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OVERVIEW 
The ongoing economic uncertainties within 
the Eurozone have continued to affect the 
office market within Austria. The market is 
characterised by caution and a number of 
occupiers are taking longer to conclude 

transactions. Consequently, this has resulted in occupier demand 
moving down over the quarter. Despite this, prime rents in 
Vienna were unchanged over the quarter and remain at €23.50 in 
the CBD submarket. 

OCCUPIER FOCUS 
Demand levels have remained low over the quarter, with overall 
activity subdued. Consequently, many cost-reducing efforts 
through relocation or office mergers have been postponed for 
the time being. However, most take up within the market is as a 
result of cost cutting or consolidation rather than activated 
expansion plans. 

The level of space under construction has continued to fall over 
the quarter and developers remain averse to starting a scheme 
speculatively. The preferred option is via a pre-let agreement, 
although with caution being displayed by most tenants, this has 
also declined over the quarter.  As a result of the easing in the 
development pipeline, supply levels should start to fall, although 
with vacancy rates moving above 7.5%, any easing may not 
evident until the middle of 2012 at the earliest. 

INVESTMENT FOCUS  
The investment market was quiet over the quarter. At the 
moment, there is little available investment grade product on the 
market, therefore activity remains low. The most active investors 
are either domestic or German. Despite the lack of activity 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 a number of austerity measures applied by the government 
to increase taxation and decrease spending. Therefore, this will 
affect the office market by reducing occupier demand and it is 
anticipated that overall activity levels will fall as well. Therefore, 
secondary rents should move out, but demand for prime space 
should hold up, especially as the development pipeline slowly 
eases 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 – DECEMBER 2011 

MARKET (SUBMARKET) € 
SQ.M/MTH 

€ 
SQ.M/YR 

US$ 
SQ.FT/YR 

GROWTH % CAGR 
5YR 1YR 

Vienna (Central) 23.50 282 34.0 4.3 4.4 

Vienna (within Gürtel) 13.00 156 18.8 1.6 2.0 

Graz 10.50 126 15.2 8.4 2.4 

Linz 11.00 132 15.9 9.5 2.3 

Salzburg 10.50 126 15.2 3.1 5.0 

Innsbruck 11.00 132 15.9 12.9 2.3 
 

PRIME OFFICE YIELDS – DECEMBER 2011 

MARKET (SUBMARKET) 
(FIGURES ARE GROSS) 

CURRENT 
QUARTER 

LAST 
QUARTER 

LAST 
YEAR 

10 YEAR 
HIGH LOW 

Vienna (Central) 5.35 5.35 5.50 6.00 5.00 

Vienna (within Gürtel) 6.25 6.25 6.70 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 
After a slow beginning to the year, the 
Belgian office market experienced a 
relatively positive year-end, particularly 
when taking into account the uncertainty 
still prevalent within the economy. Still, 

take-up for 2011 was well below average: corporate demand was 
low with demand sustained from the public and governmental 
sectors. There were an increasing number of owner-occupied 
investment deals, although as a whole investment activity 
remained subdued over the quarter.   

OCCUPIER FOCUS 
With Q4 realising a take-up figure of roughly126,000 sq.m, the 
Belgian office market witnessed strong year-end demand in 2011. 
This high figure was underpinned by several mid-sized deals by 
governmental, university and other public sector occupiers. One 
of the more notable transactions was the pre-leasing of the entire 
Montindu building of just over 6,000 sq.m in the Leopold 
submarket of Brussels. Due to a positive market performance 
and solid demand, rents increased over the quarter in the central 
Brussels submarkets and remained stable across all other areas.  

Although vacancy has been notably high over the past year, rates 
should gradually begin reducing as a result of limited new 
construction combined with an increasing number of office 
redevelopment schemes. The trend is to convert Grade C offices 
into residential blocks, hotels, or school, helping to ease supply 
levels and boost net absorption. 

INVESTMENT FOCUS  
Office investment activity was largely muted in Q4, with a total 
quarterly volume of just over €140 mn representing the lowest 
achieved figure in 2011. Nevertheless, the year-end 2011 volume 
registered an approximately 15% increase from that of 2010. The 
major players in the investment market continue to be domestic 
(institutional) and German buyers whose preference is for prime 
product in central locations. Yields remained unchanged over the 
quarter, although some hardening was seen year-on-year across 
Antwerp and some of the non-CBD Brussels submarkets. 

OUTLOOK 
Having agreed on a budget and sworn in a new government, 
confidence in the economy has picked up slightly and enhanced 
market credentials, which is anticipated to translate into a 
stronger performance for the office market. An increasing 
amount of demand for Brussels office space is expected as EU 
crisis regulations ensue, helping to push rents forward into 2012.  

MARKET OUTLOOK 

Prime Rents: Prime rents in Brussels should continue their 
upward trajectory on the back of improving 
demand. 

 

Prime Yields: Muted investment activity is anticipated to 
keep yields at current levels throughout 2012. 

 

Supply: Supply levels are gradually dwindling due to 
the prominence of redevelopment. 

 

Demand: The continuation of EU crisis negotiations is 
expected to drive demand forward. 

 

 

PRIME OFFICE RENTS – DECEMBER 2011 

MARKET (SUBMARKET)  € 
SQ.M/YR 

US$ 
SQ.FT/YR 

GROWTH % CAGR 
5YR 1YR 

Brussels (Leopold)  285 34.4 0.7 7.5 

Brussels (Pentagon)  205 24.7 0.5 -2.4 

Brussels (Decentralised)  180 21.7 3.7 9.1 

Brussels (Periphery)  160 19.3 2.7 3.2 

Antwerp  135 16.3 0.8 3.8 
 

PRIME OFFICE YIELDS – DECEMBER 2011 

MARKET (SUBMARKET) 
(FIGURES ARE NET) 

CURRENT 
QUARTER 

LAST 
QUARTER 

LAST 
YEAR 

10 YEAR 
HIGH LOW 

Brussels (Leopold) 6.20 6.20 6.20 6.75 5.30 

Brussels (Pentagon) 6.20 6.20 6.20 6.75 5.50 

Brussels (Decentralised) 7.50 7.50 7.25 7.50 6.00 

Brussels (Periphery) 7.50 7.50 7.35 7.50 6.25 

Antwerp 7.25 7.25 7.50 8.25 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 pace of activity in Q4 remained 
subdued as the European debt crisis 
continues to impact. New requirements 
are limited and any deals closed are those 
initiated earlier in the year. Landlords have 

tested the market for higher rents, but tenants are still unwilling 
to pay, resulting in headline rents holding firm and incentives still 
accounting for a large proportion of the overall package. Yields 
remain above the European average at 9.50%, despite having 
moved in 25 bps since Q3 as investors price in risk. 

OCCUPIER FOCUS 
Q4 2011 saw 71,000 sq.m of completions in the Sofia office 
market. However with only a small proportion delivered for 
owner occupation, the vacancy rate rose to 30.65% with further 
rises offset by the 40,000 sq.m of take-up – the best performing 
quarter of the year. Some of the current total availability, at 
453,000 sq.m in Q4 2011, is old and does not meet international 
occupier needs in particular, and this makes competition for the 
top tier buildings tight and rents here have held up.  

The development pipeline has slowed markedly, in part due to 
lenders unwilling to take-on the development risk in a market 
where fundamentals need to be more robust, and in part by the 
lack of clarity as to where future demand will come from. 
However, the overall figure of 412,000 sq.m is above the 
European average, especially given the size of the market, 
although completions dates for some schemes are expected to be 
pushed to 2013 and other will be phased. 

INVESTMENT FOCUS  
Sofia remains the main market, with investors only attracted 
income producing schemes. There are signs of a slowdown as the 
market contends with the very high vacancy rate and lack of 
visibility as to where new demand will come from in the short 
term. As such lenders will continue to take a conservative 
approach to funding any deals. However, Q4 witnessed the single 
largest transaction for 2011, whereby Zeus Capital acquired the 
16,266 sq.m Kambanite Business Center, anchored by Hewlett-
Packard, for €23 million and a yield of 9.40%. 

OUTLOOK 
Economic growth, while moderating remains positive. Investors 
and occupiers continue to act with caution and deal negotiations 
are lengthy, as occupiers push for better, more flexible terms and 
investors look for better pricing. However, it is believed that the 
worst is over and more robust fundamentals will take hold. 

MARKET OUTLOOK 

Prime Rents: Prime rents to remain unchanged over 2012, 
although incentives continue to feature. 

 

Prime Yields: Having sharpened in 2011, prime yields are 
now expected to remain stable over 2012. 

 

Supply: Second hand space rises speculative space has 
all but come to a standstill. 

 

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

 

 

PRIME OFFICE RENTS – DECEMBER 2011 

MARKET (SUBMARKET) € 
SQ.M/MTH 

€ 
SQ.M/YR 

US$ 
SQ.FT/YR 

GROWTH % CAGR 
5YR 1YR 

Sofia 12.00 144 17.4 -5.6 -2.0 

Varna 6.50 78 9.4 -8.3 0.0 
 

PRIME OFFICE YIELDS – DECEMBER 2011 

MARKET (SUBMARKET) 
(FIGURES ARE NET) 

CURRENT 
QUARTER 

LAST 
QUARTER 

LAST 
YEAR 

10 YEAR 
HIGH LOW 

Sofia 9.50 9.75 10.00 15.00 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 
The Czech economy has been growing at a 
relatively sluggish pace, which has slowed 
further towards the end of 2011. Activity 
has been sufficient to support employment 
and the office market has remained stable, 

with no prime rents in Prague or Brno changing over the quarter, 
and indeed with most submarkets remaining the same on an 
annual basis. 

OCCUPIER FOCUS 
Activity has been high in the last quarter seeing a similar amount 
of leasing activity as was seen in Q2. Most activity has been 
focused on new Grade A space rather than second hand or 
Grade B, showing a strong demand for quality. Just over a quarter 
of activity was for renewals, with the rest pointing to pre-leases, 
new leases and expansions, illustrating some appetite within the 
occupier market. However, it has been noted that increased 
pessimism among some businesses have seen some tenants pull 
away from deals at a late stage. 

Supply remains very limited, with just over 100,000 sq.m 
currently under construction. Most of the properties currently 
under construction are built on a speculative basis, with roughly a 
third pre-let. As a result of this the small amount of space 
completed in Q4 has not been absorbed and vacancy rates have 
risen slightly in all but outer Prague. The diminishing availability of 
new modern office stock, which is particularly in demand, may 
lead to some difficulties for companies wishing to relocate that 
require a large floorplate. 

INVESTMENT FOCUS  
After an exceptionally strong Q3 due to the sale of the PPF 
Office Star Portfolio, volumes in Q4 look relatively subdued in 
comparison. However, the year ended with volumes for office 
investment two times higher than the previous year, and shows a 
renewed appetite from foreign investors in the Czech Republic. 
Prime assets are much sought after and attract several bidders, 
this has helped prime yields hold firm over the quarter, but they 
sharpened by 25 basis points down year-on-year. 

OUTLOOK 
Government austerity measures and an increase in the lower 
VAT rate, alongside a fall in eurozone demand is likely to dampen 
economic activity in the Czech Republic in 2012. However, with a 
limited pipeline, the Czech office market is likely to remain 
balanced and prime rents will remain at their current levels. The 
investment market is expected to stay active especially for prime 
office assets and this should ensure prime yields see little 
movement in 2012. 

MARKET OUTLOOK 

Prime Rents: Prime rents are expected to remain stable.  

Prime Yields: Prime yields are likely to hold during 2012.  

Supply: A limited pipeline will see new supply fall.  

Demand: Continued activity is expected but may slow in 
2012. 

 

 

PRIME OFFICE RENTS – DECEMBER 2011 

MARKET (SUBMARKET)  € 
SQ.M/YR 

US$ 
SQ.FT/YR 

GROWTH % CAGR 
5YR 1YR 

Prague  252 30.4 1.0 0.0 

Brno  144 17.4 1.8 0.0 
 

PRIME OFFICE YIELDS – DECEMBER 2011 

MARKET (SUBMARKET) 
(FIGURES ARE GROSS) 

CURRENT 
QUARTER 

LAST 
QUARTER 

LAST 
YEAR 

10 YEAR 
HIGH LOW 

Prague 6.25 6.25 6.50 10.00 5.00 

Brno 8.75 8.75 9.00 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 
Towards the end of 2011, the economy 
began to suffer from both lower public and 
consumer spending, and in Q3 negative 
GDP growth was seen. This has led to 
some uncertainty within the office market, 

with many companies adopting a more cautious attitude to 
expansion or moving. As a result rents across Denmark have 
largely remained stable, with only the South West suburbs of 
Copenhagen and the city of Odense recording falls in rent over 
the quarter. 

OCCUPIER FOCUS 
Take-up in Q4 remains slightly above that of Q3, but still less 
than half the amount of space leased in Q2. Over the year leasing 
activity in 2011 has been greater than that of 2010. The majority 
of take-up during the quarter has been for leases signed in the 
greater Copenhagen area rather than within the city centre. 

The vacancy rate fell in Q4, after rising in Q3, and now rests at 
8.2% for the Copenhagen region and 7.7% for the centre of 
Copenhagen. New completions have remained very limited in 
2011, and the amount of space currently under construction 
remains low, (although it is the highest it has been for two years). 
Of the space currently underway, half is pre-let and half is on a 
speculative basis. The amount of planned schemes and space 
currently under construction have grown once more over the 
quarter. This is likely to see supply increase both this year and 
into 2013. 

INVESTMENT FOCUS  
After a sluggish first few quarters of the year, the investment 
market in Q4 saw a large increase in volumes that helped to put 
the annual figure for office transactions above that of 2010. More 
investment properties are expected to appear on the market in 
2012 as companies seek to reduce their exposure to commercial 
real estate. Currently there are plenty of secondary properties 
available, but prime remains sought after when they appear. This 
quarter has seen more activity in the Ørestaden area and less in 
South Harbour and yields have shifted to reflect this. 

OUTLOOK 
With limited economic growth expected in 2012, it is unlikely 
that any significant pick up in the office market will occur during 
the year. As a result prime rents are likely to remain stable, 
although some additional falls in rents are possible in South West 
and Odense. Similarly there is not much expectation of growth in 
investment volumes, and as a result prime yields too are 
expected to remain the same. 

MARKET OUTLOOK 

Prime Rents: Prime rents are expected to remain stable, 
with some limited decreases in some areas. 

 

Prime Yields: Yields are not expected to move significantly 
in 2012. 

 

Supply: Increases in the amount under construction 
and planned projects points to more supply. 

 

Demand: Demand is anticipated to remain relatively 
similar to current levels. 

 

 

PRIME OFFICE RENTS – DECEMBER 2011 

MARKET (SUBMARKET) Dkr 
SQ.M/YR 

€ 
SQ.M/YR 

US$ 
SQ.FT/YR 

GROWTH % CAGR 
5YR 1YR 

Copenhagen (Harbour Area) 1,800 242 29.2 -3.9 -5.3 

Copenhagen (City) 1,650 222 26.8 0.6 0.0 

Copenhagen (Ørestaden) 1,200 161 19.5 n/a 4.3 

Aarhus 1,200 161 19.5 1.8 9.1 

Odense 875 118 14.2 -0.6 -10.3 
 

PRIME OFFICE YIELDS – DECEMBER 2011 

MARKET (SUBMARKET) 
(FIGURES ARE GROSS) 

CURRENT 
QUARTER 

LAST 
QUARTER 

LAST 
YEAR 

10 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 6.00 7.00 5.25 

Odense 6.50 6.50 6.50 8.00 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. 
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OVERVIEW 
The Finnish office market sustained its 
gradual but solid growth into Q4, with 
demand for central Helsinki remaining 
intact and keeping rents firm. However, 
outside of the capital the market suffers 

from high vacancy, and with a series of new developments on the 
horizon, the total office space stock should reach almost180,000 
sq.m. Consequently, demand cannot match supply in all areas, 
thus beginning a shift in the precarious supply/demand balance.  

OCCUPIER FOCUS 
Occupier interest continues to be for good-quality space within 
Helsinki’s city centre; the level of demand as a whole, however, 
remains relatively limited. Nevertheless, certain markets are 
gaining momentum due to increases in development. The area 
near the Helskini-Vantaa airport is growing as an office market, as 
is the Töölönlahti region, which after development is expected to 
possess 40,000 sq.m of prime space. Additional projects are 
expected in Kalasatama, Kruunuvuorenranta, Jätkäsaari and Pasila. 
With construction increasing, the sector is beginning to suffer 
from an oversupply within most submarkets, amounting to an 
overall vacancy rate of 11.5%. The primary exception is Helsinki’s 
CBD, which has sustained a healthy rate of 5%. Although demand 
is increasing in certain areas of the country – namely Pitäjänmäki, 
Vallila and parts of Espoo – it is not enough to alleviate the 
towering availability in those markets. 

INVESTMENT FOCUS  
As a result of a few quarters with minimal investment, 2011’s 
year-end office volume fell slightly short of the figure forecasted 
at the start of the year. Demand persists for prime-quality stock 
in core locations, which has pressurised the limited amount of 
this stock type and left other areas of high supply largely ignored. 
Yields have remained stable across the nation, although sustained 
demand should begin to compress figures in the central areas. 

OUTLOOK 
In the short-term, the Finnish office market should largely retain 
its steady performance. Growing demand in central Helsinki is 
expected to drive CBD rents forward. New developments are 
anticipated to greatly augment supply levels, although sustained 
demand should keep rental levels afloat in most other 
submarkets.  In the long-term, the Helsinki area is expected to 
undergo a series of developments, including large developments 
of new business space. Additionally, the Metro will be expanded 
to the west to include Espoo, thereby increasing accessibility to 
the offices within the city and thus stimulating the office market. 

MARKET OUTLOOK 

Prime Rents: Rising in the Helsinki CBD areas due to high 
demand, with other submarkets stabilized. 

 

Prime Yields: Anticipated to remain hold firm with steady 
investment activity. 

 

Supply: A series of new developments is expected to 
make supply levels surge. 

 

Demand: Should retain solid levels, with most interest 
for prime space in central Helsinki. 

 

 

PRIME OFFICE RENTS – DECEMBER 2011 

MARKET (SUBMARKET) € 
SQ.M/MTH 

€ 
SQ.M/YR 

US$ 
SQ.FT/YR 

GROWTH % CAGR 
5YR 1YR 

Helsinki (City Centre) 28.00 336 40.5 2.3 12.0 

Helsinki (Out-of-Town) 14.00 168 20.3 0.0 7.7 

Turku 15.00 180 21.7 6.4 15.4 

Tampere 15.00 180 21.7 4.6 11.1 
 

PRIME OFFICE YIELDS – DECEMBER 2011 

MARKET (SUBMARKET) 
(FIGURES ARE NET) 

CURRENT 
QUARTER 

LAST 
QUARTER 

LAST 
YEAR 

10 YEAR 
HIGH LOW 

Helsinki (City Centre) 5.50 5.50 5.75 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. 

 

RECENT PERFORMANCE 
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OVERVIEW 
The year finished on a positive note in 
terms of activity and a rise in take-up over 
the quarter. In fact, take-up in 2011 was 
11% higher than in 2010. However, the 
dominant trend over the year remained 

cost consolidation and as a result the supply of well located, 
prime space has fallen. Consequently, prime rents in the most 
sought after areas, such as Paris CBD, have risen over the year. 

OCCUPIER FOCUS 
The Ile-de-France office market in 2011 saw positive momentum 
from small and medium-sized offices over the year, whereas in 
2010 it had been underpinned mainly by large transactions. 
However, there were a number of consolidation projects that 
were undertaken as a result of the necessity to lower property 
costs. A number of markets in the inner suburbs remain 
attractive, with certain tertiary sectors in Western Ile-de-France 
thriving from their supply of high-quality new and second-hand 
office space.  

The volume of prime space has started to ease with many 
companies looking to let or acquire space before availability 
diminishes too greatly. In contrast, the availability of secondary 
space has continued to move up over the year and the outlook 
for such space is muted with occupier focus expected to remain 
purely on high quality space throughout 2012. 

INVESTMENT FOCUS  
Investment volumes in Q4 were the highest seen in 2011 and 
accounted for almost three quarters of all investment 
transactions seen over the quarter. There were a number of 
large transactions concluded before the end of the year and this 
helped to increase overall volumes. The focus for investors 
remains high quality space, although with the easing in the 
development pipeline, prime space is slowly becoming more 
scarce. Despite the increased activity over the quarter, prime 
yields were unchanged and remain at 4.50% in the Paris CBD. 

OUTLOOK 
The outlook for the office market remains rather uncertain due 
to the prevailing economic difficulties, therefore overall take-up 
levels are anticipated to ease. However, the main trend of cost 
cutting and space rationalisation will continue. Furthermore, with 
the decline in available high quality space, this may apply further 
pressure on rental values in the key submarkets. The lack of core 
product will also affect the investment sector, while prime yields 
should hold firm in the months ahead. An occasional and limited 
downward pressure could nonetheless occur on certain of Paris’s 
most prestigious assets.  

MARKET OUTLOOK 

Prime Rents: Prime rents may come under further pressure 
in key submarkets. 

 

Prime Yields: Prime yields are anticipated to hold firm.  

Supply: With limited speculative development, the 
amount of Grade A supply is likely to fall.  

 

Demand: Demand remains subdued due to economic 
uncertainty. 

 

 

PRIME OFFICE RENTS – DECEMBER 2011 

MARKET (SUBMARKET)  € 
SQ.M/YR 

US$ 
SQ.FT/YR 

GROWTH % CAGR 
5YR 1YR 

Paris (CBD)  800 96.5 1.8 5.3 

Paris (Rive Gauche)  800 96.5 9.0 33.3 

Paris (La Défense)  580 70.0 2.2 1.8 

Lyon  260 31.4 5.4 0.0 

Marseille  240 28.9 2.7 4.3 

Bordeaux  180 21.7 5.2 2.9 

Strasbourg  190 22.9 1.7 0.0 

Lille  190 22.9 1.7 2.7 

Toulouse  180 21.7 2.4 0.0 

Nice  195 23.5 -0.5 0.0 

Nantes  170 20.5 1.2 0.0 
 

PRIME OFFICE YIELDS – DECEMBER 2011 

MARKET (SUBMARKET) 
(FIGURES ARE NET) 

CURRENT 
QUARTER 

LAST 
QUARTER 

LAST 
YEAR 

10 YEAR 
HIGH LOW 

Paris (CBD) 4.50 4.50 4.75 6.25 3.80 

Paris (Rive Gauche) 5.25 5.25 5.50 6.75 4.50 

Paris (La Défense) 5.75 5.75 5.75 6.75 4.50 

Lyon 6.00 6.00 6.25 8.00 5.75 

Provinces other 6.25 6.25 6.50 9.25 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 German economy remains resilient 
despite fourth quarter growth likely to 
show a slowdown quarter-on-quarter due 
to the eurozone debt crisis hitting German 
exports. Nevertheless, business sentiment 

remains positive as the ‘Ifo Business Climate’ indicator continued 
to improve in December, reflecting a favourable assessment of 
the current business situation. In the office market this has 
translated into the leasing activity holding steady in most cities 
with Munich and Berlin recording strong quarterly letting 
volumes. Prime rents in many of the city centre areas rose in the 
last three months of the year. Investment volumes were up on 
the previous quarter as well and with more activity anticipated 
yields hardening as 2011 drew to a close. 

OCCUPIER FOCUS 
Some 850,000 sq.m space was let to occupiers during Q4 in the 
BIG-5 office markets, an increase of 19% on the previous quarter 
and on an annual basis take-up in 2011 outstripped 2010 by 18%. 
Munich and Berlin were driving the growth in activity during the 
final quarter, with the 28,000 sq.m lease by Osram in Munich, 
Cura’s 18,000 sq.m deal in Berlin and Uni Hamburg taking on 
14,000 sq.m space in Hamburg among the most prominent deals. 

Underpinned by the strong leasing market, vacancy rates for all 
cities continued to fall in Q4, with Munich recording the largest 
decline. At the end of 2011, there is over 1.6 million sq.m of 
office space under construction in the main German cities with a 
third of this expected to enter the market in 2012. However, 
with overall good take-up prospects for the year ahead this 
should be absorbed relatively easily, further impacting on declines 
in the vacancy rates. 

INVESTMENT FOCUS  
2011 investment volumes were marginally behind that of 2010. In 
Q4 nearly €3 billion transacted in the office market, in what was 
the best performing quarter of the year. German buyers continue 
to dominate the market, with a strong focus on core assets and, 
with supply remaining tight in this segment yields hardened over 
the last quarter. 

OUTLOOK 
Investor demand for office properties will remain high in the 
months to come with a clear preference for core and core plus 
opportunities, for which yields are expected to harden further as 
the year progresses. The occupier market should see activity 
remain above the long term average. As supply of high quality 
space in the CBDs is expected to decrease, prime rents may 
further improve.  

MARKET OUTLOOK 

Prime Rents: Robust demand and falling vacancy should see 
prime CBD rents rise. 

 

Prime Yields: Yields expected to harden as activity improves.  

Supply: Demand for space will outstrip new supply.   

Demand: Positive sentiment and falling unemployment 
will help overall leasing activity. 

 

 

PRIME OFFICE RENTS – DECEMBER 2011 

MARKET (SUBMARKET) € 
SQ.M/MTH 

€ 
SQ.M/YR 

US$ 
SQ.FT/YR 

GROWTH % CAGR 
5YR 1YR 

Berlin 21.50 258 31.1 1.0 2.4 

Frankfurt 34.00 408 49.2 0.0 -2.9 

Hamburg 23.50 282 34.0 2.3 4.4 

Munich 30.50 366 44.1 1.0 5.2 

Dusseldorf 24.00 288 34.7 2.7 4.3 

Stuttgart 18.50 222 26.8 0.5 5.7 

Cologne 21.00 252 30.4 2.0 5.0 

Essen 13.50 162 19.5 2.4 3.8 
 

OUT OF TOWN OFFICE RENTS – DECEMBER 2011 

MARKET (SUBMARKET) € 
SQ.M/MTH 

€ 
SQ.M/YR 

US$ 
SQ.FT/YR 

GROWTH % CAGR 
5YR 1YR 

Berlin 10.00 120 14.5 2.1 5.3 

Frankfurt 13.00 156 18.8 0.8 0.0 

Hamburg 10.00 120 14.5 0.0 0.0 

Munich 13.00 156 18.8 1.6 4.0 

Dusseldorf 10.50 126 15.2 1.0 5.0 

Stuttgart 11.00 132 15.9 -1.7 4.8 

Cologne 9.50 114 13.7 -2.9 0.0 

Essen 9.00 108 13.0 0.0 0.0 
 

PRIME OFFICE YIELDS – DECEMBER 2011 

MARKET (SUBMARKET) 
(FIGURES ARE NET) 

CURRENT 
QUARTER 

LAST 
QUARTER 

LAST 
YEAR 

10 YEAR 
HIGH LOW 

Berlin 5.00 5.15 5.25 6.00 5.00 

Frankfurt 4.95 5.00 5.10 5.50 4.75 

Hamburg 4.95 5.00 5.05 5.50 4.75 

Munich 4.85 4.90 4.95 5.25 4.50 

Dusseldorf 5.05 5.15 5.20 6.00 4.75 

Stuttgart 5.80 5.95 6.00 6.25 5.25 

Cologne 5.60 5.75 5.80 6.25 5.50 

Essen 6.80 6.85 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. 

 
Source: Cushman & Wakefield 

GERMANY 

 
 

 

 
 

 

 

 

OFFICE SNAPSHOT 
 

  
 

MARKETBEAT 
 

A Cushman & Wakefield Research Publication 

 

Q4 2011 
 

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 
Further deterioration in the Greek 
economy and finances has led to additional 
concerns surrounding the real estate 
market. Occupational activity has all but 
stalled with new requirements non-existent 

and any movement from existing companies is driven by the 
search for more flexible leases with lower rents. Headlines rents 
are being supported by a handful of top-quality buildings but 
incentives are part and parcel of the deal. Elsewhere rental values 
are slipping due to a distinct lack of demand.  

OCCUPIER FOCUS 
With occupiers conscious of their cash flows, many are 
consolidating and/or upgrading, taking advantage of the 
pressurised rental market. A further slowdown is anticipated as 
uncertainty in the economy continues, potentially exacerbated if a 
deal fails before a large rollover of Greek debt in March, which 
could result in further austerity measures. 

Development has stopped due to the lack of current and future 
demand and the nervousness of banks to finance any real estate 
projects. Despite this, it will be some time before the overhang of 
space begins to ease down especially as occupiers continue to 
shed excess, often secondary space, which is hard to let and 
could result in more structural vacancy over time. 

INVESTMENT FOCUS  
Following a sustained period of softening, prime yields were 
unchanged in Q4 although this is due to the fact that no deals 
were signed and with low expectations for the next twelve 
months, it is proving difficult to ascertain where pricing is. The 
limited number of investors who are keeping an eye on the 
market are biding their time and waiting for further price falls, as 
some current owners struggle to meet their debt obligations and 
so any activity going forward will be distressed sales with 
negotiable price tags.  

OUTLOOK 
As the economy struggles to find its feet, so does the real estate 
market which will continue to face challenges. Occupier activity 
will continue to focus on consolidation and/or the renegotiation 
of leases as tenants seek better terms and this will put pressure 
on availability which is expected to rise. This overhang of space 
will take time to work though especially in light of the austerity 
packages as they bite further and unemployment rises. Investors 
are acting with extreme caution, given the weakness of the 
occupier market, and with a very slim pipeline trading volumes 
for 2012 are expected to be below those of 2011. 

MARKET OUTLOOK 

Prime Rents: Rents come under pressure even at the very 
top end of the market and incentives evident. 

 

Prime Yields: Investors deterred by uncertainty in the 
economy, impacting negatively on yields. 

 

Supply: Despite lower levels of construction supply 
rises as surplus space is released. 

 

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

 

 

PRIME OFFICE RENTS – DECEMBER 2011 

MARKET (SUBMARKET) € 
SQ.M/MTH 

€ 
SQ.M/YR 

US$ 
SQ.FT/YR 

GROWTH % CAGR 
5YR 1YR 

Athens (Syntagma Square) 24.00 288 34.7 0.9 -14.3 

Athens (Kifissias Avenue) 18.60 223 26.9 -3.3 -4.6 

Athens (Piraeus) 13.00 156 18.8 -4.1 -13.3 
 

PRIME OFFICE YIELDS – DECEMBER 2011 

MARKET (SUBMARKET) 
(FIGURES ARE GROSS) 

CURRENT 
QUARTER 

LAST 
QUARTER 

LAST 
YEAR 

10 YEAR 
HIGH LOW 

Athens (Syntagma Square) 8.50 8.40 8.10 8.50 6.20 

Athens (Kifissias Avenue) 8.50 8.40 8.10 8.50 6.20 

Athens (Piraeus) 8.80 8.70 8.40 8.80 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. 

 

RECENT PERFORMANCE 
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OVERVIEW 
The final quarter of the year returned a 
positive performance for the Budapest 
office market. Q4 saw an increase in leasing 
activity and was not only the strongest 
quarter of 2011 in terms of the total 

volume of signed occupier deals, but the absorption of space also 
swung into positive territory and this helped to push down the 
vacancy rate. Rents were static over Q4 after recording slight 
falls earlier in the year, while yields also held firm as investor 
interest for prime assets gained some momentum.  

OCCUPIER FOCUS 
Following on from the previous quarter’s leasing pattern, a 
significant proportion of activity in Q4 can similarly be attributed 
to lease renewals and renegotiations (about a third of total take-
up). The total amount of leased space equated to approximately 
119,700 sq.m during the quarter, which pushed the annual letting 
volume up by 30% on the previous year to 397,000 sq.m, making 
2011 a record year in this respect. The share of the public sector 
was high and underpinned the majority of the quarterly activity 
with 53,000 sq.m taken-up in Q4. Geographically, the CBD and 
Central Pest submarkets accounted for most lettings, driven in 
the main to the consolidating measures taken on by the various 
state organisations. 

However, despite the recent improvements in the vacancy rate, 
the overall figure remains high at 23.5%. With the limited 
speculative pipeline ahead, this level should continue to see a 
slow, but gradual decrease, over the course of 2012 as some of 
the overhang of space is absorbed. 

INVESTMENT FOCUS  
2011 was a relatively good year for the investment market with 
Q4 seeing the conclusion of two portfolio transactions which 
boosted the quarterly volume. This went some way on making 
offices the best performing sector of the past twelve months with 
a total of €435 million worth of office assets exchanging hands. 
Investors continue to closely look at, and in most cases only, 
core investment grade assets. Yields were unchanged over the 
quarter, with CBD quoting prime yields at 7.25%. 

OUTLOOK 
Looking ahead, the trend is for a stable market performance at 
best, as occupiers and investors alike are expected to adapt a 
more cautious approach to their expansion and acquisition 
strategies, linked to the uncertainties in the Hungarian economy. 
Consequently, occupier activity is expected to remain largely 
driven by consolidation and renewals, offsetting any growth 
prospects for prime rents in the short to medium term. 

MARKET OUTLOOK 

Prime Rents: Stable prime rents are anticipated, but 
attractive incentives are still on offer. 

 

Prime Yields: Steady investor demand should see yields hold 
at current levels. 

 

Supply: The vacancy rate will continue to fall due to 
the low level of speculative development. 

 

Demand: Prospects of slowing economy will hold back 
occupier activity. 

 

 

PRIME OFFICE RENTS – DECEMBER 2011 

MARKET (SUBMARKET) € 
SQ.M/MTH 

€ 
SQ.M/YR 

US$ 
SQ.FT/YR 

GROWTH % CAGR 
5YR 1YR 

Budapest (CBD) 20.00 240 29.9 0.0 -4.8 

Budapest (Central Buda) 15.00 180 22.4 -1.3 -3.2 

Budapest (Váci Corridor) 14.25 171 21.3 -0.3 0.0 

Budapest (Periphery) 11.00 132 16.5 -0.9 0.0 
 

PRIME OFFICE YIELDS – DECEMBER 2011 

MARKET (SUBMARKET) 
(FIGURES ARE GROSS) 

CURRENT 
QUARTER 

LAST 
QUARTER 

LAST 
YEAR 

10 YEAR 
HIGH LOW 

Budapest (CBD) 7.25 7.25 7.25 9.00 5.50 

Budapest (Central Buda) 7.50 7.50 7.50 9.00 5.75 

Budapest (Váci Corridor) 8.25 8.25 8.50 9.50 6.00 

Budapest (Periphery)* 9.00 9.00 9.25 10.00 7.00 
NOTE: *8 yr record 
 
With respect to the yield data provided, in light of the lack of recent comparable market evidence in many areas of 
Europe and the changing nature of the market and the costs implicit in any transaction, such as financing, these are very 
much a guide only to indicate the approximate trend and direction of prime initial yield levels and should not be used 
as a comparable for any particular property or transaction without regard to the specifics of the property. 
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OVERVIEW 
With economic conditions still shaky, the 
Irish office market surpassed expectations 
in 2011, particularly when compared to the 
weak performance witnessed in 2010. 
Activity has been altogether vibrant, albeit 

waning slightly as the year progressed. Although rents fell amidst 
healthy activity in Q3, they have now begun to stabilise and are 
expected to largely hold firm into the year ahead. 

OCCUPIER FOCUS 
The year-end take-up for 2011 amounted to 164,000 sq.m, 
demonstrating a 32% rise from that of 2010. Although the 
amount of transacted space gradually declined with each 
progressive quarter in 2011, demand has remained largely intact 
and activity levels are strong. Foreign occupiers continue to be 
key players in the market, whom have remained generally 
undeterred by the uncertainty surrounding the Irish economy. 
The IT sector continues to drive market activity, and occupier 
preference remains for high-quality space in Dublin’s city centre. 

Both availability and vacancy have been steadily declining since 
peaking in late 2010, with Dublin’s vacancy rate now standing at 
about 20%. This high figure hides the fact that a large portion of 
this space is of Grade C or obsolete quality. A shortage of 
available high-quality product persists, and this structural concern 
is only to be worsened by a largely empty development pipeline. 

INVESTMENT FOCUS  
No office investment deals closed over the quarter, and a 
stagnant market kept yields largely unchanged. A number of new 
enacted legislations are expected to help boost investor capital. 
In addition to the abandonment of the proposed rent-review and 
the reduction in transfer tax, there will now be a waiver of capital 
gains tax if a property is purchased in 2012-13, held for a period 
of 7 years. Also, with two new high-profile office buildings 
currently under offer, investment activity should begin to pick-up. 

OUTLOOK 
It is evident that there will be no speculative construction in 
2012, which should further exacerbate the concern over the tight 
amount of good quality supply. However, it is anticipated that 
limited funding will become available to landlords in city-centre 
areas in 2012 for refurbishment purposes, and this should help to 
secure new occupiers and ease the amount of vacant lower-grade 
space. There is potential for some – albeit minimal – market 
growth in the year ahead, although real growth is not expected 
to return until at least 2013. 

MARKET OUTLOOK 

Prime Rents: Rents should remain relatively stable, with a 
potential for minor growth in prime areas.   

 

Prime Yields: Yields are stable for now.  

Supply: Good-quality supply is dwindling on the back 
of a restricted development pipeline. 

 

Demand: Demand is expected to remain consistent, 
particularly in Dublin’s central submarkets. 

 

 

PRIME OFFICE RENTS – DECEMBER 2011 

MARKET (SUBMARKET)  € 
SQ.M/YR 

US$ 
SQ.FT/YR 

GROWTH % CAGR 
5YR 1YR 

Dublin (2/4 District)  307 37.0 -13.8 -5.0 

Dublin (Suburban)  142 17.1 -9.3 0.0 

Dublin (IFSC)  194 23.4 -18.5 -9.8 

Cork*  170 20.5 -8.8 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 – DECEMBER 2011 

MARKET (SUBMARKET) 
(FIGURES ARE NET) 

CURRENT 
QUARTER 

LAST 
QUARTER 

LAST 
YEAR 

10 YEAR 
HIGH LOW 

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

Dublin (Suburban) 8.85 8.85 8.50 8.85 5.50 

Dublin (IFSC) 7.90 7.85 7.50 7.90 4.75 

Cork 8.25 8.25 7.75 8.25 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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OVERVIEW 
The Italian office market continued to ease 
in the final quarter of 2011. Overall annual 
take-up levels were positive but most 
activity had taken place in the first half of 
the year. Occupier demand remains 

focussed on prime product. Prime rents held firm over the 
quarter, but due to declining activity, are coming under pressure, 
with rents in Rome Centre holding firm at €490/sq.m/year after 
spending most of the year at €500/sq.m./year. 

OCCUPIER FOCUS 
Occupier demand was focussed on well located, quality space, 
coupled with the intention of cost cutting and space 
rationalisation. More companies wish to consolidate into a single 
HQ to achieve space reductions and better efficiency. In Rome, 
demand has increased over the quarter, coming primarily from 
national businesses, although interest from international 
companies has risen; location decisions are still taking some time 
to conclude. 

In Milan, the availability of quality space remains high and 
landlords are increasingly offering greater incentives to attract 
tenants. In Rome, overall availability increased over the quarter, 
although the majority of available space remains of secondary 
quality.  

INVESTMENT FOCUS  
Investment volumes were steady over the quarter, but exhibited 
a decline from levels seen in Q3. In Milan, as with the 
occupational market, investors are looking for prime product, 
preferably with lettings indicating security of income over the 
next few years.. In both Rome and Milan the predominant 
investors are domestic with pension funds and equity buyers 
currently active within the market. Despite reduced investment 
activity in the last   quarter, prime yields in both Milan and Rome 
have held firm, at 5.25% and 5.50% respectively. 

OUTLOOK 
Further austerity measures are expected to be implemented by 
the government over the next 12 months, and these are 
anticipated to include taxes impacting on the real estate 
investment market. . With the uncertain economic outlook, 
business confidence will remain subdued and incentives will 
increasingly be a feature in most letting negotiations. Prime rents 
are expected to remain under pressure in 2012.  

 

MARKET OUTLOOK 

Prime Rents: Prime asking rents under pressure.  

Prime Yields: Continued subdued investment activity may 
see prime yields soften.  

 

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

 

Demand: Demand is expected to be stable, but not to 
see significant growth. 

 

 

PRIME OFFICE RENTS – DECEMBER 2011 

MARKET (SUBMARKET)  € 
SQ.M/YR 

US$ 
SQ.FT/YR 

GROWTH % CAGR 
5YR 1YR 

Rome (Centre)  490 59.1 1.7 -2.0 

Rome (Greater Eur)  325 39.2 1.6 -4.4 

Rome (Periphery)  160 19.3 -3.4 -11.1 

Milan (Centre)  540 65.1 0.6 -1.8 

Milan (Edge of Centre)  340 41.0 n/a -2.9 

Milan (Semi-centre)  275 33.2 0.4 0.0 

Milan (Periphery)  210 25.3 -1.4 0.0 

Bologna (Centre and CBD)  170 20.5 -3.2 0.0 

Naples (CBD)  160 19.3 -3.9 -5.9 

Turin (Centre)  165 19.9 -1.7 0.0 
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 – DECEMBER 2011 

MARKET (SUBMARKET) 
(FIGURES ARE GROSS) 

CURRENT 
QUARTER 

LAST 
QUARTER 

LAST 
YEAR 

10 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) 7.50 7.50 7.50 7.50 6.50 

Milan (Centre) 5.25 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 6.75 6.75 7.00 5.40 

Milan (Periphery) 7.50 7.25 7.25 7.50 5.75 

Bologna (Centre and CBD) 6.50 6.50 6.50 6.75 6.00 

Naples (CBD) 7.75 7.75 7.75 7.75 6.50 

Turin (Centre) 6.50 6.50 6.75 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 
Occupier demand for prime space held up 
over the quarter, despite ongoing 
economic concerns. Most transactions 
concluded over the year occurred in the 
prime submarkets of the major cities, with 

the primary focus of many occupiers remaining cost cutting and 
lease renegotiation. Consequently, rents were unchanged over 
the quarter and were stable for the entire year. 

OCCUPIER FOCUS 
Total take up levels improved in 2011, a slight increase of those 
seen in 2010. Occupier demand largely held up, primarily for 
prime space, although market sentiment eased in the second half 
of the year due to ongoing economic concerns. In Q4 the market 
remained characterised by secondary locations subdued and 
virtually all active demand focussed on the main cities with the 
highest quality space. 

With lower overall demand levels, the amount of available space 
has slowly increased. However, much of this is older and situated 
in secondary locations and will remain hard to let in 2012. Supply 
of high quality space remains relatively tight in some of the major 
markets, and in some cases due to the recent decline in the 
development pipeline, availability has moved down over the year. 

INVESTMENT FOCUS  
Investment volumes in Q4 were the highest recorded over the 
year, as the market finished the year in encouraging fashion. Over 
the year, there were several large transactions that were 
concluded in the Randstad. Investors continue to focus on prime 
product but, with limited development, this is becoming 
increasingly scarce. However, recent market activity was not 
sufficient enough to alter prime yields and they were unchanged 
across the country, and have remained at the same level for the 
whole of 2011. 

OUTLOOK 
The office market will remain cautious in 2012. Well located, high 
quality space will be sought after by both occupiers and investors 
alike. In addition, a number of distressed portfolios are expected 
in the market in 2012, thus increasing the amount of secondary 
investment product. However, prime rents and yields should hold 
firm as demand for well located, high quality space is anticipated 
to remain stable over the majority of the year.   

 

 

 

MARKET OUTLOOK 

Prime Rents: Stable as demand remains focused on prime 
space. 

 

Prime Yields: Stable, with investor interest on well located 
prime units with long-lease contracts. 

 

Supply: Gradually increasing due to more flex-working 
and consolidation. 

 

Demand: Stable but weak.  

 

PRIME OFFICE RENTS – DECEMBER 2011 

MARKET (SUBMARKET)  € 
SQ.M/YR 

US$ 
SQ.FT/YR 

GROWTH % CAGR 
5YR 1YR 

Amsterdam (South Axis)  360 43.4 0.0 0.0 

Amsterdam (Central)  270 32.6 0.8 0.0 

Amsterdam (South-East)  195 23.5 0.5 0.0 

Rotterdam  180 21.7 0.0 0.0 

The Hague  200 24.1 0.0 0.0 

Utrecht  195 23.5 0.5 0.0 

Eindhoven  170 20.5 0.0 0.0 
 

PRIME OFFICE YIELDS – DECEMBER 2011 

MARKET (SUBMARKET) 
(FIGURES ARE GROSS) 

CURRENT 
QUARTER 

LAST 
QUARTER 

LAST 
YEAR 

10 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 7.20 7.20 7.50 5.50 

Rotterdam 6.40 6.40 6.40 7.40 5.75 

The Hague 6.20 6.10 6.10 7.50 5.75 

Utrecht 6.60 6.60 6.60 7.25 5.75 

Eindhoven 7.20 7.10 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 has remained 
strong during 2011 and as a result 
employment has remained robust, and the 
office market has performed well. Prime 
rents have seen increases during the year in 

all Oslo submarkets, whereas during Q4 it was the CBD and 
Oslo West that saw further rises. The investment market 
remains active, and although yields held this quarter, they remain 
between 50 and 75 basis points down on the year. 

OCCUPIER FOCUS 
On the whole in Q4, activity was relatively stable, with a similar 
number of leasing deals completed in both 2010 and 2011, but 
with higher interest in Oslo City centre. As a result of this 
vacancy rates for Oslo as a whole have fallen every quarter this 
year, and has a Q4 figure of 7.17%. For central Oslo, the vacancy 
rate is far lower than this at 4.35%. 

Throughout 2011 there has been an increasing number of 
properties under construction. Although very few office schemes 
completed in Oslo in 2011, approximately 300,000 sq.m is 
expected to be added to stock during 2012. It is not anticipated 
that this will have a significant effect on vacancy rates, due to the 
majority of this space being at least partially pre-let. Most of this 
building activity is concentrated in the suburbs of Oslo, which 
leaves the city centre with limited supply at the moment. 

INVESTMENT FOCUS  
The last two quarters of 2011 has seen investment activity pick 
up in Norway, ending the year with slightly higher volumes than 
in 2010. Investors continue to focus on long-lease, low-risk assets 
as most remain relatively risk-averse. The primary interest in 
Norway is for office assets, however, there is very little foreign 
buyer activity, with domestic investors dominating. That is not to 
say there is no demand from foreign investors, indeed, 
Norwegian assets are of particular appeal to due to its strong 
economic situation. 

OUTLOOK 
Norway is expected to see economic growth in 2012 at a similar 
pace as that in 2011. The Norges Bank, concerned about the 
possibility that eurozone debt will affect the Norwegian market, 
lowered interest rates in December in a bid to avoid a negative 
impact. Nevertheless 2012 is expected to be a year of a bit more 
uncertainty in the office market, and rents are expected to 
remain stable, with some possible increases in central Oslo. In 
the investment market, assets are expected to continue to be 
sought after, which should support prime yields. However, a 
stricter financial climate could see some softening in 2012. 

MARKET OUTLOOK 

Prime Rents: Prime rents, with some upward pressure 
possible. 

 

Prime Yields: Yields may soften somewhat in 2012.  

Supply: Many completions are expected in 2012, 
however very little is speculative. 

 

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

 

 

PRIME OFFICE RENTS – DECEMBER 2011 

MARKET (SUBMARKET) Nkr 
SQ.M/YR 

€ 
SQ.M/YR 

US$ 
SQ.FT/YR 

GROWTH % CAGR 
5YR 1YR 

Oslo 3,800 490 59.2 7.1 15.2 
 

PRIME OFFICE YIELDS – DECEMBER 2011 

MARKET (SUBMARKET) 
(FIGURES ARE NET) 

CURRENT 
QUARTER 

LAST 
QUARTER 

LAST 
YEAR 

10 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. 

 

RECENT PERFORMANCE 
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OVERVIEW 
The Polish office market continued its 
steady pace in Q4, with consistent solid 
demand and a sustained positive economy. 
However, there remains an air of caution 
in the banking sector regarding the market, 

leading to tight lending restrictions and thus leaving the 
development pipeline virtually dry. This, conversely, is having a 
buoyant effect on other market conditions, as continued demand 
is helping to both ease vacancy and push rental values forward, 
particularly in the areas of Warsaw and Katowice.  

OCCUPIER FOCUS 
The office market retained the strong demand witnessed 
throughout 2011, despite a prevailing air of caution surrounding 
the economy. Much like last quarter, the majority of occupier 
activity consisted of new leases focussed around the non-central 
submarkets of Warsaw. The largest transaction of the quarter 
was AON’s take-up of just over 2,000 sq.m of space within the 
Equator II building, located in the area of Jerozolimskie Avenue. 
Concerning supply, a cautious market has lead to a tight banking 
sector and limited financing, and consequently, there are no new 
projects on the development pipeline. With relatively solid 
occupier demand, vacancy is gradually falling. 

INVESTMENT FOCUS  
The office investment market experienced another positive 
quarter; indeed, the total office volume realised in H2 2011 is 
€623 mn, which is higher than the entire year-end total for 2010. 
As with previous quarters, foreign investment represented the 
high majority of received assets in Q4. The most notable deal was 
Qatar Investment Authority’s acquisition of just under 44,000 
sq.m of the TPSA HQ business park, located in Warsaw’s NCL 
submarket. High investment activity has helped to keep yields 
firm at their low levels, which should hold for the near future. 

OUTLOOK 
An economic slowdown is anticipated for the beginning of 2012, 
which could have a dampening effect on the office market. 
Demand is expected to stabilise, losing momentum and possibly 
curbing the predicted boost in rents. Concerning office 
investment, an already tight banking sector may become even 
more stringent about development loans, which will further limit 
the amount of supply that meets investor preference.  At the 
same time, capital investors remain quite interested in a fully 
rented final product rather than anything speculative, leaving the 
future of the investment market slightly uncertain. 

MARKET OUTLOOK 

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

 

Prime Yields: Prime yields are expected to hold firm, with a 
possible slight hardening in Warsaw. 

 

Supply: Levels are gradually decreasing due to steady 
demand and limited speculative development. 

 

Demand: Demand should remain stable, contingent on 
the severity of the economic slowdown. 

 

 

PRIME OFFICE RENTS – DECEMBER 2011 

MARKET (SUBMARKET) € 
SQ.M/MTH 

€ 
SQ.M/YR 

US$ 
SQ.FT/YR 

GROWTH % CAGR 
5YR 1YR 

Warsaw 26.00 312 37.6 3.4 6.1 

Krakow 15.00 180 21.7 0.0 0.0 

Katowice 13.50 162 19.5 -0.7 -10.0 

Poznan 15.00 180 21.7 1.4 0.0 

Lodz 13.00 156 18.8 1.6 -7.1 

Wroclaw 15.00 180 21.7 1.4 0.0 

Szczecin 14.00 168 20.3 0.0 0.0 

Gdansk 14.00 168 20.3 3.1 0.0 
 

PRIME OFFICE YIELDS – DECEMBER 2011 

MARKET (SUBMARKET) 
(FIGURES ARE GROSS) 

CURRENT 
QUARTER 

LAST 
QUARTER 

LAST 
YEAR 

10 YEAR 
HIGH LOW 

Warsaw 6.25 6.25 6.50 13.00 5.25 

Krakow 7.25 7.25 7.25 14.50 6.25 

Katowice 8.50 8.50 8.80 14.50 6.50 

Poznan 7.50 7.50 7.75 13.50 6.25 

Lodz 8.50 8.50 8.50 16.00 6.50 

Wroclaw 7.00 7.00 7.00 15.00 6.00 

Szczecin 9.00 9.00 9.00 16.00 6.75 

Gdansk 8.00 8.00 8.00 14.50 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 
With a prevailing uncertainty surrounding 
the economy, 2011 witnessed further 
decline in the Portuguese office market. 
Indeed, much like 2010, occupiers were 
driven by cost optimisation, and developers 

continued to offer competitive incentives in a motive to close 
deals and adjust the development pipeline. Additionally, take-up 
figures fell far below usual standards both quarterly and yearly. 
Rents have held firm on the back of limited stimulation, with 
prime CBD figures standing at €18.50/sq.m/month, but at the 
expense of larger incentives. 

OCCUPIER FOCUS 
Renegotiations, relocations and other cost-efficiency tactics 
fuelled demand this quarter, with tenants securing rental 
reductions or incentive packages from consolidation deals. The 
effects of this have perpetuated into both the quarterly and yearly 
take-up figures; indeed, 2011’s gross take-up totalled 88,000 sq.m, 
representing one the lowest take-up volumes witnessed in years. 
The wide availability of incentives, coupled with flexible rents, has 
put a general slowdown on the new supply pipeline and halted 
many speculative developments. The main exception to this is in 
the Zone 1 Prime CBD area of Lisbon, where the scarcity of 
good quality space has pushed the need for office refurbishments. 
One such example is the recently completed Liberdade, 67A, 
with 1,200 sq.m, and built on a speculative basis.  

INVESTMENT FOCUS  
Although investors continue to be risk-averse, the office sector 
registered more than 65% of total investment for Q4 and 
secured one of the highest proportion of investment for 2011, 
demonstrating the certainty seen behind core office locations. 
However, there is a scarcity of good quality, centrally located 
properties with long leases, and any interest in second hand space 
largely nonexistent. While office yields softened across most 
zones within Lisbon, Zone 1 has benefited from a rise in tenant 
demand for offices with adjacent high street rental units, keeping 
yields in this submarket stable at 7.75%.  

OUTLOOK 
With lower consumption levels and higher unemployment rates 
predicted for the Portuguese economy, the fear remains that 
2012 could be even worse than 2011. In the office market, low 
demand should retain for consolidation and cost-saving purposes, 
curbing rental changes and limiting the already restrained levels of 
take-up. Yields in central Lisbon are expected to remain stable 
for 2012 while yields in other submarkets continue to soften. 

MARKET OUTLOOK 

Prime Rents: Prime rents are anticipated to be pressured 
down due to a lack of activity within the 
market. 

 

Prime Yields: Yields should continue to rise on the back of 
an 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 – DECEMBER 2011 

MARKET (SUBMARKET) € 
SQ.M/MTH 

€ 
SQ.M/YR 

US$ 
SQ.FT/YR 

GROWTH % CAGR 
5YR 1YR 

Lisbon (Zone 1) 18.50 222 26.8 -1.5 -2.6 

Lisbon (Zone 2) 16.50 198 23.9 -1.7 -2.9 

Lisbon (Zone 6) 12.00 144 17.4 -3.0 -4.0 

Porto (Avenida da Boavista) 13.50 162 19.5 2.4 -15.6 
 

PRIME OFFICE YIELDS – DECEMBER 2011 

MARKET (SUBMARKET) 
(FIGURES ARE GROSS) 

CURRENT 
QUARTER 

LAST 
QUARTER 

LAST 
YEAR 

10 YEAR 
HIGH LOW 

Lisbon (Zone 1) 7.75 7.75 7.00 7.75 5.75 

Lisbon (Zone 2) 8.50 8.25 7.25 8.50 6.00 

Lisbon (Zone 6) 10.00 9.75 8.75 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 
Economic growth is seeing a steady 
improvement with 2012 anticipated to be 
better than 2011, although still modest. 
However, with improving business 
sentiment, the office market is beginning to 

seeing fundamentals shore up. Prime rents held firm across all key 
cities in Romania, with the exception of Cluj-Napoca where CBD 
rents rose marginally due to the lack of Grade A space. 

OCCUPIER FOCUS 
Signs of stabilisation are beginning to emerge although progress 
will be slow as occupiers continue to concentrate on their 
bottom lines in what remains a sluggish economy, having shelved 
expansion plans. Q4 2011 recorded 40,500 sq.m of gross take-up 
and despite being the lowest quarterly performance of the year, 
the annual total surpassed that of 2010 by 19%. Absorption 
remains low as the bulk of activity is driven by lease renewals 
which accounted for just over 50% of Q4 activity. 

The overall vacancy rate declined in Q4 for the third consecutive 
quarter, ending the year at 8.7%. A slight rise may be seen as 
2012 progresses despite a fall in the overall amount of space 
under construction with the delivery of currently speculative 
schemes due in the latter half of the year. However, any rise will 
be measured as the completions dates of some of the larger 
schemes have been pushed out to 2013.  

INVESTMENT FOCUS  
Overall trading volumes for 2011 look good on paper, but this 
was supported by the CA Immo portfolio deal in H1 2011. In fact 
no office deals closed in the latter half of the year. However, with 
the upgrading of the Romanian sovereign rating in July from the 
top speculative grade to the bottom rung of investment grade, 
this will go some way in helping with a return to the capital 
markets for financing and potentially stimulate some growth going 
forward. There are some 2012 deals in the pipeline and with 
investors clearly focused on prime product, yields may compress. 

OUTLOOK 
Growth over the course of 2012 is expected to be stronger than 
in 2011, driven by domestic demand as the knock-on effect from 
the eurozone crisis continues to adversely affect exports. In the 
office market the Grade A vacancy rate is expected to decline, 
but this is likely to be at the expensive of Grade B and C as 
occupiers upgrade their space and limited new requirements 
register their interest. Over time, as development completions 
slow further, some upward pressure on rents will be seen. 

MARKET OUTLOOK 

Prime Rents: Prime rents stabilise with increases following 
the withdrawal of incentives. 

 

Prime Yields: Increased competition for limited supply, top-
quality space will see yields sharpen. 

 

Supply: Vacancy may stabilise on the back of to the 
limited speculative completions in 2012. 

 

Demand: Gross take-up will improve but absorption 
remains low. 

 

 

PRIME OFFICE RENTS – DECEMBER 2011 

MARKET (SUBMARKET) € 
SQ.M/MTH 

€ 
SQ.M/YR 

US$ 
SQ.FT/YR 

GROWTH % CAGR 
5YR 1YR 

Bucharest (Centre) 18.50 222 26.8 -1.5 0.0 

Bucharest (Out-of-Town) 11.00 132 15.9 -4.7 0.0 

Timisoara 10.00 120 14.5 -7.8 0.0 

Cluj-Napoca 11.75 141 17.0 n/a 2.2 

Constanta 11.50 138 16.6 -5.2 0.0 

Brasov 10.00 120 14.5 -7.8 0.0 
 

PRIME OFFICE YIELDS – DECEMBER 2011 

MARKET (SUBMARKET) 
(FIGURES ARE GROSS) 

CURRENT 
QUARTER 

LAST 
QUARTER 

LAST 
YEAR 

10 YEAR 
HIGH LOW 

Bucharest (Centre) 9.00 9.00 9.00 15.00 6.25 

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

Timisoara 10.75 11.00 11.00 14.00 7.50 

Cluj-Napoca* 10.25 10.50 10.50 10.50 10.25 

Constanta 10.50 11.00 11.00 14.00 7.50 

Brasov 10.75 11.00 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 
Although occupier demand levels remained 
steady over the quarter, overall activity 
levels slowed over the quarter. 
Consequently, prime rents have held firm 
remaining at $1,200/sq.m/year in Moscow. 

The investment market also witnessed a decline in activity, 
although the office sector was by far the most active over the 
course of 2011.   

OCCUPIER FOCUS 
Take up levels eased over the quarter, the first evidence that the 
market is beginning to slow. However, most of the activity within 
the markets is existing tenants looking for alternative space 
rather than defined expansion plans. Furthermore, most demand 
relates to tenants that are looking to move immediately, pre-
lease agreements only account for around 5% of the market. 

There remains a shortage of high quality space within Moscow, 
although Q4 saw over 240,000 sq.m delivered to the market. 
However, the development pipeline into 2012 is minimal, 
therefore high quality space within Moscow will become 
increasingly scarce. In addition, vacancy rates for prime space 
within the CBD remain low and largely unchanged over the 
quarter. 

INVESTMENT FOCUS  
Overall investment volumes for 2011 were positive with the 
office sector by far the most active of the real estate sectors. 
However, Q4 volumes were reduced marginally from those seen 
in Q3.  Therefore, prime yields remain under pressure, and 
although they were unchanged over the quarter, further 
compression is anticipated into 2012.   

OUTLOOK 
The office market is anticipated to be more subdued in 2012. 
Occupier demand is expected to be lower as caution is likely to 
characterise the market. With the continuing eurozone difficulties 
and an impending Presidential election in Russia, many tenants 
could adopt a more patient approach. Therefore, pressure on 
prime rents may ease slightly, although the lack of actual prime 
space will limit any significant movement. 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 remains under pressure.  

Prime Yields: Holding firm.  

Supply: Development pipeline decreasing but prime 
stock remains scarce. 

 

Demand: May ease if surrounding economic uncertainty 
persists. 

 

 

PRIME OFFICE RENTS – DECEMBER 2011 

MARKET (SUBMARKET) US$ 
SQ.M/YR 

€ 
SQ.M/YR 

US$ 
SQ.FT/YR 

GROWTH % CAGR 
5YR 1YR 

Moscow (Central) 800 616 74.3 1.3 11.1 

Moscow (Centre A+) 1,200 924 111.5 1.8 41.2 

Moscow (OOT) 500 385 46.5 -5.1 16.3 
 

PRIME OFFICE YIELDS – DECEMBER 2011 

MARKET (SUBMARKET) 
(FIGURES ARE GROSS) 

CURRENT 
QUARTER 

LAST 
QUARTER 

LAST 
YEAR 

10 YEAR 
HIGH LOW 

Moscow (Central) 8.50 9.00 9.00 20.00 7.25 

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

Moscow (OOT) 8.50 9.00 9.00 18.00 8.00 
NOTE: * 5 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 
Slower growth prospects in the Serbian 
economy, linked to the fragile European 
situation, will continue to weigh on 
business confidence and impact on the 
performance of the office market. Prime 

rents were stable over quarter 4 at €180/sq.m/year but have seen 
declines in the region of 6.3% over the year. Further falls cannot 
be ruled out, although some landlords are looking to provide 
more attractive incentives rather than lower asking rents. 

OCCUPIER FOCUS 
Despite a slowing in the occupier market in 2011 take-up was 
higher than that seen in 2010 albeit from a low base, with the 
bulk of activity focused on Belgrade and significantly weaker 
demand in the regional cities. Despite a reining in of speculative 
developments the overall vacancy rate is still well above the 
European average at around 20%, giving occupiers the ability to 
negotiate with landlords for better incentive packages and/or 
more flexible lease terms.  

A lack of development financing, as banks avoid taking on projects 
where there is no clear return, and a lack of clarity as to where 
sustained future demand will stem from has seen all speculative 
development come to a halt until more robust fundamentals are 
seen. Projects that do break ground will be need to have had 
total, or at the very least, partial pre-lets signed on them to make 
them viable. Over the longer term, once a proportion of current 
availability has been absorbed by the market or removed for 
redevelopment/change of use, the lack of development will help 
to balance out the supply:demand dynamics. 

INVESTMENT FOCUS  
The investment market saw no deal conclude as 2011 drew to a 
close. The lack of activity is due to the small size of the market, 
lack of transparency and liquidity as well as the weak occupational 
market. Although difficult to accurately estimate a yield in the 
midst of very little transactional evidence, the prime yield for 
Belgrade held this quarter at 10.50%. 

OUTLOOK 
GDP growth for Serbia in 2011 is expected to be 1.7%, increasing 
marginally in 2012. However the occupational market still needs 
to contend with a very high vacancy rate, even if some if it is 
structural, it will take time to erode given the relatively high 
levels of unemployment and low levels of take-up anticipated 
over the short to medium term. Given the weaker occupational 
fundamentals and steady income streams investors are likely to 
remain cautious and no increase in activity is expected. 

MARKET OUTLOOK 

Prime Rents: Prime rents come under renewed pressure 
due to lack of sustained demand. 

 

Prime Yields: The lack of activity may see yield soften 
further. 

 

Supply: Availability will edge down as speculative 
construction halts. 

 

Demand: Cost cutting is the main driver underpinning 
any occupational activity. 

 

 

PRIME OFFICE RENTS – DECEMBER 2011 

MARKET (SUBMARKET)  € 
SQ.M/YR 

US$ 
SQ.FT/YR 

GROWTH % CAGR 
5YR 1YR 

Belgrade  180 21.7 -3.6 -6.3 
 

PRIME OFFICE YIELDS – DECEMBER 2011 

MARKET (SUBMARKET) 
(FIGURES ARE GROSS) 

CURRENT 
QUARTER 

LAST 
QUARTER 

LAST 
YEAR 

6 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 
Over the past quarter, the office market in 
Slovakia continued to be held back by the 
reduced economic growth and the 
uncertainty surrounding the upcoming 
government elections. As this continued to 

impact consumer and business confidence, occupiers remained 
cautious with their expansion strategies and the end result was 
another quarter of reduced levels of letting activity. However, a 
limited number of developers have been active in the market, 
which has resulted in little new space being built. This lack of new 
supply has helped keep prime rents in the CBD of Bratislava at 
€204/sq.m/year. 

OCCUPIER FOCUS 
There was about 30,000 sq.m of take-up recorded in the last 
quarter of 2011 bringing the total for the year to just over 95,000 
sq.m. In annual terms, not only was demand significantly down on 
2010 but there was also a notable shift toward renegotiations, 
with over a third of annual take-up volume concluded on this 
basis. Occupiers continue to take advantage of renegotiating their 
existing leases on better and more flexible terms. The majority of 
demand over Q4 was linked to the traditionally strong IT sector, 
with Lenovo’s 9,300 sq.m lease renewal accounting for the largest 
of all requirements met. 

Supply of office space remained low with only 8,500 sq.m coming 
online in Q4, bringing the annual total to some 60,000 sq.m. The 
amount of space due for completion in 2012 is likely to also be 
constrained. This is due to the difficulties in obtaining finance for 
new developments, where at least a partial pre-lease agreement 
would be necessary. 

INVESTMENT FOCUS  
In the final quarter of 2011 investment activity picked up and saw 
two transactions conclude with a combined worth of €120 
million. Aupark Tower and Postova Banka's Building were 
acquired by international and local investors respectively, 
indicating a strong interest in good quality investment grade 
assets. Yields held firm over the quarter and the year, with the 
prime level currently standing at 7.25%. 

OUTLOOK 
Current weak business and consumer confidence will continue to 
impact demand, and the present trend of subdued letting activity 
should continue in 2012 as a result. Occupiers will continue to 
take advantage of very attractive deals provided by landlords and 
thus putting pressure on effective rents. Nevertheless, prime 
headline rents should hold firm. Investment activity will remain 
selective to the best assets, with a strong focus on Bratislava. 

MARKET OUTLOOK 

Prime Rents: Stable prime rents foreseen on the back of 
large incentives that are offered. 

 

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

 

Supply: Delivery of new supply in 2012 will be in line 
with that seen in 2011. 

 

Demand: Weaker demand expected until market 
confidence recovers. 

 

 

PRIME OFFICE RENTS – DECEMBER 2011 

MARKET (SUBMARKET)  € 
SQ.M/YR 

US$ 
SQ.FT/YR 

GROWTH % CAGR 
5YR 1YR 

Bratislava  204 24.6 0.0 0.0 
 

PRIME OFFICE YIELDS – DECEMBER 2011 

MARKET (SUBMARKET) 
(FIGURES ARE GROSS) 

CURRENT 
QUARTER 

LAST 
QUARTER 

LAST 
YEAR 

6 YEAR 
HIGH LOW 

Bratislava 7.25 7.25 7.25 15.00 5.75 
With respect to the yield data provided, in light of the lack of recent comparable market evidence in many areas of 
Europe and the changing nature of the market and the costs implicit in any transaction, such as financing, these are very 
much a guide only to indicate the approximate trend and direction of prime initial yield levels and should not be used 
as a comparable for any particular property or transaction without regard to the specifics of the property. 
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OVERVIEW 
The Spanish economy continues to remain 
relatively sluggish, with limited GDP growth 
seen towards the end of the year. 
Unemployment remains high above 20% 
and this continues to impact demand within 

the office market. Of the more recent job losses, the vast 
majority in Q3 were within the public sector. As a result, prime 
rents in Barcelona and Madrid remained either stable over the 
quarter or saw some further small falls. 

OCCUPIER FOCUS 
The performance of Barcelona and Madrid have differed 
somewhat during the year with leasing activity in Madrid more 
cautious during the year and ending 2011 lower than that of 
2010. However, Barcelona’s leasing activity matched 2010, and in 
fact slightly surpassed it. For both cities it is the ITT sector in 
particular that has been leading activity, with the media and other 
professions also active. 

The vacancy rates of both cities have changed very little over the 
quarter; for Madrid the completion of a large speculative project 
and a few second hand buildings returning onto the market 
pushed vacancy rates up, and for Barcelona the rate fell slightly. 
Both cities have the focus of current construction in the 
decentralised areas of the city, however, whereas Barcelona has 
very little currently under construction, Madrid has a significant 
amount, most of which is reserved for owner occupation.  

INVESTMENT FOCUS  
Q4 manages to end the year with the highest investment volumes 
of all quarters of 2011, although the overall annual figures for 
2011 are less than half of that of 2010. The focus of investment 
activity remains on well-let, high-specification office properties, 
with single asset transactions of this type forming the backbone 
of the transaction volumes. A hurdle to activity, however, is still 
the notable lack of prime space available in the market. Offices 
have remained the more favoured property asset, with retail the 
second most sought after. There remains some foreign investor 
interest in the market, however, for Q4 the majority of office 
transactions had Spanish buyers. 

OUTLOOK 
A new Government came to power in November 2011 and its 
aims appear to be to reduce government debt and implement 
austerity measures; these are hoped to improve Spain’s economic 
standing. However, a pick-up in office demand in H1 2012 is not 
expected, and as a result prime rents may face some further 
downward pressure. Similarly the investment market may also 
not see a significant pick-up in 2012. 

MARKET OUTLOOK 

Prime Rents: Prime rents will continue to see some 
downward pressure in 2012. 

 

Prime Yields: A lack of transactions will result in yields 
holding firm. 

 

Supply: Limited speculative pipeline should keep 
overall supply levels relatively stable. 

 

Demand: Demand is expected to remain relatively 
subdued in H1. 

 

 

PRIME OFFICE RENTS – DECEMBER 2011 

MARKET (SUBMARKET) € 
SQ.M/MTH 

€ 
SQ.M/YR 

US$ 
SQ.FT/YR 

GROWTH % CAGR 
5YR 1YR 

Madrid (CBD) 27.00 324 39.1 -3.9 -3.6 

Madrid (Decentralised) 17.50 210 25.3 -4.9 -7.9 

Barcelona (CBD) 18.50 222 26.8 -5.8 -5.1 

Barcelona (Decentralised) 15.00 180 21.7 -6.5 -6.3 
 

PRIME OFFICE YIELDS – DECEMBER 2011 

MARKET (SUBMARKET) 
(FIGURES ARE GROSS) 

CURRENT 
QUARTER 

LAST 
QUARTER 

LAST 
YEAR 

10 YEAR 
HIGH LOW 

Madrid (CBD) 6.00 5.75 5.75 6.00 3.50 

Madrid (Decentralised) 7.00 6.75 6.75 7.00 4.75 

Barcelona (CBD) 6.00 5.75 5.75 6.25 4.00 

Barcelona (Decentralised)* 7.50 7.25 7.25 7.50 4.75 
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 
Following a strong Q3 of GDP growth, the 
Swedish economy is expected to end the 
year with very strong growth relative to 
much of Europe. High growth and low 
unemployment have had further positive 

effects on the office market, and prime rents have seen further 
increases in Q4 in most submarkets. Strong demand has even 
impacted secondary rents in Stockholm CBD, which have also 
increased during the quarter. 

OCCUPIER FOCUS 
Activity in Stockholm in Q4 remained relatively strong and the 
total take up for 2011 amounted to some 350,000 sq.m. There 
remains a healthy demand for good-quality Grade A premises in 
the best office locations. Most deals end up being between 1,000 
and 1,500 sq.m, with bigger requirements usually having to seek 
space outside of the city centre. 

Vacancy rates remain relatively low in central Stockholm, where 
there are limited new developments. However, there is higher 
vacancy in the suburbs. Of the properties currently under 
construction most are pre-let and are being built within the 
decentralised part of Stockholm. 

INVESTMENT FOCUS  
The office market has seen a very healthy amount of investment 
in 2011, and Q4 saw the highest volumes of the year. Office 
assets continue to be the most favoured asset to invest in, 
totalling over half of the volumes in Q3 and Q4. Domestic buyers 
remain the most common, and the focus is on properties in 
Stockholm. Nevertheless, prime yields were static yet again this 
quarter, but with demand and activity evidently strong, yields in 
the prime segments are expected to show some compression 
during 2012. 

OUTLOOK 
Increased uncertainty caused by concerns about the eurozone is 
likely to further affect export demand and Sweden is expected to 
continue to grow, but at a slightly lower rate than 2011. Demand 
for office space is expected to continue at a similar level as has 
been seen this year, unless the economic outlook worsens. 
Further increases in prime rents are possible in the beginning of 
the year, as there is little new speculative supply due for 
completion in 2012. In the investment market it is expected that 
investment activity will remain at a similar level to 2011, although 
with the possibility of potential investors facing more difficulty in 
gaining finance. 

MARKET OUTLOOK 

Prime Rents: Strong demand and curtailed supply could see 
further increases in prime rents. 

 

Prime Yields: A hardening of prime yields is expected due to 
strong investor demand. 

 

Supply: There remains a limited amount of properties 
under construction. 

 

Demand: Robust demand is expected to continue into 
2012. 

 

 

PRIME OFFICE RENTS – DECEMBER 2011 

MARKET (SUBMARKET) Skr 
SQ.M/YR 

€ 
SQ.M/YR 

US$ 
SQ.FT/YR 

GROWTH % CAGR 
5YR 1YR 

Stockholm (Normalmstorg) 4,600 517 62.3 4.5 9.5 

Stockholm (Birger Jarlsgatan) 4,600 517 62.3 5.6 9.5 

Stockholm (Regeringsgatan) 4,600 517 62.3 5.0 9.5 

Stockholm (Decentralised) 2,200 247 29.8 5.3 4.8 

Gothenburg 2,400 270 32.5 1.8 9.1 

Malmö 2,150 242 29.1 4.8 7.5 
 

PRIME OFFICE YIELDS – DECEMBER 2011 

MARKET (SUBMARKET) 
(FIGURES ARE NET) 

CURRENT 
QUARTER 

LAST 
QUARTER 

LAST 
YEAR 

10 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 7.00 7.50 5.00 

Gothenburg 5.50 5.50 5.75 7.00 5.25 

Malmö 5.50 5.50 5.75 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 fundamentals of the Swiss economy 
remain solid, despite the recent indications 
of slowing growth and overall 
unemployment levels edging up slightly. 
This helped to keep the office market in a 

good shape in the final quarter of the year and the well 
performing rental market has seen prime rents hold firm in all of 
the core markets and submarkets. Yields were also unchanged 
over the quarter with Zurich quoting prime yields at 4.40% while 
the best properties in Geneva continued to trade at a yield of 
around 5.00%. 

OCCUPIER FOCUS 
The underlying trend in the key office markets of Zurich and 
Geneva continues to be occupiers optimising space and costs. 
This is often accompanied by companies moving locations from 
the city centre to more cost efficient, peripheral locations such as 
the Geneva Airport area or Zürich West, or by simply reducing 
the size of leased space in the current location. Supply in Zurich 
rose further in Q4 as a result, leading to increased pressure on 
landlords to offer significant incentive packages. Geneva’s central 
locations however, alongside the above, continue to benefit from 
the robust demand from the finance and commodities sectors 
too, which has helped keep the city centre vacancy virtually 
nonexistent. 

The development pipeline in each of the CBDs remains limited, 
mainly offering only redevelopment potential for owners of older 
properties, which in most cases will not commence until there is 
at least a partial pre-lease agreement. 

INVESTMENT FOCUS  
A fair level of investment activity continued to be seen in the 
Swiss office market over Q4. The attractiveness of prime located, 
well-let properties remains high, however, investors tend to be 
more risk averse towards committing to a vacant possession or 
acquiring space in the non-core areas. The market continues to 
be dominated by domestic buyers: real estate funds, pension 
funds and those rich in equity, while cross border selling is 
becoming increasingly evident too. 

OUTLOOK 
With current leasing patterns prevailing in 2012, Geneva should 
see prime rents remain stable underpinned by the low vacancy in 
the CBD, while the rising availability in the cities of Zurich, Bern 
or Basle could see rents come under some slight downward 
pressure before the end of the year. The investment market 
should remain stable with any yield movements closely linked to 
the evolution of the interest rates. 

MARKET OUTLOOK 

Prime Rents: Stable prime rents in Geneva but increasing 
downward pressure in other key cities. 

 

Prime Yields: High investor demand will continue to keep 
prime yields stable. 

 

Supply: Stable in Geneva, while Zurich should see 
more excess space handed back. 

 

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

 

 

PRIME OFFICE RENTS – DECEMBER 2011 

MARKET (SUBMARKET) Sfr 
SQ.M/YR 

€ 
SQ.M/YR 

US$ 
SQ.FT/YR 

GROWTH % CAGR 
5YR 1YR 

Zurich 775 638 77.0 -0.6 -3.1 

Geneva 775 638 77.0 2.1 3.3 

Basle 350 288 34.8 0.0 0.0 
 

PRIME OFFICE YIELDS – DECEMBER 2011 

MARKET (SUBMARKET) 
(FIGURES ARE GROSS) 

CURRENT 
QUARTER 

LAST 
QUARTER 

LAST 
YEAR 

10 YEAR 
HIGH LOW 

Zurich 4.40 4.40 4.50 5.50 4.40 

Geneva 5.00 5.00 5.00 5.75 4.75 

Basle 5.60 5.60 6.00 7.00 5.60 
With respect to the yield data provided, in light of the lack of recent comparable market evidence in many areas of 
Europe and the changing nature of the market and the costs implicit in any transaction, such as financing, these are very 
much a guide only to indicate the approximate trend and direction of prime initial yield levels and should not be used 
as a comparable for any particular property or transaction without regard to the specifics of the property. 
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OVERVIEW 
Growth in the economy continues to 
exceed forecasts, supported by robust 
domestic demand, with investment still 
buoyant. Overheating remains a concern 
and annual inflation continues to rise 

rapidly, but despite this the office market ended the year on a 
positive note with good levels of demand and rents edging up in 
select submarkets of Istanbul where quality supply is limited. 

OCCUPIER FOCUS 
Q4 saw strong levels of activity with a number of multinational 
companies completing, negotiating or re-negotiating leases. 
Enquiries also rose 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 central areas of Istanbul remain key 
but interest but Izmir and Ankara are also seeing better activity.  

The overall CBD vacancy is around 11% but a proportion of this 
is structural, with much of the current stock outdated and/or 
does not meet building regulations. Increased interest is being 
seen on the European side in well-connected submarkets 
impacting on vacancy which fell to 12.0% from 16.4%. Supply is 
unchanged in Q4 and no dramatic rise anticipated with only the 
Zorlu Tower due in 2012 and Skymark in 2014, both in the CBD. 

INVESTMENT FOCUS  
H2 201did not see any office deals conclude, although this is 
more from a lack of quality product than a dampening in investor 
sentiment, which remains strong, supported by good economic 
fundamentals and a strengthening occupier market. In response, 
prime yields compressed in the European side of Istanbul by 
between 10 – 20 bps with the lowest yields in the Levant at 
7.80%. 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 
Despite an anticipated slowdown in the economy, it will remain 
in positive territory, gaining momentum again in 2013. The office 
sector will continue to perform with the lack of quality space 
pressurising rents as demand picks-up. Additionally as the 
government continues to improve the business conditions for 
foreign investors, transparency will improve which is positive 
news. Prime yields are likely to see further compression as 
increased interest for limited institutional grade product 
intensifies. 

MARKET OUTLOOK 

Prime Rents: Pockets of rental growth in submarkets lacking 
in available Grade A space. 

 

Prime Yields: Investors, both domestic and foreign, compete 
for limited product will compress prime yields. 

 

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

 

Demand: Increased enquiries will translate into higher 
levels of occupier activity. 

 

 

PRIME OFFICE RENTS – DECEMBER 2011 

MARKET (SUBMARKET) US$ 
SQ.M/MTH 

€ 
SQ.M/YR 

US$ 
SQ.FT/YR 

GROWTH % CAGR 
5YR 1YR 

Istanbul (Levent) 38.0 351 42.4 16.1 5.6 

Istanbul (Esentepe-
Gayrettepe) 32.0 296 35.7 16.4 10.3 

Istanbul (Maslak) 24.0 222 26.8 14.9 -4.0 

Istanbul (Umraniye) 20.0 185 22.3 3.3 6.7 

Izmir 15.0 139 16.7 13.4 -6.3 

Ankara 21.0 194 23.4 11.8 0.0 
 

PRIME OFFICE YIELDS – DECEMBER 2011 

MARKET (SUBMARKET) 
(FIGURES ARE GROSS) 

CURRENT 
QUARTER 

LAST 
QUARTER 

LAST 
YEAR 

10 YEAR 
HIGH LOW 

Istanbul (Levent) 7.75 8.00 8.15 18.00 7.50 

Istanbul (Esentepe-
Gayrettepe) 7.90 8.00 8.40 18.00 7.50 

Istanbul (Maslak) 8.65 8.75 8.60 16.30 7.75 

Istanbul (Umraniye) 8.50 8.50 8.85 9.50 8.50 

Izmir 10.00 10.00 10.15 22.00 9.00 

Ankara 10.00 10.00 10.20 21.00 9.00 
NOTES: 
* 9 year record 
** 2 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 
Notwithstanding the turbulence seen in 
global markets throughout 2011, the 
London office market remained relatively 
resilient, outperforming other property 
sectors and markets elsewhere in the 

country. Prime rents reached £102.50 sq.ft in the West End, 
while some regional sub-markets recorded increases in headline 
rents due to improved demand and a dwindling supply of Grade 
A stock. Nevertheless, conditions remain challenging in many 
office markets and 2012 is set to be an uncertain year for the 
sector, at least in the opening months. 

OCCUPIER FOCUS 
In the occupational market, confidence is fragile and despite 
improved profitability and stronger balance sheets, many firms 
have put on hold expansion or relocation plans. The majority of 
active demand continues to be focused on CBDs in London and 
the key regional centres, with patchy demand for Grade B and 
out-of-town stock. The uncertain economic outlook has hit the 
London City market in particular, where there is a predominance 
of financial occupiers. Lease re-gears and renewals still account 
for a significant part of market activity, with limited demand being 
driven by expansion or relocations to new premises. Landlords 
continue to offer generous concessions to retain tenants, 
although in certain locations the lack of prime stock has seen 
more landlord friendly packages being agreed. 

INVESTMENT FOCUS  
Investment demand at the prime end has been driven by overseas 
investors and select UK institutions who have targeted well let 
assets in good locations, with long income streams and good 
covenants. This is set to continue in 2012, although the shortage 
of prime product in the market may see demand filtering down to 
assets with shorter leases, especially in centres which are 
perceived to be stable and offer reasonable prospects for growth. 
Central London has seen stable high demand and while sentiment 
is more cautious, volumes have largely held up over 2011.  

OUTLOOK 
After a robust performance last year, which saw Central London 
prime rents up almost 8%, rental growth is expected to be more 
modest in 2012. In the regions, the prospects for rental growth 
remain relatively flat, although strong demand and shortages in 
prime supply may continue to underpin rental uplifts in certain 
locations, with the Thames Valley likely to see more growth than 
most regional markets. Prime yields are stable despite a constant 
lack of supply, although secondary yields are likely to drift out 
further over the coming months amid concerns over the weak 
occupational market for non-prime locations. 

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 – DECEMBER 2011 

MARKET (SUBMARKET) £ 
SQ.FT/YR 

€ 
SQ.M/YR 

US$ 
SQ.FT/YR 

GROWTH % CAGR 
5YR 1YR 

London (City) 55.00 709 85.5 -1.7 0.0 

London (West End) 102.50 1,321 159.3 0.5 7.9 

Manchester 29.00 374 45.1 0.3 1.8 

Birmingham 27.50 354 42.7 -1.7 -5.2 

Bristol 27.50 354 42.7 1.5 1.9 

Leeds 25.00 322 38.9 -0.4 0.0 

Newcastle 21.00 271 32.6 1.0 -4.5 

Reading 30.50 393 47.4 4.5 5.2 

Cardiff 21.00 271 32.6 2.0 0.0 

Edinburgh 27.00 348 42.0 0.0 0.0 

Glasgow 29.00 374 45.1 1.4 0.0 
 

PRIME OFFICE YIELDS – DECEMBER 2011 

MARKET (SUBMARKET) 
(FIGURES ARE NET) 

CURRENT 
QUARTER 

LAST 
QUARTER 

LAST 
YEAR 

10 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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