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COVER PICTURE
San Francisco is the number one US office market. Its financial district offers
top yields of between 4 and 5 percent. The upturn in the technology sector is
driving up demand for office space.

TO THE POINT

Which port in a storm?
Michael Strong, Chairman and CEO of Europe, Middle East and Africa (EMEA) at CBRE, on whether investors are focusing more
intently on global real estate investments once again

T

he eurozone’s debt problems appear to lack a politically

continues to be favoured more than Asia by European investors,

feasible solution at present and are likely to continue

probably reflecting a view that Asian markets are less favourably

creating financial stress and weak growth in the foreseeable

priced after recent strong growth. There is far less interest in other

future, even if the destructive outcome of a euro break-up is avoided

parts of the world. South America is a target for a minority of more

in the summer of 2012. How is this affecting real estate investors

adventurous investors, and Mexico offers a strongly growing market

in Europe?

closely linked to the USA, while Brazil remains “the country of the
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The crisis has pushed property investors towards greater

future”.

caution, both by avoiding countries with the greatest sovereign debt

Outward flows of real estate investment from Europe to

problems and focusing on lower risk assets in general. The result

elsewhere in the world are still much less than the inward flow,

has been a concentration of investment activity on assets providing
secure income in core markets in northern Europe and a sharp fall in

€19 billion last year. European markets overall are therefore a net
$
recipient of global capital flows into real estate, but with a strong

activity in the southern periphery. This trend has given Germany an

concentration on a few cities, especially London. The euro’s sea

increasing share of European investment. In the first quarter of this

of troubles has increased the relative attraction of London’s “safe

year, investment turnover in Germany was eight times that in the

haven” outside the euro area, both to European investors and a

whole of southern Europe.

wide range of global investors. So far this year major international

Are the eurozone’s difficulties encouraging more property

buyers in London have included investors from Germany, Sweden,

investors to look outside the European region? Yes, but not yet on

Italy, Spain, Brazil, Malaysia, South Korea, China, Qatar, Kuwait,

a large scale, it seems. Outbound investment

South Africa and the USA. This unprecedented

from Europe to the rest of the world increased

diversity of global capital sources marks London

by over 50 percent in 2011 compared with

as the current ‘hot spot’ in international real

2010 reaching almost €7 billion (Source: Real

estate investment.

Capital Analytics) but this compares with €90
billion that European investors spent in Europe
at the same time. European investors continue
to focus predominantly on European markets,
but in a much more concentrated pattern.
The USA got the biggest share (59 percent)
of investment from Europe last year and it

Michael Strong is Chairman and
Chief Executive Officer of Europe,
Middle East and Africa (EMEA) at
CBRE in London.
mike.strong@cbre.com
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Recovery on
key markets
In the United States and
Canada, the office property
markets have bottomed out.
By Sara Seddon-Kilbinger
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T

he world’s largest economy and its property markets are
putting the difficult years behind them. Most observers are
now predominantly optimistic – despite continued obvious
uncertainty concerning the effects of the euro and government debt
crises on the US economy. US economic growth did slow down in
the first quarter, but the country’s overall economic trend is positive.
Employment figures have risen, as have retail sales, and experts are
confident regarding the future buoyancy of the economy.
These are important signals for the property sector, since
40 percent of global investment in property is in North America.
According to Cushman & Wakefield, this makes this economic area
the world’s largest property market. In line with the improving
economic fundamentals, the volume of property investment has
risen sharply since the beginning of the year. It is up 50 percent on
2010, with investors continuing to be on the look-out for low-risk
properties and preferring prime locations to secondary ones.

Chicago’s River North
District is particularly
popular with businesses.
This is the area of the city
with the lowest number
of empty offices.

Photo: Paul Duval/laif

Much more investment in offices

Following a slump in the previous quarter, investments in central
business districts (CBD) have become particularly sought-after
among professional investors. Compared to the same time last year,
the volume of investment rose by an above-average 65 percent.
USA-wide, offices worth a total of US$14.3 billion exchanged hands
in the period January-March 2012, corresponding to a growth of
32 percent on the previous year, reports the New York consultancy
firm Real Capital Analytics (RCA). “Investors from a whole range
of sectors are showing interest,” according to RCA’s analysts,
citing the Healthcare Trust of America, a US real estate investment
trust (REIT), asset management company Investcorp, Boston real
estate investment company Beacon Capital Partners and propertyinvestment specialist Hertz Investment Group.
Investors are also happy to buy in bulk once more: portfolio
transactions made up a considerable proportion of business in
the first quarter of 2012,
with around 30 portfolios Strong neighbours
– worth a total of US$3.2 The Canadian and US economies
billion – having been traded, in figures
Canada
United States
according to RCA. However, Population
34.7
there was also a series in million
311.9
of spectacular individual Population growth
0.95
sales. The highest price was in 2011* in %
0.70
fetched by the building Gross domestic product (GDP)
1,805
15,610
at 100 Federal Street in in 2012* in billions of US $
the heart of the Boston GDP per capita
51,689
49,601
Financial District, which in 2012* in US $
Bank of America sold to REIT GDP growth
2.1
2.3
Boston Properties in March for 2012* in %
for US$610 million. With a Inflation rate
2.2
2.1
total surface area of around for 2012* in %
121,000 square metres * Projection
Source: GTAI, 2012
over 37 floors, this complex
is one of the city’s largest office buildings. High prices were also
achieved by two properties in Washington D.C. The Japanese
company NSP Ventures purchased a building used by the United
States Mint for US$147.5 million, and the Metro Center 1 office
complex was sold for US$133.7 million to Beacon Capital Partners
from Boston. According to Greg Vorwaller, responsible worldwide §
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for the Capital Markets Division of Cushman & Wakefield in
Chicago, transactions of this magnitude had been entirely expected.
“I think that the market will remain buoyant in 2012. In San
Francisco, Chicago, Houston and other cities, the signs are pointing
to growth,” he adds. In 2011, the volume of transactions on the US
office real estate market stood at US$63.5 billion, 37 percent up on
the previous year, according to RCA.
Some 60 percent of all office properties sold were located
in large American conurbations such as Chicago, Houston, Los
Angeles, New York, San Francisco and Washington D.C. “Compared
to other US locations, the trend toward higher prices is particularly
obvious in these six cities,” stresses Dan Fasulo, Managing Director
of RCA.
“On the US office real estate market, private equity funds,
domestic and foreign REITs, and government funds are especially
active,” says Greg Vorwaller of Cushman & Wakefield. It is only
recently that government funds have established themselves as a
player, he adds. “They have significantly expanded their presence
on the market in the last five years.”

The aftermath of the financial crisis remains obvious

Most growth is being seen on those markets which are also
interesting to international investors, such as Seattle, San Francisco
and Los Angeles, says Anthony Wirth of CBRE Global Investors
in Los Angeles. “Economic recovery has taken hold in the United
States. The trend is currently extremely positive.”
As in Europe, experts are also observing a strong polarisation of
markets in the United States. Some large cities, including New York
and Washington D.C., have not fully overcome the financial crisis.
This is particularly apparent on the rental market. In the central
areas of both cities, the total surface area of new rentals was lower
than the office space made available, by 81,700 and 47,000 square

“Private equity funds,
government funds and
domestic and foreign REITs are
especially active buyers at the
present time.”
Greg Vorwaller, Cushman & Wakefield

metres respectively in the first quarter of 2012 – net absorption
was negative, as the experts say. Wirth claims that the Washington
figure is the result of fresh savings implemented by government
departments. Corresponding sub-markets in other cities fared
much better in the same period – in San Francisco and Seattle, for
example, market observers recorded an increase in space rented of
80,500 and 51,300 square metres respectively.

The front runner: San Francisco

For Greg Vorwaller of Cushman & Wakefield, there is a clear leader
among US office markets: “The San Francisco Financial District
offers top yields of between 4 and 5 percent, and has shown the
best growth in recent months,” says the expert. By the end of the
year, the investment volume may, according to CBRE forecasts,
pass the US$5.3 billion mark – its highest value since the peak of
2007. “It is mainly the unbroken upturn of the technology sector
that is driving up demand for office space,” explains Vorwaller. The
fact that this sector accounted for more than 50 percent of rented
space on the office property market in the fourth quarter of 2011
underscores its dominant position. The Transbay redevelopment area
south of the Financial District should also become a focal point for

The main North American office property markets are again gaining in momentum
Available office space in 1,000 m2, vacancy rate in %, top rent in US $/m2/year
Top rent

347

5.2

16.3
3.2

290

746
7.6

Toronto

35,020

14.9

UNITED STATES OF AMERICA

New York (Manhattan)

308
21,530

463

10.7

Chicago

497
10.2

10.0
296
10,580

San Francisco
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17,160

Houston

Vacancy rate

13,430

Seattle

Vancouver

CANADA

252
8,710

3,860

Available office space

11,160
Source: CBRE, April 2012

Washington D.C.

Toronto is Canada’s number one
Canada’s office property market has also suffered as a result of the crisis in its large neighbour, the United States. But
investors in the country have recently seen the largest property deal in the country’s history. By Sara Seddon-Kilbinger

T

he fundamentals of the Canadian
property market have improved this
year compared to 2011. Analysts
forecast that the total value of offices
buildings sold, which stood at CA$3.7
billion in 2010 and CA$6.1 billion in 2011,
will rise to around CA$7 billion this year.
There are good chances of this being
achieved: after a restrained start to 2012, a
large deal is now giving the market wings.
In June, the third largest Canadian financial
institution, the Bank of Nova Scotia, sold
its distinctive red skyscraper in Toronto,
known as Scotia Plaza, for CA$1.27 billion
to two REITs, Dundee und H&R. Dundee is
taking over two thirds of the property, with
H&R acquiring the rest. The price is the
highest ever achieved for an office building
in Canada.

Moore, Director of the Analytics Department
of CBRE in Vancouver. Toronto continues to
play a dominant role and is contributing to
market stabilisation.
The financial services sector continues to
set the tone in the central business district.
However, movement on the market is provided above all by the technology sector, which

Virtually no supply in Vancouver

REITs are particularly active buyers

With 53 percent, the lion’s share of investments on the Canadian market in the last
year were accounted for by REITs and
property companies; the rest is divided up
between private consortia (23 percent),
institutions (11 percent), pension funds
(6 percent), venture capital (4 percent) and
foreign investors (3 percent), reports Ross

Canada’s megadeal: the sale of the
red Scotia Plaza office tower.

buoyant market development. Construction works involving up to
176,500 square metres should start there within the next twelve
months and thus expand the office space available.

Photos: PR; Getty Images

Lowest vacancy rate: New York

seeks out high-grade spaces, including in locations adjacent to Midtown Toronto. According to CBRE, top yields of between 5.25 and
6.5 percent can be achieved. Union Investment
has exploited the strong demand for top-quality
properties in Canada and made a profit in selling the portfolio property Bell Trinity Square
in Toronto: in August, this striking office and
business building was sold to Northam Realty Advisors Limited for CA$368.5 million. The
proceeds achieved from the sale were some
CA$105 million more than the purchase price at the time.

In the United States, many important markets made a slow start
to the year because commercial tenants continued to be cautious
in view of economic uncertainties throughout the world. This also
applied to New York’s Manhattan district, where the vacancy rate of
7.6 percent is lower than anywhere else in the United States.
Top yields currently stand at 4.5 percent, Jones Lang LaSalle reports.
Rents of up to US$746 per square metre per year are currently possible
in Lower Manhattan, which, according to CBRE, corresponds to a drop
of almost 20 percent compared to the end of 2007. In view of continued regulatory uncertainty in the financial sector and space consolida-

Vancouver has proven to be a particularly
resilient market in the last year, one
which has been largely unscathed by the
continuing economic and financial crisis.
CBRE researchers indicate that the vacancy
rate in downtown Vancouver, which stood
at 5.2 percent in 2010, has now fallen
to only 3.2 percent. This has also had an
impact on top rents, which have risen from
around CA$334 per square metre in 2010 to
CA$355 today. As with Toronto, the vacancy
rate is not expected to change much since
hardly any new office space is planned in the
next two years.
$

tion among public authorities, law firms and other service companies,
the net figure for office space becoming vacant stood at 81,700 square
metres in the first quarter. “We assume, however, that the vacancy rate
in New York may fall significantly as the year progresses. Banks are reporting entirely acceptable business results but are not yet able to accurately forecast what their labour requirements will be in the coming
years,” explains Wirth.
There are also a number of large projects lined up which will
increase the office space available in Lower Manhattan by around
724,600 square metres by the end of 2015. These include, for
example the 213,700 square metres Four World Trade Center, which
should be completed by the end of 2013, while construction work
on the 278,700 square metres One World Trade Center will also be
completed in the middle of 2014. The location of these landmark
§
buildings should be attractive to tenants.
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For many, it was surprising that Washington
D.C. and not the financial powerhouse of New
York was the first US market in which property
prices started rising after the crisis. The Big Apple
on the Hudson River came only in second place.
According to Cushman & Wakefield, top office
yields in the capital currently stand at between
4.5 and 5 percent, although the rental market has been rather disappointing in the first
quarter. CBRE reports that government agencies
have been primarily responsible for this, since
savings measures have forced them to vacate
many offices. The consequence has been that
the vacancy rate in the central business district
rose between January and March by 40 base
points to 10,2 percent. Despite the lull, a series
of projects are still planned in view of existing
or impending building permits, for a total area
of around 557,400 square metres.

off like a rocket but turned out to be a damp
squib.” We are seeing the opposite trend
this year. On looking more closely, a slow
but steady improvement is perceptible.”
Not least, investors are also “increasingly
inclined” to invest their capital. “If one
compares the top office returns of around
5 percent on average with US government
bonds, which offer approximately 2 percent,
it’s a no-brainer,” says the expert.

Investors from Germany become
increasingly active again

According to estimates, 200 funds have
taken in more than US$100 billion from
their investors over the last five years, in the
expectation of a wave of selling of struggling
property finance portfolios. Other funds are
seeking to raise an additional US$45 billion,
as consultancy firm Preqin reports. “A large
In higher demand: Washington
proportion of this capital has not yet been
and Chicago
invested,” notes CBRE expert Anthony Wirth.
German investors also continue to be actively
Further west, Chicago recorded the fourth largest
interested in investment opportunities in the
increase in space rented on the US city-centre ofUnited States.
fice market in the first quarter of 2012. However,
Four years after its last foray, Union Investthe office property market is faring much better
in the city centre than in the suburbs, where, acment secured the purchase of the 33-storey ofcording to CBRE, recovery is progressing more
fice building at 555 Mission Street in San Franslowly and vacancy rates are much higher (22.6
cisco at the beginning of June this year. The
percent). “In the CBD, it is mainly technology
Hamburg-based investment managers bought
firms and marketing and advertising agencies
this building, completed in 2008 and awarded
that are driving this newly awoken interest in
a gold LEED-CS sustainability rating, from the
renting offices,” CBRE market observer Antho- 555 Mission Street in San Francisco:
developer Tishman Speyer for US$446.5 million.
ny Wirth explains. In the River North District, a new in the Union Investment real
The property was added to the UniImmo: Eursub-market which offers mainly older portfolio estate Portfolio.
opa open-ended property fund. “Alongside the
properties and, alongside firms in the creative
convincing quality of the building, its location
sector, is attracting primarily young technology
in one of North America’s strongest economic
firms, only 6.9 percent of office space is vacant – the lowest rate in the regions makes 555 Mission Street a particularly sustainable investment
city. Cushman & Wakefield reports top yields of between 5.5 and 6.5
for us,” says Volker Noack, Member of the Management Board of Union
percent. “However, the financial services sector in Chicago is recovering Investment Real Estate GmbH, in justifying the acquisition.
only relatively slowly,” says CBRE man Wirth.

Bringing up the rear: Seattle and Houston

The market has not fully recovered in Seattle, and this is not
changed by the marked improvement in the vacancy rate from
19.1 percent towards the end of 2010 to 16.3 percent now. This
positive trend should, however, continue in the current year, partly
thanks to the internet mail-order company Amazon, which intends
to expand its premises to 250,800 square metres. Just three years
ago it occupied only 92,900 square metres. Average rents should
not rise significantly this year, according to CBRE. As for Houston,
an average result is expected given the preponderance of energy
companies, Anthony Wirth of CBRE stresses. “The office labour
market has bottomed out, with the result that office space is again
more in demand,” he explains.
Greg Vorwaller of Cushman & Wakefield is thus confident that
investment activities will continue to grow. “Last year they started
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Strong demand for core properties

In Seattle, however, Union Investment is taking advantage of the strong
demand for core properties and has offloaded the Fremont Lake Union
Center, one of its fund properties. The buyer, Kilroy Realty, paid US$106
million, around US$15 million more than the property’s current appraised value. Union Investment had bought the office complex in 2005
for around US$66 million.
Jamestown, a German-American capital investor and fund manager, has also already invested US$500 million in three New York office
buildings this year, according to Christoph Kahl, one of the company’s
founding partners. “If possible, we wish to invest 1 billion US dollars in
the United States by the end of the year,” he reveals. Last year, Jamestown was still focusing in the United States on retail properties, but
business opportunities are now emerging on the office market. “The
United States has the benefit of being the largest property market in the
world, and one which is also extremely liquid,” Kahl adds.

In the last year, however, political quarrels and battles on the
one hand, and the inability of the Washington Government to act on
the other, have taken their toll on the US economy. This has created
additional uncertainty and contributed to the loss of confidence on
the part of consumers, explains Steven Franceschina, Chief Portfolio
Officer at Metzler North America in Seattle. It is hoped that there

will be more clarity concerning debt reduction and other long-term
political intentions after the presidential elections and elections to
the Senate and House of Representatives; economic growth and
new jobs are also hoped for since, as Franceschina stresses: “If the
real estate market is to fully recover, unemployment figures must
continue to fall.”
$

“Knowing where jobs will be created”
Steven Franceschina, Chief Portfolio Officer at Metzler North America, on the opportunities and risks which

Photos: Jeff Peters – Vantage Point Photography; Me Ra Koh Photography

investors in US office markets can expect
Which U.S. office markets do you expect to
perform the best this year and why?
This year, the markets that are expected
to perform the best are dependent on
technology or energy, such as San Francisco
and Houston. Our focus is on markets
where job growth is the strongest and
barriers to entry are the highest, including
downtown areas of San Francisco, Boston,
Chicago, New York, Los Angeles, Seattle
and Washington, D. C. Well-capitalized
tenants with strong credit ratings tend to
concentrate in these markets in an effort
to attract the best employees and also be
situated in a place of global recognition.

is very weak and it has created a wide
gap between Class A and Class B property
performance.

What are the biggest challenges in North
American real estate markets today?
There are several challenges. The number
one driver of commercial real estate
performance is employment, so as a
landlord or prospective investor understanding where employment is going is key.

What are the usual credit terms?
If you are a borrower and have a stable
asset meeting these criteria, you have
several choices at increasingly attractive
terms. For these types of assets, mortgage
spreads have dropped by approximately
50 percent. Maximum loan-to-values have
gone up to as high as 75 percent for the
best assets in the best markets. However,
for properties outside gateway markets
with location and/or occupancy problems,
options are much more limited.

And what does that mainly depend on?
One of the primary considerations for office
tenants is whether the space will attract
and retain the type of employees they are
looking for. Tenants in high-growth markets
with strong employment growth have
gravitated towards newer, Class A space
for recruiting purposes and also because
they were able to get attractive rental rates
coming out the recession. This has created
substantial difficulties for owners of Class
B space or what is sometimes referred to as
‘commodity’ space. Demand for this space

How has the financing landscape changed
over the past two years?
Since late 2009, lending activity has picked
up and so has the competition among
different capital sources. Lenders are still
generally avoiding anything perceived
as risky, but they have become more
aggressive in their pursuit of loans for high
quality assets with long-term leases in
gateway markets. What they are looking for
is steady, secure cash flows.

How do you expect North American office
markets to develop this year?
Office sector fundamentals continue to
experience modest improvement, on
average. New job growth has been gradual
but sufficient enough to begin to fill vacant
space and drive down vacancy rates Office
sector recovery, however is not even across

Steven Franceschina is Chief
Portfolio Officer at Metzler North
America in Seattle.

all classes and markets. Class A properties
are in high demand, while Class B and C
have much weaker demand. Markets such
as San Francisco, Seattle, Houston and
Austin have seen significant improvement
in fundamentals due to the strength of
their technology or energy industries. Other
markets are seeing mild improvements,
but have struggled to find meaningful
economic drivers to cause a robust
recovery in property fundamentals.
The interview was conducted by
Sara Seddon-Kilbinger.
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Latin America is looking up
Claudia Olguín, analyst and freelance journalist for specialised media and radio, believes the southern half of
the American continent offers excellent growth potential

L

ast year, 2011, saw the start of an upturn in the office real estate
markets of Argentina, Brazil, Chile, Colombia and Mexico, with a
great number of lucrative investment opportunities. These markets
are now in a phase of steady, stable growth. Positive developments
in the business climate have also invigorated the property investment
market and leading to a rise in the number of new construction
projects in other countries in this economic area, such as Peru,
Panama and Costa Rica.
Nevertheless, it is in the first five countries listed above that the
potential for development is currently considered to be particularly
high. Investors, project developers and corporations are finding prime
office buildings for their headquarters in each of the markets.
The development of office rental markets in Latin America is
subject to a long list of influences – above all, the economic upturn
that this region is expected to see in the coming three years. Forecasts
suggest that Brazil and Mexico can expect their respective gross
domestic product to grow at almost double the rate of that of the
USA and Canada. This cyclical upturn will also give a significant boost
to demand for office space, and not least for premises in the top
AAA category – prime office space in the best locations with modern
fixtures and fittings.

Significant differences among the markets

According to market analyses by global real estate consultancies
such as CBRE and Colliers International, the extremely low vacancy
rates in cities such as São Paulo (2.1 percent) or Santiago de Chile
(2.3 percent) are a sign of additional growth potential. However,
trends in rent prices show clearly the differences that exist among
the individual markets. Offices in the Brazilian cities of São Paulo and
Rio de Janeiro are already attracting monthly rents of more than $90
per square metre, whereas in the Colombian capital Bogotá the price
is just $28.
Demand for offices in Mexico City is particularly high at present.
Corporations have expanded on an unprecedented scale in the past
two years in this metropolis, where an estimated 25 million people
live – one in five Mexicans – and is considered a global megacity. In
one construction zone for new real estate projects along the Paseo de
la Reforma, an extensive development programme with more than 20
individual projects is nearing completion, contributing to a city skyline
with an ever-increasing number of skyscrapers. “Many Latin American
firms are basing themselves in places such as Mexico City to benefit
from its low operating costs, in spite of the infrastructure challenges
that they face from time to time in some of these locations,” explains
Javier Lomelin, CEO of Colliers International Latin America.
An overview of the main features of the various markets in this
part of the world shows that the whole South American economic
area is currently in a growth phase, which real estate investors, among
others, are watching closely.
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Mexico City is one of the most important markets in Latin America.
With its seven development areas, the city’s office real estate market
in particular, is one of the largest in the whole region. What is more,
it is extremely stable. The areas are known as Bosques de las Lomas,
Interlomas, Insurgentes, Lomas Palmas, Norte and Periférico Sur, with
most of the new construction projects taking place along the Paseo
de la Reforma and in the business district of Santa Fe.

Mexico is the heavyweight

The upward movement in Mexico City’s real estate markets has been
accelerated not least by the favourable trend in yields for indirect real

Union Investment’s Torre Mayor in Mexico City, at 228
metres, is the tallest building in Latin America.

estate investment vehicles. However, following the latest economic
crisis, which was triggered by subprime mortgages, real estate
funds are no longer the sole source of finance for investors. The new
investments in Mexico have been financed mainly through equity,
although the emergence of new financing concepts has also been a
decisive factor in the availability of funding. These include Mexican
Fibras (Fideicomisos de Inversión de Bienes Raíces), which are also
known as REITs (Real Estate Investment Trusts), as well as Certificados
de Capital de Desarrollo (CKDs), which were introduced in 2009.
These are listed private equity funds, in which Mexico’s pension funds,
important as lenders of capital, can also invest.

metres of office space is vacant, and the average monthly rent is $24
per square metre.
The Brazilian metropolis of São Paulo remains one of the largest
and most stable office real estate markets in Latin America, even
though reports suggest that the country’s economic growth rate at
the end of 2011 was down on the previous year.

More office space in São Paulo and Buenos Aires

São Paulo is said to have recorded the lowest vacancy rate and the
highest positive net absorption in the world last year. The market is
continuing to grow, with its available office space projected to rise
by around 187,000 square metres by 2014. Several projects with the
US LEED sustainability certificate are also at the planning stage. Nine
development areas are key for the office market: Alphaville, Berrini,
Chácara Sto. Antônio, Faria Lima, Itaim, Marginal Pinheiros, Paulista,
Roque Petroni and Vila Olímpia.
Supply of office space on the Argentine market rose by around
11,000 square metres in the first quarter of 2012, slightly down
on the average figure for 2011. Available office space thus rose to
about 1.7 million square metres. Of those premises, 29 percent are
in Category A+, and the other 71 percent are in Category A. The
market is dominated by two development areas: Puerto Madero in
the southeast and the northern zone of the capital.

Shopping centres becoming attractive for funds

People’s perspective on the present market situation in Mexico differs
depending on whether they are looking at shopping centres or office
space. Shopping centres have found a place in the portfolios of many
investment funds. The initial net yield, which is calculated as the
ratio of annual net receipts to purchase price, is in the region of 8
to 8.3 percent. Investors are more cautious with office investments.
In Mexico City, 11 percent of the approximately 3.3 million square

The landmark Torre Paris building in Santiago de Chile is
also part of Union Investment’s real estate portfolio.

Photos: Union Investment; Union Investment/Daniel Sumesgutner

Small markets with potential

The end of 2011 saw an upward trend in supply on the office real
estate market in Costa Rica’s capital, San José. Available space in
the fourth quarter came to more than 945,000 square metres, while
some 143,000 square metres were under construction. The growth
of the services sector and the opening of the telecommunications
markets in particular helped to boost demand in the second half of
the year. Buildings were rented mainly in the A and A+ categories.
The largest office complexes in the Costa Rican capital are
emerging in the west of San José, in the form of Plaza Tempo, El
Cedral, the Escazú Corporate Center and similar construction projects.
However, projects in the east of the city are not much more modest
in scale; the buildings that will increase the amount of available
office space there include the Torre Condal and the Terra Campus
Corporativo.
Since many international corporations have chosen Panama City
as the location for their regional headquarters, demand for office
space here is higher than almost anywhere else in Latin America.
As at the end of 2011, 85 percent of available office space was
occupied, totalling 150,000 square metres. The city’s office market is
divided into seven submarkets.
The office market in the Colombian capital Bogotá is made up
of eight individual locations. The largest submarket by area is Santa
Bárbara, with approximately 70,000 square metres of available
space, followed immediately by the location Calle 100. These two
office districts also achieve the highest rents, at around $36 per
square metre per month. Rents in Bogotá’s six other office markets
– Av. Chile, Salitre, Chicó, Andino, Nogal and Centro Internacional –
barely exceed $30. The average rent is $28.
The prospects for South America’s real estate markets remain
positive. The International Monetary Fund expects the region’s
economic strength to grow in 2012 and 2013 by 3.7 and 4.1 percent
respectively in real terms.
$
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Real estate for specialists
Demand among investors for logistic properties in Europe may be buoyant, but it is concentrated on economically
strong countries and excellent locations. By Alexander Heintze

U

K supermarket group Tesco has chosen the South Korean capital
Seoul to simulate the future of retailing. And this future looks
very two-dimensional. Instead of real goods, the retailing giant
has had life-sized photos of full supermarket shelves stuck to the walls
of underground stops. The aim is for the passengers to use the few
minutes until the next train arrives to do some shopping. They scan the
bar codes on the products with their mobile and have them delivered
to their homes. If the order is placed by lunchtime, the food can be
in their fridge that same evening. Could this new technology make
shopping streets and malls a thing of the past some day? Perhaps.
Whatever happens though, it is the logistics industry that is set to
benefit. The boom among online retailers has been creating strong
demand for warehouse and handling space for years now. According
to BNP Paribas Real Estate (BNPPRE), a total of 400,000 square metres
was let to mail-order business Amazon as well as almost 140,000
square metres to fashion retailer Zalando in 2011 alone. In Germany,
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consumer sentiment and steady economic growth have ensured an
end to the downturn in the logistics real estate market that followed
the financial market crisis of 2008. The country’s logistics markets set a
new sales record in 2011. According to BNPPRE’s figures, a substantial
5.84 million square meters of space was relet nationwide – 70 percent
more than over the previous ten years on average.
The situation is quite different, however, at European level, where
retail sales fell by 0.2 percent in 2011. Whilst sales in Eastern Europe
and the Baltic states performed strongly, retailers in the problem
countries of Southern Europe, namely Portugal, Italy, Greece and
Spain, fell on hard times. In the view of property consultancy DTZ,
these opposing economic trends are set to dominate the European
logistics market this year, too. The strong economic growth in Eastern
and Northern Europe is contrasting with a downswing across the rest
of the continent, the consultancy notes, with the result that logistics
and industrial companies will forego further expansion for now.

Poland’s logistics market showing strongest growth

This demand is largely focused on the major economies of Germany,
France and the UK. During the first few months of 2012, these top
three markets accounted for almost €1.2 billion or about 80 percent
of the total transaction volume in Europe. Only the German market
recorded substantial growth, however. An increase of 12 percent on
the previous year to €350 million shows the confidence of investors
and users in the German economy. The UK, on the other hand, suffered
heavy losses as its market contracted by 16 percent to €715 million.
In France the transaction volume actually halved to €115 million.
Consultancy Jones Lang LaSalle (JLL) registered even sharper falls
in the Benelux countries (down 85 percent) and Scandinavia (down
72 percent). Italy, Portugal and Spain recorded a drop of 53 percent
collectively, although Italy managed to post a slight rise of 7 percent.
At 40 percent, Poland showed the strongest growth on a year-to-year
basis. Indeed, Poland is regarded by most market observers, alongside

Europe’s top ten
Relet logistics space and top rents in European cities in 2011
Area in 1,000 m2

Top rent in €/m2/year

Paris

1,167

Birmingham

53

784

London*

75

600

163

Hamburg

446

67

Manchester

437

66

Frankfurt/Main

402

Lyon
Barcelona

320

Berlin

320

Sheffield
0
* and southwest

74

332

44
63
56

303
300

600

63
900

1200

0

50

100

150

200

Source: BNP Paribas Real Estate, March 2012

Germany, as one of the future winners in logistics real estate. It was
the only EU country not to experience a recession during the financial
crisis, and a young and high-spending population plus its strategic
position as the gateway to the East make this market attractive.
“Logistic properties are on the shopping list of investors,” remarks
Willi Weis, head of logistics real estate at DTZ in Frankfurt am Main. §

Hamburg-Altenwerder
Container Terminal:
with its major seaport,
Hamburg is one
of Germany’s key
logistics locations.
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Instead, they are seeking to reduce their costs by, among other things,
giving up older buildings and moving into efficient, modern facilities
at the same or adjoining locations. Hans-Jürgen Hoffmann, Divisional
Manager Industrial Investment & Services at BNPPRE, is predicting
brisk demand for logistics and storage space this year for that
reason. Restructuring in retailing, strong orders and high workload
levels at many production companies are leading, in his view, to an
additional push.
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Investments are made chiefly through special funds. “These funds
have become real money-spinners over the past two years,” observes
Umut Ertan, Managing Director of Realogis Investment Management.
According to BNPPRE, they currently hold an almost 60-percent share
of investment sales in logistics real estate. Following in second place
at 31 percent, are the companies that have secured new or expanded
existing locations. Especially during the financial crisis, retail companies
acquired logistics buildings in order to use them themselves. Private
investors and public limited property companies account for only a
small proportion of investment volume, at 5 and 4 percent, respectively,
according to BNPPRE. The logistics market currently shares a problem
with other markets, however: “There’s a great shortage of properties
available,” Ertan notes.

Airfreight is shipped from Frankfurt Airport (above).
Amazon supplies its customers from Bad Hersfeld.

Special funds are the most active investors

This high demand is explained by the higher yields offered by the
market for large warehousing capacity. For logistics properties, these
yields are up to 220 basis points higher as a rule than that of office
and retail real estate. Insurance companies and pension funds, in
particular, are seeking investments offering higher yields, as they
continue to suffer from the low interest rates offered by fixed-interest
securities and meagre yields from core properties.
“With a yield of around 7 percent, core logistics properties are
achieving an attractive return in a low interest rate environment,”
explains Kai Oulds, Head of Logistics Investment at CBRE in

Germany as a logistics centre
The key German logistics regions and their biggest users
Wholesaling

Retailing

Automotive

Hamburg
Berlin/Brandenburg

Münster/
Osnabrück

Hannover

Duisburg/
Lower Rhine

Central
Germany
Eastern
Ruhr area

Leipzig/
Halle

Rhine-Main

Cologne
region

Location increasingly key

Erfurt

Nuremberg
Rhine-Neckar

Saarland

Danube

Stuttgart

Upper
Rhine

Munich
Swabia

Source: Fraunhofer Centre for Applied Research on Supply Chain Systems, 2012
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Investors continue to focus on traditional features and criteria such
as building height, number of loading ramps, unrestricted third-party
re-deployability or the sustainability of the property. The location is
becoming increasingly key, however. “Especially with large facilities on
greenfield sites, there is a growing risk that when the tenant moves
out, the building will lie vacant for months until a new tenant is
found,” explains Jörg Schröder, Managing Partner of Alpha Industrial.
Most sought-after are completely secure locations, such as freight
centres at airports in major cities such as Frankfurt am Main, Munich
or Berlin, and at key ports such as Hamburg, Bremen or Duisburg.
“Logistics sites in Eastern Germany are also thriving thanks to their
links to neighbouring East European countries,” adds Birkert. In fact,
2011 was a record year for sales of plots of land and warehouse space,
especially in Erfurt and Leipzig.
Such core space is in demand and consequently in short supply
across Europe. “Tenants and buyers are focusing on good properties

Photos: Fraport AG; Herby Sachs/version-foto.de; Habacker Holding

Bremen

Germany. The average yields in Europe currently stand at 7.4 percent,
according to JLL. At Germany’s prime locations, on the other hand,
investors have to settle for yields of between 6.5 and just under
7 percent. These could fall even further in the coming quarters,
owing to what market observers explain as further declining risks.
“The rents for storage space, for instance, are much less volatile
than in the office market,” notes Weis. DTZ has worked out that the
income from logistics space remained steady in 19 of 20 European
markets in 2011, he adds. Market observers predict that rents will
climb about 0.8 percent by the end of 2012. Even in Germany, they
have edged up only slightly on average over the past ten years. The
increase has been larger only at prime locations such as Frankfurt’s
Cargocity or the port of Hamburg, he concludes. Index-linked leases,
as are customary in the logistics industry, offer protection against a
high inflation rate. In addition, a change of tenant does not usually
entail expensive alterations or renovations, or the replacement of IT
infrastructure, “If the building is already in good shape and serving
a practical purpose,” summarises Martin Birkert, Head of Logistics at
the NAI Apollo Group.

in prime locations,” explains Rob Hall, Head of DTZ Logistics in
Europe. “Similar to the trend on office markets, logistics is also seeing
a strong concentration on core logistics properties”, observes Ertan.
One current sticking point, however, is the leases, where investor
wishes are clashing with tenant requirements. To remain flexible,
tenants are pushing for shorter lease periods of three to five years.

This contrasts with the view of investors and financing banks that
lease periods should be as long as possible. At present, according to
Realogis Managing Director Ertan, “Lease periods of five years are
sold at prime locations.” This is a new development, because until
only recently, at least seven or even ten years were being demanded,
he adds.
$

“Forging alliances”
Business is good for the developers of warehouse space in Germany, but customers and finance providers are
making increasing demands, says Stephanie Habacker-Arndt, Managing Partner of Habacker Holding
Which properties are in particular demand
right now among users and investors?
Logistics specialists, but also industrial
companies and retailers prefer properties
which fit into the logistics process perfectly.
The location of the logistics property must fully
match the requirements of goods distribution.
Which locations are ideal from your point
of view?
They are usually proven locations where
further logistics properties are available,
known as logistics hubs. These hubs have
established themselves owing to their good
links to motorways and to rail or air services
within Europe. In Germany, there is particular
demand currently for the Hamburg region,
Hannover, the Ruhr area and the Frankfurt am
Main region.
What are the challenges currently facing
project developers?
Since the financial crisis in 2008, they need
to provide banks with more equity capital for
development projects. The higher equity ratio
restricts the number of projects which project
developers can take on, or they must forge
alliances with financing partners to ensure
continued growth. It is the task of project
developers who are selling their projects
to investors to meet the latter’s exacting
demands on tenant creditworthiness, and to
do their utmost to achieve lease periods that
are as long as possible.
What are the requirements being set
by investors?
In addition to the third-party re-deployability

of the logistics property and a good location,
investors are seeking tenants with a very
high credit standing. In addition, landlords
are demanding higher guarantees of three to
twelve months as a rent deposit, to secure
greater protection against bad debt losses.
Have the requirements changed since the
financial crisis?
Unlike the criteria of location and thirdparty re-deployability, the lease periods have
changed since the financial crisis of 2008.
With an existing property, lease periods of
three years are demanded by prospective
tenants and often accepted by the landlord.
The lease periods demanded by landlords
for newly built properties have increased
since the financial crisis. Before the crisis it
was easier to finance the building of new
logistics properties, and the banks approved
the funding for development projects
with a lease of three or four years in place.
Nowadays the banks and financing partners
demand a minimum period of five or even
seven years.
What role is sustainability playing?
Investors and tenants are demanding
sustainable properties. In the development
project segment, investors are acquiring
only certified logistics properties. Project
developers who intend to sell their
developments to investors therefore
have all the buildings certified during
the construction period. Investors that
already own logistics properties are having
sustainability checks carried out in order to
upgrade their buildings as necessary.

Stephanie Habacker-Arndt is
Managing Partner of Habacker
Holding, the family-run logistics
real estate developer based
in Düsseldorf.

Can logistics properties be improved
further?
Improvements to the energy efficiency of
existing properties can bring a lot of benefits.
The installation of energy-efficient heating
systems for heat recovery or energy-saving
lighting can cut power consumption by up
to 30 percent. This is therefore something
that tenants want themselves – and in some
cases they are even prepared to foot the bill
for the refit.
The interview was conducted by
Alexander Heintze.
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Credit remains
tight
Europe’s banking sector is in a state of upheaval – and
so is the real estate financing market. Finding credit
remains a challenge despite new players on the market.
By Anne Wiktorin

T

he news sounds alarming: according to an estimate by the
international property consultancy DTZ, in the next two years
there will be a worldwide shortfall of $216 billion in lending to
finance commercial real estate. Consultants CBRE have calculated that
around €775 billion will be needed just to refinance existing loans
this year.
Europe is being hit particularly hard: analysts put the financing
gap in the old continent at $182 billion, or 85 percent of the global
shortfall. They attribute this to the strict regulation of banks by the
European Banking Authority (EBA). “65 European banks supervised
by the EBA will in future each have to have capital reserves of at least
9 percent,” explains Nigel Almond, Associate Director of Forecasting &
Strategy at DTZ. Until the beginning of 2012, the core capital ratio for
banks that are ‘too big to fail’ was only 7 percent. As a result of this
change, the International Monetary Fund believes that credit volumes
will decline by 6 to 10 percent by 2014. “On the basis of these figures,
we expect financing of commercial real estate to fall by 7 percent in
the same period,” Almond concludes.

Opportunistic investors feel the impact

Bernhard Köhler, Chief Executive Officer of the Swiss investment
advisory firm and asset management company Swisslake, is likewise
watching the mounting worries of European real estate investors
about their financing: “These concerns are being felt especially by fund
managers with value-add and opportunistic investment strategies,”
he says, noting: “This is particularly annoying for them, because the
present level of interest rates could otherwise allow them to achieve
dream yields through the targeted use of third-party financing.”
He blames the lack of credit on, above all, the continuing death of
banks and the liquidation of major real estate finance providers, such
as the German credit institution Eurohypo and the Westdeutsche
Immobilienbank. Therefore, he too expects sustained “high pressure
on real estate portfolio management companies and investors for both
new and follow-on financing”.
As a result of the sovereign debt crisis and the additional
recommendations of the Basel Committee on Banking Supervision
concerning equity requirements for banks, better known as Basel
III, many banks have indeed reduced their new lending business.
“Financing of commercial real estate, in particular, has been scaled
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back,” says Stefan Wundrak, Director of Research at the London
asset management company Henderson. In total, more than 40 credit
institutions have already disappeared from the European market, he
notes. These include Commerzbank’s mortgage-lending subsidiary
Eurohypo, which was once the largest real estate finance provider
in Europe: at the end of June this year Commerzbank, referring
explicitly to the stricter requirements of Basel III, made the surprising
announcement that it was withdrawing completely from the business of
financing commercial real estate. In fact, Commerzbank was intending
to keep parts of Eurohypo’s activities going within its core business. It is
having to largely wind up its real estate bank to compensate for state
aid, in response to pressure from the EU competition commission.
“French banks, for example, have scaled back their activities
considerably,” confirms Andreas Quint, Head of European Real Estate
Investment Banking at the London-based service provider Jones
Lang LaSalle (JLL). This applies not only to their presence on foreign
markets but also to their involvement in the domestic market, he
notes. “The reason for this is that French institutions are relatively
heavily exposed in the crisis-hit EU countries, both as subscribers to
government bond issues and in the financing business,” Quint explains.
The situation is different for British banks, he says, because while they
too have reduced their lending activities markedly, this has happened
for different reasons: “They are in the process of reorganising their
business models and cleaning up their balance sheets.” For instance, at
the end of 2011, the Royal Bank of Scotland sold a real estate lending
portfolio worth €1.6 billion to a Blackstone fund.

IVG’s purchase
of the
Silberturm
building in
Frankfurt am
Main was
financed by
the Bayerische
Versorgungs
kammer.

Photo: F1online

German Pfandbrief banks again financing more

German banks, meanwhile, are still among the most active real
estate finance providers, as measured against their competitors. “By
comparison with other European countries, the financing situation in
Germany is much less tense,” comments Christian Schulz-Wulkow, a
real estate expert at Ernst & Young. This is true even though German
universal banks and their foreign counterparts, which were particularly
active during the boom of 2004 to 2007, have withdrawn almost
completely from the business of financing commercial real estate as a
result of the financial crisis. The reason for this is that European credit
institutions are especially dependent on the instrument of securitisation
for refinancing real estate loans – but this market, in what are known
as commercial mortgage-backed securities, has vanished almost
completely since the collapse of Lehman Brothers in 2008. German
real estate banks, however, can refinance their credits by issuing
Pfandbrief debt instruments. Since these fixed-interest mortgage loans
are regulated by law in Germany, they are considered a relatively safe
investment. The successful placement of the first jumbo mortgage
Pfandbrief of 2012, with a face value of €1 billion, shows just how
sought-after they currently are. After a mere 45 minutes, demand for
this paper issued by Berlin Hyp, a subsidiary of the Landesbank Berlin,
totalled €2.2 billion.
In fact, according to the statistics, German Pfandbrief banks issued
new real estate loans last year totalling more than €45 billion – an
increase of some 6 percent on the previous year. Only about half of that
– €21 billion, down 2.3 percent on the year before – went to finance
real estate abroad. This is because German institutions have, above all,
scaled back their international financing activities of late. For instance,
last year the Landesbank Berlin and its subsidiary Berlin Hyp – which
are among the most active commercial real estate finance providers §
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– issued commercial real estate loans totalling €5.4 billion. Real estate
in Germany accounted for 80 percent of that finance. The commercial
real estate bank of the Genossenschaftliche FinanzGruppe, DG Hyp, is
likewise concentrating on the German market for its new business. In
2011 it disbursed €4.0 billion in lending for commercial premises, of
which 95 percent went to the core market in Germany. Andreas Quint,
JLL finance expert, explains their caution: “When making credit checks,
banks are sticking to clear lists of countries and unambiguous risk
categories.” What is more, he says, the list of foreign markets where
German institutions are still prepared to finance real estate at all has
grown much smaller. Projects in London, Paris, Warsaw, Stockholm and
– in individual cases – the Netherlands will be examined. Requests for
finance in other locations, however, have virtually no chance.
Banks are now similarly uncompromising about requirements for
quality criteria relating to real estate: if a certain level of pre-letting
cannot be confirmed or the location is not right, an application for credit
will have no prospect of success. “However, equity ratio requirements
have changed only slightly,” Quint explains. Finance providers are still
demanding equity ratios of 30 to 40 percent: “Only in exceptional
cases will 20 percent be enough,” notes Carsten Loll, partner and
head of the German real estate practice at international law firm DLA
Piper in Munich. Financing of development projects has become, “a
little more difficult,” Loll adds. However, he continues, experienced
developers who take a conservative approach and wait until they have
an appropriate level of pre-letting before starting their projects will in
most cases, if the location and building concept are of sufficiently high
quality, have a good chance of obtaining finance.
All the experts agree on one thing, however: borrowers will have to
adapt to a different financial environment and new financing partners.
This applies especially to amounts in excess of €100 million, says Stefan
Wundrak, a researcher at Henderson: “It would be an overstatement
to say that classical real estate financing by banks is on its way out,
but banks will in future tend to prefer relatively small tranches of
finance.” Those who want to finance or refinance larger tranches will
probably have to do it in future via club deals involving several lenders,
he adds. Investors are also pinning their hopes on new players on the
real estate financing market – especially insurance companies and
pension funds. For example, for the insurance subsidiary Allianz Real
Estate, which financed Deutsche Bank’s Green Towers in Frankfurt am
Main in Germany, the business of financing real estate has become the

Banks are Europe’s most important real estate finance providers
Volume of commercial real estate lending in Europe at end of 2011 by
source of finance in € billion, share in percent

total:
301.5

* as seen from country in question
Source: CBRE, March 2012
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Savings banks
State-owned banks
Real estate banks
Credit unions
Commercial mortgage-backed
securities (CMBS)
Large commercial banks
Foreign banks*
Regional banks
Insurance companies
Other banks

18.4
17.6
17.2
15.5
13.3
8.9
3.6
3.1
1.8
0.6

“We expect financing of
commercial real estate to fall by
7 percent by 2014.”
Nigel Almond, DTZ

third pillar of its core business, alongside direct and indirect real estate
investment. The Bayerische Versorgungskammer (the Bavarian chamber
for social benefits and pensions) has likewise entered the real estate
financing business: it provided the listed real estate company IVG with
loan capital totalling €190 million for the purchase of the Silberturm
building in Frankfurt – and became co-investor at the same time.

Insurers joining the financing business

Something that is still treated as a novelty in Germany has largely
become part of everyday life in the United Kingdom: “In Great Britain,
the market share for insurance companies and pension funds now
stands at 14 percent,” comments Wundrack, an expert at Henderson.
The reason for this? “The alternative lenders’ terms are often more
attractive than those of the banks. The spread in Great Britain is only
240 basis points, instead of the customary 260.” The advantage
for insurance companies is that this gives them an elegant way of
compensating for the more stringent equity requirements for direct
real estate investments that will come into force from 2014. Instead of
the requirement to hold 25 percent of capital, as prescribed for direct
investments in the Solvency II Directive, real estate loans with a term of
five years will need a holding of only 15 percent. Solely for a term of 12
years or more does the required equity ratio rise to the same level as
that for direct investments. However, insurance companies and pension
funds are imposing lending criteria that are as strict as those applied
by banks – and they are very unlikely to finance projects outside their
core segment.
One group of lenders who are likewise new on the real estate
financing market may prove slightly more willing to take risks. These are
global sovereign wealth funds and what are known as debt funds. They
also issue subordinated loan capital or intervene as providers of equity.
One of the most active players on the market is LaSalle Investment
Management. According to this asset management company’s own
figures, it invested about €190 million in subordinated loan capital in
six separate transactions in the first four months of 2012. Since the
introduction of its new investment strategy in 2010, its commitments
of funds for credit investments in subordinated loan capital and
mezzanine loan investments thus come to around €500 million. The
DTZ expert Nigel Almond estimates that a total of up to $75 billion in
additional credits will flow into Europe from these alternative sources
of finance. “This could well bring the credit gap down to $107 billion,”
he says – a drop of more than 40 percent.
However, new financing vehicles will not be able to close the gap
completely. Financing will therefore remain the constraining factor on
Europe’s real estate investment markets for some time to come. This
will undoubtedly be a competitive advantage for equity players such as
$
Germany’s open-ended real estate funds.
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The complex in Bois-Colombes near
Paris, let to the companies Coface
and GRT Gaz.

SDK group gets its own umbrella fund
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Debt crisis depresses investment climate
Investment climate INDEX According to a survey conducted by Union
Investment in August, only twelve percent of the property investors in
Germany, France and the UK questioned feel that the eurozone is likely to
collapse. Nevertheless, uncertainty over the impact of the debt crisis on
European property markets is still proving a worry for investors.
The real estate Investment Climate Index calculated by Union Investment

Finance for office projects
around Paris and Helsinki

remains at a low level. In Germany and France, the index continued its
downward trend with losses of 1 percentage point in each country.
In the UK, the index gained ground only slightly with a rise of 0.9 points
following a recent sharp fall. Investors are preparing for higher capital
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The key to a
sustainable portfolio
There is a growing recognition among property investors that sustainability goals cannot be achieved through
the purchase of new buildings alone. The environmental impact must also be controlled in existing properties in
particular. New management systems are pointing the way. By Christian Hunziker
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A

new office building or shopping centre without a sustainability hotels and logistics buildings. Each individual property belonging to
certificate? Many investors would not even consider this the portfolio was assessed, with the focus on energy consumption and
nowadays. Properties which cannot demonstrate their energy CO2 emissions.
efficiency by means of one of the established seals of quality, such
In reporting the key performance indicators strictly in line with the
as LEED, BREEAM or DGNB, increasingly have a weak hand on the requirements of the Global Reporting Initiative, Union Investment is
market. Yet the real estate industry cannot meet its responsibilities to the playing a pioneering role in Germany. The indicators established are
environment with certified new builds alone – after
based on general and on tenant consumption
Portfolio review
data, adjusted for use- and climate-specific
all, most existing buildings were erected before the
recent wave of certifications. “Existing properties,” Environmental assessment of Union
factors, among others. Only a handful of property
Investment’s property portfolio*,
commented ECE CEO Alexander Otto at an Urban according to key performance indicators companies – including Alstria Office, IVG and
Allianz Real Estate – have launched projects
Land Institute event, “will take up more of our time in
862 with a similar approach to date. This caution
future compared to energy-efficient new buildings.” Final energy** in GWh/year
Large portfolio management companies are Primary energy** in GWh/year
1,985 is surprising, bearing in mind that nowadays,
therefore scrutinising the environmental performance CO emissions in CO tonnes/year 351,487 “increased transparency as far as sustainability
2
2
criteria and performance are concerned is an
not only of their acquisitions, but also of their existing
Water consumption in m3/year
2,356.007
absolute must,” as Christoph Wildgruber, Head
real estate. This year, Union Investment subjected its
35,098 of Sustainability at Allianz Real Estate, notes in
global real estate fund portfolio to a comprehensive Waste in tonnes/year
examination and submitted its first report on * extrapolated to 282 buildings
justifying the insurance giant’s commitment here.
environmental performance. “This study,” comments ** electricity and heat
It is not easy to collect this data, though. “In
Reinhard Kutscher, Chairman of the Management Source: Union Investment, 2011 CSR report
Europe most of the relevant information is available
Board of Union Investment Real Estate GmbH, “provides us for the first only at tenant level,” says Wildgruber. Unfortunately, the willingness
time with a detailed overview of the emissions generated by existing among tenants to provide information about their individual electricity
properties and their resource consumption. And this is precisely the consumption is “not especially high” as a rule. Allianz is therefore
basis we need for a comprehensive programme of measures to improve working on involving tenants through the use of what are known as
the environmental performance of our real estate fund portfolio.”
green leases.
Experts used a new management system to examine a portfolio of
187 buildings across 22 countries on varying aspects of sustainability. The time is right for green leases
The portfolio properties examined cover 78 percent of the total area Union Investment is also seeking to gradually introduce a standard
of all real estate actively managed by Union Investment, as well as for green leases, a key element of which is the inclusion of additional
all major types of use, meaning office and retail properties, as well as sustainability clauses in contracts. The revised rules are initially to be
applied to office space relet from 2013 throughout Germany. The
recommended provisions developed by a cross-industry working group
“We are confident that a market
on green leases will form the basis of the new lease agreements. “We
standard for green leases will
are confident that a market standard for green leases will emerge in
emerge in Germany soon.”
Germany soon,” says Heike Ostriga, Head of Sustainability at Union
Heike Ostriga,
Investment Real Estate GmbH.
Union Investment Real Estate GmbH
Sustainable portfolio management is not just on the mind of German
real estate companies, however. „We need to improve the knowledge
about the quality and the consumption of our buildings and set up targets
for energy reduction,” notes Frank Hovorka, Head of Sustainability at
Caisse des Dépôts.

First analysed – now systematically optimised: the properties at Jägerstrasse 58–60 in Berlin (left) and Le Meridien in
Stuttgart, both from the Union Investment portfolio.

This state-run French financial institution is therefore analysing the
energy-efficiency status of its buildings, as are a number of UK companies.
Hammerson has already made substantial progress in this regard: “We
have set up a new in-house data management system which will enable
faster, more accurate access to data,” explains Paul Edwards, Head of
Sustainability at Hammerson, and Chairman of the Better Buildings
Partnership. UK portfolio management companies have joined forces
within this organisation with the aim of making their property portfolios
more sustainable. This is becoming an increasingly important issue for
the industry. “We need to combine our efforts and create benchmarks
based on uniform standards,” urges Peter Mösle, Managing Director of
the Drees & Sommer consultancy. The central challenge is to adjust the

Sustainability at Expo Real
“The Next Generation of Sustainability” – under this title, Union
Investment is organising the third Sustainable Investment Conference
at the Expo Real property fair. International experts, including
from Hammerson, Land Securities, Hermes Real Estate, Caisse des
Dépôts, CBRE and the Spiegel publishing house, will demonstrate
that sustainability is no longer a utopian dream for the real
estate industry. The main speaker will be Michael Braungart. The
founder and director of the Hamburg-based EPEA Internationale
Umweltforschung and professor at Rotterdam’s Erasmus University
has developed the cradle-to-cradle principle, according to which
products should be so designed that they are as close as possible
to 100 percent recyclable. Braungart’s ideas will be developed
in discussion sessions which deal with the transition from green
building to green portfolio management, and with strategies for
involving users and service providers in the sustainability process.
Union Investment also plans to present its 2012 Prime Property
Award for especially sustainable property projects at the conference.
Sustainable Investment Conference: 9 October 2012, 10.30 a.m.
to 1.30 p.m. Messe München, Hall A2, Planning & Partnerships
Forum. The conference is open to all visitors at Expo Real with no
registration required.
For information on the programme go to
www.sustainable-investment-conference.com

data for special factors, he continues, citing the following example: “An
office building with a call centre in operation round the clock has a level
of energy consumption different from that of an office building where
the working day is over at 6 pm.” Vacancy rates and the climate zone
also needed to be taken into account, he adds.
Yet the efforts of major portfolio management companies are not
limited to documenting energy consumption and CO2 emissions. Union
Investment, for example, plans to identify the potential for optimising
energy consumption in individual buildings, based on the data collected,
and to assess these findings from both an environmental and economic
angle. Measures that cover both aspects favourably will then be
integrated into maintenance planning, and their environmental and
economic impact assessed over the coming years.

Optimising environmental impact

On the path towards a sustainable portfolio, it is essential that the
right course is also set in terms of property and facility management.
Union Investment is a firm believer that integrated, sustainable real
estate management is possible only if all stakeholders – both the users
of a building and the various property service providers – contribute
equally to this goal. “In Germany and France, we have already included
a commitment to sustainable building management in our property
management contracts,” notes Heike Ostriga.
However, users also need to be educated as to the requirements
linked to sustainability. In many buildings belonging to Land Securities,
for instance, employees are informed of energy and water consumption
with screen displays. “We have introduced energy screens into many of
our buildings to raise awareness as they display daily use of energy and
water,” says Donal McCabe, Director of Corporate Communication at
Land Securities. Cooperation with its tenants on a partnership basis is
also very high on Union Investment’s list of priorities.
This cooperation strategy pays off for both parties. The owners of
properties and their users have long recognised that environmentally
responsible action brings economic benefits both for the tenant,
because the operating costs are reduced, and for the owner, because
it stabilises the value of the portfolio. Mark Creamer, Head of Valuation
and Advisory Services at property consultancy CBRE, shows the next goal:
“The purpose of collecting the data is to create a database which we
can then use to see if sustainable features have any impact on value.”
There may be no proof of this as yet, but initial pointers are certainly
$
emerging, he notes.
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High-rise buildings
with affordable
two-to-three
bedroom flats are
appearing in the
slums of Mumbai.
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On the cusp of the future
India is developing rapidly from a struggling nation into an economic powerhouse. Its megacities – especially
Mumbai – are facing great challenges in urban development. By Birgitt Wüst and Christiane Gieseking-Anz

A

ccording to Pratap Nuri, “Mumbai offers great opportunities.“
In his home state of Gujarat, he did not earn even one third of
what he takes home here in Mumbai, capital of the western
Indian state of Maharashtra. “Here I easily earn 20,000 rupees a
month as a taxi driver,” he adds. That is about 300 euros. Admittedly,
he sees his wife and children only three times a year, but his income
enables him to pay the school fees back home. The private school –
for Nuri wants his children to receive a good education – costs around
4,000 rupees per child per month. This does not leave much over
for his own needs, so he is glad to have found a cheap place to live
in Dharavi, one of Mumbai’s many slum districts.
“Cheap” is a relative concept, however. Nuri pays
2,000 rupees a month for his 10 square metres
of living space in one of the “better buildings”:
two floors and proper walls with bricks and mortar
New Delhi
instead of structures made of cardboard, wood
INDIA
and sheet metal, with electricity and sometimes
also running water. The slumlords – self-appointed
Mumbai
landlords with no formal ownership rights – make
Lavasa
good money here. Like Nuri, some 8.4 million
Bengaluru
Indians leave their homes every year and move to
the cities in order to escape the poverty of their
villages. India’s rapidly growing cities are finding
it increasingly hard to cope with the crush: an
estimated 40 to 50 percent of the country’s whole urban population
are already living in informal or slum-like districts with little or no
officially regulated infrastructure, poor sanitation and often no legal
water or sewerage systems.
The situation is particularly acute in Mumbai, which already
has around 12 million inhabitants and is experiencing annual
population growth of about 3 percent. According to official estimates,
approximately 60 to 80 percent of Mumbai’s inhabitants now live in
what are known as informal settlements – districts that are not subject
to land, planning or construction laws. The slum area of Dharavi alone
now has more than 800,000 inhabitants, which makes it the largest
such district in Asia. This is the flip side of the city’s huge economic
success. Mumbai, once known as Bombay, and frequently known

“The slums are the legacy of a
whole range of bad decisions in
planning and housing policy.”
Photos: Birgitt Wüst (2)

Gautam Chatterjee, Maharashtra
Housing Department

today as Boombay, is India’s financial centre, its largest port and –
thanks to Bollywood – its cultural capital, too. Here everybody can
find work, and Mumbai is a city where nobody need go hungry. If you
work hard, you can get on in the world. Rising prices and problems in
the housing sector are accepted as the other side of this coin.
“Big cities have big problems,” says Gautam Chatterjee, principal
secretary for housing in the Maharashtra state government. “This is
because Mumbai, like many other cities, is very old and its existing
structures cannot cope with present developments,” he explains.
There is a lack of everything, everywhere, especially roads, public
transport, housing, water, sewerage systems and
refuse disposal. The roots of the wretched state of
Mumbai’s urban development stretch far back into
the previous century. “The slums are the legacy
of a whole range of bad decisions in planning
and housing policy,” says Chatterjee, citing as an
Kolkata
example the state Rent Control Act of 1947, which
froze rents for decades in spite of inflation and a
real estate boom. Because of this, property owners
tended to invest very little in their buildings. “This
put a halt to all development and destroyed the
Chennai
city,” Chatterjee says. Too little was done for
housing in the public sector, too. As a result, there
is a gaping shortage of accommodation, and rents
and prices are now reaching astronomic levels, which only very few
can afford. The monthly rent for a basic three-room flat in Mumbai
is between 30,000 and 50,000 rupees – more than Pratap Nuri, the
taxi driver, takes home each month. This is a direct consequence of
the explosion in the price of land, which has gone up tenfold in the
past 15 years.

From ground-level to high-rise slums

This price spiral is spinning even – or especially – in the slums. A tiny
corrugated iron shack in Dharavi will set you back $10,000 or more.
There is no end in sight to this trend, and action is urgently needed.
This is why Charles Correa, chief architect of the satellite city of Navi
Mumbai (New Mumbai), which with 1.2 million inhabitants is one of
the largest cities in the world created from scratch, recently warned of
what he termed urban breakdown. This renowned architect and city
planner has been building inexpensive houses and flats in Dharavi
since 2004. Unlike many other developers, he resettles people from
slums in buildings that are no more than five or six floors high. Most
of his counterparts throw up only high-rise buildings with as many as
23 floors for these people.
This is happening because development projects in Mumbai’s
slums are a booming business, since there are few vacant plots, and
thus new buildings – for whatever purpose – can really be put up only
in slum areas. In the past, people living in the slums were sometimes §
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The Christel House free school is also part of the Lavasa
planners’ urban development concept.

The Indian group HCC is building a completely new city south of
the first of four planned city districts – is taking shape on an area of

simply forced out to free up land for new construction projects, but
nowadays they are presented with homes. The background to this lies
in the Guidelines for Slum-Free City Planning issued by the Indian
government, which give slum-dwellers formal property rights. Under
these provisions, compensation is paid to people living on slum plots
if they can prove that they occupied the site before the year 2000.
Project developers who want to revitalise slum plots must also obtain
residents’ approval beforehand. The project can go ahead only if
70 percent agree to it.

mobility in city business centres, with roadbuilding, expansion of local
public transport and the construction of underground rail systems
for the 13 Indian cities that already have more than two million
inhabitants,” commented Indian Minister of Urban Development
Kamal Nath at the Hannover trade fair this spring. Nath estimates that
the infrastructure measures required in various sectors in his country
between now and 2031 will cost a total of $654 billion. The central
government is laying particular emphasis on the construction of
new cities – probably, in part, because this may ease the pressure of
settlement in the existing cities. This is likely to succeed only if the new
cities manage to attract enough industrial and commercial companies
and to create enough jobs and opportunities for people to earn a
living. For this reason, there is great interest in the Delhi-Mumbai
Industrial Corridor. India is planning to develop this corridor, 1,500 km
long and 300 km wide, between the political capital of Delhi and the
financial metropolis of Mumbai by 2040. An economic development
zone for industry, commerce and logistics is planned along this axis
in the coming years, in the hope of attracting billions in private sector
investment. However, first the region’s infrastructure will need to be
improved. This means, among other things, expanding transport routes
and building new sea ports, airports and multimodal logistics centres.
Kamal Nath stressed that the intention is to implement these projects
mainly through public-private partnerships.

The new high-rises offer the former slum-dwellers flats with two to
three bedrooms, plus kitchen and bathroom. It remains to be seen
how beneficial this will be for them, because although the flats are
new, they are usually not of very good quality. For developers, on
the other hand, it is a lucrative business, because they can put up
new office and commercial buildings on the vacated land and enjoy
a generous floor area ratio of up to 3.0. Experts estimate the profit
margins at 200 to 400 percent. Supporters of this arrangement speak
of a win-win situation, but critics say that the slums are being cleared
from the ground and pushed up into the sky. In view of the limited
supply of land however, there are few realistic alternatives.
Meanwhile, word seems to have spread that one way to boost
the value of a commercial property is to ensure that the area around
it looks moderately presentable. As a result, a number of slum
rehabilitation projects are seeing the erection of the first blocks of flats
with sustainability certificates immediately next to high-value office
complexes. This remains a drop in the ocean, because the megacity of
Mumbai is still far from finding a comprehensive solution for its slum
zones. “We are doing what we can, and we shall certainly organise
things better in future developments,” says Gautam Chatterjee from
the state Housing Department. A major government reurbanisation
project is coming to an end in 2012, and follow-up programmes have
been drawn up. “As well as slum development projects, these cover
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An Indian city of short journeys

A pioneer in the field of urban development is the Hindustan
Construction Company (HCC). In the immediate vicinity of the planned
economic axis, right in the catchment area of Mumbai und Pune,
HCC, India’s second-largest construction group, has been building a
new city in the mountains for around 300,000 inhabitants. This city,
known as Lavasa, is one of the most ambitious urban development
projects on the subcontinent, because its planners intend it to be built
in compliance with strict social and environmental criteria. Dasve,
the first of four planned districts in the city, is now almost complete.

Photos: Birgitt Wüst (2)

High investment in improved infrastructure

Construction work on Mugaon, Lavasa’s second district, has
already begun. Here the focus will not be solely on efforts to attract
IT companies and a medical centre. It is also planned to establish
an offshoot of Bollywood, the Indian film industry, here, as well as a
shopping centre and many other things that a city needs in order to
turn it into a true metropolis. A tunnel is to be built to ensure a fast
connection to the planned corridor. Once that is complete, the journey
time between Mumbai and Lavasa, which is currently around three
and a half hours, should be shortened significantly.
Planning for the third phase of construction is also well advanced.
When complete, the new city of Lavasa is intended to cover an area
of 5,000 hectares. However, it will probably be at least another 10
years, and perhaps as many as 15, before that stage is reached. Even
this assumes that everything goes smoothly and that the project does
not get caught (again) in the crossfire of party-political squabbling
– for even in the first stage of planning, a ban on construction was
imposed out of the blue, wrecking the HCC planners’ schedule. This
would probably have meant the end for a smaller company, but HCC
chief Ajit Gulabchand did not let it put him off.
Mumbai on the European model: Lavasa – pictured here is Dasve,
5,000 hectares and is intended one day to be home to 300,000 people.

Alongside residential buildings, it contains several hotels, a congress
centre, a clubhouse, training centres, a free school for the children of
workers and villagers in the area, and blocks of flats for low-income
residents. It is evident that the city’s planners have been guided by
European models. There are also bins everywhere, with signs urging
people to keep their surroundings tidy. What is more, there is a nursery
set up especially to promote reforestation, where exclusively endemic
trees are being cultivated to provide the new city with greenery. The
intention is that they will be planted to prevent erosion and to protect
the buildings and streets of Lavasa against floods of mud and debris
during the heavy monsoon rains. This is essential, because slashing
and burning by farmers mean that very little remains of the tropical
mountain forest that used to be indigenous in these parts. More than
600,000 young trees have now been planted, so there is already more
green in the mountains around Dasve.

Serial production for a city prototype

Now, though, after an enforced break of a year and a half, the
builders’ cranes are moving again in Lavasa, and property sales, which
had stagnated in the meantime, are back in full swing. According to
HCC, the first batch of new flats was sold within a few days. The
urban development vision of an Indian city of short journeys, where
as many as possible of the various functions of a city are brought
together in one location, is thus taking shape once more. This makes
Lavasa India’s first city to be built in line with the principles of new
urbanism – and, Gulabchand stresses proudly, a prototype. HCC is
planning to put this form of urban development into serial production:
the group is in talks with the governments of Bhutan and the Indian
state of Karnataka, and a memorandum of understanding – in effect,
a preliminary contract – has already been signed with the state
of Gujarat.
This development may come too late for Pratap Nuri, but it means
greater chances for his children to live in a green, clean and safe
$
environment.

High hurdles for foreign investors
• “ India’s property market is huge and
undoubtedly offers great opportunities,
but there are also a number of hurdles,”
says Tim Gibson, Head of Asian
Property Equities at Henderson Global
Investors. India is a hard nut to crack,
especially for foreign investors. “Above
all, inefficient, protracted procedures
for obtaining planning permission or
in legal disputes act as a deterrent,”
says Zurich property consultancy Wüest
& Partner. The company believes that
further obstacles are created by record,

high stamp duties and by the lack of
uniformity and transparency in tax
legislation in the country’s 28 states.
• “ The market is very fragmented
and complicated, and its growth
is hampered greatly by political
inertia and by caution on the part of
institutional investors,” comments Tim
Gibson from Henderson. In the view of
Ashutosh Limaye, Chief Researcher at
Jones Lang LaSalle India, Real Estate
Investment Trusts (REITs) would be an

ideal solution for encouraging foreign
property investors to become involved.
•H
 owever, the introduction of the
India REIT, which the government had
planned for late 2009, was put back
after the global crisis on the financial
markets. Limaye says that private
equity funds investing in real estate are
focusing on housing construction, as
this sector has developed better than
the office segment since the outbreak
of the crisis on the financial markets.
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Plugging buildings in
If the switch from the internal combustion engine to the electric car is to succeed, the property industry has to
play its part. In the future, buildings will provide the power needed to keep e-vehicles moving. By Dagmar Hotze

A

nyone who was in Germany back in the summer of 1982,
may remember the pop song “Ich will Spass, ich geb Gas”
(I want fun so I step on the gas). It stormed the music charts
and became the motto for a whole generation. A look at the price of
petrol at the filling station is enough to remind us that those times
are long gone. It is no longer fun to step on the gas if, like millions of
other commuters, you want to keep your fuel costs within reasonable
limits. Many companies and motorists are aware that something will
have to change if individual mobility is to remain affordable in the
long run.
This applies above all in major cities, where traffic jams,
congestion and the search for a parking space are a daily challenge
for thousands of road users. Air pollution from car exhaust fumes
causes further concern: passenger cars alone account for 60 percent
of the carbon dioxide emissions from total traffic.
Experts are therefore strong believers of two things: first, the
internal combustion engine is on the way out and, second, new
mobility concepts are essential. Given the motor vehicle density in
German cities, gridlock would be increasingly likely otherwise: there
are 409 cars per 1,000 inhabitants in Hamburg, 555 on average in
the major cities of North Rhine-Westphalia, and 556 in Munich – only
Berlin, with 325 vehicles per capita, brings up the almost exemplary
rear. The picture is not much better in other major European cities,
such as Rome, which has 720 cars per 1,000 inhabitants. If these
cities are no longer to be choked by traffic, a rethink is needed – and
this seems to have begun. For many urban dwellers using their own
car is already just one of many options. The mode of transport chosen
in the city changes depending on the situation: a bicycle and local
public transport are used to get to work, whilst car sharing is common
for shopping trips. “Use instead of own” is the mindset.
In view of the ever louder calls for eco-friendlier cities, as well
as the limited availability of fossil fuels, Germany is set to become
the international pioneer in electric mobility. This applies to both
technological research and practical implementation of electric

Electric cars still at the bottom of the league
Number of passenger cars in Germany by fuel type in absolute terms,
share in percent in brackets

total:
42.9 million

Petrol

30,450.000

(70.95)

Diesel

11,890.000

(27.70)

456,000

(1.06)

Natural gas

74,900

(0.17)

Hybrid

47,600

(0.11)

Electric

4,500

(0.01)

Liquid petroleum gas

Source: Federal Office for Motor Traffic, 1 January 2012
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mobility concepts. If the German Government’s projections are right,
there will be a million electric cars in use in Germany by 2020 –
this vision is described as ambitious by experts, however, in view
of the 4,500 e-cars sold in Germany since 2011. To make it a
reality, the existing mobility infrastructure needs a radical overhaul.
Technological challenges, such as improvements to electricity
storage or car battery storage capacity, and standardisation of
charging connectors, are part and parcel of this drive. Progress
towards international harmonisation is offered by the Combined
Charging System, which is backed by German and US carmakers.
Using this fast-charging system, an e-car can be recharged in just
15 minutes. All electric cars in Europe are to be equipped with it
from 2017.

Protecting the environment

The purchase cost of electrically powered cars, up to 50 percent higher
than for conventional vehicles, will need to drop significantly for
e-mobility to gain broad acceptance. The German National Platform
for Electric Mobility (NPE), which brings together representatives from
industry, science, politics and society in a joint search for solutions,
was established in 2010. This link-up is already bearing fruit. Crossindustry collaboration between RWE, EnBW, Siemens, Daimler, BMW
and Bosch has been underway since January 2012, with the aim of
gathering empirical data on storage capacities and the integration
of electric cars into intelligent energy network systems, known as
smart grids. From a business perspective, changes to tax law are also
needed: in addition to the high up-front costs, the lack of tax parity
for e-cars used as company cars compared with petrol-fuelled vehicles
is making the switch to e-mobility less attractive to companies – and
their staff. The higher gross list price, which serves as the reference
value for calculating income tax, leaves employees worse off taxwise.
This leads to the absurd situation where eco-friendly companies with
a fleet of electric cars need to pay their employees a compensatory
amount for the financial loss incurred. E-bikes, on the other hand,
are carving out a commanding position in the market. In 2011 alone,
more than 300,000 electric bicycles were sold, reports the German
Bicycle Industry Association, which also expects the million mark to
be exceeded soon.
The real challenge for e-mobility however, lies in interlinking
renewable energy systems with mobile users. Experts are therefore
already thinking of ways of interconnecting buildings, renewable
energy systems and e-cars through an intelligent infrastructure.
The idea sounds promising: buildings can serve as climate-neutral
energy suppliers by generating their own power from renewable,
or recovering it from the building’s operating systems – the
construction thus becomes a supplier of eco-power, its underground
garage turning into a filling station. Mobility costs could drop
dramatically as a result. If we look even further into the future, §

Photo: imagebroker/vario images

Emscher Lippe Energie
plans to install electricity
charging stations in multi-storey
car parks and shopping centres
in future.
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At the RWE E-Mobility Lounge at the NH Hotel on Berlin’s Friedrichstrasse, individuals can hire and try out electric cars.

Steady rise in share of green electricity
Gross power generation in Germany by energy source, in percent
renewable
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Source: AG Energiebilanzen, February 2012

are obvious – there is no loss of time and fuel costs are low. There
are already some pioneers here: eleven Rewe supermarkets in Berlin
are currently equipped with eco-power charging columns on a trial
basis – including a green building supermarket – in order to test user
behaviour. In the long term, green mobility is set to become a further
component in the retail group’s sustainability strategy, as a customer
service. Together with RWE and Daimler, the multi-storey car park
operator Apcoa is also conducting a trial at the world’s biggest pilot
site (500 charging points for 100 electric smart cars) in Berlin, which
is designed to give electric mobility an extra boost.

From green buildings to smart buildings

There is certainly no lack of field studies in this area. Coherent
business models are needed, however, if electric mobility gains in
appeal among real estate owners and operators as an additional
paid service. How can it be integrated into the core business, so that
value is created? In view of the high investment required, this will not
be easy. According to NPE’s estimates, a charging station in a public
place costs between €4,700 and €9,000, but practical fast-charging
systems are much more expensive than this. Even if the retrofitting
of charging stations on commercial land is cheaper, they will barely
pay for themselves from the volume of electricity sold. The question
must thus be answered of who will bear which costs and how will the
profits be shared out.
Some companies are already gaining initial experience by
adding electrically powered cars to their fleets, or providing green
electricity “filling stations”. Since April 2011, Deutsche Bank has

Photos: RWE; Union Investment/Eventbild-Service/Tobias Hase

electric cars could serve as mobile interim storage units within a
decentralised, intelligent energy network.
If all this succeeds, the real estate industry will take on a unique
interface function. The embedding of electric mobility in sustainable
building thus represents the next logical step in technical terms. If
e-mobility is viewed from the service angle, the car parks of office
properties, shopping centres, supermarkets, hotels and multi-storey
car parks could function as charging stations in future: whilst users
go about their daily business, their parked e-cars are recharged
with green electricity and then after a day’s work or a successful
shopping trip, are ready to go again. The benefits for e-car drivers

been trialling at its Greentowers head office, the rebuilt twin towers
in Frankfurt am Main, the use of electric cars by its employees on
business in and around the city. What is special about this, is that
the 14 e-cars are charged with electricity generated by the green
building itself, by recovering surplus braking energy from lift journeys
and feeding it back into the building’s energy system. There are 18
charging stations in the underground garage and expansion of the
e-car fleet is planned. One battery charge is enough for about 130
kilometres, meaning that the e-cars can operate usually troublefree for several days in urban traffic and without running out of
charge – a fear still held by many users. “There is certainly still the
need for further technical improvements as far as the car’s range
and the local charging infrastructure are concerned,” comments the
fleet manager responsible, Sven Nicolaysen. Rethinking mobility
however, was the real challenge. The fleet of e-cars does not make
pure economic sense – yet. “Sustainable mobility cannot be viewed
solely from an economic angle. Electric mobility is attractive only as a
long-term strategy within the context of a sustainable property,”
explains Nicolaysen.
The Mertonviertel business quarter in Frankfurt am Main has
launched a site initiative intended to pave the way for e-mobility:
“The installation of green electricity charging stations has proved
a meaningful way for us to invest in the area’s sustainable future,”
explains Benno Adelhardt, the initiative’s spokesman. The project is
being conducted in cooperation with the Rhine-Main Environmental

Forum, which has already started to install a network of solar and
eco-energy charging points across the Rhine-Main region. No specific
market research or user survey was conducted beforehand. “We
know that e-mobility will become an increasingly important issue
in Frankfurt and have therefore acted quickly to offer the growing
number of users in Mertonviertel a unique opportunity,” explains
Adelhardt. The site initiative, which is being supported by major
locally based property companies, will bear the cost of providing the
green electricity.

The business case for e-properties

The examples are exceptions. Integrating electric mobility into building
and real estate concepts is not yet a key concern for either project
developers or owners. The first step towards a sustainable business
case is closer links with possible collaborators from the energy industry
and the technology and automotive sectors. For that reason, Philip La
Pierre, Head of Asset Management Germany at Union Investment Real
Estate GmbH, is calling for an expansion of the charging infrastructure
in existing and future properties. As the e-mobility market develops,
he believes the provision of the relevant infrastructure, including in
non-public areas, would gain in importance – especially if sustainable
real estate is examined from a service perspective. This is where the
economic and environmental future of real estate lies, he believes, as
the pioneer of the mobility of tomorrow – when stepping on the gas
will hopefully become fun again.
$

Hype or realism? How experts assess electric mobility today
Questions for the future At present,
electric mobility raises more questions
than answers. It is unclear which new
mobility concepts it will result in. The
extent to which electrically powered
vehicles can be integrated into an
intelligent energy network remains to be
seen. Moreover, there is a need to test
how property owners can be integrated
into the process, in an interface role.
Dialogue In the summer of 2012, Union
Investment organised a comprehensive
exhibition on electric mobility as well as a
panel discussion among experts from various
disciplines at the Riem Arcaden in Munich.
The aim of these activities was to promote
the exchange of information between the
participants from different industries, in
order to develop scenarios for possible
business cases. This represents a huge
challenge, the experts in Munich explained.
Views Not only the public’s transportation
patterns will change in the coming years,
believes Klaus J. Beckmann, a university

professor and Head of the German Institute
of Urban Affairs. Germany’s overall switch
to renewables is also linked to electric
mobility, says Volker Blandow, Global Head
of E-Mobility at TÜV Süd (Technical Control
Board of Southern Germany). In spite of
the many unanswered questions a waitand-see attitude is the wrong approach
$
for property owners. In the context of
sustainable real estate, electric mobility
is a further element that combines user
convenience and ecology, believes Philip La
Pierre, Head of Asset Management Germany
at Union Investment Real Estate GmbH.
Tasks The experts agree that electric
mobility can succeed from both a technical
and environmental perspective, only if
a large number of actors work together.
A roadmap for implementing e-mobility
has been lacking to date however,
the panel of experts concluded. This
collaborative link-up launched in Munich
is the first step on this long journey.
www.sustainable-realestateinvestments.com
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Back on track
After more than three turbulent years, the German open-ended property funds sector is again looking positively
to the future. New statutory rules and a recovery on property markets should further strengthen this product.
By Anne Wiktorin

F

or some, recent developments have not been a huge surprise:
Steffen Sebastian, Professor of Real Estate Finance at Regensburg
University, forecasted as long ago as in the autumn of 2010 that
the market for German open-ended public property funds (retail
funds) would be streamlined. He based this view on the fact that three
retail funds, Degi Europa, Morgan Stanley’s P2 value and KanAm’s
US-Grundinvest, had been forced to announce their liquidation. A
further six funds had been put on ice: they were temporarily no longer
redeeming their investors’ units because their cash reserves had fallen
below the statutory minimum liquidity ratio of 5 percent of the fund
volume.
How had it come to this? A look back is instructive. After the
insolvency of the investment bank Lehman Brothers in September
2008, anxious investors quickly withdrew large amounts – a total
of €5 billion in the space of a month – from the 43 German openended property funds. As a result, twelve funds faced serious liquidity
problems. They lacked sufficient cash resources to meet all of the
redemptions of their investors. In such circumstances, companies have
no choice when it comes to protecting remaining investors: they must,
by law, temporarily suspend the redemption of fund units, initially for
three months. For a time, therefore, €32 billion in fund assets – around
40 percent of money invested in open-ended property funds – were
frozen. Some funds did reopen after a short period – but the calm
did not last long. When a discussion paper of the German Finance

Ministry on the new Investment Act (InVG) became known about in
May 2010, customers again withdrew more than €1 billion from retail
funds within a month. Nine funds for small investors were closed,
including the two heavyweights SEB ImmoInvest, with a fund volume
of €6.4 billion, and CS’s Euroreal, worth €6.2 billion.
Many market observers had been confident that both would
reopen after two years of compulsory closure – the management had,
after all, been able to increase the liquidity ratio by almost 30 percent
through sales. But ultimately, even that was not enough to meet all
sales orders notified by investors wishing to withdraw in the run-up
to the announced opening-up to deposit banks. As a result, the funds
remained closed – and are now being wound up.
After more than three and a half years of turbulence, all observers
agree that an important step has now been taken: With the liquidation
of the last two previously frozen funds, “it will be possible to regain
trust in this basically successful product among many small investors
and the public,” says Reinhard Kutscher, Chairman of the Management
Board of Union Investment Real Estate GmbH. Sonja Knorr, property
fund analyst at the Scope rating agency, is also confident, pointing
to the high inflows into stable funds. In fact, €1.2 billion net flowed
into open-ended property funds in 2011 – while in the same period
investors withdrew €16.6 billion (net) from all the retail funds listed
by the Bundesverband Investment und Asset Management, according
to Scope.

The financial crisis and the legislator leave their mark
German open-ended property funds: net inflows per month, inflows and outflows over the course of the year, fund assets at year end (all in € billion),
number of funds
1 15.9: The US
investment bank
Lehman Brothers
is insolvent.

2.0

2 12 out of 43 German
open-ended property
funds, including nine
retail funds, temporarily
suspend the redemption
of units.

0

3 First frozen
fund opens.

4 A further five
frozen funds open.

5 Two of the
reopened funds
suspend the
redemption of units.
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With almost half a billion in new resources, the UniImmo:
Deutschland fund of Union Investment was the main beneficiary of
these inflows in 2011, followed by Deka-ImmobilienEuropa with
€414 million, Grundbesitz Europa of Deutsche-Bank-Fondstochter
RREEF with €327 million and Commerz Real’s Hausinvest, with
€320 million. This is a trend which is continuing this year. Between
January and July 2012, Union Investment recorded net inflows into its
retail funds of some €1.2 billion.

“The open-ended property fund
2.0 is derived from the classical
profile of a low-risk product for
private investors.”
Reinhard Kutscher, Union Investment Real
Estate GmbH

Photo: Union Investment

New contract terms from 2013

The main beneficiaries are likely to be those German fund companies
which rely on the sales networks of saving banks, credit unions
(Volksbanken) and commercial banks. According to Reinhard
Kutscher, this is largely due to the fact that the branch has learnt
its lesson from the past crisis. This includes above all the need to
distinguish between products for small private investors and those
for professional large investors. The latter in particular bore a large
share of the high outflows from many retail funds in the severe crises
of 2008 and 2010.
The process of separating small and large investors, which many
fund companies have now done themselves on the basis of specific
contractual arrangements, is supported by the amendments applicable
from 1 January 2013 to the German Investor Protection and Functional
Improvement Act, which entered into force in April 2011. These new
arrangements make open-ended property funds less attractive to
institutional investors, while protecting private long-term savers.
By 1 January 2013 at the latest, fund companies are required to
lay down a minimum investment period of 24 months in their contract
terms for retail funds. New customers will therefore not be able to
sell their units until January 2015 at the earliest. This requirement
will not apply to existing investors.
However, the second important change – the introduction of a
twelve-month notice period – is relevant to all customers. In practice,
however, this will only affect those investors which have invested
more than €60,000 in an open-ended property fund – including,

Net inflows* (€ billion/year)
6 Plans to further
regulate open-ended
property funds are revealed.
As a result, four funds are
required to close again.

Net outflows** (€ billion/year)

7 After two years of
being closed, three
funds announce their
liquidation. Six funds
remain closed.

6

therefore, large investors or institutional customers. Small savers will,
in each calendar half-year, be able to receive a pay-out of units worth
up to €30,000 without notice. Fund companies will continue to be
able to redeem shares through trading, provided they comply with
the other statutory rules.
The only requirement is that they must have their fund properties
evaluated by independent experts not just once a year but once
every three months. “The new law will ensure that the open-ended
property fund 2.0 is derived from the classical profile of a low-risk
product for private investors,” Kutscher sums up.
Conversely, open-ended institutional property funds (special
funds) are becoming increasingly important, as a survey conducted in
May of this year by the rating agency Scope among 45 large investors
shows. More than 70 percent of respondents consider the special
fund to be an important vehicle for property investment. In the survey
carried out in the middle of 2011, this proportion was only slightly
above 60 percent.
Discussions have been taking place since the summer of 2012 as
to whether retail funds can again be offered in their current form. A
bill drawn up by the Federal Finance Ministry implementing EU rules
for alternative investments funds managers (AIFM) permits only such
funds which “do not provide for a redemption option at least once a
year,” as the discussion paper puts it. As always, it will ultimately be
the legislator who decides. Existing funds will not be affected.
$

Fund assets*** (€ billion at year end)

8 After two years of
being closed, the
fourth fund announces
its liquidation.

9 Fund number five
and six are wound up.

10 The seventh fund
is required to give up.

11 The remaining
two of the nine frozen
retail funds are
wound up.

10

9

8

7
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The insurance tycoon Hans Gerling,
who died in 1991, demonstrated
his position and status with his
300-square-metre director’s office
in the Cologne headquarters of his
insurance company (left). The office
was used as a lounge for a while
(below) and served as a conference
room until 2006 (top right). The
headquarters of HDI-Gerling
Versicherungen in Hannover are
notable for their modern spatial
design (below right).
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Harmony replaces hierarchy
The current generation of company directors work at least as hard as their predecessors. But one thing has
changed: today’s executive offices are an expression no longer of power, but of openness and approachability.
By Ulrike Wirtz

T

Photos: Irene Gerling’s private archive; Frankonia Eurobau; Ogandofoto; EUROMEDIAHOUSE Hannover

he office of the former insurance tycoon Hans Gerling was
renowned for measuring 300 square metres, and covering two
storeys. “Executive offices like that are out of fashion now,”
says Joachim H. Faust, Managing Partner of HPP Hentrich-Petschnigg
& Partner architects in Düsseldorf, designers and planners of many
corporate headquarters. “So much space for one person is connected
to a sense of power: he treated his office like the Sun King’s royal
residence. Such dimensions would not go down well today,” Faust
notes. Monumental was the style not only of the office of Hans Gerling,
who ran the family-owned group founded by his father in Cologne
in 1904, as owner from 1945 until his death in 1991, but also of
the whole building complex that formed the company’s Cologne
headquarters. Faust concludes: “Gerling demonstrated his position
and his status with his director’s office.”
There has been a clear shift since then: “Hierarchies manifest
themselves in a more subtle way,” says architect Faust, adding that
directors are increasingly less likely to barricade themselves behind
thick walls and are much less inclined to demonstrate their rank
through expansive offices. Redesigned executive floors are also less
likely to boast opulent and individual interior decoration in order to
stand out, observes the HPP Managing Director. Instead, company
directors tend to work in more open structures, with a lot more glass
and often an interior which differs only through higher-quality materials
but not stylistically from that of rank-and-file staff. Sometimes there
is no difference whatsoever, “A principle that is favoured by many
freelance professionals, but to a lesser extent by industry and major
banks,” Faust concludes.

Corporate spaces promote good ideas

This development is linked to the realisation that employees need to
be looked after, modern management relies on flat hierarchies, and
team thinking is not merely confined to addressing co-workers and
colleagues by their first name, notes Beate Weller, explaining the trend.
The interior architect and Frankfurt-based designer creates modern
executive floors throughout Germany. “It has also been recognised that
the best ideas come from open communication with everyone else,”
she adds. This democratisation is often part of the corporate philosophy
and is therefore reflected in spatial design concepts that adapt to all
levels of hierarchy, she continues. Companies of all kinds thus use new
buildings and convert existing premises to create structural layouts that
reflect the openness of modern management philosophies. The changing
working environment “is also increasingly displacing the individual and
opulent offices of senior executives,” concludes Beate Weller.
International law firm Hogan Lovells also used the move to its
Düsseldorf location to create a new architectural working environment –
and that applies not only to the salaried employees but also to the §
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partners, as company directors at law firms are known. Hogan Lovells
relocated in August 2009 to the new Sky Office on Kennedydamm,
and occupies floors 9 to 13 completely and half of floors 21 and 22
in the modern glass building. Its eye-catching features include cool
exposed concrete, up to seven-metre-high glass walls and stylish hightech ceilings. The reception and conference zone are located on the
21st floor. The 230 employees – including 150 lawyers, of whom 22
are partners – are spread over five floors used exclusively as office
space. The partners sit directly with their teams and not on a separate
floor all to themselves. “This allows for a constant exchange of views
and mutual stimulation, increasing the pace and efficiency of case
handling and symbolising the togetherness of the team,” explains
Roland Bomhard, one of the partners. He and fellow partner Erhard
Keller were the chief planners of the move and the layout.

for example, is about to move into the former Lufthansa skyscraper
directly on the Rhine, which has been completely gutted and rebuilt by
project developer Hochtief Solutions and is now called MaxCologne.
Lanxess is planning the floors strictly on the basis of the chain of
command from top to bottom.
The situation is different at insurance company Generali Deutschland
Holding, which moved with its 400-strong workforce into the Dominium
office building in Cologne’s banking district, close to the city’s cathedral
in the summer of 2009. Externally, the new building with two striking
towers exudes historical charm through a listed neogothic façade. On
the inside, a contemporary feel is conveyed, with a layout that is open
and as transparent as possible. “A calculated break,” comments Dörte
Gatermann, explaining the concept. The co-founder of the architectural
firm Gatermann + Schossig in Cologne was the creative designer
behind the Dominium’s interior. “It was important to the client that the
building’s interior spatial design should demonstrate transparency §

Executive offices are larger but not better equipped

In a further move towards a modern, more democratic working
environment, all workspaces are positioned by windows and all rooms
are furnished by premium furniture maker USM. There is one subtle
difference in the way the rooms are furnished: “Employees had a choice
between two styles, whereas the partners had five to choose from,”
Bomhard notes. “But all the flooring and colouring is the same. There
is the same grey-white-black carpeting everywhere – and the view is
natural.” The partners allow themselves individuality only with their
desks and the works of art in their offices. In addition, the corner offices
with particularly open views are reserved for partners, and they are
allowed larger areas than the rest of the workforce. “In relation to our
employees, this means within a range of only one axis, more or less,”
says Bomhard, referring to what is known as the distance between axes.
In office planning jargon, this defines the distance at which partition
walls are positioned and thus room layouts can be changed. Distances
between structural elements of 1.20 metres, 1.35 metres and 1.50
metres are the standard distances between axes in modern office
buildings. The question also arose among the Hogan-Lovells partners
as to whether the older partners should receive rooms with more axes
than their younger counterparts. The result: “We discussed the idea and
rejected it,” says Bomhard.

Such discussions are typical, notes interior designer Weller: “At the
start, the executives want more space, more individuality – a more
traditional approach. But as the planning progresses, many then become
receptive to open solutions.” At Hogan Lovells, some partners turn
down a corner office, preferring to take a room right among their
colleagues and in effect to sit in an aquarium – the description given
in jest to those offices surrounded by transparent glass walls, not to
everyone’s taste owing to their lack of privacy. “That was one of the
hotly debated topics during our move,” says Roland Bomhard. The
solution: film on the glass walls that eliminates direct eye contact but
does not run counter to the transparency concept.
The best floors high up in the Sky Office – on the 21st and
22nd floors – are reserved at Hogan Lovells for the reception and
conference rooms. Most law firms and many professional people
prefer this arrangement. The attitude is often different at industrial
companies and banks, savings institutions and insurance companies,
where premium space affording a special view, the executive floor, is
still the domain of board members. The chemicals company Lanxess,
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Reception and conference rooms on the top floor

A transparent working
environment with flat
hierarchies is embraced
by Generali Deutschland
Holding, which moved
into its new building in
Cologne in 2009. Glass
and metal characterise
the Dominium – the club
room here on the ninth
floor is for all staff and
used for various purposes
(below and right).
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International law firm Hogan Lovells receives its clients
on the 21st storey, its best floor. Cool, exposed concrete,
modern high-tech ceilings and bright green designer
furniture make a visual impression (below). Symbolising
a modern, more democratic working world: the partners
of Hogan Lovells do not sit on the executive floor at the
top, but together with their teams on the floors below. All
workspaces are positioned by windows and all offices have
glass walls (right).
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and flat hierarchies,” she adds, outlining the task set. “The opulent
exterior made of stone – by the architect Hans Kollhoff – must work
on the inside as well. Using glass and metal as the dominant materials
ensures this,” she concludes.
The top ninth floor features in addition to employee offices, a kind
of club room with modern service counter. It can be used for events
of various kinds but also as a conference room. An executive floor,
as existed at the company’s head office in Aachen, is no longer to
be found in the building. The three management board members are
distributed on floors seven and eight in the two towers, where the
walls are solid owing to the structural conditions, providing a break
from the glass transparency of the remaining building.
Wooden doors provide good soundproofing, and each office
belonging to a management board member boasts a secretary’s office
behind glass, and an open area for meetings. The furnishings are
identical throughout the building: high-quality materials and colours
predominate, in a modern mix of cherry wood and metal in silver
and white. “Transparency and openness are especially important
to our holding company,” stresses Generali Management Board
Chairman Dietmar Meister, adding: “This should also be reflected in
the interior decoration of our Group headquarters.” Gatermann, the
architect, explains how she realised this wish: “The corporate logo
– Generali red against a silver background – is therefore a visual
theme running through all floors. It can be found in ceiling-high
glass panels, presentational areas, artistic media installations and
art-like installations.”

Photos: HPP Architekten/Jens Kirchner

Access control only at reception

A lot has also happened at the Gerling insurance company since the
once family-owned empire came under the umbrella of the Talanx
Group. The HDI-Gerling Versicherungen executive board members
agreed on a completely glass-covered spatial design concept when
they moved into their new building in Hannover in the autumn of
2011. The workspaces are not newly and uniformly furnished, however:
“We decided to keep the furnishings which had been acquired over
time in the new building. There are varying styles represented here for
that reason”, explains Thomas Emmert, responsible as Talanx Service
Director for the new building. Every management board member,
including the chairman, has a room of six axes with an identical
room depth. They all sit on the top floor. The only extra which the
management board chairman is allowed, is a separate meeting area.
Unlike in the previous building, the HDI-Gerling management board
members use the same lifts as the rest of the staff for all movements.
An access control system is fitted only at the reception. A separate
area has been retained for entertaining guests, where confidentiality is
protected. It lies behind the canteen and is reachable only through it.
Thomas Emmert: “This was a deliberate decision – these are business
lunches and there is no reason to keep them secret. The new spatial
design, the transparency, the degree of democratisation through use of
the same lifts and the same canteen at lunchtime – all this symbolises
HDI-Gerling’s reorientation as a transparent and contemporary company
within the Talanx Group.”
The name Gerling has survived – but the buildings that housed
the monumental headquarters are still vacant at present – including
the office in which Hans Gerling once resided. One day, following
refurbishment, new tenants will move in here. Perhaps with new spatial
concepts and new design ideas for the executive floor.
$
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Show me your desk and
I will tell you who you are
Creating privacy in the far-from-private workspace is an exciting topic, on which the
Köln International School of Design has conducted a comparative field study – with
remarkable results. By Elke Hildebrandt

Surely a record: a study

128

found
personal
items displayed on the desk
of one Taiwanese woman.

My Desk is my Castle

Call centres with no sense of home
Desks in call centres are especially sterile.
Shared with other colleagues, they are therefore
devoid of all but the most essential personal
items, such as a drink or
snack. This Clean
Desk Policy does
not promote
a sense of
belonging –
prompting
criticism
from the
study’s
authors.
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“For working people
the desk is a kind
of home, their own
personal territory.
Sometimes it can turn
into a small stage,
an exhibition area or
a reliquary.”
Uta Brandes, Professor at the Köln
International School of Design

Clichés fully confirmed
Typically female or male? A desk is also a
reflection of personal life, often providing a
ready answer to the gender question: women’s
desks tend to be dominated by pastel shades,
whilst men’s desks feature dark blue, black and
metallic tones. Women prefer soft materials such
as cuddly toys or emotional items such as family
photos. Men, on the other hand, favour martial
arts figures or sports photos.

+++ The next edition of places & spaces will be available in March 2013 +++
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This Italian desk has the finesounding name Tavalo Luigi
XVI. Its special design provides
a perfect illusion: this is not a
modern wooden table which,
thanks to trompe-l’œil effects,
conveys the optical impression of
an antique wooden table. In reality,
it is just made of cardboard!

Colourful chaos is
completely normal
Odds and ends, greenery, knickknacks: on average, more than
a dozen non-work-related items
are to be found on desks, rising
to as many as 40 in Hong Kong.
Asians are used to confined
spaces and like bright things,
a study found.

Photos: Vito Corvasce; Birkhäuser (2); Getty Images (3)

The Köln International School of Design
examined some 700 desks at insurance
companies, banks, administrative authorities,
call centres and design studios. Its study
provides impressive analysis, interesting
essays and many quirky images.
Uta Brandes, Michael Erlhoff (ed.):
My Desk is my Castle, Birkhäuser 2011

Inspiring
exhibition space

Les Grands Prés,
Mons
The shopping centre
Les Grands Prés in
the Belgian city of
Mons has been part
of the portfolio of
the open-ended
real estate fund
UniImmo: Europa
since 2004. The mall is
to be expanded from
almost 18,000 square
metres of sales space
to around 26,000
square metres by the
end of 2014.

Motive und Texte
folgen bis zum 22.8.

Regiopark,
Mönchengladbach
The Regiopark
logistics centre in
Mönchengladbach
with a usable area
of 53,205 square
metres belongs to
the portfolio of
the open-ended
real estate fund
UniImmo: Global. It
was completed in
December 2011 and
is let to the Esprit
lifestyle Group.

Emporio,
Hamburg
The focal point of the
eponymous quarter
is the 24-storey
Emporio tower, which
has been completely
revitalised by Union
Investment, in line
with sustainability
criteria, with the
addition of a new
hotel. The complex
belongs to the openended real estate
fund UniImmo:
Deutschland.
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Engage with next generation
sustainability at EXPO REAL
Dialogue between international experts at the 3rd Sustainable
Investment Conference
An exceptional and exciting opportunity to engage with the latest developments in sustainability.
Visit the 3rd Sustainable Investment Conference to find out more about sustainable real estate
portfolio management and new strategies for involving users and service providers. A further
highlight is the awards ceremony for the 2012 Prime Property Award, which recognises
investors who have implemented sustainable real estate projects in Europe.
9 October 2012, 10.30 a.m. – 1.30 p.m.
EXPO REAL, Planning & Partnerships Forum, Hall A2
Don’t miss it! For full details of the programme, please visit
www.sustainable-investment-conference.com
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