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Welcome to places & spaces!
With its forward-looking real estate magazine,
Union Investment presents premium articles and
information on the national and international investment and letting markets.
The cover page shows the old harbour (Oude
Haven) of Rotterdam – a mix of historic buildings and modern architecture.
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EDITORIAL

to climate change

here’s still so much to be done to reach climate change
goals. A quick Google search for "climate change"
shows: The current headlines in Germany are not very
flattering for a country which, along with 179 other nations, has
ratified the 2015 Paris Agreement. The international accord aims
to limit the increase in the global average temperature to well
below two degrees Celsius above pre-industrial levels. The German government has outlined out how that can be achieved in
its Climate Action Plan 2050. It aims to reduce greenhouse gas
emissions by 80 to 95 percent compared with 1990 levels by
the year 2050. That will also involve implementation and emissions savings within the real estate sector: if this goal is met,
nearly all the country’s buildings will be heated, cooled and supplied with power through climate-neutral means. At the same
time, the plan aims to cut the final energy consumption of properties by 50 percent by 2050. But the first milestone on this path
already seems to be at risk. According to the current climate
action report from the German government, greenhouse gas
emissions had only declined by 28 percent by the end of 2017.
And it is questionable whether the gap can be closed so as to
achieve the target of 40 percent by 2020 – another reason for
the real estate industry not to sit back. Not only does it need to
stay on course, it needs to pick up the pace. But what does that
mean in practice? And who needs to be on board?
More than ten years ago, Union Investment integrated sustainability standards into its business strategy as one of the pioneers in the real estate sector – with our own Sustainable Investment Check and green lease agreements, which we
developed with the German Property Federation (ZIA) and market participants. The learning process that we went through back
then enables us to take concrete steps now toward a sustainable future.
For example, we decided to formulate our own carbon dioxide emissions savings target to achieve by 2030. The important
preliminary work has been completed: together with the German
Industry Initiative for Energy Efficiency (DENEFF), we have developed an initial indication that shows us where we are with individual properties and our portfolio – and when exactly we need
to take measures to comply with the Climate Action Plan. Introducing energy monitoring will be crucial: it will eventually provide us with all the necessary data on energy consumption in
our entire property portfolio. Consumption data has been docu-

mented since 2009, currently on an annual basis. The energy
monitoring will give us detailed information in shorter intervals
(and automated with system support), so we can identify and
implement optimisations at short notice.

Jan von Mallinckrodt is the Head of Sustainability at Union
Investment Real Estate GmbH. He is also Chairman of the
Real Estate Committee on the German Sustainable Building Council (DGNB).

But achieving climate change goals takes much more. It takes
partners and a clear implementation strategy. Our strategy is
called “Manage to green” and it focuses on identifying sustainability potential in buildings and harnessing it using propertyrelated asset management strategies. We believe that investors
and tenants will respond positively: institutional clients, because
it significantly increases the transparency they need in the area
of sustainable investment and helps quantify its impact – while
optimising risk management. Tenants, because sustainable buildings offer cost advantages and increased comfort – not least
thanks to new ideas from tech startups. That gives us hope, despite headlines to the contrary. Because we are convinced that
climate action is achievable in the real estate sector – and it’s
worth it.
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Rotterdam, gateway to the world:
The Netherlands’ second-largest
city after Amsterdam, Rotterdam
has Europe’s largest port – the
sixth-largest in the world – and is
setting standards for modern urban
development. Pictured: the Erasmus
Bridge and the Wilhelminapier.

Back on the

invest ment stage

Photo: Shutterstock/Ioana Catalina E

Considered “the sick man of Europe” only a few years ago, the Netherlands is increasingly
seen as a shooting star in the eyes of investors – all the more so as its fundamentals compare
favourably with other core European countries. By Isobel Lee
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The Hague – seat of the Dutch government and parliament – is home to many small and
medium-sized commercial and industrial enterprises.

Transaction volumes increased significantly
Sales volumes in Dutch property investment markets by market segment
from 2007 to 2017 and a comparison of Q1/2017 and Q1/2018 in
billions of euros
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estate for New York investment manager Angelo, Gordon & Co. “Even 10 years after the crisis there are still
significant, distressed portfolios being sold.”
But from 2012, opportunistic investors returned to
the market, Bertens added, “starting with offices in Amsterdam and other major markets in the Randstad. But by the
end of 2012, it was becoming clear that the Netherlands didn’t have
the same weaknesses as some of Southern Europe’s markets, but
possessed much stronger fundamentals and was suffering a temporary downturn.”
At that point, prices in the Netherlands and in Amsterdam in
particular started looking good value, compared to their more expensive neighbours such as Germany, the UK and even France, Bertens said, and more and more investors became interested in the
country.
But some investors were already convinced of the country’s potential. For example, Union Investment acquired a considerable portfolio of first-class office buildings during the crisis years, showing its
skill at making successful counter-cyclical investments at just the
right time. Another example is the company’s acquisition of the First
Rotterdam project development in Rotterdam from a joint venture
of Rabo Vastgoed Groep and Maarsen Groep for its UniInstitutional
Real Estate open-ended real estate fund in 2016. First Union lost no
time in obtaining forward funding to secure the 30-storey office tower.

Amsterdam’s Westerdoksdijk has become a popular
residential area in recent years.

”Extraordinarily limited development pipeline”
Yield compression is now the headline story. “Prime yields are at
historically low levels, but the Dutch market is still very attractive
for real estate investors for a number of reasons,” according to
Bart Verhelst, executive director in CBRE’s Dutch capital markets
team. Matched with low interest rates and inflation, rock bottom
vacancy levels are driving rental growth. “It’s extraordinary how
limited the development pipeline is,” he said.
Indeed, the boom-and-bust cycle of speculative development
around the crisis has led to stringent planning rules in the capital
today. The Amsterdam Municipality is favouring office projects
which are at least 70 percent pre-let, and they are increasingly
frowning on single tenant schemes. “As an advisor, we feel that
the Amsterdam municipality is too restrictive at the moment. They
should allow for more development because we simply need more
space – not just for offices but also for residential,” added Verhelst.
Supply dynamics have also tightened thanks to “creative destruction”, investment manager Mittal said. “The governments made
the markets more open, for a while allowing the conversion of offices to hotels, and offices to residential, which took a lot of se▶
condary buildings out of supply.”

Photos: Getty Images/Stefano Termanini, iStock/RossHelen, mauritius images/Zoonar GmbH/Alamy

T

he Netherlands was one of the stars of
the European investment markets in
2017, recording record transaction volumes of around €19.5 billion, according to data from
advisory firm Savills. As the economy continues to perform strongly and occupier markets respond positively, the
signs are all there that 2018 will be another stellar year. Now ranking as the fifth most powerful economy in the Eurozone, with a per
capita GDP above €41,000 and one of the lowest unemployment
rates around, the contrast is stark with just a few years ago.
Indeed, as the rest of Europe started to climb out of a trough in
the wake of the Global Financial Crisis (GFC) at the beginning of the
decade, the Netherlands was stuck on negative growth, and was
even dubbed “the sick man of Europe”. What had gone wrong?
According to Sven Bertens, head of research & strategy in the
Netherlands for JLL, a number of factors were involved. “After the
GFC, there was a period when the Dutch government was applying
austerity measures, drawing up new legislation about mortgages
and pensions. But this was about making the country future proof,”
he said. “Once the economy started gaining traction, the Netherlands as a whole and especially Amsterdam as the main market started to recover quite quickly. If you now look at GDP growth and
rental growth, the indicators are all positive, and in fact they are
outperforming most of their western neighbours.”
“The market before was characterised by a lot of leverage, in
other words high rates of outside financing, and not a lot of real
growth,” said Anuj Mittal, co-portfolio manager of European real

▶
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“We try to develop buildings that are
energy-positive.”
Jan Hein Tiedema, Executive Managing Director
of Edge Technologies Western Europe

Photos: Ronald Tilleman, Union Investment/Daniel Sumesgutner, Lizzy Ann

The shortage of office space is reflected by the level of rents. In the
current study European Office Rental Growth Hotspots 2018, JLL identifies 10 markets in Europe that will experience above-average increases in rents over the next two years due to the lack of office space.
The Netherlands is represented twice in the Top Ten – with Amsterdam
in first place and Utrecht in tenth place.

Advantageous “soft factors”
But it’s not just fundamentals that have once again given the Netherlands a solid place on the shopping lists of international real estate
investors. The “soft factors” are also convincing. For example, the
Netherlands ranks well above average in the OECD’s Better Life Index – for income, jobs, housing, education, life satisfaction, the environment, safety and health – and even comes out on top for the
work-life balance, of particular interest when recruiting skilled employees. This is due to Dutch labour laws, according to Nale LehmannWillenbrock, Professor of I/O Psychology at the University of Hamburg: “The Netherlands has the most part-time workers in Europe.
Employees are entitled to a home office, and employers must accord

equal rights to part-time and full-time employees.” That flexibility
results in greater satisfaction, she says. “Self-determination at work
is a very important condition for people being able to reconcile their
jobs and their personal lives.”
The Netherlands is also proving to be innovative in the area of
sustainability and setting new standards in the building and project
development sectors. With the goal of counteracting future shortages of land, raw materials, energy, natural areas and clean air, the
Delta Development Group is building Park 20/20, the first business
park inspired by the “cradle to cradle” philosophy, near Amsterdam
(see box on page 11).
And the “most sustainable building in the world,” as project developer OVG Real Estate proudly points out, is not in Tokyo, New
York, London or Paris, but rather in South Amsterdam: The Edge. It
is an office building designed to help solve climate problems. “We
try to develop buildings that are all energy-positive,” says Jan Tiedema, Executive Managing Director of the OVG subsidiary Edge Technologies Western Europe. He adds that his company is also taking
the challenges of the employment market into account. “The cons-

Union Investment
acquired the First
Rotterdam building in
2016 as a project
development for an
open-ended real
estate fund.

A perfect example of sustainability: The Edge building
developed by OVG in Amsterdam.
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tantly changing ways people work make it hard for today’s companies to retain and recruit new employees,” says Tiedema. “Our aim
is for them to feel healthier in the buildings after a bit of time has
passed than they did when they moved in.”
Just how important the issue of recruiting can be in the international competition among locations is shown by the Dynamic Cities
Index, in which Savills IM ranks the resilience of 130 European cities
and urbanised regions. The Index is topped by cities that successfully attract and keep talent over the long term, drive innovation and
increase productivity – which promotes prosperity and population
growth and therefore the positive development of the commercial
real estate markets. The current Dynamic Cities Index rates Amsterdam is the fifth most dynamic city in Europe.

Global attraction

Office market on the up
Development in the Amsterdam metropolitan region from 2007 to
2017: Rent prices in euros, vacancy rates as a percentage, investment
volume in millions of euros
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This also goes down well with international real estate investors.
0
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Last year, 70 percent of all real estate purchases were made by forSource: CBRE Research, Q2/2018
eign investors and 30 percent of all transactions were between foreign investors, Savills data shows. However, the share of cross-border
investment differs greatly between asset classes and continues to
shift. While Dutch office and logistical assets were already popular
percent of all transactions took place beyond the cities of Amsterdam,
among foreign investors in the previous upturn, with nearly half the
Rotterdam, The Hague and Utrecht – compared to 34 percent in the
volumes being purchased by overseas buyers, today these two infirst quarter of last year. And if 2017 was characterised by large deals
vestment markets are dominated 71 percent and 78 percent respecin the first three months, the first quarter of 2018 began with more
tively by international capital. Whilst residential and retail investments
medium-sized transactions, spread across the regions.
pre-crisis were almost wholly the domain of Dutch investors, foreign
buyers are also increasing their presence for these asset classes – to
Strong 2018 outlook
29 percent and 59 percent respectively in the most recent figures
“We see a growing interest among investors for cities outside of the
from Savills.
Randstad conurbation,” noted Verhelst. “This is due on the one hand
“Asian capital has been around for the last three or four years
to a shrinking supply and sharply declining initial yields in the big
in the Netherlands, averaging around 10 percent of all investment
cities. On the other hand, the increasing economic growth leads to
volumes,” said Verhelst. “Middle Eastern buyers are also very active
a more attractive investment climate in more and more cities outside
at the moment.” North American capital is also on the hunt. In April,
the Randstad area.”
Indeed, as yields compress significantly in Amsterdam, many inNew York-based Highbrook Investors completed the recapitalisation
and acquisition of the €615 million Dutch Mesdag Delta portfolio,
vestors are on the outlook for more attractive deals. For some, this
in an off-market transaction with landlord Breevast, before flipping
means seeking buying opportunities in Utrecht, Rotterdam or The
some of its industrial assets to Urban Industrial just weeks later. The
Hague. “Utrecht is so interesting that we opened up an office thefirst quarter of 2018 has already registered rere,” said Jordy Diepeveen, head of acquisitions at
cord-breaking numbers of investments in Dutch
Savills. “The Utrecht office stock will expand sigreal estate with an investment volume of around
nificantly over the coming years, and demand from
€3 billion on the books. According to CBRE, the
both occupiers and investors is expected to follow
investment volume has never before reached thegiven the fundamentals of the Utrecht economy
and demography.”
se heights in the first quarter, rising 5 percent
billion euros in transaction volume
year-on-year. At 56 percent, growth was strongest
Diepeveen’s view is confirmed by new leases.
during the first quarter of 2018,
in the residential sector compared to the first
Commerz Real in Utrecht recently leased 7,100
quarter of 2017, while investments in office builsquare metres of office space in the Europalaan
40 / Beneluxlaan 1010 building for some 10 yedings also increased by 30 percent annually. The
increase in transactions outside the four major ciars to ABN AMRO Commercial Banking. ABN
ties is striking. In the first quarter, no less than 50
more than in the prior year period.
AMRO will take all of Tower A of the building ▶

3
5%
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ensemble, which comprises almost 16,500 square metres of leased
space in early 2019 – so it is now fully leased.
Rotterdam still has strong associations with logistics and trade
as one of Europe’s most important ports, while The Hague has interesting characteristics of its own. As the seat of government, it was
favoured in the past for its steady leasing profile, although it suffered in the crisis when the government applied austerity measures,
pledging to reduce development areas in the city. “They didn’t reduce by as much as was thought,” said Diepeveen. “Additionally, a lot
of vacant commercial stock in The Hague was subsequently earmarked
for residential conversion, which has been extremely successful.”

The Blob, designed by architect Massimiliano
Fuksas, is the entrance to the De Admirant
shopping centre in design hotspot Eindhoven,
part of the Randstad region.

Photos: Schapowalow/Francesco Carovillano, Jon Paul Ladd, Sander van der Torren

Secondary cities also popular
There’s also plenty of appetite for even smaller cities, such as Eindhoven, where most provincial investment has gone in recent times,
as well as Den Bosch, new planned city Almere, and Amersfoort.
Hoofddorp has also recovered in recent years, not so surprising
when you take a closer look. Hoofddorp is part of Haarlemmermeer,
a municipality that includes Schiphol Airport, and is strategically located next to Amsterdam. This has meant both the rise of a residential community serving the airport, a growing logistics market, and
an overspill office market for firms being priced out by Amsterdam
rental rates.
According to Savills, Hoofddorp has 670,000 square metres of
office space at the moment, mostly concentrated close to the town’s
central train station, which is only one train stop away from Amsterdam South, a vibrant commercial market. Further key developments
– including new business parks – are likely to transform Hoofddorp’s
prospects considerably, says Mans Vroom of Savills. “If Hoofddorp
continues this upward trend, it will become a part of the Amsterdam
agglomeration.” Some market participants find that assessment a
bit too optimistic, but everyone agrees that the bounce-back in Amsterdam, which suffered considerably during the financial crisis, is now
lending new impetus to Hoofddorp, an airport community with excellent transport connections.
In a nutshell, based on economic data, expected further growth,
advantageous “soft factors” and not least the available opportunities for diversification, the Netherlands – particularly Amsterdam and
the Randstad region, as well as some secondary cities – offers a very
promising location for real estate investors.
•

“The Utrecht office stock
will expand significantly.”
Jordy Diepeveen, Associate
Director Investments at Savills
Niederlande
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Headquarters of the online travel agent Fox –
View of the entrance to Park 20/20 in Hoofddorp.

Cradle to Cradle:
Healthy buildings pay off

T

he Netherlands is known for innovative projects in the real
estate sector – and the country has also set new standards
in the area of cradle to cradle, known as C2C for short. The C2C
motto – upcycling instead of recycling – means that products
can be repeatedly used in a closed-loop system, producing
useful raw materials, not unused waste.
The aim is to develop products that are not just safe for
people and nature but that also have a positive effect. Based
on this holistic and sustainable principle, Park 20|20 near
Schiphol Airport will offer the world’s first cradle to cradle
work environment. The volume of investment in the 80,000
square metre C2C mixed use development (a combination of
housing and working spaces) is €354 million. The developer
Delta Group, which with more than 130 completed projects is
one of the largest developers in the Netherlands, has been
implementing projects based on the cradle to cradle®
principle since 2003 – and has been requiring its partners to
participate as well.
Potential suppliers are asked during tendering procedures how
important it is to them to take back their raw materials after
their useful lives have ended. Only companies that offer a
system for collecting such materials move on to the next
round. During the recent years of recession, the company was
able to prove that the obligation to ensure sustainability
during construction and operation pays off.
“Adjacent areas had to cope with the difficult market
situation, but we were still able to get prices of €200 per
square metre – which is twice as much as in neighbouring
zones,” reports Coert Zachariasse, CEO of Delta Development
Group. It is obvious that Park 20|20 is considered a magnet
for tenants and buyers; for all these reasons, its master plan
has received an Honor Award from the American Society of
Landscape Architects (ASLA). •
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Robust market

segment

German retail parks rarely win beauty contests. But investors love them. And this asset class promises stable
earnings into the future – if investors pay attention to some of the particulars. By Christian Hunziker

T

he name of the Rondo Steinheim retail park in Hanau, central
Germany, is a bit mysterious until you see an aerial view: it’s
circular inside. The building complex, developed by Schoofs
Immobilien of Frankfurt in 2017, received the renowned “Fachmarkt

Star” industry award in the same year, with the jury praising its “planning and implementation beyond the usual functional building.” Very
few retail parks have as much architectural flair as the Rondo. But unspectacular properties of this type are also stars in their own way –

because they’re extremely popular with investors. According to the real
estate adviser CBRE, in 2017, retail parks, DIY stores, superstores, hypermarkets and other specialist retailers had a total transaction volume
of €6.2 billion in Germany, 17 percent up on the previous year. In contrast, investment in conventional shopping centres was only €2.8 billion in 2017, down 28 percent on 2016.

tenants of retail parks include food retailers (hypermarkets, supermarkets and discount stores), “Drogeriemärkte” (retail stores that sell cosmetics, household products and health food), clothing and shoe retailers in the low to moderate price segment, and smaller shops and
service providers such as bakeries and hairdressers. Food retailers play
a particularly vital role. “Food retail will continue to be fairly resistant
to online selling,” says Sandra Ludwig, Head of Retail Investment at
JLL Germany. She points to the high density of supermarket and discount stores in Germany and to the customers’ need to personally inspect fruit and vegetables before they buy. Investors will also be encouraged by Ludwig’s confidence that both food retailers and
Drogeriemärkte are set to continue their rapid expansion.

Anchor food retailer is vital
The real estate market research group bulwiengesa describes the German retail park (Fachmarktzentrum) as a specialist neighbourhood
shopping mall that is a standalone, functional shopping centre frequently located on car drivers’ routes and viewed as efficient and
hassle-free. But what explains the popularity of retail parks at a time
when the growth of e-commerce is putting pressure on brick-andmortar shops? “Investors still see retail parks as a robust asset class,”
responds Ralf-Peter Koschny, a retail expert and Chairman of
bulwiengesa’s Board of Directors. Retail parks are impacted far less by
e-commerce than shopping centres are, he says. “The main products
available at retail parks are fast-moving, lower-priced goods that offer
less of an incentive for online purchases,” explains Koschny. Typical

A number of advantages

Photo: RATHKE Architekten BDA Wuppertal PartGmbB/Haesler

The Rondo Steinheim: businesses and
places to eat surround a car park featuring
an artificial lake and a pavilion.
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Those are only some of the aspects that make retail parks attractive
for investors. “Another advantage is that local authorities hardly ever
approve new projects these days,” explains Lars Jähnichen, Managing
Director of the retail property specialist IPH Handelsimmobilien. “Anyone who acquires a well-functioning retail park can be relatively certain that at least the competition won’t get any worse.” Jähnichen adds
that this type of property is not very management-intensive because
the number of tenants is much lower than in shopping centres.
Retail parks offer other advantages for property management. “Due
to their investment volumes, retail parks are highly fungible,” says Jan
Schönherr, Co-Head of Retail Investment at real estate adviser CBRE
in Germany. A volume of about €15 million per property means that
retail parks are of interest to a broad range of investors, particularly
institutional funds and family offices. The potential group of investors
is so large that it’s easier to find a buyer for a retail park than for a
shopping centre, which can cost over €100 million, says Schönherr.
From the viewpoint of leasing, retail parks also make life easier for
their owners than shopping centres, whose tenants often like to haggle about the length of leases. According to bulwiengesa’s Chairman
Koschny, “the standard term of leases for retail parks is still ten years
plus option.” The experts also unanimously agree that no national decrease in rents is to be expected. However, the level of rents for retail
parks is highly opaque. Industry insiders estimate rents to be 8 to 12
euros per square metre, although they can be much higher for small
spaces in properties located in high-demand regions.
Retail parks also offer an opportunity for investors who wish to
use a “manage-to-core” strategy to turn properties that have seen
better days back into first-class addresses. That is a good option for
conservative investors, says CBRE expert Schönherr. “In addition to
conventional portfolio modernisation, further development and upgrading to a hybrid centre is also possible.” By hybrid centre, experts
mean a combination of a retail park and a shopping centre. “A successful manage-to-core strategy requires the relevant retail park to
have the potential to develop into a top property in spite of any smaller vacancies or expiring leases or the need for modernisation work,” ▶
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explains Torsten C. Wesch, Managing Director of redos Group of Hamburg. This primarily requires the right location. Precisely for this reason,
adds Lars Jähnichen of IPH, “development into a hybrid centre doesn’t
make sense in every case” – the site has to be suitable. The quality of
the experience offered by retail parks is becoming increasingly important, as shown by the increasing number of food service concepts.
Jähnichen has also observed that “in recent months more leisure-oriented providers such as gyms, trampoline parks and bowling alleys are
interested in retail parks or their immediate vicinity.”

Does this mean investors in retail parks can’t go wrong? Of course
not. As is the case for every property investment, various criteria are
important, according to Torsten C. Wesch of redos Group: “When we
prepare investment decisions, we always look beyond the general
economic dynamics at demographic trends, the innovative capacity
of local industries and companies, the labour market situation, traffic
and transport, the housing market trend, and building laws at the
site.” The redos Group has created two special funds that focus on
specialist stores and retail parks, for which Union Investment has acquired the equity and acts as "Service-KVG" (service investment management company).
Wesch has good reason to mention German building laws. Most
local authorities include precise requirements for authorised product
lines and maximum sales space in the development plans for retail
parks. Ultimately, they want to protect retailers in city centres, which
is why the products sold there, such as clothing and shoes, are subject to limited availability in retail parks. There is disagreement in the
retail property sector about whether these requirements are in accordance with European legislation, but the fact is they can put a si-

Retail parks are more attractive
Development of initial net yields for retail parks and shopping centres
in Germany, comparison of Q2 from 2015 to 2018 as a percentage
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Source: CBRE Research, Q2/2018
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Why are retail parks an important part of the portfolio of Union Investment funds? Henrike Waldburg,
Head of Investment Management Retail at Union Investment, explains
Ms Waldburg, how important do you think
are retail parks for Union Investment’s
portfolio?
They clearly represent a very important asset
class for us, with a recognizable emphasis
on Germany and Austria. Our institutional
funds are particularly interested in retail
parks.

Popular shopping destinations: the Lilienthal-Center in Mannheim-Sandhofen (top) and the Hatric retail park in Hartberg,
Austria, acquired by Union Investment in 2017.

Can you tell me why the institutional funds
in particular?
Unlike our high-volume open-ended retail
real estate funds, whose investments include
shopping centres, institutional funds buy in
smaller batches in order to diversify risk.
Therefore, retail parks and commercial
buildings are an ideal fit for this. Our retail
strategy generally remains multi-pronged:
we want to stay active in different segments
and then progressively increase the
percentage of retail in all funds.
gnificant damper on the further development of retail parks. “Local
authorities ought to be more flexible in this area,” urges bulwiengesa’s
Chairman Ralf-Peter Koschny.
There is another challenge, albeit one that affects nearly every
type of property: hefty price increases. “We’ve even seen a multiplier
of 21.5,” reports JLL specialist Sandra Ludwig. CBRE estimated the
peak yields of retail parks during the second quarter of 2018 to be
4.5 percent, with the difference from shopping centres (3.8 percent)
much less than in previous years.
It remains to be seen whether retail parks are as resistant to online shopping as most experts think. MEC METRO-ECE Centermanagement begs to differ in its report entitled “Retail parks in Germany.” According to the authors, it would be a mistake to assume that
the digital transformation will leave retail parks unscathed. E-commerce will cause changes in every retail segment, they say, and investors must also get to grips with the consequences for retail parks.
However, if they do this and take appropriate precautions, there is
much to indicate that retail parks will continue to be stars in the property investment sky.
•

Photos: Andrea Kuenstle, Union Investment/Henning Kreft, Union Investment/Urban Zintel

Challenges for investors

“Multi-pronged retail strategy”

What are the most important criteria for
buying a retail park?
The quality of the catchment area and its
population trend are decisive factors, along
with the location of the retail park. The retail
parks we’re looking at must also have a
reasonable critical mass and an attractive
mix of tenants with a strong anchor food
retailer and complementary uses.
What makes you so confident that food
retailers will continue to withstand
e-commerce?
I’m really not a fan of the theory that the
food retail sector will not be affected by
online trading. However, I believe online
sales will never replace conventional food
retailing, and the growth rates are much

lower than for other types of products. Fresh,
refrigerated products are always a challenge
for online retailers due to the difficulties of
maintaining the logistics of a cold chain.
And at the end of the day, customers still
want to choose the types of strawberries
and lettuce they put in their trolleys. I would
say, things look different for standard
consumer goods: especially convenience
products can easily be delivered and are
therefore less resistant to online shopping.
Hypermarkets also sell a lot of non-food
items, and they aren’t immune to e-commerce, which means food retailers will need
a smart concept to link the offline business
with online sales.
How do you rate yield levels?
The yields of core retail parks, which are
currently under-allocated, are 60 to 80 basis
points above those of shopping centres.
I assume that yields will continue their

downward trend. We are investing in a
late-cycle property market environment, so
we must bear in mind that the trend can
also reverse itself. That makes it important
for us to keep an eye on the upside potential
for rents, because that is the only way to
compensate for yield decompression and
keep our values stable.
In light of that, does it make sense to invest
in upgrading retail parks that have seen
better days?
That question requires an individual answer
for each property. Admittedly, the quality
and appearance of many retail parks in
Germany could be improved. Ultimately,
however, our decisions are based on
profitability, meaning the question of
whether an investment will lead to
sustainable rent increases.
What types of trends do you anticipate in
the coming years?
I believe that the improvement and
expansion of food and dining will also be an
important area of business for retail parks.
What I mean by this are high-quality
solutions outside the fast food sector, which
will improve the quality of customers’
experience and the length of time they stay.
Furthermore, we also have to keep
demographic change in mind. Retail park
customers are people who like to take their
cars to do a big shop. As the age structure in
Germany shifts with a steadily growing
aging part of the population, older people’s
shopping needs will become a greater focus
of planning and operating retail parks.
Interview by Christian Hunziker.
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The Nordic countries have long been

MARKETS

considered a less important location on the
maps of international property investors. This

A safe haven

T

has fundamentally changed – economic growth

hings are lively at the main train station in Stockholm. Each
day some 250,000 travellers pass through the station, which
is surrounded by an abundance of restaurants, shops and
service companies. The office building at Vasagatan 12, built in 1967
and completely modernised in 2016, is also nearby. Now named
Stockholm Hub, it was recently bought by Union Investment’s
open-ended retail real estate fund UniImmo: Global. By making this
purchase, says Martin Schellein, Head of Investment Management
Europe at Union Investment Real Estate GmbH, the company took
advantage of a rare opportunity “to own a first-class location in the
centre of Stockholm.”
Investors are increasingly looking for opportunities of this kind.
The commercial property market in the four Nordic countries saw a
transaction volume of some €44 billion in 2017, 9 percent above
2016 levels. And numerous international investors played a part in
this, including many from Germany. Deka, Patrizia, Schroder Real Estate, Savills Investment Management, Aberdeen and CBRE Global
Investors are only a few of the renowned firms that have gone on a
buying spree in Sweden, Finland, Denmark and Norway.
And Union Investment didn’t limit itself to the office building
near Stockholm’s main train station; the headquarters of the Vattenfall energy group and two other new office buildings in the up-andcoming district of Arenastaden north of the Swedish capital are now
part of the investment management company’s portfolio.

and stability are increasingly attractive to
investors. By Christian Hunziker

in the north

Stability and transparency
From the viewpoint of investors, the big draw is the positive economic trend for investments in the far north. Gross domestic product grew
in all four Nordic countries in 2017, most significantly in Sweden and
Finland, where it was up about 3 percent. Experts predict further
growth in 2018. This has been accompanied by a lower rate of unemployment than the European average: around 6 percent (and falling) in Sweden in late 2017, for example.
“The Nordic property market is absolutely stable and shows little volatility,” observes Thomas Beyerle, Head of Group Research at
Catella. The assessment of Marcus Cieleback, Head of Research at
Patrizia Immobilien, is very much in line with that: “The Nordic countries,” he says, “primarily offer a stable social and economic basis.”

The new Hagastaden district taking
shape in northern Stockholm is set to
create around 50,000 jobs and 6,000
apartments by 2025.
Photos: Hargastaden (simulation), Getty Images

"Safe haven"
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Amanda Welander, Head of Research at the real estate advisor CBRE
in Sweden, also talks of a “safe haven.” She sees several reasons for
this: high liquidity in the market with steadily growing transaction
volumes, transparent economies with low corruption and above all
a fast-growing population. In fact, a list of the 12 fastest-growing
urban agglomerations in Europe prepared by the UN includes three
from the Nordic region: Oslo, Stockholm and Gothenburg. This is not
the only ranking in which the region is near the top. The leading
group in the Dynamic Cities Index, an analysis of the top Europe- ▶
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“Stockholm is a good
city for business and
entrepreneurship.”

Capital is flowing not only into office buildings, but also into retail properties, logistics parks and hotels. Investors in Sweden, Finland
and Denmark in particular have put residential buildings at the top of
their shopping lists. “Copenhagen,” explains Rikke Lykke, Managing
Director Nordic Region at Patrizia, "as a capital and a flourishing economic and cultural centre, is profiting from a growing population and
increased urbanisation.” In contrast, Eva Granlund, Head of Real Estate Investment Nordic at asset manager Schroder Real Estate, describes Helsinki as an “attractive investment market that still has a lot of
headroom.”

Karin Wanngård,
Mayor of Stockholm

Currency risk and other challenges
However, this does not mean that they are completely unproblematic
for international investors. First comes currency risk, since Finland is
the only Nordic country in the euro zone. Moreover, each individual
market is relatively small. However, if the investment volume of all
four countries is combined, CBRE concludes that they account for 15
percent of the total European market – far more than France’s share.

Yet, although the four countries have opened up to international
investors over the past few years, they are still dominated by local
players. Nevertheless, information from Catella indicates that the share
of foreign investors increased in 2017 – although subject to major
differences. The share of international investors in Finland surged to
73 percent while it was only 13 percent in Sweden. And Patrizia researcher Marcus Cieleback points out that Nordic investors dominate
among foreign investors.
Another challenge is the price level. Investors haven’t had a hope
of bargain prices in the Scandinavian countries for a long time now.
Instead, prime yields have reached a level that is almost as low as
those in top European markets. According to CBRE, at the end of 2017
prime yields for office properties were between 3.5 percent (in Sweden, Finland and Norway) and 3.85 percent (in Denmark). CBRE researcher Amanda Welander believes that property yields in core markets will be stable in 2018, while she still sees potential for yield
compression in secondary locations.

The UN ranks Oslo (left) and Stockholm (right: Vattenfall Headquarters) among the fastest-growing European agglomerations; both
cities appear near the top in the Dynamic Cities Index and the Global Talent Competitiveness Index.
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Focus on Stockholm
Many investors are focusing on one city, Stockholm. One reason for
this is that the Stockholm metropolitan area, with a population of
at least two million, is the largest and most important economic area
in the Nordic countries. Stockholm is also experiencing considerable
population growth. According to the Swedish statistics agency, the
number of Stockholmers increased by almost one quarter (23.7 percent) between 2005 and 2017. Growth totalled 1.6 percent in 2017
alone. The one-million mark is projected to be passed in 2022; at
present Stockholm is home to almost 950,000 people.
The economic trend also remains positive. “Stockholm is a good
city for business and entrepreneurship,” says its mayor, Karin Wanngård. The number of people in employment and making social security contributions increased by an impressive 30,000 between 2016
and 2017. This has also affected the office market in the Swedish
capital: the vacancy rate in the Central Business District (CBD) is 2.9
percent, according to analysts at Cushman & Wakefield, and peak
rents are equivalent to about €60 per square metre per month.

Photos: Peter Knutson, Shutterstock, Union Investment/Henning Kreft, Getty Images/Laurie Noble

an cities for real estate investors by Savills Investment Management
(Savills IM), includes Stockholm (8th place), Oslo (13th place) and
Copenhagen (19th place). And the annual Global Talent Competitiveness Index, which rates the ability of 119 countries and 90 cities
to attract young talent, puts the Nordic countries – headed by Norway – in fourth to seventh place. Based on cities, Stockholm, Oslo,
Copenhagen and Helsinki are right at the top, bested only by Zurich.
Catella researcher Thomas Beyerle summarises the studies in one
sentence: “The Nordic countries radiate a forward-looking approach.”

Sweden’s capital attracts investors thanks to stable
economic growth and high quality of life. The city’s skyline
is reflected here in the façade of the Stockholm Waterfront
Congress Centre.

workspace for 35,000 people are being built here – a major project
that is not scheduled for completion until 2030. A mixed-use project
that includes office, retail, residential and leisure space is taking shape in the new district of Arenastaden, also in the northern part of
Stockholm – where Union Investment acquired the 17,400-squaremetre U7 office building from the Swedish developer Fabege in 2016.
Some 6,000 apartments and 50,000 jobs will also be created in the
High rents in the north
new 96-hectare urban district of Hagastaden by 2025.
Rents in the Swedish capital are the third-highest in Europe, after
But some are wary of the trend in private residential property
London and Paris. It is also noteworthy that Stockholm and Amsterdam are the only European cities that experienced rising rents both
prices in Sweden. Recent headlines suggest that housing prices are
on the brink of collapse, recalling the situation in Spain back in
during the decade before the financial market crisis (1998-2007)
2008. The price of owner-occupied residential property in the greand the decade thereafter (2008-2017). And there’s a good chance
ater Stockholm area declined by 8.7 percent in 2017. However, that
the curve is still headed upwards. The amount of available office
should be put into context, stresses CBRE respace is experiencing only moderate growth, with
searcher Amanda Welander, noting that residena mere 48,000 square metres of new space in
tial property has experienced a 74 percent price
Stockholm’s CBD coming onto the market in 2018
increase in Stockholm in the last ten years. Weand 2019, according to CBRE. Experts therefore
expect that rents will rise another 10 percent or
lander considers the possibility that a downturn
of office space was vacant in
so between 2017 and 2021.
in the Swedish residential sector will affect the
Stockholm's CBD in 2017.
commercial real estate market negatively to be
It’s no wonder that the city urgently needs
Prime rents were at
“highly unlikely.” On the contrary, “a larger supspace for more offices and apartments. The curply of residential units coming to market and a
rent largest urban expansion zone is on a former
more modest price development should more
gasworks site north of the city, where the new
per square
likely have a positive effect as it will be easier
Royal Seaport urban district is being created on
metre per month.
for office workers to find and afford housing.” •
the waterfront. A total of 12,000 apartments and

2.9%
60 Euro
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When investors and project developers

Alternative

T

only option. By Christian Hunziker

sources of capital

he numbers won’t bring joy to
traditional banks: only 2 percent
of European real estate investors
expect the volume of financing by banks
to increase significantly in the near future,
and 19 percent anticipate a decrease. In
contrast, 74 percent of the real estate
professionals surveyed believe that
alternative institutions outside the
banking world will be more important for
financing commercial real estate. 69
percent expect the same for debt funds.

Illustration: Karsten Petrat

need outside capital, banks are no longer the

financing at 10 percent, which could rise
to 30 percent in the not-so-distant future.
Examples of alternative sources of outside
financing:

These findings from a survey of European
real estate investors published by the
auditing firm PwC and the Urban Land
Institute in October 2017 under the title
“Emerging Trends in Real Estate 2018”
clearly show that the international
financial market is in a period of transition
and that traditional banks no longer have
a monopoly in real estate financing.
Increasing numbers of investors are taking
advantage of “more opportunistic
approaches to occupy a niche,” observes
Anke Herz, Team Leader Debt Advisory at
JLL Germany. And Manuel Köppel, CFO at
BF direkt, which specialises in the
financing of real estate projects, says that
“alternative financing is becoming more
important.”

DEBT FUNDS
Attractive for both sides
Even senior secured loans need not
necessarily originate with a bank: they
can also come from debt funds. These are
generally international funds that collect
money from institutional investors and
channel it to borrowers. Investors who
put money in the funds will enjoy
relatively high but safe returns. Borrowers
in turn can also use the funds to access
outside capital without involving their
principal banks, “for example, when
things have to move very fast,” says
Manuel Köppel of BF direkt. Fund
investors are primarily interested in
“whole-loan funds, which make senior
secured loans,” adds Lahcen Knapp, CEO
of the Swiss investment manager Empira,
which itself has created several debt
funds. “This is how fund initiators can
finance the necessary initial portfolio.”
Debt funds provided at least €47 billion
for real estate in 2017, according to an
estimate by Creditreform, a provider of
business information.

However, this market is still not very
transparent, and no precise information
about the volume of alternative financing
instruments is available. Köppel ventures
an estimate for Germany, putting the
market share of alternative providers of

MEZZANINE FINANCING
High risk, high return
In architecture, a mezzanine is an
intermediate floor of a building. In the
world of finance, mezzanine capital is a
hybrid of debt and equity financing.
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“Mezzanine financing plays a particularly
important role in development,” says
Manuel Köppel. “However, specialised
funds are most active in this area because
institutional investors generally avoid
direct investments in subordinated
loans.” Mezzanine funds of this kind
usually offer interim financing for 12 to
18 months, according to Empira CEO
Knapp. The associated risk can be very
expensive, with interest rates often
ranging from 12 to 14 percent. On the
investor side, insurance companies like to
participate in mezzanine funds. There are
regulatory reasons for this, according to
Lahcen Knapp: “The Solvency II rules
require insurers to hold a larger amount
of capital for direct investments in real
estate. But for mezzanine funds the
capital requirement is only 3 percent.”
Many family offices also like to get
involved in the mezzanine business as
backers.
CROWDINVESTING
Pooled capital
Private investors are particularly fond of
investing small amounts – often just a
few hundred euros – in subordinated
loans to project developers through
crowdinvesting platforms. For example,
the developer Wagner Group was able to
use the Exporo platform to put together
more than €2 million to improve an
existing office building in Frankfurt am
Main. Crowdinvesting has yet to break
the double-digit million limit, however.
Still, experts are paying close attention to

further developments. “The Crowdinvesting platforms are also developing B2B
tracks,” says JLL expert Anke Herz. Paul
von Drygalski, Executive Director at EY
Real Estate, is also a fan: “Even professional investors are seeking attractive
returns from crowdfunding.”

CORPORATE BONDS
Good for the big guys
The DAX-listed company Vonovia, the
portfolio holder TLG Immobilien, the
housing investor ADO Properties – the list
of major real estate firms that have
recently issued corporate bonds goes on

specialising in retail properties – has been
distributing its corporate bond, which
pays 6 percent interest, over the crowdinvesting platform iFunded.

and on. This lets them avoid negotiating
with financial institutions and get the
money from the capital market instead.
“This way they gain access to capital
under very advantageous conditions,”
observes Manuel Köppel. It can also mean
coming into contact with crowdinvesting:
FCR Immobilien – a German investor

Promissory note loans are also in vogue
right now. The VW subsidiary Volkswagen
Immobilien, for example, recently issued a
promissory note loan with an average
term of 10.5 years and a volume of €107
million. The interest rate in this case varies
between just over 1 percent and 2.75
percent. Promissory note loans are large
long-term loans that are very similar to
bonds, with banks, insurance companies
and other institutional investors making
loans in return for promissory notes. The
interests of the banks also play a role in
this, as Manuel Köppel of BF direkt
explains: “Some banks prefer to act as
arrangers and place the financing with
investors instead of carrying the loans on
their own books.”

PROMISSORY NOTE LOAN
Long-term and inexpensive

FORWARD PURCHASE
Getting buyers on board
Project developers can cover their capital
requirements by selling their projects early
on, known as a forward deal. For example,
Union Investment has acquired a
residential and commercial project in the
22nd district of Vienna which will not be
completed until late 2019. Other investors
are increasingly willing to make early
financial commitments in order to secure
the properties they want. Note the
difference between forward funding, in
which the investor pays instalments as
construction progresses, and forward
purchase, in which the purchase price isn’t
paid until the property is handed over. •
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Characteristics of different risk strategies
Yield-risk profile of core, value-add and opportunistic; differences in risk, external financing, property type and location, holding period
high

PORTFOLIO

Prospecting for gold – or real estate investments with an acceptable yield/risk profile –
requires know-how and experience.

Yield

medium

Opportunistic

Value-add

low

Core

Value-add strategies are no

low

Risk
medium

high

Core

Value-add

Opportunistic

Risk

low to medium

medium to high

high

External
financing

< 40%

40%–60%

> 70%

Property
type and
location

existing
properties,
well-leased,
central, with
stable income
yields

· existing properties often
needing renovation or
repositioning
· new developments at
existing locations

problem properties, development
projects,
less central or
located in
emerging
economies

Holding
period

unlimited

typically 4–10 years

typically 3–7 years
Source: Credit Suisse, 2017

longer a taboo, even for
conservative investors.

that the value of a potential investment will increase over the short
and medium term – once the economic upswing has made itself felt
in the real estate market, which tends to lag behind economic cycles.

A selective approach can
help control the risks.

Knowing the risks

By Anne Wiktorin

Obviously the risks that a value-add investor faces in both cases should
not be underestimated. Political and economic imponderables – which
have increased rather than decreased over the past few years – complicate investments in undervalued markets. And heavy investments
in refurbishment, modernisation and repositioning of a property are
generally needed. With all the diligence and expertise in the world, it
is impossible to know in advance whether this will ultimately pay off
as hoped – or fast enough.
And even if asset managers are successful at bringing their properties up to snuff for the market and for tenants, finding a buyer at
the planned time and at the planned price is certainly not a given.
Success depends on both macroeconomic and microeconomic factors
in the real estate market. In the present situation, for example, on the
future monetary policy environment.
Due to the announced departure from the loose monetary policy
of the ECB – not least due to rising inflation in the euro zone to the
target of close to 2 percent – economists think interest rates and bond
yields could start to rise in 2019. The consequences of this would be
felt by the real estate markets after some delay, namely when alternatives to investing in real estate become more attractive for investors again. Microfactors specific to real estate, such as the projected
competing offers at the location in question at the time a sale is intended, are more predictable for investors. When the number of pro-

Value-add

as an investment
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Szelyes, Head of Global Real Estate Research at Credit Suisse, assumes that most properties will be held for four to ten years. A rather
short time, especially since core investments are – in theory – intended to be held indefinitely.

Untapped potential
The potential value of undervalued properties and real estate markets,
meaning those whose potential has not been fully tapped, can be increased relatively quickly. This is usually assumed to be the case when
an office, retail or mixed-use property generates lower yields than it
should or could. The most common reason is that the condition of the
property no longer meets users’ expectations, so space is not being
let (or no longer being let) or rents cannot be brought up to the current market level.
The best way to determine whether an entire real estate market
is undervalued and therefore offers an ideal target for a value-add
strategy is to look at where analysts position it in the real estate market cycle. When the economic fundamentals of a national economy
are positive but not yet fully reflected in real estate prices and the
rents that can be charged, investors are probably justified in assuming

Photos: iStock, Peter Himsel

M

arket analysts have been noticing it for a while now. Take
Jan Linsin, who has been Head of Research Northern
Cluster at the real estate services firm Cushman & Wakefield since April 2018. Back in early 2017 – still in his capacity as
Head of Research Germany for international real estate adviser CBRE
– the expert observed “a rising risk appetite among investors” and
predicted that this would “increase further given the scarcity of products in the core segment.” His argument: the “immense need for investment” can be covered only “if more management-intensive properties whose value can be increased with the appropriate market
know how are also acquired.”
“Value-add” is the term used by people in the industry for an investment of this kind, i.e. one made with the intention to increase the
value of the real estate acquired. But that definition doesn’t hit the
nail right on the head. After all, when investors buy what is known
as a core property – in other words, a property in a good location in
a popular area which is fully let for the long term under the best possible conditions – they also assume that the value of their investment
will increase over the long term. In contrast, the purpose of a valueadd investment is to increase value over a much shorter period. Zoltan

“The focus of transactions
is shifting from core
properties to products
with the potential to
add value.”
Peter Tomas, Head of Investment
Munich at CBRE

jects that are planned or already being built remains straightforward,
exit scenarios involve calculable risks. And in good, established locations, the risk of a sale falling flat are probably lower than for peripheral locations.
Risk and yield are known to work in tandem, so value-add investors expect returns on their commitments that are much higher than
those from core investments. “In the best-case scenario, equity will
double in five years,” says investment expert Dominik K. Maurer of
Savills Germany. However, the best-case scenario also means that at
least 65 percent of financing for the investment comes from outside
sources. That is higher than the 40 to 60 percent that Credit Suisse
manager Szelyes considers typical of value-add investments.

Investors not afraid to take chances
Given the ongoing low returns on core investments, which many institutional investors mostly pay for with equity due to the high pressure on them to invest, it is understandable and appropriate that
conservative investors are also becoming more open to value-add
investments. At least that is what Peter Hensby, a manager at real
estate consulting firm JLL in London, has observed. He is Head of European Office Capital Markets with responsibility for investment clients in the markets of Europe, the Middle East and Africa (EMEA) and
has noted a clear trend among his investors to look to increase their
risk exposure seeking higher returns from their real estate investments.
The conclusions of the most recent Inrev survey of investors back
him up. The European Association for Investors in Non-Listed Real
Estate (Inrev) regularly polls investment managers about their investment intentions. In the current study, published in early 2018, almost
57 percent of respondents stated that they plan more value-add investments in the medium term.
Only about 53 percent had the same intention for core properties.
Peter Hensby thinks this preference is justified, citing robust European economic growth and a fundamentally sound economic situation
for real estate. In that regard, institutional investors are well aware
of the risks. They are “unlikely to compromise on asset quality and
location,” remarks Hensby, adding that they will “look to focus on
funding developments/refurbishments in central locations rather than
▶
moving to new geographies to search for yield.”
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Anything but

temporary

Socio-demographic changes and increasingly flexible employment conditions are reflected more
strongly in the emerging micro-living asset class than in virtually any other current housing trend. This is

W

Munich is a good example of what this means in concrete terms. It
is the capital of Bavaria, and its investment market has profited from
a good real estate economy for years now, while investors are also
encouraged by the demand for lettable space in virtually every asset
class due to the strength of the companies based in Munich, low unemployment and strong purchasing power.
Another factor is that there is relatively little building activity in
the commercial sector, particularly the office market. In light of all
this, it’s no surprise to Andreas Eichwald, Team Leader Office Investment Munich at JLL, that seven out of the ten largest individual transactions in the German commercial investment market during the
first quarter of 2018 were in Munich.

Well positioned in Munich

Infrared Capital Partners. The company acquired the East Side Offices property, which was up for revitalisation, from Blackstone subsidiary Office First. By all accounts, the purchase price for 63,000 square
metres of rental space, half of which is used by Siemens, was around
€235 million – not including modernisation costs, which have not
yet been determined.
Peter Tomas, Head of Investment Munich at CBRE, is a proponent: “The focus of transactions will increasingly shift from core
properties to products with the potential to add value.” Savills real
estate investment expert Dominik K. Maurer primarily expects growing demand for logistics spaces, industrial properties and hotels.
“Those segments offer particular potential for initial yields.” But he
also has a warning for value-add newbies: given the major risks involved, they should “primarily use their investments to diversify their
portfolio, not as an alternative.”

But it is astonishing that this actually included two value-add transactions. First, Credit Suisse Asset Management Global Real Estate
bought the Correo Quartier near Munich’s main train station. The
Diversification from indirect investments
ensemble, more than 45,000 square metres in size, features shops,
Insurance giant Allianz chose the path of indirect investment a few
food and dining on the ground floor and offices on the upper floors.
months ago. Through its investment arm Allianz Real Estate, Allianz
It was built for Deutsche Postbank in 1992 and is still used by that
put €100 million into Hines European Value Fund, saying it hoped
lending institution, now owned by Deutsche Bank. The real estate
to expand its access to value-add investments on the pan-European
asset management subsidiary of the major Swiss bank has not yet
level. As its first investment, the fund acquired Stuttgarter Tor, a
determined what will become of the ensemble,
15,000-square-meter office complex of four builbut is convinced of the merits of its position didings in the Feuerbach district of Stuttgart, capirectly by the main train station. “Given the dimental of the German state of Baden-Württemberg.
sion of the property, it offers enormous potential,”
Three of the buildings are fully let, while the
says Karl-Josef Schneiders of Credit Suisse Asset
fourth is vacant. The likely volume of the investof investment managers surveyed
ment was €50 million.
Management Global Real Estate, who also referred
by Inrev in 2018 are planning
The fund has invested more than twice that
to the positive market trend in Germany and Mumore
value-add
investments
over
nich. He also considers it “optimal” that Postbank,
amount in Copenhagen, acquiring a mixed-use
the medium term;
the seller of the property, will initially be renting
property on the pedestrian shopping street Købback space.
magergade in the centre of the Danish capital for
This will “allow us to carefully plan and prethe equivalent of €113 million. The historic buildpare the implementation of our refurbishment and
ing is slated to be repurposed into a mixed-use
development concept.” The second Munich valproperty featuring luxury retail space, a hotel and
are planning investments in
core properties.
ue-add investment during the first quarter was by
apartments.
•

57%
53%
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The Correo Quartier near Munich’s main train station and the Stuttgarter Tor office complex in Stuttgart-Feuerbach are two examples of value-add investments. Both properties offer the potential for adding value as a result of renovation and fit-out work.

confirmed by a recent market study by bulwiengesa and Union Investment. By Fabian Hellbusch

hat European countries have in common is a highly diverse range of extended stay options. In terms of provider structures, the professionalism and international
reach of the players, tax regulations and participation of the state
sector in housing provision, however, there are significant differences.
The study identified Germany, France, the UK and the Netherlands
as flagship markets for micro-living investment. “In these established
micro-living markets, despite the already high level of activity among
private investors, as measured by the volume of planned apartment
blocks, private supply remains low,” says Henrik von Bothmer, Investment Manager at Union Investment Real Estate GmbH.
It is also noteworthy that in terms of transparency and transaction volumes, the markets for student apartments and corporate apartments in all of the nine countries analysed for the report are more
developed than the respective markets for serviced apartments. The
spectrum of investable markets is thus correspondingly broader when
it comes to student/corporate apartments. “However, in many markets
investors face the challenge of low availability of existing products,”
says Bothmer. Project developers have corresponding lead and completion times. Questions related to commercial use under tax laws
must also be clarified. “And then there’s growing price competition
and generally lower yields from the leasehold model,” says Bothmer.
As the study shows, the smaller markets of Austria, Spain and
Ireland also offer good conditions for selective and ancillary investment. Among this group, Austria stands out: the available returns put
it in the same league as the established European countries, indicating the existence of a stable market. “The activities of private sector
providers in Austria are mostly concentrated on the capital, Vienna,
but in future, cities such as Salzburg and Graz are likely to benefit
even more strongly from the potential demand generated by new lifestyles and ways of working. We will see significantly higher transaction volumes here in the medium term,” says Felix Embacher of bul-

“In many markets investors
face the challenge of low
availability of existing
products.”

Yet to reach maturity: most micro-living markets in Europe are
still at an early stage of development.

wiengesa. Within the group of small markets, Austria, Spain and Ireland
are notable for their accelerating transaction volumes in the student/
corporate apartments segment. At €307 million, Austria recorded 230
percent more volume in 2017 than in 2016. After the UK and Germany, Spain saw the third largest transaction volume in the past year, at
approximately €784 million. According to the study, Spain and Poland
are currently delivering the highest net initial returns compared to the
rest of Europe.
In contrast, the investability of the serviced apartments segment
in the small markets is questionable. Even in large and established
markets, apartment blocks with services included remain essentially
a niche product and still have comparatively poor transaction transparency. Furthermore, the provider structure in this segment is relatively fragmented.
A positive sign in many of the surveyed markets is the strong involvement of both existing and new international operators. “The
quality of the offering and the creation of new products and brands
will boost the professionalism of the market,” says von Bothmer.
For more on this, see infographic on pages 26–27.
Study available free of charge at
micro-living-studie@union-investment.de

Henrik von Bothmer,
Investment Manager at
Union Investment
Real Estate GmbH
places & spaces 2/2018
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Temporary living concepts are a trend in many European countries, but the investment conditions for this rising asset
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class and its different segments vary widely. The “Micro-living in Europe” study conducted by bulwiengesa and Union
Investment examines the investment opportunities in Europe in the market segments for student and business
apartments and hotel-like serviced apartments. For the first time, it gives a comprehensive insight into established
markets and those in an early stage of development.

2017

6,074

Germany

France

United Kingdom

Netherlands

Poland

Austria

STUDENT AND BUSINESS APARTMENTS
Initial net yield 1)
Prime yield 2) as a percentage
Transaction
volume

3.8% 3.8–6.5%

4.0% 4.0–7.0%

0%

8%

3.8%

0%

8%

2017

1,436

Contract

0%

4.7% 4.7–6.5%
8%

0%

2,250

2013

6.0% 6.0–7.5%

0%

2017

80

232

136

4.0% 4.0–6.0%
8%

2013

2013

2017

2013

340

in millions of euros

3.8–7.0%

8%
2013

420

0%

2017

24

8%
2013

307

2017

0
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Generally resident for longer
than 6 months
One or two-room furnished apartments
with in-unit bathroom and kitchenette
in an apartment building, with common
rooms, functional or higher-quality
furnishings
Possible service offerings:

127,000

Apartment stock 3)
of those, top providers: 4)
Stock / in pipeline

41,000
12,000

25,000
7,000

Market share of top providers 5) as a pct

Number of

1-person
households 7)

9.8%

2.79
million

7.7%

of which, international
students as a percentage

41%

as a percentage

14,000

7,000
4,000
1,000

11,000
5,000

65–90%

27%

18.2%

2.42
million

35%

Study
rooms

3,000
2,000
0

Communal
kitchen

Cleaning
service

177,000
25,000

76%

20%

students 6)

662,000

49,000

15.9%
0.77 million

2.0%

1.45
million

0.43 million

37%

31%

Laundry
room

70–90%

40–65%

10.2%

1.91
million

Gym

37%

23%

Rating*
Summary

Core markets with selective market
potential, emerging markets offer
catch-up potential and higher yields

SERVICED APARTMENTS

Infographic: Lena Teuber; Research/Content: Elke Hildebrandt, Birgitt Wüst

Transaction
volume
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Contract
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Apartment stock

of those, top providers: 4)
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33,000

0%

8%
2013

2017

4
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27,000

7,000
1,000

489

8%
2013

2017

131

71

8%
2013

(2013)

2017

0

116

8%
2013

2017

0

0

67 million

484

0%

8%
2013

2017

0

0

70–90%

60–80%

40–60%

N/A

200
200
0

1,000
300

193
million

465

0%

N/A

2,000

2,000
200

40–60%

281
million
393

0%

4.8% 4.8–6.5%

3,000

7,000
2,000

80–100%

309
million

per year

0%

5.0% 5.0–6.8%

15,000

25,000
300

21%

Overnight stays 9)
Employees 10)

353

159

Market share of top providers 8) as a pct

per 1,000 residents

2017

2013

4.4% 4.4–7.5%

4.5% 4.5–7.5%

4.4% 4.4–7.0%

Summary

26

places & spaces 2/2018

2) Prime
yield
(2017)

3) Stock of
privately owned
apartments

4) Number of
rooms from top
providers (2018)

5) Percentage of top
providers in the entire
private market (2017)

6) Student numbers (2015), data: OECD, Eurostat;
percentage of enrolled international students (2014/2015),
data: OECD

7) 1-person households
(2016), data: Eurostat

8) Percentage of top providers
in the total market (2018)

9) Overnight stays (2016),
data: Eurostat

Cleaning service 24hr reception

419

Rating*
1) standard market initial net yields (2017), annual net
yield / total investment costs, range: min.–max. initial
net yield

Hotel-like services:
Breakfast Laundry service Fitness room

64 million

35 million

477

Always resident for less than
6 months
Furnished residential units with bath,
kitchen/kitchenette in boarding or
apartment houses/aparthotels, no lease
agreement, bill includes VAT

10) Employees (2016),
data: Eurostat

N/A = not
available

Higher yields and growth potential,
including in core markets; emerging
markets still offer first-mover opportunities

* Evaluation of investment capacity by bulwiengesa and Union Investment.
6 keys = very high; 1 key = very low

Source: Micro-Living in Europe, market report on providers, investments and target markets, bulwiengesa and Union Investment, April 2018
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Initial net yield 1)
Prime yield 2) as a percentage

CONCEPTS

Things are done differently in the hip new world of

Upside potential

work. Share tables, share ideas, share success is the

		

on one side and the standardised, fast-expanding

coworking world has long been split, with cosy local
spaces featuring threadbare carpets and colourful sofas

H

coworking industry on the other. Hip or pseudo-hip,
lessors of office space are dealing with new kinds of
tenants. By Miriam Beul

Photos: Inge van Veen, Shutterstock

for yields

promise of the trend from Silicon Valley. But the

is workday rarely starts before 10 a.m., and he often works
late into the night. A desk is irrelevant to his life; he certainly doesn’t own one. He takes his profession wherever
he goes, earning his living at restaurant tables, in wine bars or in
cooking schools. “Maybe my day should be a bit more structured,”
ponders Björn Bittner, who has revolutionised the conservative wine
scene, has 66,000 followers on Instagram, and is one of the most
successful wine bloggers in Europe. From his viewpoint, a conventional office and a nine-to-five job are relics of days gone by. The
28-year-old blogger was an early user of rented office space. “As a
student I had a card for a Regus Business Center. But it wasn't really
worth the money,” says Bittner. He has only heard about the modern,
more stylish variant of flexible rented workspace that is mushrooming
in many cities.
Digital nomads, startups and creatives like Bittner belong to the
coveted target group of the new working environments that are
changing office property markets all over the world. And entirely new
places for adding value are being created. For example, Beachub is
a provider that lets people work in a top beach location. So far only
in Thailand, but Costa Rica, Mexico and Bali are to follow. Of course,
the main drivers of the coworking wave are almost always the largest cities. Coworking providers in London were responsible for some
10 percent of demand for space there last year, according to PMA
Property Market Analysis. The situation is similar in Paris, where many
small spaces are getting established, addressing their different target
groups individually. For example, “Drafts – Les Ateliers Connectés”
in the 18th arrondissement is targeted at designers and tech fans ▶

Postmodern working environments
Comparison of business centres, hybrid models and coworking concepts

inflexible

Environment

flexible
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Hybrid
model

Coworking

individual

Features

primary workplace, as per
employment contract

Corporate
office
Business
centre

Office work at the beach: the provider Beachub
allows users to add value at unusual locations
such as Koh Phangan, Thailand (above). Costa
Rica, Mexico and Bali are to follow. Flexibility
and customer service in the market for office
space have long been popular with hipsters, and
the coworking trend is now becoming a hit with
corporates.

Percentage*

25%

· leasing an equipped workspace
(cubicle) for short or long-term,
usually no collaboration
· good address (A-location)

60%

· combination of business centres
(leasing private offices) + open
coworking spaces (10–20%)
generally common areas
· focus: central location + trendy
area

15%

· temporary leasing of office space
with a focus on social exchange
and collaboration
· location in trendy area

Mobile/
home
office
*Percentage of the flexible workspace market

individual workspaces:
at home, in cafés
Source: Catella Research, 2018
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Photos: Getty Images, Union Investment/Ralph Richter (2), Union Investment/Daniel Sumesgutner (2),
Mats Lundqvist, Shutterstock

who develop their talents in teams to the
sounds of sewing machines, laser cutters and
3D printers.

ere are
In 2018 th

y

now nearl

“Institutionals should keep a close
eye on the business plan and creditworthiness of coworking providers.”

0
0
0
,
9
1

ment are standardised and tend to be prosaic.
The focus is on privacy. In coworking spaces
such as Beehive or in the many small, local
operations, communication and networking
.
e
Hybrids expanding worldwide
take centre stage. The aim is to create a reid
w
ople world
e
p
n
o
li
il
The many individual offerings have long compelaxed, trendy environment,” explains Helge
m
ted with a global coworking industry. These “corZahrnt, author of the JLL coworking study.
porate coworking concepts” differ in many resProviders such as WeWork, Spaces, Mindspace and Design Offices
pects, but they have three things in common: they are standardised
operate across these two very different concepts. The hybrid models
and fast-expanding and usually do not share the look and feel of small
offer flexible use plans but often operate like clubs. Members have
local players. That’s no coincidence. Their providers are not interested
access to international locations and can work alone as in a business
in freelancers and start-ups, and instead are eyeing major corporate
centre but also collaborate with others. Conditions vary depending on
clients, which can have many reasons for their interest in moving to
the provider; there are leases, memberships, one-off payments and
managed space.
package deals. The real estate investor Catella sees these concepts as
“People who go to a business centre want peace and quiet. Peoa reflection of postmodern society, with pay-per-use and flexibility at
ple who use a coworking space want to network,” observes the Düswork. “This follows the trend of only paying for what you actually use
seldorf office letter Heiko Piekarski, managing partner of the real esand keeping your options open so you can act flexibly in fast-changing
tate consultancy firm Anteon. The brokers at JLL also see different needs
markets and societies,” says Thomas Beyerle, Head of Group Research
and user groups, as well as different definitions that don’t necessarily
at Catella.
make it easy to distinguish what’s available. “Conventional business
Coworking spaces offer numerous advantages for companies.
centres are generally in very good locations; their furnishings and equipSome use them when they need additional space in the short term or

coworking

Thomas Beyerle, Head of Group Research
Catella Group

y
ces used b

spa

1.7

The Zebra Tower
office building in
Warsaw is known
for its top location,
the quality of its
construction, and
its diversity and
flexibility. Coworking spaces from
Business Link are
also available.

for an unknown length of time. Others temporarily move whole departments there, bringing them back to inspire others after a “creative immersion”. This inspirational effect is confirmed in a coworking study
by Fraunhofer IAO. It concludes that most of the companies surveyed
believe they can leverage corporate coworking to achieve a diverse array of strategic competitive edges. Each coworking model offers a
unique mixture of opportunities and risks, so the study provides only
initial guidance on the most appropriate model.

“Corporate coworking is a model for the future for many companies,
particularly when they want to strengthen innovation,” says KlausPeter Stiefel, one of the authors of the Fraunhofer study. It is also a
model for the future for companies that find the whole space issue to
be a bother, along with the many related questions concerning design,
set-up and technology. Instead of looking for a provider of office space,
they go straight to an operator of coworking space. A good example

of this is the IT giant IBM, which leased an entire office building in New
York from WeWork in spring 2017. The deal was that IBM would use
the address at 88 University Place as a complete corporate building,
while WeWork designed and will manage the building. IBM pays for
the space and for services – including free coffee, beer, pool tables and
meditation rooms – but has less to worry about thanks to the “officeas-a-service” solution. Spotify and HSBC Bank have also been WeWork
clients for some time now. A concept that will catch on?
The role of owners will necessarily change when office users are
subtenants instead of direct tenants and the conventional office property becomes an operator-run property. “What matters for institutional owners such as insurance companies and funds is to keep a close
eye on the business plan and creditworthiness of the coworking provider. It is now the contractual party and the one that must take full
advantage of the available space so it can pay its rent over the long
term,” says Thomas Beyerle of Catella. Not that simple in a young, dynamic market in which the wheat has not yet been separated from ▶

Highly variable demand
Share of flexible office spaces out of the total lease volume in European
locations from 2015 to 2017 and in Q1/2018 as a percentage

Europe’s hottest cities for coworking
Lease volume for flexible office space in major European cities in 2017
and in Q1/2018 in square metres

From office property to operator-run property

2015

2016

2017

Q1/2018

Paris

Brussels

Berlin

Paris, city centre

Warsaw

La Défense

Hamburg
Munich

Munich

Frankfurt am Main

Düsseldorf

Amsterdam

Frankfurt am Main

Madrid

Hamburg

Dublin

Berlin

Brussels
Birmingham

Amsterdam

Düsseldorf

Warsaw

Vienna

Madrid

Barcelona

Barcelona

Manchester
Krakow

Manchester
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Q1/2018

London

Vienna

WeWork, the world’s largest provider of coworking
spaces, is one of the anchor tenants of The Triangle Building, a class-A office building owned by Union Investment
in Lower Downtown, a district in Denver (Colorado, USA).
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Growing market share
Still, these concepts, also known as “workspace as a service” (WaaS),
are increasingly visible in Europe, and the number of new studies shows
that their expansion can now be measured. According to research by
the real estate services provider Savills, their share averaged 7.5 percent of the total take-up of space in the first quarter of 2018 – an increase of 0.3 percentage points from the previous year and a threefold increase compared with 2016. During the past five quarters,
coworking providers all over Europe leased more than 820,000 square
metres of office space, with the largest cities well ahead of the pack.

“Focus on taking your business to the next level,
while we take care of the rest.” This slogan is one
of the ways Mindspace courts users for its stylish
coworking areas, conference rooms and designer
lounge. The company already has several locations in Berlin (top: Friedrichstrasse, right: Skalitzer Strasse).
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Cathrin Schwartz, Head of Asset Management
Europe, Union Investment Real Estate GmbH

Global coworking hotspots
Growth of flexible workspace offerings from 2016 to 2017 as a
percentage
Melbourne

Traditional office space versus flexible workspace
Cost situation comparison from the tenant’s perspective
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Corporate office

Flexible workspace

· pre-contractual transaction costs,
expenditures for furnishings and
equipment
· fixed monthly overhead, tenant
expansion and renovation costs
· steady cost reduction with growing
number of workspaces
· in case of expansion (without reserve
space): moving costs, higher overall rent

· pre-contractual costs
significantly lower (laptop,
work materials)
· higher monthly costs than in an
office
· gradual cost reduction with
growing number of workspaces
· easy, flexible expansion (if not
fully leased)

Euros per square metre

The WaaS concept accounted for 26 percent of all newly leased office
spaces in London, 15 percent in Paris, 10 percent in Berlin, 6 percent
in Warsaw, and 5 percent in Hamburg. During the first quarter of 2018
the largest share was in Birmingham, 23.7 percent according to the
experts at Savills. It was followed by Brussels at 20.5 percent (2017:
4.9 percent) and Dublin at 20.2 percent (2017: 5.9 percent).
JLL has taken a very close look at the German coworking wave.
According to the JLL report “Flexible Office Space – Coworking & Co.
in the Big 7,” the most recent data (June 2018) shows that flexible
office space is being offered at 429 locations in the seven largest cities, while operators and owners have already signed leases for another 58. The 236 operators currently in business have opened or are
planning some 764,000 square metres for 76,800 workstations. In
2017 alone, operators could supply 120,000 square metres to potential users at 62 locations. Over the next two years, that could increase
to 214,000 square metres at 72 locations, according to the JLL study.
This seems likely, because requests for corresponding amounts have

Euros per time unit

· after three years: costs about the same
· after five years: corporate office space significantly less expensive
· a flexible workspace is more suitable the shorter the duration and lower the
number of employees; vice versa for corporate offices
Source: Catella Research, 2018

Photos: Mindspace, Mindspace/Boaz Arad, Design Offices (2), Union Investment/Adele Marschner, Getty Images

the chaff. According to the Global Coworking Survey 2018, some 1.7
million people will be working in almost 19,000 coworking spaces all
over the world by the end of 2018. The average coworking space now
has 82 members, and almost one-quarter of spaces has 150 or more.
40 percent of them say they are profitable, according to the industry
report. But not all locations will thrive, and competition is increasing.
“Half of the world’s coworking spaces consider their economic prospects to be impacted by WeWork; this is positive for a fifth of the spaces
and negative for a tenth of them,” says Carsten Foertsch, editor and
author at “Deskmag” magazine.

“Coworking will develop very
dynamically as an established
market segment.”

come across the desks of firms in every major German city. There is
some disagreement about the extent of the trend, however: boom or
niche? “Megatrends – Future Offices,” a comprehensive paper by ZIA
(the German Property Federation), does not offer a clear answer and
in fact raises a new issue: the introduction by the International Accounting Standards Board (IASB) of the International Financial Reporting Standard IFRS 16 on leases. The new method will involve considerable changes, particularly for commercial tenants, whose
accounting must follow IFRS, because in the future the contracts for
space in commercial buildings will financially be defined as lease agreements. This could add fuel to the coworking fires. “Even if conventional long-running leases will still exist, their share will decline considerably, not least because many companies will change their
accounting pursuant to IFRS 16. The future will be the pay-per-use
model for most office spaces of conventional letters and investors,”
remarks Michael Belau, Managing Director Asset Management at Corpus Sireo Asset Management, in the ZIA paper.

million in May of this year along with the European private equity firm
EMH Partners. “EHM’s digital expertise and its skill in corporate development are particularly valuable for Design Offices,” says Art-Invest
CEO Markus Wiedenmann, adding that they hope to take the company into a “new order of magnitude” over the next two years. Design
Offices, founded in 2008, now offers 20 locations and 75,000 square
metres of space in ten German cities.
Union Investment Real Estate also has coworking providers as tenants – and the numbers are increasing. Coworking spaces are already located in its properties in the Netherlands (the Ito and UNStudio
office towers in Amsterdam), France (CityQuartier Paris-Trocadéro on
rue de Longchamp) and Poland (Zebra Tower office building in Warsaw). The common feature of all locations is that they have good links
to the public transport networks in each city. This also applies to the
fund property The Triangle Building in Denver (Colorado, USA), 30 percent of which is used by WeWork, the coworking market leader. “We
assume that coworking will continue to develop very dynamically in
coming years as an established market segment,” says Cathrin
Schwartz, Head of Asset Management Europe at Union Investment
Real Estate GmbH.
•

Design Offices wants
to be a “driving
force behind the
idea of New Work,”
with service-based
coworking spaces
(right: München
Nove, bottom: Berlin
Humboldthafen).

New business model for higher yields
Investors and asset managers also see the greatest growth potential
here, as shown by the example of Art-Invest Real Estate. Of the 700,000
square metres of office space in Germany that the developer and investor currently has in its portfolio, 4 percent has been let to coworking operators. Along with Mindspace, Regus, and Contora, Art-Invest
properties primarily house spaces of the German class leader Design
Offices. That’s no coincidence, because Art-Invest holds shares in Design Offices and in fact beefed up its previous stake by a further €60
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now for our own office,” says the American. The timing for the move
within Manhattan was perfect, because the shared office agreement
with DZ Bank, a co-operative banking institution, dating back to 2003,
was expiring. Now we have enough room and are all together in one
interactive, modern environment – that’s great for our team spirit.”

Focus on USA, Canada and Mexico
The investment team is primarily responsible for the office and industrial sectors and collaborates closely with a partner in the US on transactions. Scholl gave it a regional focus right from the start. The target
markets currently include the USA, Canada and Mexico. To respond to
the cultural differences in the various investment regions, Scholl promotes diversity. For example, real estate expert Nicholas Friedmann
was born in Latin America and uses his native Spanish in the New York
office. “Mexico is a comparatively opaque market. Real estate deals
there are always about networks. That’s why it’s so important that we
have someone on our team who speaks Spanish. It gives us increased
visibility and credibility on the ground in Latin America,” explains
Scholl. The investment team also includes Tal Peri, born in Israel and
raised in Düsseldorf, and Willis Kim, a Korean-American. Willis Kim previously worked in Tokyo and then for Union Investment in Singapore
for a few years before switching to the Americas team in New York
three years ago. Kseniya Merritt, a colleague in the New York office
who was born in Russia, recently started covering the retail segment
in the region, which like the hotel segment, is managed centrally by
investment colleagues in Germany. “We have a very close and uncomplicated relationship with Hamburg,” says Scholl. “So of course, it helps
that some of us speak German in addition to English, as well as other
languages.” That goes without saying for his assistant, Martina Laque,
who comes from the German town of Neustadt an der Weinstraße.

Matthew Scholl lives and works in New
York City. The investment manager has
an impressive view of the real estate
metropolis from the roof of the
50-storey office building at 140 Broadway. The famous skyscraper has been
part of the UniImmo: Europa open-ended
real estate fund´s America portfolio since
2004. The office building, which has been
remodelled several times since 1967, offers first-class modern office spaces with
LEED Gold certification.

Cultural sensitivity

Matthew Scholl is a transaction expert for North and South America. He runs the US Representative Office of
Union Investment Real Estate GmbH, successfully managing the investment business for the Americas with his
excellent global network. By Elke Hildebrandt (author) and Stefan Falke (photography)

Good standing

in America
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T

he new address on Matthew Scholl's business card is 1330
Avenue of the Americas and it couldn't be more apt. Scholl is
the Head of Investment Management Americas at Union Investment Real Estate GmbH. As head of the US Representative Office,
he and his team recently moved into a larger office in midtown Manhattan between 53rd and 54th Street. But the new address doesn’t
just suit Scholl’s job description, it also represents his entire team.
When the experienced transaction expert joined Union Investment
in February 2016, he took over the challenging task of growing the
real estate portfolio in the Americas. Since then the company has hired three additional employees in New York and invested more than
2.2 billion euros in the USA and Mexico under Scholl's direction, who
holds a degree in economics and an MBA. “With six employees and
a property portfolio well in excess of 5 billion euros, we’re big enough

Scholl also has roots in Germany – although it was a very long time ago.
His ancestors emigrated to America before the American Revolution. For
Scholl, who was born in Atlanta, Georgia, that was a good reason to
spend a year in Germany as an exchange student. “I lived with a family
near Dortmund when I was 15. I could hardly speak a word of German
at first, but I learned to speak the language quite well in the one year I
spent there attending a German high school.” After graduating from
university, Scholl spent nearly ten years in Germany working in Munich
and gaining extensive experience as a portfolio manager with a global
real estate investment fund. He therefore considers himself a Europeanised American and says: “Americans could often benefit from working
for a German company.” Germans can be very direct, which is helpful in
business situations; in contrast, Americans often speak in nuances which
can prove challenging for Germans to interpret. By carefully navigating
and showing sensitivity for these sorts of cultural differences, Scholl
proved successful in examining the growth markets in America for Union
Investment’s open-ended real estate funds. “Our strategy is to expand ▶
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Career
Matthew Scholl studied economics at
partner in the US market. To ensure that the deal stays on track, the
investment team relies on its long-term partnership with Metzler Real
Estate headquartered in Atlanta and Seattle. The subsidiary of the German Metzler Bank specialises in North American real estate markets
and offers Union Investment independent advice and investment services on site. "We use Metzler’s external manpower and support," confirms Scholl. "Our colleagues there are also vital for handling the transactions. It’s important that we have a robust team here," he adds.

Long-term growth strategy
Union Investment currently holds 25 properties in the US with an appraised value of more than 4.5 billion euros. However, it could become
more difficult to maintain this level of growth at the same speed. “The
timing is not as optimal for acquisitions as in recent years,” says the
investment manager, citing increased hedging costs as the reason. As
a euro-denominated investor, Union Investment is hedging its currency transactions. According to Scholl, rising interest rates in the US have
significantly increased the company’s costs, which could result in somewhat smaller investments than planned in the short term. Positive
changes in the tax situation at the start of 2018 could nevertheless
support its growth plans.
Scholl currently wants to bide his time in Mexico City as well, which
he considers another interesting growth market. Exactly when the
portfolio, which currently holds seven office properties valued at around
€360 million, can be expanded is also a question of timing, but Scholl
expressed a strong desire to “acquire more properties in Mexico City
over the medium to long term.” In contrast to Mexico’s market, where the company is only targeting Mexico City, Union Investment has
three target markets in its sights in Canada: Vancouver, Toronto and
Montreal. “In Canada we’re interested in the three major top-tier cities, but these markets are quite expensive and dominated largely by
domestic players. It’s been a real challenge to gain a foothold in Canada again after our exit in 2013,” says Scholl. Since Canadians often
negotiate with domestic players, the company needs to find a local
partner for a successful re-entry investment strategy. “That’s our goal
for the short to medium term,” confirms Scholl.

Coworking is here to stay
Matthew Scholl (left, above centre) has worked for Union
Investment Real Estate GmbH in New York City since early
2016. He leads the US Representative Office in midtown
Manhattan. His international team includes investment
managers Willis Kim, Nicholas Friedmann, Kseniya Merritt
and Tal Peri (above, left to right). 2.2 billion euros have
been invested in the US and Mexico since 2016.
The property portfolio is currently valued well in excess of
5 billion euros and is set to keep on growing.
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The well-connected investment manager is watching the growing importance of coworking in international office markets. “Unlike two or
three years ago, we now consider WeWork a very interesting tenant,
for example,” explains Scholl. WeWork has leased around 30 percent
of the rentable area in the Triangle Building in Denver, Colorado.
“Coworking is trendy, and just by virtue of having these tenants in
your building, you can attract other tenants as well. Tenants want to
score points with millennials, especially in terms of tech,” notes Scholl.
Coworking has now become an established model even with major
companies, which pay exorbitant rents in some cases for this kind of
space requirement. Scholl does not believe that coworking will com-

Photos: Stefan Falke

Hampden-Sydney College in Virginia, USA
our footprint in this region. We used to almost exTexas market,” says Scholl. His team is currentand earned his MBA at Georgetown Uniclusively concentrate on the gateway markets such
ly focused on around 20 markets in the US, and
versity in Washington D. C. He worked at
as Washington, New York, San Francisco, Chicago,
the portfolio has grown quickly. Scholl could
TMW Real Estate in Atlanta (2001–2002),
and Los Angeles. In recent years, however, we have
envisage procuring more office properties in a
before joining Prudential Real Estate Inseen that the strongest growth markets are in our
few cities like Boston or Seattle. “We’re looking
vestors in Munich (2003–2012). He then
secondary cities, like the Sun Belt markets, for exall across the USA to spot and source viable
took a position with Swiss firm AFIAA, the
ample, a group of warmer states stretching across
opportunities,” says Scholl. “But we absolutely
the southern US.” Scholl also says that many of
want to strengthen our portfolio in the Sun Belt
Foundation for International Real Estate Inthese secondary cities can be found in the so-called
because the economic conditions are extremevestments, in New York (2012–2016). He
ly strong there.”
“smile markets,” because you can draw a smile
joined Union Investment Real Estate GmbH
on the US map, stretching from Boston along the
Union Investment is inclined toward big
as the Executive Director and Head of InEast Coast through Atlanta, Dallas, Phoenix, and
deals in the office sector with properties in exvestment Management Americas on 1 Febthen back up the West Coast.
cess of 150 million euros. For that reason, his
ruary 2016. Scholl, an American, heads up
“With a few exceptions, we have focused
team deals primarily with major US-based funds
our acquisition strategy specifically on these marand institutional investors on the seller side. And
the US Representative Office in New York.
kets.” In Dallas, Texas, for example, the timing
these professional players get right down to busiwas extremely beneficial for purchasing the class A office building at
ness, explains Scholl: “The US is the largest and most transparent property market in the world. Sellers here want to have security and con2000 McKinney Avenue in the Uptown district: “At first we had to do
some lobbying internally to persuade our German colleagues to enter
clude a deal quickly. That’s accelerated even more in recent years.
this market, but the 2016 Dallas deal has proven itself as a major sucSometimes a transaction can take just three or four weeks.” Union Incess. We’ve benefitted from enormous rental growth in this dynamic
vestment has successfully positioned itself as a reliable and efficient

The company celebrated the inauguration of its Avenue of
the Americas office together with many guests. These
included (top): Byron LaMotte (Hines, left), Todd Tydlaska
(CBRE, right) and (bottom) Don Wise (Metzler Real Estate,
left), Steve Collins (JLL, centre).

pletely overrun the traditional office market. The real estate expert
views the new potential trade sanctions with concern. Developers could
be impacted by rising costs in construction materials and the industrial sector could feel the effects through declining trade volumes. Nonetheless, Scholl does not expect foreign real estate investors to withdraw from the US market. “When you have a global portfolio, you have
to have a presence in the American real estate market.”

The city dweller loves the mountains
As an American with a global worldview, Scholl feels very comfortable at Union Investment. “I move between two worlds at work,” he
says, “and I also like the real estate industry because it’s people's business.” It’s a good thing Scholl, who lives in Manhattan, is a morning
person and wide awake at 5 a.m., as he can talk to his colleagues in
Germany during their work day. He likes to go jogging in Central Park
before his work day begins at 6:30 a.m. – unless he is on one of his
frequent business trips. He especially values the good internal infrastructure at his employer. “My colleagues at Union Investment bring
an enormous amount of expertise and professionalism to the table.”
He thinks of his team in New York a bit like a family, “because we work
long hours together a lot, we’ve built up a strong sense of trust in the
US Representative Office – and that’s extremely important to me.” And
what does Matthew Scholl do when he wants to switch off once in a
while? “I like to be in the mountains, go hiking; I enjoy the contrast
between Manhattan and the beautiful mountain landscape in Austria,”
says the self-professed urbanite.
•
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NEWS
Property investors believe the cyclical turning point

Style drift

worried about misallocating capital. Yield targets are
being reassessed. By Fabian Hellbusch

Office property Holzmarkt 1 in Cologne’s
Rheinauhafen district is part of Union
Investment’s Germany portfolio tender.

Compromises on returns
Mirroring this declining appetite for risk, European property investors
are being very restrained in their yield expectations, at least over the
short to medium term. Less than half of the property companies surveyed believe they will achieve their self-imposed yield targets in a
timeframe of three or five years. Yield forecasts by German investors
are particularly pessimistic: 55 percent of the property professionals
surveyed anticipate reduced real estate returns until at least 2023.
“Tenant creditworthiness and the construction quality of properties
continue to have the biggest impact on investment decisions. We can
conclude that the style drift among European investors which was wi-
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dely predicted to occur during this unusually long market cycle has not
materialised, and we will not see it now in this cycle,” says Olaf Janßen, Head of Real Estate Research at Union Investment. His view is
backed up by the study’s finding that investment professionals are continuing to focus heavily on security. Nearly 30 percent of the investors
surveyed consider security to be the most important aspect when making investment decisions. Liquidity is the top priority for 9 percent, while
58 percent say returns are the crucial factor. Only in France was risk
tolerance higher compared to the previous survey in winter 2017/18.
“The strong focus on security is limiting investors’ options. It is particularly striking that investment in entire market segments is being ruled
out over the coming months,” said Olaf Janßen.
For real estate investors, retail properties are currently top of the
list of investments to avoid. Some 63 percent of the investors polled
intend to steer well clear of retail investments over the next 12 months.
A major factor here is the strong reluctance of British investors to consider retail properties at present: 82 percent are aiming to avoid investing in this segment in the short term. The figure is also high in
France, at 70 percent. By contrast, in Germany there is still a relatively
high level of confidence in the domestic retail market, with only 40
percent of investors avoiding this segment.
The study shows that investors also intend to tread carefully when
weighing up hotel investments over the next 12 months. Some 33 percent of all the companies surveyed aim to avoid hotel investments altogether, while 29 percent of respondents see a need to avoid logistics
properties. The residential and office segments, by contrast, have been
temporarily ruled out by only 20 percent of investors.

Opportunities in coworking
The study also examines whether the trend towards coworking provides viable opportunities for investment. This segment is considered
to offer different levels of potential returns depending on the region
surveyed. When asked whether they would invest in single-tenant
properties let to a coworking provider, around 60 percent of survey
participants said yes. Investors in France are most open to investment
of this type (73 percent), followed by the UK (58 percent). In Germany, opportunities for returns in the coworking segment are still viewed
with some caution: currently, only 46 percent would invest in properties with a single tenant such as WeWork or Mindspace.
•
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Professional investors are therefore increasingly

fails to materialise

he latest investment climate study carried out by Union Investment shows that the majority of real estate investors in Germany, France and the UK expect the initial rate of return on real
estate to start rising again in 2019 or 2020. Only a quarter of investment decision-makers believe the real estate market cycle will continue
beyond 2021. Of the 163 European property companies polled in the
latest Union Investment survey, only 28 percent said they were prepared
to take on more risk in order to achieve the same return. This figure is
down a further 9 percentage points compared to the previous survey
carried out six months ago. By far the largest proportion of investors,
some 64 percent (winter 2017/18: 56 percent), plan to stick to their
risk strategy and are therefore prepared to accept lower returns.

2010

will soon be reached in European real estate markets.

Property management
contracts for 150 properties

Round three for the
international PropTech
Innovation Award

Lesara wins retail competition
First Store by Alexa

Digital innovators from all over the world

concepts from the startup scene to win the

can look forward to the 2019 PropTech

retail casting competition First Store by Alexa

Innovation Award. For the third time, Union

from Union Investment and Sonae Sierra.

Investment and the German Tech Entrepre-

Buah and Inkicks shared second place.

neurship Center (GTEC) are inviting young

Lesara’s winning concept stood out thanks to

entrepreneurs and startups to submit their

one unique feature: customers decide what

digital business ideas for the real estate

the fashion company sells. Visitors can vote

world of tomorrow.

for their favourites in the “made by you”

The young fashion label Lesara beat 18 other

store and buy the winning items a little while
later in the store or online. Lesara will open

The competition will begin on 1 October
2018, and the prestigious PropTech

Union Investment has awarded property
management contracts for 150 commercial
properties in its Germany portfolio following
a large-scale tender. The 120 office and
commercial buildings as well as 30 hotels
comprise a lettable floor area of two million
square metres and an estimated value of 7
billion euros. The largest sections of the

Innovation Award will be presented in Berlin
on 16 May 2019. Award winners in the
previous two rounds include innovative real
estate startups Physee, HiP Interactive,
Spaceti, Green City Solutions and Architrave.
Last year, 130 PropTechs from 28 countries
participated in the competition. For
information and preregistration, please

tendered portfolio will be managed by
Apleona Real Estate and Strabag Property
and Facility Services. In addition to these
two service providers, who operate across
Germany, Union Investment has also
selected B&L Property Management in

email:
fabian.hellbusch@union-investment.de
Subscribe to the free weekly PropTech

the new First Store Cube in Alexa shopping

newsletter from Venture Daily and Union

centre on 22 September – and occupy it

Investment.

rent-free for six months.

•
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northern and southern Germany and

Fashion label Lesara are delighted
with 1st place. They win 6 months
rent-free in a First Store in Alexa
shopping centre, Berlin.

•

Infos: www.firststorealexa.com

Tattersall-Lorenz Immobilienverwaltung und
-management in central Germany to ensure
regional expertise. Sustainability and

Strong letting performance

digitisation played an important role in who

Union Investment let or relet 242,000 square metres of commercial space in the first half of

received the contracts. Considerations

2018. It is interesting that around 50 percent of this was in locations in Germany. The remaining

included which CAFM systems the property

European market accounted for more than one third of the figure, and around 15 percent of

managers used, how the collected data

leases were in the market outside Europe. A total of about 84,000 square metres were new

could be used to support asset manage-

leases, while 158,000 square metres were renewals of existing leases. Statistics further showed

ment and how energy monitoring and

that the total occupancy rate by yield in relation to all actively managed real estate funds is

reporting requirements are implemented.

•

96.6 percent.

•

Source: Union Investment, Investment Climate Study, July 2018
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Going

up

Elevators make the vertical city possible. The most innovative ones take the
Photo: Thyssenkrupp (Simulation)

fastest route, report technical weaknesses themselves, generate advertising
income and – for the first time – move horizontally: no more cables with
magnetic levitation technology. By Petra Nickisch-Kohnke
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Thyssen Krupp Elevator has ushered
in a new era of lift technology with
the development of its new system,
the Multi, pictured here in the simulation. The elevator cars, which are propelled by magnetic levitation, require
no cables and can move both up and
down as well as left and right.
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“When it came to design, lifts used to be
more of a hindrance.”
Tobias Albert, Director of Sales & Marketing,
Scandic Hamburg Emporio

T
Photos: ddp images, Frank Pinckers/Kone, Jeddah Economic Company (Simulation), Kone, Thyssenkrupp, Momtschew

The Marina Bay Sands Resort in Singapore (above) is one of
the buildings that uses UltraRope technology developed by lift
manufacturer Kone (below). The new type of cable weighs only
one-fifth as much as standard steel cables.

The Jeddah Tower, which will reach a height of 1,007 metres in
Jeddah, Saudi Arabia (above), will be equipped with seven
double-deck lifts from Kone. UltraRope cables (below) enable
lifts to reach heights of 660 metres in record times.

he four pale grey elevator doors in the Scandic Hamburg
Emporio lobby have become real eye-catchers over the past
year. People waiting in front of them find themselves drawn
to the changing images and registering the brief messages. One
shows a photo of a temptingly refreshing drink, an “Emporio Fizz,”
while the next one offers a friendly welcome message. A few seconds
later, the projector over the door fades in a new image. The DoorShow works well: the Scandic Hamburg Emporio is one of the first
hotels to have Schindler install this new advertising and information
display on the outside of its lift doors. “We were won over very
quickly,” says Tobias Albert, Director of Sales & Marketing. “This is
the advertising space we’d been waiting for.” Even if they are not
yet used for third-party advertising, the elevator doors clearly present
the hotel’s own products effectively. People often order the Emporio
Fizz at the bar, even though it is not on the menu.
“Elevators have lacked this wow factor up to now,”
notes Tobias Albert. “When it came to design, lifts used
to be more of a hindrance.” The interior of the elevators at
the Scandic Hotel also has a special ambience. The guests are
immersed in sea-blue light as they enter the lift from the foyer. The colour gets gradually lighter as they travel up to the
seventh floor. “Like a diver swimming to the surface from the
depths,” adds Albert, explaining the design. Of course, most
people will put two and two together once they know that
the hotel has a water theme.
Design, beauty and spectacular structures captivate elevator users, like at Berlin’s Hotel Radisson Blu, where a glass lift
takes guests from the foyer and through an aquarium filled with
more than one million litres of water. About 1,500 fish swim
around passengers as they travel through the AquaDom. It is
the world’s largest freestanding cylindrical aquarium and part
of Sea Life Berlin, which is located in Berlin’s 68,000-squaremetre DomAquarée district, a project developed by Union Investment and completed in 2005.
Attractions like this draw many visitors. But it’s the technology that has to be the focus. This mode of transportation
has continually developed over its 160-year history, taking
Elisha Graves Otis’ invention of the safety elevator as the starting point. Lifts have become faster, quieter, lighter, and
above all, smarter.

Thyssen Krupp Elevator is testing high-speed lifts in
this 246-metre high tower and attracting record numbers of visitors to Rottweil in southern Germany.
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Many manufacturers have developed preventive maintenance
systems to ensure that they remain functional and safe long-term.
While in the past it often took a long time until someone reported
a defective elevator, a technician came, ordered the necessary spare
parts and repaired it, these days downtime can be prevented or at
least shortened. Preventive maintenance systems collect sensor data
in the lifts and send it to a cloud where it can be analysed and faults
recognised early on. This way service companies and operators know
the status of their elevators at all times, and technicians can act before a lift breaks down.

Taking the elevator with an app
Meanwhile, digitisation in the lift industry has reached building users
in an entirely different way. With Schindler’s Port technology, for example, elevator passengers can find the most efficient way to reach
their destination in the building. Users authenticate themselves with an access card on the terminal at the lift and can
see on the touchscreen which car will take them to the floor
they want the fastest. Port technology groups people together who want to visit a certain floor and reduces the
number of stops along the way. “The traffic management
system really comes into its own in complex and tall buildings with many elevators,” explains Jan Steeger, Schindler’s
spokesman. “We use it all over the world. Port can improve handling capacity by up to 40 percent.”
Not only do users benefit by having their wait time minimised. Having an optimal distribution of passengers ultimately means fewer elevators are needed, which means
they take up less of a building’s valuable space. Switching
some of them off outside peak times also saves energy and
reduces costs. Hong Kong’s tallest skyscraper at 484 metres, the International Commerce Centre, has experienced
the effect and was able to reduce its annual elevator energy consumption by 85,000 kilowatt hours.
This traffic management system is also used in Park
Tower, the tallest building in Zug, Switzerland. Commercial
and residential space is spread across 25 floors in this
81-metre tall building. Individual access authorisation via
Bluetooth and the Myport smartphone app automatically
opens the gate to the underground carpark for residents
and users, where the elevator is already waiting to bring
its passengers to the right floor without them having to
push a button. But networking with other building technologies can go far beyond that. What if the Myport app turned on the lights and heating when you opened the door
to your home? “At the moment, many providers have ▶
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“We need to set a standard and
create common interfaces.”
Jan Steeger, Schindler spokesperson

their own system,” says Steeger. “We have to take the next big step
of setting a standard and creating common interfaces that everyone
involved agrees upon.”

Photos: Scandic Emporio, Schindler (2), Shutterstock, Schindler (Simulation), Javier Soriano/AFP/Getty Images, mauritius images/Iain Masterton/Alamy

New height records with UltraRope
Schindler alone transports more than one billion people
all over the world with its lifts, escalators and moving walkways every day. The Swiss-based company is one of Europe’s
big four, along with Otis, Kone and Thyssen Krupp – and
all of them are global industry giants.
Kone, a Finnish company, introduced its new UltraRope
in 2013. This cable made of carbon-fibre strands coated in
polyurethane enables elevators to travel up to heights of
1,000 metres. This doubles the previous maximum height of 500
metres, which steel cables could not exceed due to their heavy weight.
UltraRope only weighs one-fifth as much as traditional cables and is
more durable. This technology will show what it can do in what is
soon to be the world’s tallest building. Kone has installed seven of
the world’s fastest double-decker lifts in the Jeddah Tower in Jeddah,
Saudi Arabia. They will shuttle passengers to a height of 660 metres
for the first time. When it is completed in 2020, the Jeddah Tower
will stand 1,007 metres tall.
Thyssen Krupp Elevator has probably made the greatest technological leap. The Essen-based company is slated to install its new
Multi model – the world’s first elevator that can travel horizontally
– for the first time in 2021. The lift uses magnetic levitation technology and does not need steel support cables. It’s a reinvention of the
escalator and finds its first official home in Berlin’s new East Side
Tower. Thyssen Krupp presented its first fully functional unit in Rottweil, Baden-Württemberg in Germany, back in June 2017. There are
twelve shafts in the 246-metre-high test tower, three of which are
reserved for the Multi. Engineers are testing high-speed elevators
that can travel up to 18 metres per second in the other nine shafts.
For comparison: The world’s fastest lift in Shanghai Tower in Shanghai, China, travels at 20.5 metres per second.

“Half paternoster, half Transrapid”
At five to six metres per second, the Multi is comparatively
slow, but it compensates for a lack of speed with availability. Since many elevator cars circulate in the same shaft,
passengers never have to wait more than 15 to 30 seconds
for the next lift. At the same time, only eight people at most
can fit in a single car, which means fewer stops and less
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time spent getting on and off. This also reduces the number of trips
by empty cars, a welcome side effect.
The cars were designed to be very light and small for many reasons. Thyssen Krupp uses linear motor technology that the company
co-developed for the Transrapid maglev train. To stay below the optimal weight for the linear motor, carbon composites and
other materials are used to reduce cabin weight by up to
50 percent. Since the new cable-free technology requires
significantly smaller shafts – traditional elevator shafts can
occupy up to 40 percent of a floorplan – buildings have
significantly more lettable space available. “The taller the
building, the more cost-effective it is, because the floor
space that the Multi saves can be multiplied by the number of floors,” explains Andreas Schierenbeck, CEO of Thyssen Krupp
Elevator. “If a building has 100 storeys, then you can multiply the
saved space by 100.”
In order to move along the horizontal as well as the vertical axis,
engineers had to invent an entirely new component. The Multi uses
a switch, the exchanger, to not only change its direction up and down,
but sideways as well. Since the cabins are attached to a car of sorts,
passengers are protected by a multilevel braking system.
The manufacturer describes the Multi as “half paternoster, half
Transrapid” and calculates that the lift will be cost-effective in buildings over 300 metres or more than 100 storeys high. While the different cable technologies reached their limits in the past, the Multi
has practically no limits. Its unlimited vertical usage combined with
its new horizontal flexibility means architects, operators and city
planners will have to rethink their approach. What are the possibilities now?

In the Mercedes-Benz Museum in Stuttgart, visitors travel
through time on a nine-floor journey that covers more than
130 years of automotive history. Elevators from Thyssen Krupp
are also an attraction: metal capsules zip up vertical tracks on
the walls of the central museum hall at lightning speed – elevator music is replaced by the clip-clop of horses’ hooves.

A subway in a high-rise
Carriages can easily travel back and forth between buildings or connect them with underground metro stations. At Thyssen Krupp Elevator, they like to compare the new lift system to a subway in a skyscraper. It is like a modern means of transport in huge buildings, which
are approaching sizes comparable to a city.
The Multi is currently being tested and certified in the
tower in Rottweil. Although it is fully functional in every
regard, it has yet to receive final authorisation for transporting people. Engineers continue to tinker with the concept and are already thinking in three dimensions. If elevators can travel up, down, right and left, why not forward
and backward as well?
•

The Schindler DoorShow has been installed in the Hotel Scandic
Hamburg Emporio (top, middle) among other buildings. Schindler’s Port technology (bottom), which can be used with a smartphone, significantly reduces ride times with different lifts in
high-rises.
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Stone calling cards
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Corporate architecture – a company’s headquarters embodies its self-image. Examples from all over the world
show how buildings can serve as a unique symbol of a brand. By Elke Hildebrandt
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Fun and games
The Lego Experience Center, also known as
Lego House, represents the philosophy of the
world-famous toy maker. The company’s new
building in Billund, Denmark, is modelled on
21 of its iconic bricks and offers plenty of play
zones and room for experimentation and creativity inside.

Styria Center, Graz
Union Investment has agreed to acquire the Styria Center for its Austrian open-ended retail real estate fund immofonds 1. The commercial property in the centre of Graz, capital
of the state of Styria, comprises an existing structure and a new building with residential,
office and commercial units across a total of around 15,000 square metres of rental space.

You can download the archived print issues of
places & spaces from the media library:
www.realestate.union-investment.com
Click here for the second Union Investment
portal:
www.sustainable-realestate-investments.com

A stack of saucers? Cappuccino foam? The design of the corporate headquarters of Kaffee
Partner, a leading supplier of commercially
used coffee brewing machines in Germany,
can be interpreted in many ways. The architecture is intended to reflect the company’s passion for coffee and thus its essence.

Rock crystal
“Pure Mountain” is the slogan of Salewa,
a European market leader in technical
mountaineering clothing and equipment.
The architecture of its headquarters seamlessly melds the mountains and the company’s image, just like a rock crystal. Visitors
may use the impressive integrated climbing hall.

Olympic rings
The design of the new headquarters of the
International Olympic Committee (IOC) in
Lausanne, Switzerland, is based on integration, movement, peace and unity. The new
building will have an inclined, and twisted
double façade. The central staircase echos
the Olympic rings. Completion is planned
for 2019.

Explosive energy

Colourful brand

Red Bull headquarters in Fuschl, Austria is
represented by two buildings resembling
volcanos and a herd of stampeding bronze
bulls weighing 25 tonnes. The main designer is also the sculptor of the bulls, the largest cast bronze sculpture in Europe.

A company that wants to make everything look
good also has an office that puts its product in
the spotlight – Adobe Photoshop. The design of
the Adobe Campus in Noida, India, displays the
colours of the company’s international brand on
both the inside and the outside.
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PUBLISHING INFORMATION

Step 8.3, Stuttgart
Union Investment has purchased two properties with excellent public transport connections in the Stuttgart Engineering Park (Step) in the city’s popular Vaihingen district, for
immofonds 1. One of them, the new Step 8.3 building includes a rental area of around
7,000 square metres for retail, restaurants, gyms, and conference rooms.

Four, Frankfurt/Main
Union Investment has acquired a 100 metre high office
building project with some
24,000 square meters of rental
area in Frankfurt’s banking
district for its UniImmo:
Deutschland fund. The building is part of the innovative,
sustainable Four Frankfurt
high rise district. More than 35
percent of the building, slated
for completion in 2022, has already been let.

+++ The next edition of places & spaces will be available in April 2019 +++
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