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DECLINE CONTINUES 
The Greek economy continues to decline, 
with a smaller than previously expected fall 
in real GDP recorded in Q4 (-5.7% y/y), 
after a particularly sharp contraction in Q3 
(-6.7%). 2012 as a whole resulted in an 

annual contraction of 6%, bringing the total decline since the start 
of the recession in 2008 to 20%. Falls in private consumption and 
investment were particularly sharp in Q4, while net trade 
contributed to growth thanks to imports shrinking by much more 
than exports. PMI surveys suggest a further deterioration in Q1. 

INVESTMENT DECLINE TO MODERATE 
Despite a significant internal devaluation in a form of rapidly 
falling wages, Greek exports have had a poor performance 
compared with other peripheral EU economies. Reforms are 
therefore needed to ensure that lower input costs translate into 
lower prices, through boosting productivity and competition. 
Subdued exports have dampened investment, which is now well 
placed to recover, however, thanks to improved business 
confidence on the back of stabilisation in the euro zone and a 
greatly reduced likelihood of a Greek exit. 

SUBDUED CONSUMPTION  
Job losses, wage cuts, tax rises and uncertainty will continue to 
weigh on consumption, which is forecast to shrink by over 7% 
this year. Unemployment in Greece is rising, with the current 
25% jobless rate expected to peak at 28% next year on the back 
of slowing activity, but also additional public sector cuts and 
labour market liberalisation measures. Mild deflation expected for 
this year is anticipated to offer some support to consumers. 

OUTLOOK 
The risk of a ‘Grexit’ has been greatly reduced, a new tranche of 
funding was released by the troika at the end of last year and a 
large number of bailout conditions were relaxed. Risks to future 
growth are thus more balanced, albeit they have not diminished 
completely. Austerity fatigue, which may trigger political 
instability, patchy implementation of structural reforms and a lack 
of long-term policy action for improving competitiveness are the 
main concerns with regards to future recovery. In the medium 
term, competitiveness is likely to be restored and Greece should 
return to growth in 2014 or 2015. The need for a more 
substantial debt relief for Greece is becoming the mainstream 
view, although is not expected for political reasons until the 
German parliamentary election in autumn 2013. 
 
 
 
 

MARKET OUTLOOK 

GDP: Sharp decline is expected to continue, but 
should be shallower than in 2012. 

 

Inflation: Deflation expected this year.  

Interest rate: On hold.  

Employment: Unemployment will continue rising.  

 

ECONOMIC SUMMARY 
ECONOMIC INDICATORS* 2010 2011 2012E 2013F 2014F 

GDP growth -4.9 -7.2 -6.4 -4.9 -1.4 

Consumer spending -6.4 -7.7 -9.1 -7.5 -2.0 

Industrial production -5.9 -7.8 -3.2 -2.0 0.0 

Investment -14.8 -19.6 -19.4 -5.1 1.5 

Unemployment rate (%) 12.6 17.7 24.4 28.0 28.9 

Inflation 4.7 3.3 1.5 -0.1 1.3 

US$/€ (average) 1.33 1.39 1.28 1.28 1.21 

US$/€ (end-period) 1.34 1.29 1.32 1.24 1.18 

Interest rates: 3-month (%) 0.6 1.2 0.6 0.2 0.3 

Interest rates 10-year (%) 9.3 19.0 24.3 11.7 11.5 
NOTE: *annual % growth rate unless otherwise indicated. E estimate F forecast 
Source: Oxford Economics Ltd. and Consensus Economics Inc 
 

ECONOMIC & POLITICAL BREAKDOWN 

Population 11.3 million (2012) 

GDP US$ 249.0 billion (2012) 

Public sector balance -6.8% of GDP (2012) 

Parliament New Democracy with the support of 
PASOK and DIMAR 

President Karolos Papoulias 

Prime Minister Antonis Samaris 

Election dates 2015 (Presidential)  
2016 (Parliamentary) 

 

ECONOMIC ACTIVITY 

 
Source: Cushman & Wakefield 
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OVERVIEW 
The Greek economy continues to contract 
although the pace is easing a little. 
However, further job cuts and tax rises will 
hold back domestic demand and as 
unemployment rises the effect on the real 

estate market is for companies to downsize and release excess 
space to the market. As more space becomes available, rental 
levels, despite incentive packages on offer from landlords will 
decline especially in the more peripheral areas of both Athens 
and Thessaloniki. 

OCCUPIER FOCUS 
With a large number of deals off-market actual levels of take-up 
are difficult to ascertain. However, it is fair to say that general 
market conditions continue to deteriorate and any activity that is 
taking place is from companies who are moving to take advantage 
of lower rents, better overall packages and shorter, more flexible 
lease terms. Supply levels continue to rise despite a complete lack 
of speculative space as occupiers release any unwanted space.  

With banks unwilling and in some cases unable to lend against 
real estate there is unlikely to be any pick-up in development 
activity in the short to medium term. Over time this will help to 
rebalance the market as existing supply is very gradually eroded, 
helped by the fact that some schemes will be withdrawn from the 
market and converted into alternative uses. 

INVESTMENT FOCUS  
Amidst an extremely subdued investment market one significant 
office deal exchanged hands in Q1. Ethniki Pangea, a REIT of the 
National Bank of Greece, bought a 30,000 sq.m green building in 
Karelas along the Attiki Odos. The scheme is fully leased to the 
Greek telecoms company and exchanged hands for around €116 
million. Underpinned by a fragile occupier market and continued 
turmoil in the economy, investors are still struggling to see 
clearly where the return on acquisitions is coming from and as 
such many have retreated to more secure locations. 
Transactional data is scarce and so pining down yields is also 
difficult but prime office yields in Athens’ CBD are believed to be 
in the region of 9.80% and higher at 10.40% in Thessaloniki.  

OUTLOOK 
Overall market conditions are not expected to change in the 
short/medium term. Occupier activity will be almost exclusively 
linked to corporates rationalising and/or consolidation as the 
economy continues to deal with the challenges of more austerity 
and higher unemployment. With demand subdued in the occupier 
and investment markets rents will see more negative growth and 
yields will soften further. 

MARKET OUTLOOK 

Prime Rents: Rents, both prime and secondary, continue to 
decline as demand deteriorates further. 

 

Prime Yields: Investors are deterred amidst a faltering 
economy and fragile occupational market. 

 

Supply: Continued release of excess space adds to the 
current overhang. 

 

Demand: Take-up will slow further with any activity 
driven by companies consolidating.  

 

 

PRIME OFFICE RENTS – MARCH 2013 

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

Athens (Syntagma Square) 22.00 264 31.5 -4.3 -3.3 

Athens (Kifissias Avenue) 15.50 186 22.2 -12.9 -7.6 

Athens (Piraeus) 9.50 114 13.6 -20.8 -9.9 
 

PRIME OFFICE YIELDS – MARCH 2013 

MARKET (SUBMARKET) 
(FIGURES ARE GROSS, %) 

CURRENT LAST LAST 10 YEAR 
QUARTER QUARTER YEAR HIGH LOW 

Athens (Syntagma Square) 9.80 9.80 8.80 9.80 6.20 

Athens (Kifissias Avenue) 9.80 9.80 8.80 9.80 6.20 

Athens (Piraeus) 10.20 10.20 9.00 10.20 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 risk of Greece leaving the EU has 
significantly diminished, new funding has 
been released to improve the government’s 
fiscal position, however market uncertainty 
clearly remains.  According to EL.STAT 

GDP recorded a decline of 5.7% year-on-year in Q4, contributing 
to an overall fall of 6.4% in GDP for 2012 as a whole compared 
to a contraction of 7.2% in 2011.  The labour market is still 
struggling to recover with unemployment levels rising to 27.2% in 
January, up from 25.7% in December 2012.  

OCCUPIER FOCUS 
The challenging economic environment continues to adversely 
affect retail sales, the latest retail trade index (excl. automotive 
fuel) recorded a 15.7% y/y drop in January.  Department stores 
recorded the smallest fall (-7.3% y/y) and the usually resilient food 
sector recorded a retail index fall of 12.7% y/y. Vacancy rates 
continue to increase as retailers contract portfolios, keeping 
stores in only the most reliable and well established trading 
locations.  A small number of international and national operators 
are actively looking to take advantage of poor market conditions 
to acquire prime space, particularly in the prime streets in Athens 
and other main cities in Greece.  

Shopping centre rents fell by an average of 4.2% over the quarter, 
reflecting the continued drop off in demand. Prime high street 
rents also fell quarter-on-quarter, Athens recording an average -
5.3% rental decrease. Shopping centre development pipeline in 
Greece has halted with no new projects or extensions under 
construction and due for completion in 2013 or 2014.  

INVESTMENT FOCUS  
Financing for investment transaction in Greece remains 
extremely limited, banks and investors have adopted a policy of 
wait-and-see while uncertain market conditions continue. There 
was €3 mn of retail investments transacted in Q1 2013, a €1 mn 
increase on the same Q1 2012.  Prime yields are estimated at an 
average of 8.8% in Athens and 9.4% in Thessaloniki, representing 
a quarter-on-quarter softening of 20 bps and 25 bps respectively.  

OUTLOOK 
The Greek economy shrunk by over 6% in 2012, it is expected to 
contract by a further 5% by the end of 2013.  The fiscal 
consolidation programme is set to continue in the next two years 
– including further cuts to pensions and benefits along with tax 
rises, squeezing household budgets even further – suggesting a 
decline in consumer spending, with some analysts forecasting a 
7% decrease in 2013. 

  

MARKET OUTLOOK 

Prime Rents: High vacancy rates and contracting retailers 
will keep downward pressure on rents  

 

Prime Yields: Very little investment activity is likely to take 
place, but hypothetical yields expected to 
expand further. 

 

Supply: No new projects in the pipeline. Store 
closures will increase secondary supply. 

 

Demand: Very few occupiers have expansion plans.   

 

PRIME RETAIL RENTS – MARCH 2013 

HIGH STREET SHOPS € € US$ GROWTH %  
SQ.M/MTH SQ.M/YR SQ.FT/YR 1YR 5YR CAGR 

Athens (Kolonaki-Tsakalof) 90 1,080 129 -14.3 -14.8 

Athens (Ermou) 165 1,980 236 -2.9 -11.3 

Athens (Glyfada-Metaxa) 95 1,140 136 -13.6 -13.8 

Athens (Kifisia-Kolokotroni) 100 1,200 143 -9.1 -11.1 

Athens (Piraeus-Sotiros) 50 600 72 -19.4 -16.1 

Thessaloniki (Tsimiski) 105 1,260 150 -8.7 -8.1 
 

PRIME RETAIL YIELDS – MARCH 2013 

HIGH STREET SHOPS 
(FIGURES ARE GROSS, %) 

CURRENT LAST LAST 10 YEAR 
QUARTER QUARTER YEAR HIGH LOW 

Athens (Kolonaki-Tsakalof) 8.80 8.50 7.85 8.80 5.50 

Athens (Ermou) 8.10 8.10 7.75 8.10 5.00 

Athens (Glyfada-Metaxa)* 8.80 8.60 8.15 8.80 5.50 

Athens (Kifisia-
Kolokotroni)* 8.80 8.60 8.15 8.80 5.50 

Athens (Piraeus-Sotiros)* 8.90 8.70 8.25 8.90 6.00 

Thessaloniki (Tsimiski) 8.80 8.80 8.25 8.80 5.75 

SHOPPING CENTRES 
(FIGURES ARE GROSS, %) 

CURRENT LAST LAST 10 YEAR 
QUARTER QUARTER YEAR HIGH LOW 

Greece 9.00 8.50 7.85 9.00 6.00 
NOTE: * 7 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 
Economic challenges in Greece continue to 
hamper any recovery in the industrial 
market. Demand is weak and the lack of 
interest is resulting in landlords lowering 
their rents and increasing incentives in a 

bid to attract occupiers. Underpinned by a lacklustre 
occupational market, investors have withdrawn their capital and 
are looking for more stable and secure investment alternatives. 

OCCUPIER FOCUS 
Activity in the Greek market is extremely limited linked to the 
shrinking of the economy and the economic challenges in the 
wider euro zone. This has resulted in very low levels of take-up 
with any activity linked to current tenants who are rationalising 
their space and taking advantage of negotiating better and more 
flexible lease terms as well as more competitive rental rates. 

Supply levels are rising across the country and across both prime 
and second hand space, although, the majority of surplus supply is 
in lower grade space. Against low demand and no new active 
requirements on the market all development has been reined in 
with banks are either unwilling or unable to provide development 
finance and lend against real estate. This situation is expected to 
remain in place for the foreseeable future and until more 
sustainable activity levels are recorded. 

INVESTMENT FOCUS  
No investment deals were recorded over the quarter and while 
yields were stable in Q1, they moved out by 50 bp across the 
board in Q3 2012. The true level of yields is very difficult to 
ascertain given the lack trading activity but believed to be around 
13.50% for logistics space in Athens and around 100 bps higher in 
Thessaloniki. There is a high probability that they will continue to 
rise until investors are comfortable that the risk levels attached 
are adequate. However, given the very weak occupational market 
both international and domestic investors have withdrawn from 
the market and unlikely to make any significant return until more 
stable economic and market fundamentals are apparent, although 
this is still some way off with significant negative growth expected 
over the rest of the year.  

OUTLOOK 
Over the medium term sustainable improvements will be seen in 
the Greek economy albeit from a low base. In the near term 
however the contraction of the economy and loss of 
competitiveness since joining the euro zone will continue to 
impact negatively on the performance of the industrial sector 
with production expected to be in negative territory until 2015 at 
the earliest.  

MARKET OUTLOOK 

Prime Rents: Declining demand and rising supply is 
impacting negatively on rents. 

 

Prime Yields: With risks currently outweighing returns, 
yields are expected to move out further. 

 

Supply: Supply rises despite the lack of development as 
occupiers release more space. 

 

Demand: Lack of new requirements and interest from 
current occupiers sees demand fall. 

 

 

PRIME INDUSTRIAL RENTS – MARCH 2013 

LOGISTICS LOCATIONS € € US$ GROWTH %  
SQ.M/MTH SQ.M/YR SQ.FT/YR 1YR 5YR CAGR 

Athens 4.00 48.0 5.73 -7.0 -7.8 
 

PRIME INDUSTRIAL YIELDS – MARCH 2013 

LOGISTICS LOCATIONS 
(FIGURES ARE GROSS, %) 

CURRENT LAST LAST 10 YEAR 
QUARTER QUARTER YEAR HIGH LOW 

Athens 13.50 13.50 11.00 13.50 7.30 
With respect to the yield data provided, in light of the lack of recent comparable market evidence in many areas of 
Europe and the changing nature of the market and the costs implicit in any transaction, such as financing, these are very 
much a guide only to indicate the approximate trend and direction of prime initial yield levels and should not be used 
as a comparable for any particular property or transaction without regard to the specifics of the property. 
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OUR RESEARCH SERVICES 
 
The Research Group provide strategic market analysis to support 
our clients in decision making and project execution. Consultancy 
is undertaken on a local and international basis, providing in-
depth advice and market appraisals incorporating real estate, 
business and wider macro influences. Typical projects include: 

● reliable and comparable data and market intelligence 

● site specific, location analysis, ranking and targeting for 
occupation or investment 

● analysis of future development activity and existing 
supply/competition 

● market research and demand analysis by retail/industry sector 

● rental analysis, forecasts & investment and portfolio strategy 

 

VISIT OUR KNOWLEDGE CENTER TO ACCESS... 
 
...Global Research Reports 

To learn more about the global trends in the industrial, office and 
retail sectors that are shaping economic development, business 
practices and real estate strategies. 

...Local Market Reports 

To find out about local real estate trends in the office, industrial 
and retail sectors in markets around the world. 

...Business Briefings 

For authoritative and insightful commentary and analysis on the 
business landscape for commercial property markets. 

...Economic Reports 

To keep you updated on global economic events and emerging 
trends that will influence finance, investment, business and real 
estate markets.   

...The Cushman & Wakefield global real estate blog 

To hear our point of view on global market trends and how they 
are impacting on real estate decision making.  

 

With over 80,000 registered users, Cushman & Wakefield’s 
Knowledge Center is one of the industry’s most respected 
information resources on all aspects of commercial real estate. 
To read the reports please log in or sign up at:  
www.cushmanwakefield.com/knowledge,  
or follow us on Twitter: @cushwakeinsight 

 
 
 

For further information about research 
or the report, please contact: 

 
Nicky Simbouras 
Managing Partner 
Proprius 
Athens, GR 
+30 210 7480852 
nicky.simbouras@proprius.gr 

 
Istvan Toth 
Research Analyst 
European Research Group 
Budapest, HU 
+36 1 484 1302 
istvan.toth@eur.cushwake.com 

Cushman & Wakefield (C&W) is known the world-over as an industry knowledge leader. Through the delivery of timely, 
accurate, high-quality research reports on the leading trends, markets around the world and business issues of the day, we 
aim to assist our clients in making property decisions that meet their objectives and enhance their competitive position. 

In addition to producing regular reports such as global rankings and local quarterly updates available on a regular basis, 
C&W also provides customized studies to meet specific information needs of owners, occupiers and investors.  

C&W is the world’s largest privately-held commercial real estate services firm. Founded in 1917, it has 253 offices in 60 
countries and more than 15,000 employees. The firm represents a diverse customer base ranging from small businesses to 
Fortune 500 companies. It offers a complete range of services within five primary disciplines: Transaction Services, including 
tenant and landlord representation in office, industrial and retail real estate; Capital Markets, including property sales, 
investment management, investment banking, debt and equity financing; Client Solutions, including integrated real estate 
strategies for large corporations and property owners, Consulting Services, including business and real estate consulting; 
and Valuation & Advisory, including appraisals, highest and best use analysis, dispute resolution and litigation support, along 
with specialized expertise in various industry sectors. 

This report was written and produced by Cushman & Wakefield with data and market intelligence contributed by Proprius, 
the Alliance Partner of Cushman & Wakefield in Greece. This report has been prepared solely for information purposes. It 
does not purport to be a complete description of the markets or developments contained in this material. The information 
on which this report is based we believe to be reliable, but we have not independently verified such information and we do 
not guarantee that the information is accurate or complete. 

©2013 Cushman & Wakefield, Inc. All rights reserved. 
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