5.50 5.50 5.50 7.00 5.25 

Malmö 5.50 5.50 5.50 7.00 5.50 
NOTE: * 8 year 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 
The Swiss office market was relatively 
robust in the first quarter of 2012. 
Occupier demand for smaller office 
floorplates has been showing signs of 
improvement linked to companies still 

downsizing as cost and space rationalisation continues. 
Nevertheless, prime rents held firm across the key national office 
markets, with only Lausanne recording a slight fall in Q1 over Q4 
2011. On the investment side the ‘flight-to-quality’ seen in the 
market and focus on core has seen prime yields come under 
pressure at the beginning of 2012. 

OCCUPIER FOCUS 
In Geneva, the ongoing high demand from the commodities and 
financial sectors has help sustain demand in the occupational 
market, despite the latter group’s contribution to take-up slowly 
down. However, the sector still accounts for notable activity as 
seen by the recent transaction of a bank leasing 3,600 sq.m space 
in the city’s left bank area. Indeed, the demand levels currently 
seen in Geneva appear to be sufficient enough to offset the 
declines seen in the wider market whereby excess space is being 
handed back by tenants shedding excess space. And hence the 
vacancy rate in Geneva is very low at around 1.0% in the CBD. 

In Zurich however, supply is rising both in the CBD and in 
peripheral locations impacting on landlords who are under 
increasing pressure to offer attractive incentive packages to 
tenants. The shift from the centre to the more cost efficient non-
central locations is still evident, and demand is focused on smaller 
floorplates of between 300 sq.m and 500 sq.m surfaces. 

INVESTMENT FOCUS  
There is robust investor demand for prime product and landmark 
buildings in Switzerland. However, due to the current financing 
conditions the investment market continues to be dominated by 
domestic investors, especially those who are holding capital such 
as real estate funds and pension funds. 

OUTLOOK 
In light of the uneven economic growth forecast for 2012, 
consolidation is likely to be key in occupier decision making 
which could see rents in some markets come under downward 
pressure in the short and medium terms as supply levels continue 
to rise The investment market is however expected to remain 
healthy alongside the stable outlook for yields over the remainder 
of the year. 

 

MARKET OUTLOOK 

Prime Rents: Stable in Geneva, but increasing supply 
elsewhere will put downward pressure on 
levels. 

 

Prime Yields: Prime yield levels stabilise, supported by 
investor demand and lack of available quality 
product. 

 

Supply: As space rationalisation continues, additional 
space will be released onto the market. 

 

Demand: Demand is expected to remain relatively 
stable, mostly driven by consolidation. 

 

 

PRIME OFFICE RENTS – MARCH 2012 

MARKET (SUBMARKET) Sfr € US$ GROWTH % CAGR 
SQ.M/YR SQ.M/YR SQ.FT/YR 5YR 1YR 

Zurich 775 644 79.7 -1.8 -3.1 

Geneva 775 644 79.7 2.1 3.3 

Basle 350 291 36.0 0.0 0.0 
 

PRIME OFFICE YIELDS – MARCH 2012 

MARKET (SUBMARKET) 
(FIGURES ARE GROSS) 

CURRENT LAST LAST 10 YEAR 
QUARTER QUARTER YEAR HIGH LOW 

Zurich 4.40 4.40 4.50 5.50 4.40 

Geneva 4.75 5.00 5.00 5.75 4.75 

Basle 5.50 5.60 6.00 7.00 5.50 
Note: * yields in Geneva are quoted Net. 
 
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 office market performed well over the 
first quarter of 2012 with positive rental 
growth seen and robust levels of occupier 
demand. The economy is performing 
reasonably well although growth has 

slowed and overheating remains a concern. . 

OCCUPIER FOCUS 
The start of 2012 saw a strong performance of the office market 
in Turkey, focused on Istanbul. Here, with a lack of Grade A 
space and more interest from both domestic and foreign 
companies wanting to lease space, prime rents rose 5% over the 
quarter to US$40.00/sq.m/month in the Levent submarket on the 
European side of the city. There has also been noted interest 
from companies looking to establish operations in Istanbul and 
this will boost demand over 2012. Interest from international 
companies rose, but the bulk stems from national companies.  

The accurate vacancy rate in Istanbul can be difficult to ascertain 
but the overall vacancy in the CBD is around 10%, although a 
proportion of which is structural with a large proportion of the 
current stock either outdated or does not meet building 
regulations. However, the office market still suffers from a lack of 
institutional Grade A stock despite a strong pipeline, a large slice 
of which is expected to complete in 2013.  

INVESTMENT FOCUS  
One investment deal concluded in Q1 2012, namely Nurol 
Holding’s acquisition of the 58,610 sq.m Hurriyet Medya Towers 
in Istanbul for €98 million from a domestic landlord. There are 
plans to redevelop the site into residential space. Higher trading 
volumes are held back by a lack of quality product than a 
dampening in investor sentiment, which remains strong, 
supported by good economic fundamentals and a strengthening 
occupier market. Prime yields compressed in the European side 
of Istanbul by between 5-15 bps with the lowest yields in the 
Levant at 7.65%. Yields in Izmir and Ankara held over the quarter 
at 10.00% as interest moderates here with investors, both 
domestic and international, focusing on Istanbul as their target 
market. 

OUTLOOK 
Further rental growth should not be ruled out if current demand 
levels remain or improve unless the economy slows down more 
than expected and companies put their requirements on hold. On 
the investment side as the market becomes more transparent and 
more prime stock becomes available, activity should increase and 
in particularly so from foreign investors.  

MARKET OUTLOOK 

Prime Rents: Areas lacking in Grade a space will see prime 
rents rise. 

 

Prime Yields: Competition for limited Grade A stock will 
see prime yields come under pressure. 

 

Supply: Supply likely to rise but will consist mainly of 
second hand space released to the market. 

 

Demand: Occupier activity is expected to rise as 
requirements are reactivated. 

 

 

PRIME OFFICE RENTS – MARCH 2012 

MARKET (SUBMARKET) US$ € US$ GROWTH % CAGR 
SQ.M/MTH SQ.M/YR SQ.FT/YR 5YR 1YR 

Istanbul (Levent) 40.0 360 44.6 16.1 11.1 

Istanbul (Esentepe-
Gayrettepe) 34.0 306 37.9 16.3 17.2 

Istanbul (Maslak) 30.0 270 33.4 18.2 20.0 

Istanbul (Umraniye) 25.0 225 27.9 8.0 25.0 

Izmir 15.0 135 16.7 10.8 0.0 

Ankara 21.0 189 23.4 10.1 0.0 
 

PRIME OFFICE YIELDS – MARCH 2012 

MARKET (SUBMARKET) 
(FIGURES ARE GROSS) 

CURRENT LAST LAST 10 YEAR 
QUARTER QUARTER YEAR HIGH LOW 

Istanbul (Levent) 7.65 7.75 8.00 16.30 7.50 

Istanbul (Esentepe-
Gayrettepe) 7.75 7.90 8.25 16.30 7.50 

Istanbul (Maslak) 8.50 8.65 8.50 16.30 7.75 

Istanbul (Umraniye)* 8.50 8.50 8.75 9.50 8.50 

Izmir 10.00 10.00 10.00 17.00 9.00 

Ankara 10.00 10.00 10.00 17.00 9.00 
NOTES: 
* 3 year 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. 

 

RECENT PERFORMANCE 

 
Source: Cushman & Wakefield 
 

-30.0%

-15.0%

0.0%

15.0%

30.0%

4.00%

6.00%

8.00%

10.00%

12.00%

Mar-07 Mar-08 Mar-09 Mar-10 Mar-11 Mar-12

AVERAGE PRIME YIELDS (left) RENTAL GROWTH (right)

TURKEY 

 
 

 

 
 

 

 

 

OFFICE SNAPSHOT 
 

  
 

MARKETBEAT 
 

A Cushman & Wakefield Research Publication 

 

Q1 2012 
 



 

 

Cushman & Wakefield LLP 
43-45 Portman Square 
London W1A 3BG 
www.cushmanwakefield.com/knowledge 

This report has been produced by Cushman & Wakefield LLP for use by those with an interest in commercial property solely for information purposes.  
It is not intended to be a complete description of the markets or developments to which it refers. The report uses information obtained from public sources 
which Cushman & Wakefield LLP believe to be reliable, but we have not verified such information and cannot guarantee that it is accurate and complete.  
No warranty or representation, express or implied, is made as to the accuracy or completeness of any of the information contained herein and Cushman & 
Wakefield LLP shall not be liable to any reader of this report or any third party in any way whatsoever. All expressions of opinion are subject to change.  
Our prior written consent is required before this report can be reproduced in whole or in part. Should you not wish to receive information from Cushman 
& Wakefield LLP or any related company, please email unsubscribe@eur.cushwake.com with your details in the body of your email as they appear on this 
communication and head it “Unsubscribe”. ©2012 Cushman & Wakefield LLP. All rights reserved. 

OVERVIEW 
Despite an encouraging start to the year, 
the UK’s short term economic prospects 
remain subdued and as a result, conditions 
remain challenging in many office markets. 
Regionally, the overall picture remains 

relatively muted but mixed and there are some pockets of 
activity, particularly in the Thames Valley and wider South East. 

OCCUPIER FOCUS 
The majority of active demand continues to be focused on CBDs 
in London and the key regional centres, with sporadic demand 
for Grade B and out-of-town stock. However, there is still a 
shortage of suitable stock in some markets. Many occupiers have 
specific requirements in terms of the type of space they require 
and as a result prefer to stay where they are until the right type 
of stock comes along or else commit to a pre-let. In London, the 
TMT sector continues to drive active demand, while the 
availability of Grade A stock remains limited. Prime rents in the 
West End were unchanged at £102.50 over the quarter.  

INVESTMENT FOCUS  
Investor demand has remained good for the best stock in London 
and for prime opportunities in regional centres - particularly in 
the Thames Valley and in the South - which are perceived to be 
stable and offer reasonable prospects for growth. However, 
there is still an acute shortage of prime product in the market 
which is dampening activity. Central London continues to see 
high demand and while sentiment is more cautious, volumes were 
significantly ahead of the same period last year. Demand in the 
secondary market continues to come from entrepreneurial UK 
investors and opportunity funds but they remain highly selective 
and are looking to re-position buildings in centres where a lack of 
supply is anticipated going forward. Outside these centres, the 
outlook is gloomier as yields continue to drift out, while in some 
cases, assets have attracted virtually no interest.  

OUTLOOK 
Business investment expectations have continued to fall since the 
start of the year and while confidence levels have marginally 
improved, it may be some time before this starts to filter through 
to increased capital spending and higher levels of occupational 
activity. Despite firm demand and limited supply, prime yields are 
likely to remain stable, with many investors unwilling to bid yields 
lower give the uncertain economic outlook. In secondary markets 
meanwhile, rental and capital pricing will continue to slide. 

 

 

MARKET OUTLOOK 

Prime Rents: A lack of Grade A stock is set to keep mild 
pressure on prime rents in select areas. 

 

Prime Yields: Stable but the lack of quality stock in some 
submarkets may see yields harden. 

 

Supply: Limited speculative development will see 
overall availability fall further. 

 

Demand: Mixed occupier demand, generally slow but 
some areas of growth. 

 

 

PRIME OFFICE RENTS – MARCH 2012 

MARKET (SUBMARKET) £ € US$ GROWTH % CAGR 
SQ.FT/YR SQ.M/YR SQ.FT/YR 5YR 1YR 

London (City) 55.00 710 87.9 -3.3 0.0 

London (West End) 102.50 1,324 163.8 -1.4 5.1 

Manchester 29.00 375 46.3 0.3 1.8 

Birmingham 27.50 355 43.9 -3.3 -5.2 

Bristol 27.50 355 43.9 0.4 0.0 

Leeds 25.00 323 39.9 -0.8 0.0 

Newcastle 21.00 271 33.6 1.0 -4.5 

Reading 30.50 394 48.7 4.1 5.2 

Cardiff 21.00 271 33.6 2.0 0.0 

Edinburgh 26.50 342 42.3 -0.7 -1.9 

Glasgow 29.00 375 46.3 1.4 0.0 
 

PRIME OFFICE YIELDS – MARCH 2012 

MARKET (SUBMARKET) 
(FIGURES ARE NET) 

CURRENT LAST LAST 10 YEAR 
QUARTER QUARTER YEAR HIGH LOW 

London (City) 5.00 5.00 5.00 6.50 4.25 

London (West End) 4.00 4.00 4.00 6.00 3.50 

Manchester 6.00 6.00 6.00 7.25 4.50 

Birmingham 6.00 6.00 6.00 7.25 4.50 

Bristol 6.25 6.25 6.25 7.50 4.50 

Leeds 6.50 6.50 6.50 7.50 4.75 

Newcastle 7.00 7.00 6.75 7.75 4.75 

Reading 6.25 6.25 6.50 7.75 5.00 

Cardiff 7.00 7.00 7.00 8.00 5.00 

Edinburgh 6.00 6.00 6.00 7.25 4.50 

Glasgow 6.00 6.00 6.00 7.25 4.50 
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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