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With 71,500 square metres of sales space, “Forum Mersin” is the largest retail
site in the Mediterranean region of Mersin. The development belonging to the
UniImmo: Global portfolio received the 2009 European Shopping Centre Award
for its architectural and urban design concept.
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Hertie, Woolworth and, since June, Karstadt, too: there
is no point in trying to gloss over the spectacular collapse of three
major retailers. The German department store is experiencing a
major crisis. Those who have followed the trend in other European
countries in recent years will not be too surprised. In neighbouring countries the conventional department store has long since
surrendered its dominant position as a customer magnet. Just as
customers have turned their backs on these stores, so they have
turned to another concept of comprehensive product presentation:
the shopping centre.
American-style shopping malls have experienced a meteoric rise
in Europe in recent years. In Germany alone, the number of large
shopping centres increased more than fivefold between 1990 and
2008, according to the Cologne-based EHI Retail Institute, from a
mere 88 centres in 1990 to almost 450 by November 2008. The
success of the idea of combining individual, independently operating retailers under one roof but managing the leased units centrally,
and establishing the concept as a brand is also winning over institutional investors. Well-managed shopping centres in a central
location are regarded as a comparatively safe investment – even in
times of financial and economic crisis.
Success does depend on many factors, however, and is certainly
not a foregone conclusion. Many an investor knows from painful
experience that strong sales and high tenant satisfaction are not to
be achieved merely with a functional building and ample parking. A
shopping centre is based, instead, on a complex interaction between
internal and external effects. The times when unimaginative shopping centres sprang up on greenfield sites are therefore long gone.
What counts today is the creativity of developers and operators
and the willingness to adapt to the changed market conditions. The
focus has therefore shifted from short-term to longer-term trends
which are set to leave a lasting impression on the retail landscape.

Modern marketplaces
Shopping centres are defying the downturn and among the most interesting investment properties for
institutional investors. In order to generate a good long-term yield, shopping centres must above all offer
a special shopping experience. By Christiane Harriehausen

The architecture of
the “Rhein-Galerie”
in Ludwigshafen is
spectacular. The shopping
mall in which Union
Investment is investing
€220 million is set to
open in 2010.

Photo (visualisation): Union Investment/Picture Factory Schmidt + Würfel

Sustainably crisis-proof
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“A shopping centre is a modern marketplace,” says Josip Kardun,
Managing Director of the Hamburg-based ECE, which specialises in
the development and management of shopping centres. You have
to appeal to customers on an emotional level, he adds. “This is not
just a matter of the real estate itself but more importantly of factors
such as the quality of the shopping experience, family friendliness,
standards of service or a particular theme under which the centre
is designed, all of which give it a unique selling point,” explains
Kardun. In short, a shopping centre has to be sustainable, but in a
broader sense without being reduced to environmental topics alone.
“In the case of a sustainable shopping centre, we are not just talking
about the consumption of materials or energy. At least as important is a shopping centre’s impact on its environment,” says Kardun,
warning against treating sustainability purely as a marketing tool.
“Authenticity and credibility are rewarded by customers. Yet this functions only if shopping centres offer architecturally integrated solutions
and see themselves as part of the retail landscape.” The ECE expert
knows that work on a good shopping centre is an ongoing process.
“Shopping centres are management properties: they have to be very
versatile and have to develop like an inner city that has grown over
time.” The reward for this is relatively crisis-proof sales. “In a difficult
economic climate, well-managed shopping centres can usually hold
their ground better than the rest of the retail trade,” notes Kardun
from his own experience. This view is also endorsed by Christoph
Meyer, a member of the Management Board and Head of Retail 
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Investment at the property consultancy Atisreal: “During difficult
times the consumer is even more selective when deciding whether
or not to buy a product. They choose the shopping outlet that particularly appeals to them. And for many consumers this means clean,
carefully planned and well-managed shopping centres.” Yet even
with shopping malls, all that glitters is not gold. “There are a number
of shopping centres in Germany with problems. These include delays
with refurbishment plans, deficiencies in the retail mix or a lack of
ideal anchor tenants. As Meyer notes, “There are a fair few challenges for investors and developers to tackle here.”

fact that the German market is not so fast-moving and volatile,”
explains Christoph Meyer. Overall, investors have become not only
more critical and demanding but also more price-sensitive. There are
virtually no foreigners at present in the German property investment
market, Meyer notes, adding, “Owing to the difficult funding situation, conservative investors with long-term investment strategies as
well as pension funds, insurance companies but also open-ended
real estate funds are now active again as buyers.”
The consequences of the insolvencies of such major department
store chains as Hertie or Karstadt are likely to ensure further movement in the investment market. “The changes in the department
store market will present the property industry with many challenges,” Meyer predicts. He is currently working on the sale of Hertie
outlets in Germany and is registering good demand for the stores.
“The reason for this is that the prices ranging between €2 million
and €12 million per sales outlet are relatively low compared with
shopping centres,” he notes.
The department store crisis is also preoccupying Management
für Immobilien (MFI), a german company, which not only advises

Movement in the investment market

The crisis has, however, dampened the inclination to buy among
property investors much more than among consumers. In the
European property investment market for shopping centres, the
transaction volume has declined markedly in all countries compared
with the exceptional years of 2006 and 2007, albeit with differing
intensity. In the UK especially, sales have slumped whilst the German
market has emerged relatively unscathed. “This is chiefly due to the

Five countries dominate Europe’s shopping centre map
The UK has the highest shopping centre density of the “Big 5”

Number of shopping centres (25 each)
planned shopping centres (up to end of 2009)
10 the largest shopping centres in the “Big 5” (by rank)

273 m 2

a the largest shopping centres in Germany*

1 Gateshead
Liverpool
4 9 Shefﬁeld

Shopping centres in Europe
Distribution of shopping centre retail space in per cent
“Big 5” 64%

760

23

2 Dudley

137 m 2

UK (GB)

UK 17%

6 3 Dartford
London

France 15%

c Wildau

a Bochum

b Günthersdorf
Germany 11%
Italy 11%
246 m 2

Spain 10%

7 Thiais (Paris)

The largest shopping centres in the “Big 5”
Retail space in 1,000 m2
1

Metrocentre (GB)

190.5

2 Merry Hill Centre (GB)

159.6

3

Bluewater (GB)

153.3

4

Liverpool One (GB)

151.4

5

Parquesur (E)

151.2

6

Westﬁeld (GB)

150.0

7

Belle Epine (F)

141.0

8

Porta di Roma (I)

139.2

9

Meadowhall (GB)

135.0

10

Cap 3000 (F)

134.0

10

Xanadú (E)
0

50

100

134.0
150
200

Source: JLL, as at: December 2008; Image Marketing, as at: June 2009
(“The largest shopping centres” overview does not claim to be complete.)
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447

48

Germany (D)

780
230 m

20

investors and operates shopping centres, but also develops such
centres itself. However, as CEO Matthias Böning knows, not every
department store can be converted into a viable shopping centre.
“When former department stores are for sale, the potential investor
must carefully examine whether the location is suitable for retailing and which format can be successfully established there,” says
Böning. How such a conversion can work is exemplified by the
“Wilmersdorfer Arcaden” in Berlin, which has emerged from the
former SinnLeffers store, a Karstadt multi-storey car park and some
additional vacant land. “It should not be forgotten that the cost of
such a project is roughly that of a new development,” warns Böning.
He expects that as the department store crisis continues more retail
space will come onto the market in local German communities. “This

is a great opportunity but also a great challenge because keeping
the location or redeveloping it will not be worthwhile in every case.
We are therefore anticipating major changes in the German retail
landscape,” Böning concludes.
Yet what are the investors that are currently dominating the
market paying particular attention to? “Above all anchor tenants,”
notes Christoph Meyer of Atisreal, adding that, “If two or three major
companies can be named, this gets capital investors interested.” The
operator and the size of the planned shopping mall also play an
important role. This is because centres of insufficient size can be
squeezed out: “If a capital investor acquires only the second-largest
centre in a region, there is the risk that the larger centre may undermine his business. For that reason the investor will always seek to 

France (F)

2

198 m 2

10
Nice

Leganés 5

Photos: Roland Halbe/arturimages

Shopping centre retail space per capita

Just ﬁve countries account for almost two-thirds of the shopping centre retail
space in Europe. Yet the differences are great. Whereas statistically for every
Briton there are 273 square metres of shopping centre space, in Germany there
are “only” 137 square metres.

Other 36%

The “Eastgate”
shopping centre in
the Marzahn district
of Berlin offers
1,600 metres of
shop window front.

10 Madrid/Arroyomolinos

8 Rome

Small centres predominate
Sizes of existing shopping centres, in brackets planned centres up to the end of 2009
over 20,000 m2 to 80,000 m2

up to 20,000 m2
Germany

223 (25)

216 (23)

France
505

Spain (E)

31

651

68

Italy (I)

579 (11)

UK
Italy

* a) Ruhr-Park – 127,000 m2, b) Nova Eventis – 125,000 m2, c) A10 Center – 121,000 m2

200

300

400

20 (2)

196 (31)

327 (14)
100

7 (1)
260 (10)

450 (37)
0

8 (0)

194 (8)

480 (11)

Spain

over 80,000 m2

5 (0)

166 (16)
500

600

0

100

200

12 (1)
300

0

100

Source: JLL, as at: November 2008
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acquire the biggest centre in the region.” This does not always have
to be in a major city: “There has now been a rethink, because with
shopping centres the macro-location is not the key issue,” explains
Meyer. The crucial factors are the number of potential customers and
the purchasing power in the centre’s catchment area. “The situation
can sometimes be better in a small town than in a city where the
next shopping centre is only a few kilometres away,” Meyer notes.
For Martin Mörl, Managing Director of Pirelli Re Asset
Management Deutschland, a city location is, however, one of the
most important factors when making an investment decision. “The
trend is towards an inner-city shopping centre offering a holistic
shopping experience,” remarks the expert. However, these locations
often involve compliance with very complex planning procedures
and architectural requirements. “Moreover, there are usually space
restrictions in force to protect the existing retail sector that has
developed over time,” he adds, outlining the possible obstacles to
new developments.
The requirements on management have also increased. “In
particular, asset and property management now have to comply
with international standards in terms of reporting, controlling and
financial planning,” says Mörl. New challenges also have to be faced
in letting management, because consumer requirements in relation to the tenant mix have risen as a result of keener competition,
he concludes.

and a less volatile investment, as well-managed shopping centres
with low vacancy rates promise regular rental income.”
In France, however, investors need to be patient, notes the Jones
Lang LaSalle expert Anke Haverkamp, describing the situation in
Germany’s neighbouring country. “There have been comparatively
few transactions in the French shopping centre market in recent
years. The opportunities for foreigners to purchase properties here
have been few and far between, generally because they find it
hard to keep pace with the French SIICs, Sociétés d’Investissements
Immobiliers Cotées (listed real estate investment companies), meaning the French REITs. Thanks to the tax advantages they are able to
operate in the market more effectively.”
Following the sharp price correction in the UK, the expert is
observing a sideways movement in this market at present. Many
investors, especially those from abroad, are now trying to get into
UK market again. Union Investment Manager Volker Noack remains
more cautious, however: “The rents in the UK may be comparatively
high but the tenants do not have to report sales. In an economically difficult climate this means a higher risk for the landlords.”

Imported from the USA
The idea of the shopping centre is a simple one: independently
operating retailers offer a diverse range of merchandise under
one roof in an established city centre environment. Unlike in a
traditional retail location, however, the centre’s operator liaises
between the owner of the space and their tenants. It provides
the best possible mix of tenants and range of products – thus
ideally ensuring sustained economic success for retailers and
landlords alike.
The concept comes from the USA, where the shopping mall
of today first began more than 70 years ago. The first “real”
shopping centre was established in 1956 near Minneapolis in
the US state of Minnesota: the “Southdale Center” combined
many shops in one building. Germany’s first shopping centre
was the “Main-Taunus-Zentrum”, which was opened in 1964
in Sulzbach near Frankfurt am Main. The 700,000-square-metre
“Berjaya Times Square” in the Malaysian capital Kuala Lumpur
is regarded as the world’s largest shopping centre. Europe’s
largest shopping centre, at some 200,000 square metres, is the
“Mega II” in Moscow, closely followed by the “Metrocentre”
located in Gateshead in the northeast of England.

Investors coming back into the fray
The UK’s shopping centres are in rising demand again among institutional investors, after the market has been
badly hit by the financial crisis. By Sara Seddon-Kilbinger

Sharp price corrections in Europe

as France, the Benelux countries and Germany are right at the top
of purchase lists,” says Haverkamp. “We are hoping to be able to
invest in the core markets of continental Europe, such as Germany
and Belgium, in the coming months. There are some good properties on the market here at present,” notes Volker Noack, responsible
for Fund Management at Union Investment Real Estate GmbH,
Hamburg, confirming this observation. In recent years, the proportion
of shopping centres in fund portfolios has continually increased, he
continues, adding, “Shopping centres are comparatively crisis-proof

Photos: ATP Architekten/Thomas Jantscher; Union Investment

Those investing in Europe are focusing on quality products, observes
Anke Haverkamp, Head of Shopping Centre Investments with the
Jones Lang LaSalle property consultants. “Anything with a flaw is
punished,” is how she describes the situation. Above all, properties
with slight risks are currently falling in value owing to the investor
profiles. “The risk discount which had reduced significantly in recent
years is now returning to a normal level, with risks being assessed
more harshly.” In addition, investors prefer countries with favourable economic conditions and stable political systems. “Primarily,
the established and transparent Western European countries such

The “Atrio” in Villach is a model in energy efficiency and
the largest shopping centre in Carinthia, Austria.
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The “Lago” in Constance belongs to UniImmo: Global and
combines shopping, cinema, a gym and apartments.

Capital investors in Spain and Portugal have been acting cautiously,
observes Anke Haverkamp, because confidence is lacking in these
countries’ economies. Owing to a lack of investor interest, however,
a very sharp price correction has taken place here, resulting in attractive investment opportunities once again. The markets have also
changed in Central and Eastern Europe. “Whereas Russia initially
appeared untouched by the crisis, this market has caught up with
the trend within two to three months. In particular investors from
Western Europe are now behaving more cautiously in this market,”
notes Jones Lang LaSalle expert Haverkamp. All in all, interest is
tending to focus on the larger markets such as Poland and the Czech
Republic. Owing to its economic problems there is less emphasis on
Hungary at present. “There has been a very mixed response among
yields in European markets but an upward movement has been registered everywhere. Whereas the yields in 2007 were in the region of
at least four per cent, they have now reached 5 to 6 per cent again.”
Haverkamp is not expecting further increases, however. Generally, it
has been demonstrated, she notes, that in countries with historically
stable economies the property markets remain relatively stable 

The UK shopping centre sector is slowly
starting to get its mojo back. With the deal
volume in the first quarter already up on the
same period last year, investors are starting
to come back into the fray.
There were £877 million in shopping centre deals in the first quarter, up from £329
million in the first quarter last year, according to Charlie Barke, a partner in the capital
markets group at Cushman & Wakefield in
London.
The biggest deal so far this year was
British Land’s sale in February of a 50 percent
stake in the Meadowhall shopping centre in
Sheffield to London & Stamford Property and
an unidentified partner for £587.7 million
(see graphics on page 6). The 135,000 square
meter centre, which was the single biggest
asset in British Land’s retail portfolio, has long
been regarded as one of the best out-of-town
regional shopping centres in the UK.
Earlier this year, in June, Hammerson
sold a 75 percent stake in its Bishop’s Square
development in Spitalfields, London, to the
Oman Investment Fund for £445 million. The
scheme comprises 71,900 square meters of
office space and almost 5,000 square meters
of retail space.
And there are some other interesting
centres up for grabs. Financial services group

Aviva has put a 50 percent stake in its Bentall
shopping centre in Kingston-upon-Thames
in London on the market. The stake, which
is likely to appeal to both international and
domestic buyers, could sell for as much as
£100 million, according to those who track
the market.
“We are in discussion with a number of
both domestic and international investors
and hope to conclude a deal sometime this
summer. We are selling this centre as part of
our diversification strategy,” says Aviva’s UK
head of retail, Chris Paterson.

Prices fell by up to 50 percent

However, the deal volume in the UK has fallen
considerably since 2004, says Robin Coady,
director and head of retail and leisure investment at Jones Lang LaSalle in London, from
more than £8 billion in 2004 to around £5
billion in 2007. Last year, as the credit crunch
intensified, deals fell to less than £2 billion,
he says. “The turnover in capital markets has
fallen pretty dramatically in the past twelve
months”.
Unsurprisingly, prices for commercial
shopping centres have fallen by up to 50
percent since 2006. Yields have moved out
to around 8.25 percent from just under 5
percent in 2007, according to Jones Lang

LaSalle. Rents are falling and will likely fall an
additional 25 percent to 35 percent over the
next three years, Coady says.
The market has been badly hit by 49
retailers going into administration last year,
coupled with an additional 20 administrations so far this year. “The impact on the
development pipeline has been massive.
Many schemes have been shelved,” Coady
adds.
Nevertheless, there is an upside: construction costs have fallen by up to 15 percent in
the past year, due to a drop in both labour
and material costs. And investors are starting to sniff around, says Barke of Cushman
& Wakefield. “I think we’ve seen an improvement in investor interest in the past six weeks,
due to a growing consensus that the market
represents good value for money and that it
may now have bottomed out. Most investors
want UK retail in their portfolio,” he stays
confident.
In addition to domestic pension funds,
European and US opportunity funds – as well
as German open-ended funds – tend to target UK retail, says Coady of JLL. “But there
are a lot of frustrated buyers out there due
to a lack of bank debt. There are only two or
three banks, including Santander”, he adds,
“which are prepared to lend on this”.
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Barcelona, which is regarded as the industry’s barometer, has shown
that the discussions now primarily involve new energy sources,
green buildings, creative concepts and the necessary refurbishment
of existing properties. The industry is also addressing the issue of the
future of department store chains, because many shopping centres
have a department store branch as an anchor tenant or are looking
with interest at appropriately sized properties of department store
groups in prime inner-city locations.
The expert regards a stronger customer focus and customer loyalty as offering shopping centres great opportunities. Additionally,
new marketing methods and intelligent use of modern media are
required. “The customer now needs a greater incentive, such as a
voucher transmitted to their mobile by SMS,” believes Jung. Even a

Since early September the “Mercado” in Hamburg-Altona
is part of the portfolio of UniImmo: Deutschland.

even in economically difficult times. “We have now seen most price
corrections. Anyone buying now can certainly expect an appreciation
in value over the next three years,” she predicts.
But what will the shopping centre be like in ten years’ time?
The answer is certainly not “more space with almost always the
same tenants”, which was long regarded as a safe recipe for a
solid yield. In order to find an answer to this crucial question, the
German Council of Shopping Centers (GCSC), which represents the
industry’s interests in Germany, commissioned a study from the
renowned Swiss Gottlieb Duttweiler Institute (GDI), which is due to
Property yields comparison
Yields from rental income and capital appreciation in the “Big 5” in per cent
Shopping centre

20
15 16.4
14.3

10

16.3
13.3

Ofﬁce

Logistics

14.8

11.1

10.3

5

8.3 8.6

0
2005

2006

2007

Source: IPD, as at: November 2007

Types of use in open-ended real estate funds*
Share in per cent, rounded
Other 7%
Industry 4%
Hotel 4%
Retail** 20%

* Share of real estate assets in retail investment funds ** all retail space
Source: BVI, as at: 31.12.2008
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Ofﬁce 65%

The “Docks 76” shopping centre opened in Rouen last
April – directly on the banks of the Seine.

be published this autumn. The initial findings have been released
in advance. Experts forecast that the gap between available retail
space and square metre productivity will widen further. Shopping
centre planners and commercial property strategists will therefore
have to have a rethink in order to remain competitive.
In the view of the research institute, the key topics of the future
will include the clear positioning of retail properties and the link
between urban life and nature. The GDI’s experts regard the task
of transporting the topic of nature into an urban context as a special challenge. If retail properties succeed in combining these topics,
which appear contradictory at first glance, in a coherent and credible
way, they will also succeed in attracting the consumers of tomorrow.
Just as important will be the intensive contest with cyberspace and
the Internet and the new marketplaces and shopping realities they
create. Experts predict that in spite of the success of e-commerce
the consumer will continue to want to see, hear, smell and taste
“real things”. A change in values and crumbling confidence in the
major players of the retail landscape also offer opportunities for the
individualists which could create a new diversity. In order to reach
the consumers of the future the retail trade would have to be more
flexible and accessible generally, the study’s findings conclude.

Setting the right course at the right time

GCSC Management Board member Stephan Jung knows how important the debate over these trends is. “It is important to our members
to set the right course at the right time because many aspects of the
retail landscape are changing rapidly. Following the ‘size matters’
motto has become a thing of the past,” he stresses. The European
conference of the International Council of Shopping Centers (ICSC) in

shopping centre TV channel is a possibility, in this view. In his eyes,
the shopping mall of the future will develop into a kind of “third
place”. He therefore sees offering an extension of the gastronomic
and cultural attractions on offer as a further challenge for the
industry. “The shopping centre can and should be a stage on which
the customer is the leading actor,” he sums up. It is important,
however, not to create an artificial world. There are now very many
examples of successful projects. For instance, an extensive exhibition of sculptures at the “Oriocenter” in the Italian city of Bergamo
attracted an additional million visitors while boosting its retailers’
sales by some €28 million. This benefited the city as whole, as well
as demonstrating the vigour and diversity of the European shopping centre scene.


“Shopping centres are not carefree all-rounders”
Frank Billand, Member of the Management Board of Union Investment Real Estate GmbH, talking about the
opportunities and risks involved in shopping centre investments
What makes a shopping centre interesting
to investors from the yield/risk perspective?
Shopping centres are the stability anchors in
a property portfolio, the reasons being their
comparatively low vacancy rates and risk of
rental loss. This is based on the assumption
that they have a sound tenant structure and
a sufficient catchment area, as well as being
well located and professionally managed.
When making a purchase we pay particular
attention to these criteria. The vacancy rate
in our shopping centre portfolio – comprising 21 centres extending from Germany
via Belgium and Spain to Turkey – is under
2 per cent. Another big advantage is the
large number of tenants from different
sectors. In contrast to an office building,
the owner benefits from this inherent
diversification.
What is your acquisition strategy and what
are your plans for this year?
Over the past three years, we have expanded
our portfolio chiefly through the acquisition
of projects because there were virtually no
existing properties at realistic prices. With
the financial crisis the picture has suddenly
changed: whereas during boom times shopping centres were sold with yields of 4.5 per
cent, the net initial yields in prime locations
are again between 5.5 and 6.25 per cent.
Moreover, there are only a few equity-rich
competitors in Europe at the present time.
We are particularly interested in existing
properties in Germany, France, the Benelux
countries and Italy, where prices may not

have undergone the sharp correction seen
in the UK. However, these countries have
proven to be sound locations owing to their
restrictive approval practice and macroeconomic stability. We are planning to invest
some €750 million this year, the aim being
to increase the shopping centre share in our
funds from the current average of around
25 per cent to 30 to 40 per cent in the
coming years.

from our perspective. It therefore makes
more sense in the long term to buy a highquality property with rents in line with market conditions and to have planning certainty. Most of our properties are in mediumsized centres with interesting catchment
areas. From the investor’s point of view,
the move away from greenfield shopping
centres and towards concepts integrated
into city centres is also to be welcomed.

How crisis-resistant are shopping centres?
Well-managed and positioned shopping
centres are performing steadily with rising
market shares compared with the conventional retail sector. In 2008, the sales of tenants in our centres rose by another 2.8 per
cent. However, the crisis is leaving its mark
on shopping centres. We have to gear up for
more intensive work on our existing properties. A shopping centre is not an allround
carefree product but is being continually
put to the test. This means strengthening
existing locations through expansion and
refurbishment, as has already been happening at “Quaree Wandsbek” in Hamburg or
the “Allee Center” in Remscheid.

The interview was conducted by
Christiane Harriehausen.

Where do you see interesting future
markets?
One of the key issues with shopping centres
is having a viable catchment area, with less
emphasis on the specific country involved.
A licensing policy which is too liberal, for
example, and does not take account of
existing properties, harbours many risks

Frank Billand (55) has been Member
of the Management Board of Union
Investment Real Estate GmbH since
2003 and his responsibilities include
shopping centre investment.
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In London’s financial
district – shown here
the Swiss Re Tower,
known as “The Gherkin”
– the consequences of
the property crisis are
particularly evident.

Accurate valuation
Valuing a property is one of the key elements of professional property investment.
But the debate about valuation methods is a mock battle. By Anne Wiktorin
In the perfect market, economists argue, everything
is quite straightforward: the quality of each product is fully comparable; the customer’s personal preferences play no part whatsoever in the decision to purchase and you can acquire the desired
product at any time and in any place. So nobody needs to argue
about the “fair” price of a product. It forms of its own accord and
ends up where supply and demand meet on equal terms. Since complete market transparency prevails in this ideal world, no buyer will
accept a higher than reasonable price. Conversely no seller would
settle for a lower than reasonable price – why would they? But it
is no surprise that during a downturn in the real economy we are
far removed from the ideal. Even half a pound of butter from one
and the same dairy is offered at a different price in the supermarket
to the delicatessen round the corner. And then again: what do you
mean by butter? These days even the different varieties of this classic staple often fill whole metres of supermarket shelves, with prices
differing by as much as 100 per cent.
In brief: there is more than just one price for every product
because our world of merchandise is diverse and not homogeneous,
our purchase decision is influenced – to a greater or lesser degree
– by emotion and individual preferences, and even in the most transparent markets it will never be possible to have all the information
about prices and terms and conditions of all goods traded as the
ideal would require.

Photo: Christian Heeb/laif

An imperfect market
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Yet it is worth taking an excursion into theory in order to understand
how the property market ticks – and why precisely in that market
particular professional skills are required to get the “right” price for
the “goods” traded. For in contrast with the stock exchange and
currency markets, which come comparatively close to the ideal of the
perfect market, economic theorists consider the property market to
be one of the most imperfect markets there is. The reasons for this
are obvious. Like no other goods, properties are tied to their location;
no one building is like any other and every purchaser or user judges
the qualities of a building according to their own individual benchmarks. This makes the pricing process correspondingly complex, with
a “fair” market value for a building emerging at the end of it.
For property owners and investors who acquire and manage real
estate on behalf of private and professional investors, then resell
it at the best possible time, the question of determining the right
market value for their properties is naturally of particular importance. Ultimately, the commercial success of the capital investment
is measured by the increase in value of the underlying assets, as
even bricks and mortar are called in technical jargon. In principle
this applies to the listed real estate companies and their cousins, the
tax-advantaged Real Estate Investment Trusts (REITs), just as it does
to the German open-ended real estate funds. For these, however,
the valuation plays a particularly important role for two reasons:

firstly, because the prices of the fund holdings and their long-term
development are largely determined by how the value of the portfolio properties develops (see page 24, Ask the experts: unit price);
secondly, because investment management companies, which set
up open-ended real estate funds, are regulated by the Investment
Act and therefore undertake to have their properties regularly valued by independent, external experts licensed by Germany’s Federal
Financial Supervisory Authority (BaFin), and also to have the purchase price negotiated in acquisitions checked by such an expert.
This serves to protect the investor in particular: “The correct market
valuation of the properties belonging to open-ended real estate
funds is of vital importance in protecting the investor,” believes Uwe
Ditt, Chairman of the Federal Association of Real Estate Investment
Experts (BIIS). This association comprises experts who are licensed
to work for German investment management companies under the
terms of the Investment Act. The BIIS currently has 103 mem- 

How property investors get valuations
Be they agents, portfolio holders or investors: capital and
investment management companies whose core business is
real estate have to get their assets assessed regularly. But
listed companies are subject to different rules from open-ended
real estate funds.
Property companies and the tax-advantaged Real Estate
Investment Trusts (REITs) are subject to the general accounting
regulations for listed companies. Since accounting records
are usually kept in accordance with the IFRS international
standard, properties are valued at their current value, known
as the fair value. The assessment is carried out by independent
surveyors, who value the properties at least once a year.
This arrangement also applies to open-ended real estate funds,
which are, however, governed by the Investment Act. This stipulates in §77 that all properties must be valued regularly,
meaning at least once a year, by independent surveyors licensed by the Federal Financial Supervisory Authority (BaFin).
There is also an obligation to appoint panels of surveyors,
the composition of which is closely regulated. In addition,
legislators have stipulated that the chief and assistant valuers have to alternate on a regular basis and how this should
be done. In the case of property acquisitions, these valuers
have been left on the sidelines by the revised Investment Act:
purchases have to be assessed by separate surveyors to confirm
their appropriate market value.

places & spaces 2/2009

13

bers, who together value properties worth more than €250 billion
annually, of which open-ended real estate funds, including special
funds for institutional investors, account for €90 billion. At Union
Investment alone more than 200 properties are valued every year
by the six surveyors who work there. “The regular valuation of fund
properties by independent surveyors is very important to the investors because changes in value have a direct bearing on their yields,”
says Reinhard Kutscher, Chairman of the Management Board of
Union Investment Real Estate GmbH, Hamburg.

Professional all-rounders

“Our work has changed markedly in the last ten years,” reports
Eberhard Stoehr, publicly appointed and sworn evaluator and practising BIIS member. He values fund properties for many companies,
including Union Investment. Since open-ended real estate funds
invest more capital in property abroad than at home in Germany,
German surveyors also operate internationally. Whether in Europe,
America or Asia, indeed wherever property is bought with the money
of German investors, German surveyors are involved. “We cannot
manage without the support of our local partners but we also have
to build up the relevant know-how in our own offices,” explains
Stoehr, describing the growing demands on the profession. For that
reason, the professional valuers of commercial property have not

International valuation standards
Property investors operating worldwide expect uniform
procedures for appraising the value of their investments.
There are three standards in use in Europe and around
the world.
WertV. The German Valuation Ordinance (Wertermittlungsverordnung – WertV) is used to determine the market value
of a property in Germany. Independant surveyors may choose
between the comparative value, real value and gross rental
methods, the latter being used to calculate values for openended real estate funds. The main parameters are the longterm achievable rents and the capitalisation interest, which
indicates the customary yield on a property.
Red Book. Published by the Royal Institution of Chartered
Surveyors (RICS), this is perhaps the most widely used set of
rules in property valuation. The RICS requires its members to
carry out valuations on the basis of and in accordance with
the Red Book. This “Valuers’ Bible” does not stipulate which
valuation method should be used. That is a matter of free
choice. Only the requirements on qualifications, independence
and the proper execution of the instruction are binding.
Blue Book. Published by the European umbrella organisation
of property valuers, Tegova, this resembles the RICS model
not only in its title. The “Blue Book” summarises the
international valuation standards by which members from
22 European countries and the USA are to be guided.
www.biis.info; www.rics.org; www.tegova.org
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been working solo for a long time now, supported as they are by
qualified colleagues, who help with such tasks as the evaluation of
current market data. “We have to be all-rounders,” emphasises the
Berlin-based valuer. Specialising in a single sub-market, for instance,
is not practicable since the open-ended real estate funds work on
establishing broadly based portfolios in terms of types of use and
regions so as to spread the risks involved.
The principle of collective responsibility ensures the greatest
reliability in calculating market values: three surveyors form each
panel and the evaluation made by the main surveyor must, according to law, be checked by two colleagues and jointly signed by them.
“We deal intensively with many international markets, meaning that
the meetings of the panel actually form part of an ongoing process of mutual pooling of knowledge and experience,” says Stoehr.
Arguments about markets and how to assess them do figure in their
professional discussions: “Of course there are differences of opinion about individual valuations,” notes Stoehr. These are thoroughly
discussed, and if necessary individual valuations are also checked
before year-end, in order to take account of changes specific to the
individual market or property, he concludes.
In spite of the professionalisation of this sector and more extensive legal requirements, recently revised with a view to improving
investor protection, the subject of property valuation repeatedly
attracts the attention of critics. In recent years the international valuation business has frequently argued about whether and by which
methods the fair market value of properties can be calculated. “Many
colleagues in other countries believe that their method of valuation
is better than the German approach,” says Andrew Groom, head of
the Valuation Advisory team at Jones Lang LaSalle Deutschland. The
property evaluator is a member of the Royal Institution of Chartered
Surveyors (RICS), the world’s most renowned professional association of property specialists with approximately 140,000 members in
more than 120 countries. The argument about methods may well
be a popular one but basically it is overstated: “Of course there are
different valuation methods. But they are really only of theoretical
interest. Ultimately, there is a market value – which is independent
of the method used,” says Groom.
Whether the German gross rental method is applied in accordance with the German Valuation Ordinance, or the Anglo-American
mark-to-market valuation based on the discounted cash flow (DCF)
method does not matter in practice, agrees BIIS Director Gernot
Archner, adding: “A valuation method does not make a value. That is
created solely by the market.”

Overheated prices

But that market, as we well know, is currently anything but healthy.
Worldwide prices and rents for commercial property are on the slide
owing to the global financial crisis and the resulting recession in the
real economy. Losses in market value of 50 per cent within one year
were reported by property consultancy CB Richard Ellis at the end
of Q1/2009 for some high-end office locations in London’s West
End and the City. Whilst this has dragged public limited property
companies around the world into a downward spiral, the unit prices
of open-ended real estate funds have proved astonishingly stable.
For the current year, the analysts at Feri Eurorating Services still
expect to see an average fund yield of 3.5 per cent, with individual
funds ranging from 2 to 5 per cent. But if the value of a property is
created by the market, as BIIS Director Archner says, how can the
open-ended real estate funds decouple themselves from this mar-
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Wherever a German investor acquires a property, it will be valued by independant German property surveyors
– even at bustling Times Square in Manhattan.

ket? Moreover, are German property surveyors valuing fund properties less “honestly” than their colleagues who are guided by other
standards and practices? “No,” says Wolfgang Kubatzki, a member
of the Feri Eurorating Services Management Board and responsible
for its Real Estate department. “Purchase prices on property markets may have fallen around the world but so far there have been
major downward revisions in only a few property portfolios,” he
notes. According to Feri studies, a change in property prices usually
has on average only a 25-per cent effect on the market values of
fund properties.
So does German valuation practice, which above all takes
account of the long-term rent achievable and largely cancels out
overrating and underrating on the markets, arrive at different market
values from the Anglo-Saxon model? Here too there is a resounding
‘No’: the price crash was the result of the overheated markets during
the period from 2005 to 2007, explains BIIS Chairman Uwe Ditt.
“That boom with all its price excesses was driven by seemingly inexhaustible liquidity.” Thanks to the generous banks properties were
Receding rents in Europe’s ofﬁce markets
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acquired almost without equity capital, with above-average rental
expectations driving prices even higher. “A few valuers gave them
their blessing as representing ‘fair value’,” says Ditt – a mistake for
which many an investor is still paying dear now.

Signs of a rethink

Open-ended real estate funds are not affected by this: they are classic private equity investors. If they use outside capital for financing
at all, then only for the smaller proportion of their acquisitions and
even the law stipulates that borrowing may not exceed 50 per cent
of the purchase value. In the overheated bidding war of the last
few years, the German investment management companies were
often – and deliberately – outbid. Instead of acquiring overpriced
properties on overheated markets, many of these companies seized
the opportunity to purge their portfolios through targeted sales. The
recent good performance of open-ended real estate funds can be
ascribed to this anticyclical investment behaviour. This will pay off in
future too: having refrained from purchasing in overheated markets
and having adjusted their existing property values to the higher price
levels only moderately, the need to downgrade values now should
be less than that of less risk-averse investors.
The valuers themselves can now see the advantage of this conservative approach. Gernot Archner certainly sees the first signs of a
rethink. At the beginning of June this year, when the property world
convened in Barcelona for the annual European property investment
conference organised by the independent IPD research institute, new
voices were to be heard, he reports. “For years German valuers were
on the defensive internationally, but this year it was different for the
first time.” There were signs of a genuine interest in the German way
of arriving at valuations. In the meantime the RICS is considering
introducing the title of “Chartered Valuer”, which would have to be
renewed every three years on submission of the relevant proof of
qualification. Evidently they see a need for action: the reputation of
the industry is in need of improvement, they say. However, there is
one thing that cannot be changed: perfection on the property mar
ket will remain an illusion.
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Buoyant alpine countries
Germany’s neighbours Austria and Switzerland are weathering the crisis well
thanks to moderate building activity. By Miriam M. Beul
When Russian President Vladimir Putin paid a state visit
to Vienna in the summer of 2008, some restaurateurs took the opportunity to put “Put’ngeschnetzeltes”, the Viennese specialty of turkey
in white wine sauce, on their lunch menus. A typical Viennese gesture
– black humour with a liberal dose of gallant irony. The city on the
Danube certainly has something to smile about this year. In a survey
conducted by the international consultancy Mercer about the quality
of life in 215 major cities worldwide, Vienna came out on top for the
first time. The leader in recent years, Zurich, was ranked second, followed by Geneva and Vancouver in third and fourth places. In order
to assess quality of life Mercer made assessments based on 39 criteria

The “Florido Tower” in Vienna
marked Union Investment’s first
purchase of an office building
in the Austrian capital in 2007.

from the perspective of international group employees who had been
posted abroad. The German management consultancy Roland Berger
also scrutinised Central and Eastern European capitals in the spring
of 2009, evaluating them on the basis of six criteria. With 89.9 points
from a possible 100, Vienna also won in this contest.
The many international plaudits cannot hide the fact, however,
that the crisis has also arrived in Austria. It has been raging among
Austria’s banks owing to their close ties with Central and Eastern
Europe, but merely blowing a cool breeze in the real economy thus
far. The office markets – especially Vienna’s – have got off lightly to
date. “Crisis-related corporate restructuring is reflected in vacancy

rates only to a small degree because developers put on the brakes
early enough,” says Michael Ehlmaier, Managing Director of the EHL
Immobilien real estate agency, formerly CPB Immobilientreuhand. This
year, some 195,000 square metres of new office space will be built,
down about 10 per cent on 2008. “A great number of projects that
were due to start may well be postponed, scaled down or cancelled,”
says the property consultant. The proportion of unused space in Vienna
will therefore come to barely more than 5 per cent by year-end. The
prospects for the few new projects are being assessed as good accordingly. Local real estate agents are reporting almost full occupancy for
the “Euro Plaza” (phase four), “Solaris” and “Viertel Zwei” buildings,
which were all completed in 2008.

Vienna as the heavyweight

“Companies are turning their backs on older buildings and demanding new-builds with state-of-the-art technology,” according to Rainer
Eichholz, Chairman of the Board at Hochtief Projektentwicklung. The
Essen-based company has been active for many years in Vienna, where
they are currently completing the “Marximum” office complex in the
suburb of St. Marx, in the city’s eleventh district. The five seven-storey
buildings offer some 40,000 square metres of office space. The fact
that the Austrian Energy Agency conferred GreenBuilding status on the
“Marximum” in June – even before its official opening – is viewed by
the Germans as an additional success. Projektentwicklung had pointed
the way for future projects by showing how to reduce consumption of
primary energy, Eichholz notes. Hochtief Development Austria is thus
listed as a partner in the EU GreenBuilding Programme, which serves
as a seal of quality for companies that improve on the applicable
national energy saving regulations in their building projects.
Yet Germans are involved in the country of boiled fillet of beef
and sweet pancakes not only as producers of successful buildings.
They are also making a name for themselves as real estate buyers.
“The Vienna property market has always been regarded as boring.
But now investors appreciate its stability. In contrast to the major
cities of Central, Eastern as well as Western Europe, rents and the
volume of new construction work have increased at a steady upward

An overview of the economic situation in alpine countries
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rate rather than rising dramatically,” says EHL Managing Director
Ehlmaier. It is no surprise therefore that the intrinsically risk-averse
German investors are now investing increasing amounts in the alpine
country, and above all in Vienna. According to Austrian investors, who
were responsible for some 56 per cent of all property transactions in
Vienna in 2008, German players were ranked second with a share of
42 per cent. As stated by Constanze Daburon, Associate Director with
CB Richard Ellis (CBRE) in Vienna, virtually no transactions involving
foreign investment were recorded during the first quarter of this year.
“Domestic institutional investors are currently dominating transactions in Austria,” she notes. The German open-ended real estate funds
were, however, making their presence felt. “They are making extensive
enquiries and I am sure that the talks will result in specific transactions in the second half of the year at the latest,” she says. Union
Investment has already found what it wants. The Hamburg-based
company acquired the “Solaris” office building in the up-and-coming
Vienna district of St. Marx for its UniImmo: Deutschland open-ended
real estate fund at the start of this year. In autumn of last year, Union
Investment secured the four-star hotel Arcotel Kaiserwasser in Vienna
for its UniImmo: Europa fund. “Foreign investors see that we have
a very stable investment market here in Austria,” notes CBRE expert
Daburon. This is confirmed by Karl-Joseph Hermanns-Engel, Member
of the Management Board of Union Investment Real Estate GmbH:
“The Austrian property market offers optimum conditions for a longterm investor like Union Investment thanks to its stability.”
It is striking that the other Austrian cities barely figure with institutional investors. This is firstly due to Vienna’s superiority, where over
1.7 million people live. The next largest “conurbation” is the rather
smaller-scale Graz, the capital of the state of Styria, with a population of barely 255,000. “With just under eleven million square metres
of office space, Vienna accounts for about a quarter of the Austrian
total,” explains Udo Weinberger, President of the Austrian Association
of Real Estate Agents (ÖVI).

Lack of sufficient data
0.2

1.6 1.8

Vienna ofﬁce market

2010

This also explains the lack of available data for the markets outside
Vienna. Reports by local Austrian estate agents are not to be found.
The Property Price Review (Immobilienpreisspiegel – IPS), produced
by the Association of Real Estate Agents annually, summarises trends
and prices for office, residential and commercial properties. In addition, the Association calculates how many pedestrians frequent the
country’s most popular shopping locations every week – for retailers
and their landlords this is an important indicator which also influences the level of shop rent to be charged. The top location according
to the Association’s statistics remains the Vienna district between
Stephansplatz and the Ring Road with 311,900 passers-by per week.
Retailers here have to dig deepest into their pockets with top rents of
up to €250 per square metre per month, reports real estate com- 
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Like Austria and other industrial nations, Switzerland was also caught
up in the maelstrom of the global financial crisis during the first half
of 2009. The Swiss National Bank duly revised the country’s growth
forecast downwards. Yet no sharp downturn in the real economy as
experienced in Germany has been registered in Switzerland to date.
Financial service providers are suffering more than other sectors, with
insurance companies and manufacturing also coming under pressure. The State Secretariat for Economic Affairs (SECO) estimates that
the unemployment rate will remain at 3.3 per cent this year, rising
to 4.3 per cent in 2010. Others are more pessimistic: for example,
Germany Trade and Invest, the state-owned company for foreign trade
and location marketing, estimates that the unemployment rate will
rise to 5.4 per cent. Some 30,000 full-time jobs in total could be lost
in Switzerland by the end of the year.
The Swiss investment market for retail properties has responded to
the crisis with particular sensitivity, reports the Wüest & Partner consultancy, with top rents for retail space dropping above all in Geneva
and Zurich. Nonetheless, the main shopping streets in these two cities
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pany Jones Lang LaSalle. Their colleagues at Colliers Österreich have
calculated that the prime location of Kohlmarkt can command square
metre prices of as much as €390. The second most popular shopping city in Austria is Linz, capital of Upper Austria, with some
217,200 visitors per week, followed by Graz, where 158,800 visitors
pour into the city centre on a weekly basis.
No one knows at present how the crisis will impact on the
turnover of retailers, and after a time on the rents in high streets and
shopping centres. Uncertainty among consumers is high in any case,
and is bringing about a change in purchasing behaviour, the Austrian
Consumer Research Association (Gesellschaft für Konsumforschung –
GfK Austria) stated in June. “People are cutting back on luxury items in
particular,” notes GfK Austria analyst Gerhard Ortner-Pitzl. The luxury
end of the market is struggling, not just in retailing but also in the hotel
trade. Austria’s five-star hotels are facing severe problems. In Vienna,
plans to build three luxury establishments have been put on hold for
now. They are the Hotel im Palais Schwarzenberg with 100 rooms,
the Shangri-La on Schubertring, where 207 rooms are planned, and
the 180-room hotel to be built on the site of the former Commercial
Court on Riemergasse. “Without an operator contract no bank would
invest at the present time,” says Martin Schaffer, Managing Director
of the Vienna-based hotel consultancy Kohl & Partner. Among existing
hotels it is the international chains that have suffered most from the
decline in the number of visitors. The slump had in principle affected
all categories, however. “We had some 2.5 million overnight stays in
Vienna from January to April, down 7.5 per cent on the same period
of the previous year,” Schaffer concludes.

Switzerland lives up to its reputation
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remain the most expensive in the whole country. Retailers in Zurich’s
best shopping areas are still paying a good €400 per square metre in
rent per month, compared with about €200 a month in Geneva. The
vacancy rate for commercial properties in major Swiss cities ranges
between 1.3 per cent in Zurich and 3.6 per cent in Basel. Switzerland
does not offer dream yields in this sector, however. The range of the
initial return on equity extends from 3.9 per cent in Zurich and Geneva
to as high as 4.3 per cent in Lausanne.
Market observers are also anticipating declining demand in the
office market. “In contrast to most European countries, office property
prices have risen at a sensible level over the past ten years, with no
speculative bubble forming,” notes Felix Thurnheer, Head of Research
with property consultancy Colliers Schweiz. Investors like to hear this,
particularly with the still limited selection of Class-A properties keeping demand high. Union Investment has been successful in its search,
acquiring the 26,900-square-metre West-Park office building in Zurich
in May 2009 for its UniImmo: Global open-ended real estate fund
for some €104.3 million. In Zurich West, the city’s main development
zone, Union Investment is already represented with the project for the
development of the “CityWest Gebäude F” office building, which was
purchased for the UniImmo: Europa sister fund in September 2008.

Only Austria’s funds are suffering
Whereas in Germany ten out of 46 open-ended real estate
funds had to temporarily suspend the redemption of units,
in Austria it was two out of six: Bank Austria’s Real Invest
Europe fund and the Constantia Real Estate fund managed
by CPB Immobilienkapitalanlagegesellschaft. However, the
performance of all Austrian investment trusts suffered this
year. At the end of 2008, annual yields still ranged from a
good three to just under 7 per cent. Some of them have
now plummeted to a double-digit minus. During the first
quarter, the managed assets of the six Austrian open-ended
real estate funds declined by €81 million to €1.7 billion.
Swiss open-ended real estate funds have been largely
untouched by the crisis. In contrast to their German and
Austrian counterparts, they operate with a period of notice of
one year. Before this period expires, investors may sell their
unit certificates only via the Swiss stock exchange. Initiators
thus tend to be immune to the outflow of funds running
into millions. In summer, the Swiss fund database Swiss Fund
Data showed 23 property funds, which at this time managed
assets of just under €18 billion (some CHF 27 billion).

The Hamburg-based investment managers are among the few
foreign buyers operating in the alpine idyll. “Until a few years ago
foreigners were not allowed to acquire property in Switzerland,”
explains Benjamin Fehr of Swiss law firm Lenz & Staehelin. This has
now changed. “Demand from abroad is rising steadily,” the lawyer
notes, even if the market remains to be dominated by domestic buyers. It was therefore regarded as exceedingly stable, not least as a
result of moderate construction volumes, says Fehr. “External funding
and currency hedging with property investments can also be used to
boost the performance of our real estate funds,” notes Karl-Joseph
Hermanns-Engel of Union Investment. “The prices will continue to
maintain their high level,” Colliers expert Thurnheer therefore agrees.
This applies only to top quality, however. Whereas prospective buyers compete for first-class properties and largely accept their asking
prices, they are rejecting among Class B and Class C properties even
those that were still achieving top marks in the bidding process just
a few months earlier. In view of the flagging economy, investors obviously fear that the risk of vacancy in this segment is higher than with
top properties.

High growth at Geneva airport

According to analysts at the Credit Suisse bank, the supply of office
space is rising in all peripheral locations in Switzerland. In the Zurich
submarket of Limmattal, the vacancy rate climbed from 4.5 per cent
in January 2008 to the current level of almost 9 per cent. In outlying
areas of Geneva, the office vacancy rate has jumped from less than
3 per cent in October 2008 to its current level of just under 5 per cent.
“Properties in poor locations or with quality issues will depreciate in
value. Net yields of 7 to 8 per cent are not unusual,” confirms Colliers
expert Thurnheer. For Geneva city centre the crisis is producing benefits,
on the other hand. This area experienced a real stampede for office
space in recent years. “It is abating now,” Thurnheer predicts. Only
1.7 per cent of space is currently vacant. The situation around Geneva
airport, the area with the greatest pace of development, is completely
different. Only three major projects are currently under construction:
the “Blandonnet” with 25,000 square metres of office space, the
“L’Arc Building” with 12,000 square metres, as well as 5,000 square
metres in the Lumion II and Lumion III buildings. By no means all
offices have tenants yet, meaning that at 13.2 per cent the vacancy
rate here is well above the usual Geneva level. The impact of the crisis
on the Basel office market is likely to be less severe than in Zurich and
Geneva. Except for the planned “Roche Tower”, the highest building in
Switzerland, new buildings have not been postponed in Basel owing to

favourable market conditions.

Following its completion in 2011, the “Prime Tower” is
set to become Zurich’s new landmark.

Photos (visualisations): Swiss Prime Site; Hochtief Development Schweiz

The Swiss property market – low vacancy rates, reliable rents

Retail rents in Austria
Top rents in €/m2/month
Kohlmarkt (Vienna)

120 – 390

Graben (Vienna)

120 – 350

Kärtner Strasse (Vienna)
Herrengasse (Graz)

120 – 300
80 – 100

Mariahilfer Strasse (Vienna)

60 – 130

Landstrasse (Linz)

60 – 110

Getreidegasse (Salzburg)
Sporgasse (Graz)

55 – 110
40 – 70

0
100
Source: Colliers Österreich, as at: March 2009
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The “Portikon” in Zurich will be a sustainable office
building when it opens this autumn.
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Economically advantaged

On what was once waste land between two highways
in the Ümraniye district of Istanbul, a special kind of shopping centre
has been inviting people in to stroll around for the past two years. The
70,000-square-metre “Meydan Shopping Square” features an environmentally friendly design that has very rarely been achieved in any
shopping mall before. A giant geothermal system, which generates
geothermal energy using more than 200 probes, and a 30,000-squaremetre “green” roof ensure an excellent energy balance.
But it was not just energy efficiency that was a significant factor
in the decision to award Metro Group Asset Management, as client
for the “Meydan Shopping Square”, first prize in the 2008 Prime
Property Awards. The competition organised by Union Investment
offers prizes to buildings which demonstrate a thoroughly sustainable approach to building. The panel of judges assess not only
environmental, but also socio-cultural and economic sustainability
criteria, the latter including the operating costs, efficient use of
space and flexibility of use, for instance.
The “Meydan Shopping Square” won over the jury in all three
dimensions of sustainability. “The project serves as the perfect model
of how shopping centres can integrate seamlessly into urban ecosystems,” enthuses Werner Sobek, President of the German Sustainable
Building Council (DGNB) and member of the Prime Property Award
jury. At the same time, Metro Group Asset Management created in
this shopping centre a new focus for a previously amorphous urban
district. Finally, the project is also economically viable: thanks to the
geothermal system the costs of air conditioning are about 25 per
cent lower, and the costs for heating are a whole 30 per cent lower
than if they had been using traditional methods.

More and more users and investors are specifically targeting sustainable buildings – and not
just on idealistic grounds: sustainable and energy-efficient buildings also offer measurable economic
advantages, as initial studies from the USA testify. By Christian Hunziker

The “Atmos” complex
in Munich was one of
the first office buildings
to be awarded the
Germany Sustainable
Building Certificate.

Photo (visualisation): Vivico Real Estate

Economic criteria the focus
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“Energy is a decisive cost factor, especially for retail properties,”
emphasises Michael Cesarz, CEO Center International with Metro
Group Asset Management. The tenants of the “Meydan Shopping
Square” were not at the mercy of energy price rises, could rely on
stable overheads and had also recorded consistently rising customer
numbers. The result: “Interest in becoming a tenant here is high,”
notes Cesarz.
The realisation that ecological and economic sustainability are
not mutually exclusive also forms the basis of the certification system introduced by the German Sustainable Building Council (DGNB).
As distinct from other certification systems, the new German quality
seal from the DGNB expressly takes economic factors into account
as well – thus concurring with investors that ecologically and socially
sustainable buildings hold considerable economic potential.
Union Investment, for instance, recently acquired several properties which had been awarded a sustainability certificate, including
the “Atmos” office building in Arnulfpark in Munich, from its developer, Vivico Real Estate. Vivico adopted a whole raft of measures to
ensure the economical use of resources in the building’s construction
and its subsequent operation: this included the design of a geothermal system which generates energy for air conditioning and heating
from groundwater. Just as important as these environmental factors
in the investment decision was the fact that the building is leased
long term – in other words sustainably – to a tenant that is commercially strong: the international pharmaceuticals group Bristol-Myers
Squibb (BMS) rents 10,600 square metres of office space in the
building for its German head office – with the sustainability credentials of the “Atmos” complex again proving crucial. “One of the
reasons we chose the property was that the building was still at

Distribution of the key international sustainability seals
in selected European countries
Number* of certiﬁed and registered projects
and properties
Certiﬁcate and country of origin

Sweden

BREEAM (United Kingdom, since 1990)
LEED (USA, since 2000)
HQE (France, since 2004)
DGNB (Germany, since 2008)

1

5

1

Norway
1

Number of buildings
Ofﬁce
Retail

0

United Kingdom
5,440

1,416

13

0

Finland
0

5

4

Denmark
3

0

Germany
France

Spain

1

2

3

0

230

1

2

4

17

1

45

0

Italy

0

3

2

0

10

2

16

1

* The information does not claim to be exhaustive.
The actual ﬁgures may be higher because the information
from organisations does not always reﬂect the current situation,
and buildings are only cited with the owners’ consent. More than
100,000 detached homes and apartment buildings have already been awarded
the “BREEAM Ecohomes” mark, particularly in the United Kingdom.
Source: U.S. Green Building Council, BREEAM, Association HQE, DGNB,
own research: as at June 2009

the planning stage and the developers, Vivico, consented to meet
our environmental quality requirements,” says Judith Schultz, Head
of Communications at BMS. The pharmaceuticals group is clearly
committed to a comprehensive sustainability concept under which
energy and water consumption is to be markedly reduced by the
year 2010.

Tenants’ initiative

The fact that the initiative for sustainable buildings comes from
tenants is not unusual. “The biggest driver is the user side,” notes
Ingo Beenen, Head of Strategic Consulting with property services
company Jones Lang LaSalle (JLL). “Many of the biggest and commercially strongest companies will in future only rent space which
offers high sustainability standards and can provide the relevant
certification,” notes Hermann Horster, sustainability expert with consultancy BNP Paribas Real Estate Consult, also observing that more
and more major companies are adopting guidelines on Corporate
Social Responsibility (CSR) and thereby pledging only to use sustainable buildings.
Both investors and developers confirm this trend: “Large multinational companies are increasingly inclined to make their decision
on where to rent office space also with sustainability considerations
in mind,” says Reinhard Kutscher, Chairman of the Management
Board of Union Investment Real Estate GmbH. Bernhard H. Hansen, 
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Hard to prove

However, in the opinion of JLL specialist Beenen, “It is quite hard to
prove the economic benefits of sustainable buildings on a methodical basis.” That applies particularly to continental Europe, where
there are as yet few office and retail properties with a sustainability certificate. It is different in the USA, where considerably more
data is available – and where several studies have demonstrated
measurable commercial advantages for environmentally and socially
sustainable properties.
Two academics at the University of Reading in the UK, Franz
Fuerst and Patrick McAllister, have compared office buildings which
are certified according to the US standards for sustainable buildings, known as LEED or Energy Star, with comparable properties that
have no sustainability mark. The results showed that on average 6
per cent higher rents could be obtained for certified buildings. The
difference in the purchase price was actually 31 per cent (Energy
Star) and 35 per cent (LEED), respectively. Researchers at Maastricht
University and the University of California in Berkeley reached findings which, although differing in the detail, were broadly similar in
a study published by the Royal Institution of Chartered Surveyors

Pacesetting DGNB
According to a survey by the “Climate Change and Property”
centre of excellence at the International Real Estate Business
School, there are more than 30 systems for the certification
of sustainable buildings worldwide. The most established
are the LEED standard in the USA (Leadership in Energy and
Environmental Design) and the British BREEAM system (Building
Research Establishment Environmental Assessment Method).
The French HQE (Haute Qualité Environnementale) system has
been in operation since the 1990s. These systems take account
of the environmental and social quality of a building. The German
Sustainable Building Certificate (DGNB certificate), launched
at the start of 2009, goes a step further, being the only major
system to take account of economical sustainability as well.
The quality of the location is not covered by the DGNB system.

 In addition to the manufacturing costs, the DGNB system
considers all the costs in the life cycle of a building –
from construction to operation to subsequent demolition
and disposal.

 A property’s stability of value is also assessed, the criteria being
efficient use of space and scope for change of use within the
building – including scope for low-cost technical conversion.

(RICS). For certified properties they calculated rents around 3 per
cent higher and sale prices up to 16 per cent higher.
Yet can these results obtained in the USA be translated to
Europe? Hermann Horster of BNP Paribas suspects that the percentage difference between certified and non-certified buildings over here
would be lower since the accepted construction standards in Europe
are higher than in the USA. Reinhard Kutscher of Union Investment
also thinks that, “Transferability to countries like Germany, which
have already reached a markedly higher level of sustainability thanks
to exacting building regulations, is questionable to say the least.”
It is also important to take into consideration the fact that sustainable buildings incur higher costs in the planning and construction
phases – firstly, for the certification process (for a DGNB-certified
office building between €50,000 and €100,000) and, secondly, for
the additional building costs. BNP Paribas expert Horster estimates
the latter at up to 7 per cent in the USA. In Germany, on the other
hand, he estimates the additional construction costs at no more
than 2 per cent. That is also linked to the strict requirements in force
in Germany, he explains: “Every building which receives planning
permission in Germany in 2009 will usually meet the requirements
of the third highest LEED level of certification.”

Focus on economic criteria

For DGNB President Werner Sobek, the additional construction costs
are not the decisive factor anyway. Over a period of 30 years, they
only represent 18 per cent of the costs, he argues, whilst operating
costs account for the lion’s share of 82 per cent. “If you reduce the
operating costs by just one-fifth – which is not a difficult thing to do
– you have saved all the construction costs,” he notes. The internationally renowned engineer therefore recommends keeping an eye on
the lifecycle costs from the outset: for instance, a façade may boast
an economical and energy-saving design – but if it proves extremely
expensive to clean over the course of its lifetime, the positive effect
will quickly be reversed.
From the perspective of office tenants, on the other hand,
“Focusing on the operating costs alone does not solve the problem,”
points out Ingo Beenen of JLL. He argues that staff costs are a far
greater burden than the cost of renting or even running the building.
Nevertheless, even tenants have a fundamental interest in sustainable buildings, notes DGNB President Werner Sobek, and not just for
image reasons but also because of the positive effect on the working atmosphere and hence productivity: “If your staff spend seven
minutes of every day complaining about the stuffy atmosphere, you
could be wasting all your profit.”
Regardless of whether higher rents and prices and shorter marketing periods can be precisely quantified, the specialists consider it
imperative in the medium and long term for developers and investors
to include the sustainability aspects of properties in their decisions.
However, that does not mean, as Reinhard Kutscher explains, that fund
managers are allowed to buy only certified properties. “The markets are
not quite at that stage yet. But it is important that sustainability issues
should form an integral part of purchasing considerations.” Investors
are doing the right thing in this regard, believes Werner Sobek: “I am
completely convinced that buildings which are not sustainable will
have a poor market outlook in ten years’ time.”


places & spaces 2/2009

The stylish “SZ Tower” in Munich is currently applying
for LEED certification.

The 2010 Prime Property Award by Union Investment goes
to sustainable property investments in Europe (see page 34).
www.prime-property-award.com
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The Chicago office tower at “111 South Wacker Drive”,
owned by UniImmo: Europa, is LEED certified (gold).

Photos: Union Investment; Ingo E. Fischer; Cristobal Palma

Chairman of the Management Board of “Atmos” developer Vivico,
also reports that, “Many of our tenants wish to communicate the
message both internally and externally that they hold their offices in
a green building.” His company had also had “actual market experience” of the fact that sustainable buildings were easier to let and
sell. “In future, the lettability, prices, resale value and yield of a property will all be dependent on environmental standards,” believes
Rainer Eichholz, Chairman of the Management Board of Hochtief
Projektentwicklung.

It’s all in the name: the Turkish word “Meydan” means “marketplace” or “meeting place”. The sustainable shopping
centre owned by the Metro Group in Istanbul won the Union Investment Prime Property Award in 2008.
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Ask the experts: unit price
Investment management companies establish the unit price for their open-ended real estate funds every trading
day, but very few people actually know what this calculation involves
A quick look at the Internet is sufficient to see how much
a unit in the UniImmo: Global open-ended real estate fund is currently worth. The price can be checked on a daily basis. Changes over
the previous day are usually small – as a rule, the value varies by
only a few cents. And in the long term, most open-ended real estate
funds only move in one direction anyway: upwards. Many investors
are currently wondering how funds have managed to steadily increase
in value over recent months while property markets around the world
have been in stark decline. Is it magic? Creative accounting? In fact,
it’s neither.
Unlike shares, buildings are unique and don’t change hands every
day. This important difference means there are no market prices readily
available on a stock exchange. Instead, investment management companies establish the value of their fund units every trading day and
publish them in the form of offer and redemption prices (the redemption price is also known as the bid price, or selling price). The valuation procedure for properties is set out in Section 77 of the German
Investment Act.
This section stipulates that independent experts acting on behalf
of the investment management company must establish the fair market value of all properties belonging to the fund both in the domestic
market and abroad once a year (see also page 12: Accurate valuation).
The resulting property values are the key factor in determining the

Open-ended real estate funds and the European share market
Portfolio performance index-linked, 1.1.1990 = 100
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Source: study by BVI (German Investment and Asset Management Association), February 2009

The calculation at a glance
Sum of market values of all properties and property companies
+ accounts receivable and other assets
+ liquidity (cash, short-term fixed-interest securities, money market funds)
− liabilities
= net fund assets (net asset value)
÷ number of units in circulation
= unit price or redemption price (net asset value per unit)

price of fund units. The method used by the valuers is based on net
income value (property yield), which focuses on the long-term rental
income that can be achieved with a specific property rather than on
events in the international property markets.
Accordingly, temporary peaks and troughs have little impact. Since
not all properties are valued on the same day, but spread out over the
year, a new valuation or change in value of individual fund properties
typically only leads to minor changes in the unit price.

Liquidity and currency effects

Liquidity management within the fund also influences the price.
Open-ended real estate funds can hold up to 49 per cent of fund
assets as cash reserves. This mostly takes the form of bank deposits,
short-term fixed interest and money market securities, or – as is the
case with Union Investment’s retail funds – investment in a special
securities fund.
Daily valuation of such securities affects the unit value of the
real estate fund, but the impact is only minor. At the same time,
cash reserves vary every day. Rents are paid into accounts, invoices
for repairs are settled, interest is paid on loans, or loans are repaid.
In addition, unit purchases and redemptions by investors are crucial
determinants of liquidity.
Exchange rate changes also affect fund assets and thus the
unit price. Whereas investment activity focused on properties in
Germany and the neighbouring countries up to the late 1990s, today
the spread is much broader, ranging from Europe to the Americas
and Asia. Fluctuations in foreign exchange rates therefore have an
impact on the value of fund units because daily valuation of the
assets takes place in foreign currencies, with conversion back into
the fund currency – the euro – at the prevailing rate.
If a currency falls against the euro, this can lead to a drop in
the unit price, while a gain against the euro has the opposite effect.
Here again, though, the effect on the daily change in value is typically small because a legal limit on foreign currency exposure serves
to reduce foreign exchange risk. Also, using forward exchange contracts and financial transactions denominated in foreign currencies
further restricts the impact of exchange rate fluctuation.
Moreover, many investments in other countries are financed
with the aid of bank lending, rather than via equity (although the
law states that such loans may not constitute more than 50 per cent
of the value of total fund holdings). Debt financing fulfils a number
of functions.
On the one hand, it protects investments made in foreign currencies against exchange rate fluctuation, and on the other it is often
more tax-efficient. If the financing costs are lower than the property
yield, debt financing also adds leverage: because the property yield
exceeds the cost of finance, this boosts the return, and with it the

unit price.

Future prospects BVI calls for a 12-month
period of notice for institutional investors in
retail funds; EU legislation is being drafted

50 years of open-ended
real estate funds

2004 The open-ended real estate
fund is introduced as a product in Spain
and Austria

When the foundations for the German open-ended real
estate fund were laid back in 1959, it was still regarded as a
niche product. That has changed radically, with 46 funds now
managing assets of over €87 billion. Here, places & spaces
charts the key building blocks in their development.
The product and its development

2004 Within the scope of the Investment
Modernisation Act, open-ended real estate
funds gain their own tax law for the ﬁrst time:
the Investment Tax Act

2009 Re-opening of DEGI International,
SEB ImmoInvest, CS EUROREAL and KanAm
grundinvest Fonds

2006 SEB ImmoInvest becomes
the ﬁrst fund to invest in China
(Shanghai), whilst DEGI leads the ﬁeld
in Eastern Europe (Croatia/Romania)

2009 SEB Asset Management AG
designs the ﬁrst property umbrella fund for
the Swedish market

2006 France introduces
the open-ended real estate fund in
the form of the Organisme de
Placement Collectif Immobilier (OPCI)

2003/2004 Deka and Union Investment
launch the ﬁrst open-ended real estate
funds for institutional investors (WestInvest
ImmoValue; Immo-Invest: Europa)

2006

2008 Union Investment launches
the ﬁrst OPCI in France

2002 The KanAm grundinvest Fonds, the ﬁrst
open-ended real estate fund to invest exclusively
abroad, is established

Pioneers in new markets
Rules of the game and key laws

2008 In the wake of the ﬁnancial
crisis twelve open-ended real estate
funds suspend the redemption of
unit certiﬁcates

2003

2002 Deka Immobilien Investment GmbH becomes
the ﬁrst open-ended real estate fund to acquire a
property in Asia, an ofﬁce building in Tokyo
2002 The fourth Financial Market Promotion
Act (FMFG) allows investment outside the European
Economic Area
1990 A German fund company
invests in the UK for the ﬁrst time:
DEGI Grundwert-Fonds purchases an
ofﬁce building in London

2007 The Act amending the German
Investment Act establishes new rules
on assessment by authorised experts and
risk management

2000

2007 Commerz Real AG launches
the ﬁrst open-ended real estate fund
according to Luxembourg law for
institutional investors, CG malls europe

1997 The focus turns to France: SEB
ImmoInvest purchases an ofﬁce complex
close to the Arc de Triomphe in Paris

1990 The ﬁrst Financial Market
Promotion Act (FMFG) allows unrestricted
investment in all EU member states while
regulating special funds

1990
1970 In Frankfurt am Main, seven investment
companies establish the German Federal Association of
Investment Companies (now known as the Federal
Association for Investment and Asset Management – BVI)

1998 Open-ended real
estate funds are allowed to
invest their liquidity in money
market and securities assets.
Mixed funds are also allowed

1976/1977 Despa and DEFO − Deutsche
Fonds für Immobilienvermögen GmbH (now
Union Investment Institutional Property GmbH)
launch the ﬁrst real estate funds speciﬁcally
aimed at institutional investors

1970 The Investment Companies Act (KAGG) is
extended to open-ended real estate funds, the legal form
of which is now that of trustee

1980

1992 The ﬁrst investment in eastern
Germany following the fall of the Berlin
Wall: DEGI Grundwert acquires an
ofﬁce and business centre in Leipzig

1970

1998 The third Financial
Market Promotion Act allows
direct investment in property
through the purchase of stakes
in property trusts

'

1959 The ﬁrst German open-ended
real estate fund, the iii-Fonds Nr. 1, is
launched by Internationales ImmobilienInstitut GmbH

1959
1964 The iii-Fonds Nr. 1 is the ﬁrst fund to invest
outside Germany with the purchase of a property in
Rotterdam in the Netherlands

1966 DIFA-Fonds Nr. 1
(now UniImmo: Deutschland) is
launched as the ﬁrst open-ended
real estate fund of DIFA Deutsche
Immobilien Fonds AG (now Union
Investment Real Estate GmbH)

'

2005 Transparency initiative
for German open-ended funds:
occupancy rates, lease durations
and property yields are now
also publicised

2005 A fund is “frozen” for
the ﬁrst time: DB Real Estate
(now RREEF) temporarily stops taking
back unit certiﬁcates in grundbesitzinvest (now grundbesitz-europa)
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2005 DIFA-Global (now
UniImmo: Global) becomes the ﬁrst
open-ended real estate fund to
invest in Latin America with the
purchase of a property in Mexico City

Open-ended real estate funds
Number

1980 DEGI Grundwert becomes the ﬁrst German
open-ended real estate fund to venture into the North American
market with the purchase of two ofﬁce buildings in New York

1974 DIFA becomes the ﬁrst fund
company to invest in the shopping
centre segment with the purchase of
a shopping centre in Marl, Germany

2005 First investment by a
German open-ended real estate
fund in South Korea: DEGI
International acquires an ofﬁce
building in Seoul

30
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Source: BVI, as at 31.5.2009; own research as at 31.7.2009
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2008 UniImmo: Europa becomes
the ﬁrst fund to be active in Malaysia;
WestInvest ImmoValue is the pioneer
in Lithuania
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50 years of open-ended
real estate funds
To mark this anniversary, places & spaces shows the key building blocks of this proven asset class.

The chart overleaf is available exclusively and free of charge to places & spaces readers in A1 poster format.
Simply send an email to: fabian.hellbusch@union-investment.de
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Ask the experts: unit price
Investment management companies establish the unit price for their open-ended real estate funds every trading
day, but very few people actually know what this calculation involves
A quick look at the Internet is sufficient to see how much
a unit in the UniImmo: Global open-ended real estate fund is currently worth. The price can be checked on a daily basis. Changes over
the previous day are usually small – as a rule, the value varies by
only a few cents. And in the long term, most open-ended real estate
funds only move in one direction anyway: upwards. Many investors
are currently wondering how funds have managed to steadily increase
in value over recent months while property markets around the world
have been in stark decline. Is it magic? Creative accounting? In fact,
it’s neither.
Unlike shares, buildings are unique and don’t change hands every
day. This important difference means there are no market prices readily
available on a stock exchange. Instead, investment management companies establish the value of their fund units every trading day and
publish them in the form of offer and redemption prices (the redemption price is also known as the bid price, or selling price). The valuation procedure for properties is set out in Section 77 of the German
Investment Act.
This section stipulates that independent experts acting on behalf
of the investment management company must establish the fair market value of all properties belonging to the fund both in the domestic
market and abroad once a year (see also page 12: Accurate valuation).
The resulting property values are the key factor in determining the

Open-ended real estate funds and the European share market
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The calculation at a glance
Sum of market values of all properties and property companies
+ accounts receivable and other assets
+ liquidity (cash, short-term fixed-interest securities, money market funds)
− liabilities
= net fund assets (net asset value)
÷ number of units in circulation
= unit price or redemption price (net asset value per unit)

price of fund units. The method used by the valuers is based on net
income value (property yield), which focuses on the long-term rental
income that can be achieved with a specific property rather than on
events in the international property markets.
Accordingly, temporary peaks and troughs have little impact. Since
not all properties are valued on the same day, but spread out over the
year, a new valuation or change in value of individual fund properties
typically only leads to minor changes in the unit price.

Liquidity and currency effects

Liquidity management within the fund also influences the price.
Open-ended real estate funds can hold up to 49 per cent of fund
assets as cash reserves. This mostly takes the form of bank deposits,
short-term fixed interest and money market securities, or – as is the
case with Union Investment’s retail funds – investment in a special
securities fund.
Daily valuation of such securities affects the unit value of the
real estate fund, but the impact is only minor. At the same time,
cash reserves vary every day. Rents are paid into accounts, invoices
for repairs are settled, interest is paid on loans, or loans are repaid.
In addition, unit purchases and redemptions by investors are crucial
determinants of liquidity.
Exchange rate changes also affect fund assets and thus the
unit price. Whereas investment activity focused on properties in
Germany and the neighbouring countries up to the late 1990s, today
the spread is much broader, ranging from Europe to the Americas
and Asia. Fluctuations in foreign exchange rates therefore have an
impact on the value of fund units because daily valuation of the
assets takes place in foreign currencies, with conversion back into
the fund currency – the euro – at the prevailing rate.
If a currency falls against the euro, this can lead to a drop in
the unit price, while a gain against the euro has the opposite effect.
Here again, though, the effect on the daily change in value is typically small because a legal limit on foreign currency exposure serves
to reduce foreign exchange risk. Also, using forward exchange contracts and financial transactions denominated in foreign currencies
further restricts the impact of exchange rate fluctuation.
Moreover, many investments in other countries are financed
with the aid of bank lending, rather than via equity (although the
law states that such loans may not constitute more than 50 per cent
of the value of total fund holdings). Debt financing fulfils a number
of functions.
On the one hand, it protects investments made in foreign currencies against exchange rate fluctuation, and on the other it is often
more tax-efficient. If the financing costs are lower than the property
yield, debt financing also adds leverage: because the property yield
exceeds the cost of finance, this boosts the return, and with it the

unit price.

Future prospects BVI calls for a 12-month
period of notice for institutional investors in
retail funds; EU legislation is being drafted

50 years of open-ended
real estate funds

2004 The open-ended real estate
fund is introduced as a product in Spain
and Austria

When the foundations for the German open-ended real
estate fund were laid back in 1959, it was still regarded as a
niche product. That has changed radically, with 46 funds now
managing assets of over €87 billion. Here, places & spaces
charts the key building blocks in their development.
The product and its development

2004 Within the scope of the Investment
Modernisation Act, open-ended real estate
funds gain their own tax law for the ﬁrst time:
the Investment Tax Act

2009 Re-opening of DEGI International,
SEB ImmoInvest, CS EUROREAL and KanAm
grundinvest Fonds

2006 SEB ImmoInvest becomes
the ﬁrst fund to invest in China
(Shanghai), whilst DEGI leads the ﬁeld
in Eastern Europe (Croatia/Romania)

2009 SEB Asset Management AG
designs the ﬁrst property umbrella fund for
the Swedish market

2006 France introduces
the open-ended real estate fund in
the form of the Organisme de
Placement Collectif Immobilier (OPCI)

2003/2004 Deka and Union Investment
launch the ﬁrst open-ended real estate
funds for institutional investors (WestInvest
ImmoValue; Immo-Invest: Europa)

2006

2008 Union Investment launches
the ﬁrst OPCI in France

2002 The KanAm grundinvest Fonds, the ﬁrst
open-ended real estate fund to invest exclusively
abroad, is established

Pioneers in new markets
Rules of the game and key laws

2008 In the wake of the ﬁnancial
crisis twelve open-ended real estate
funds suspend the redemption of
unit certiﬁcates

2003

2002 Deka Immobilien Investment GmbH becomes
the ﬁrst open-ended real estate fund to acquire a
property in Asia, an ofﬁce building in Tokyo
2002 The fourth Financial Market Promotion
Act (FMFG) allows investment outside the European
Economic Area
1990 A German fund company
invests in the UK for the ﬁrst time:
DEGI Grundwert-Fonds purchases an
ofﬁce building in London

2007 The Act amending the German
Investment Act establishes new rules
on assessment by authorised experts and
risk management

2000

2007 Commerz Real AG launches
the ﬁrst open-ended real estate fund
according to Luxembourg law for
institutional investors, CG malls europe

1997 The focus turns to France: SEB
ImmoInvest purchases an ofﬁce complex
close to the Arc de Triomphe in Paris

1990 The ﬁrst Financial Market
Promotion Act (FMFG) allows unrestricted
investment in all EU member states while
regulating special funds

1990
1970 In Frankfurt am Main, seven investment
companies establish the German Federal Association of
Investment Companies (now known as the Federal
Association for Investment and Asset Management – BVI)

1998 Open-ended real
estate funds are allowed to
invest their liquidity in money
market and securities assets.
Mixed funds are also allowed

1976/1977 Despa and DEFO − Deutsche
Fonds für Immobilienvermögen GmbH (now
Union Investment Institutional Property GmbH)
launch the ﬁrst real estate funds speciﬁcally
aimed at institutional investors

1970 The Investment Companies Act (KAGG) is
extended to open-ended real estate funds, the legal form
of which is now that of trustee

1980

1992 The ﬁrst investment in eastern
Germany following the fall of the Berlin
Wall: DEGI Grundwert acquires an
ofﬁce and business centre in Leipzig

1970

1998 The third Financial
Market Promotion Act allows
direct investment in property
through the purchase of stakes
in property trusts

'

1959 The ﬁrst German open-ended
real estate fund, the iii-Fonds Nr. 1, is
launched by Internationales ImmobilienInstitut GmbH

1959
1964 The iii-Fonds Nr. 1 is the ﬁrst fund to invest
outside Germany with the purchase of a property in
Rotterdam in the Netherlands

1966 DIFA-Fonds Nr. 1
(now UniImmo: Deutschland) is
launched as the ﬁrst open-ended
real estate fund of DIFA Deutsche
Immobilien Fonds AG (now Union
Investment Real Estate GmbH)

'

2005 Transparency initiative
for German open-ended funds:
occupancy rates, lease durations
and property yields are now
also publicised

2005 A fund is “frozen” for
the ﬁrst time: DB Real Estate
(now RREEF) temporarily stops taking
back unit certiﬁcates in grundbesitzinvest (now grundbesitz-europa)
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'

Fund assets
in € million
'

2005 DIFA-Global (now
UniImmo: Global) becomes the ﬁrst
open-ended real estate fund to
invest in Latin America with the
purchase of a property in Mexico City

Open-ended real estate funds
Number

1980 DEGI Grundwert becomes the ﬁrst German
open-ended real estate fund to venture into the North American
market with the purchase of two ofﬁce buildings in New York

1974 DIFA becomes the ﬁrst fund
company to invest in the shopping
centre segment with the purchase of
a shopping centre in Marl, Germany

2005 First investment by a
German open-ended real estate
fund in South Korea: DEGI
International acquires an ofﬁce
building in Seoul
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Source: BVI, as at 31.5.2009; own research as at 31.7.2009

Graphics: Golden Section Graphics / K. Erfurth
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2008 UniImmo: Europa becomes
the ﬁrst fund to be active in Malaysia;
WestInvest ImmoValue is the pioneer
in Lithuania
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Financial crisis halts high-rise building

Halted: the “Russia Tower”, which
was to be 600 metres high.

 Around the world, high-rise building

had to be suspended. The decline is particularly

 At June’s IPD European Property Investment Conference, which

projects are suffering in the present financial

noticeable in the USA. In June only 151 high-

brought together leading European real estate fund companies

crisis. As a survey by the international building

rise projects were still under construction there,

and institutional investors in Barcelona, the coveted IPD European

and architecture databank provider Emporis

while at the end of 2008 there were 203.

Property Investment Awards were given out for the fourth time. In two

shows, the number of high-rise projects

The number of halted projects rose to 29, in

categories – Balanced Funds and Specialist Funds – 18 prizewinners

under construction in the middle of the year

comparison with 21 that had been put to one

from eleven European countries were honoured. Of all the German

has dropped significantly. Emporis counted

side at the end of December 2008. The decline

open-ended real estate funds, Unilmmo: Deutschland made its mark

precisely 1,165 skyscraper projects worldwide

in Europe appears modest in comparison: at the

in the Balanced Funds category with the highest total return over the

as of 30th June 2009. At the end of 2008

end of 2008 statistics recorded 117 high-rise

last three years to 2008. The average added value of the fund in the

the figure was 1,307, representing an 11 per

projects under construction, and in mid-June

last three years has been an annual 5.9 per cent – a success which can

cent drop in six months. During that period

2009 112 were still ongoing. The number of

be attributed in particular to the purging of the property portfolio and

141 projects were put on hold, around 14 per

plans halted rose from seven to eleven. One of

the considered acquisition policy. IPD (Investment Property Databank)

cent more than at the end of 2008. Asia still

the most prominent projects which is currently

is one of the leading property databank providers in Europe. One of

has 764 high-rise sites, which makes it the

on hold is the “Russia Tower” in Moscow.

world leader, but even there 87 projects have

www.emporis.com

Europe’s logistics markets suffering a recession

 The new edition of the best-selling

properties to shrink. According to a study by the real estate service

“Dictionary of Real Estate Terms” by Jack

provider Savills, new lettings are down by almost 35 per cent. The figures

P. Friedman, Jack C. Harris, and J. Bruce

in the logistics investment market look brighter: the number of owners

Lindeman, has been updated to account for

ready to sell is growing, and buyers are taking the chance of getting

changes in the real estate market, includ-

on board. The decline in demand for lettings in Germany is moderate

ing the recent subprime crisis and other

at minus 15 per cent, reports Jones Lang LaSalle. In May 2009, Union

financial issues. Approximately 3000 clear,

Investment acquired a logistics centre in Bad Hersfeld for Immo-Invest:

concise short-entry definitions of real estate

Europa. The project was completed in September this year; the tenant is a

terms cover appraisal, architectural styles,

major online retailer.

brokerage, construction, development, environmental finance, mortgage types, zoning, and much more. Definitions
are supplemented with graphs, charts, more than 200 illustrations, and

“The Shard” is due to be completed in May 2012

a list of abbreviations and real estate acronyms. This handbook is a fastreference guide for buyers, sellers, real estate professionals, students, in-

investors in three major European economies:

regional variations, in particular with regards

over and the mood in the European property

Germany, the United Kingdom and France. 177

to investment motives. The study clearly shows

investment market is lifting again. This is the

property specialists were interviewed. One of

that German (43 per cent) and French investors

conclusion drawn from Union Investment’s

the most interesting results: for the first time

(50 per cent) are again basing their investment

recently published Investment Climate Index.

since autumn 2006, the index is showing an

decisions on safety. British investors, on the

The study measures the mood and expectations

upward trend. What is interesting, too, is that

other hand, are focusing mainly on returns

of property companies and institutional

on almost all the partial indicators there are

(68 per cent).

Investment Climate Index from Union Investment: the downward trend in all countries has been halted
United Kingdom out of the trough – 12 points up on the Investment Climate Index
Index overview, basis: 177 respondents in Germany, France and the UK
Germany

France

United Kingdom

100

vestors, and attorneys. Previous editions have appeared on Business
Week’s and other best seller lists. Jack P. Friedman has written many

before the opening of the summer Olympic Games in London, the tower

books and articles on real estate and real estate financing. He is currently

70

a real estate consultant and was chair professor of the Real Estate Re-

60

90
80
71.0

71.3

68.1

50

not be possible. The Sellar Property Group, who announced the project

search Center and Department of Finance at Texas A&M University.

in October 2000, got four investors and a credit provider from Qatar on

40

Jack C. Harris is on the faculty of the Real Estate Research Center at Texas

30

board in January 2008. One third of the office space is let for 30 years to

A&M University. He is a research economist with an engineering and

20

Transport for London. Shangri-La Hotels and Resorts, the biggest luxury

policy planning background. J. Bruce Lindeman is Professor of Real Estate

hotel chain in Asia, wants to operate a hotel with 197 rooms in space

at University of Arkansas, Little Rock.

totalling 18,500 square metres.

Dictionary of Real Estate Terms, Barron’s Business Dictionaries Paperback,

www.shardlondonbridge.com

www.barronseduc.com
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www.ipd.com

 The worst part of the financial crisis is

survived the credit crunch relatively unscathed. In May 2012, two months

26

property investments.

Investment climate study: property investors in Europe are growing in confidence

 “The Shard”, a planned 80-storey, top-end building in London, has

is due to be ready. Without a bit of help from the Middle East this would

the independent researcher’s core tasks is the performance analysis of

The “StadtQuartier Riem Arcaden” located close to
Munich’s trade show venue has been part of the
UniImmo: Deutschland portfolio for nine years.

Dictionary for global players in real estate

 Declining worldwide exports have caused the demand for logistics

www.savills.com; www.jll.com

Fotos: Foster & Partners; Kroll Verlag; mfi

IPD Award goes to UniImmo: Deutschland
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A web full of knowledge
Enter into the world of property professionals with just the click of a mouse: the Internet offers
a myriad of possibilities for finding out about international property markets. By Anette Kiefer
Property experts worldwide have obviously long been
using the Internet – and the range of information available has
grown enormously. Research companies provide all the key official
and private-sector data for every property address; other service providers specialise in analysing and processing external databases; and
finally specialised information services report on daily developments.
“Property databases are more professional now in the way they
operate than they were a few years ago,” comments Olaf Janssen,
Head of Property Research at Union Investment, also noting that,
“For this reason, market transparency has improved significantly.
Another positive aspect is that analysts from various real estate brokers are exchanging and comparing much of the data collected.”
Online databases in particular are therefore now being closely
observed and assessed in the professional property industry. This
certainly includes those websites which appear on the outside to
be of interest only to tenants and private house and flat buyers
– such as Immonet.de, Immowelt.de and Immobilienscout24.de in
Germany, for example. Those who subscribe to these sites merely for
the Internet versions of Saturday’s classified ads are underestimating
them as crucial data providers. The professionals know this, naming
them as three of the most important sources of information for their
daily work. “At last, Immobilienscout24, the market leader for property ads, supplies us with key information on markets, demand and
prices,” says Walter Hensel, Authorised Officer at the property management company Tetris Grundbesitz, which looks after commercial
and residential properties in 20 German towns and cities.

Rich resource for professionals

The chargeable service offered by geographically oriented database
Geoport gives the customer a further benefit: in addition to having many other sources, Geoport is the only site with access to the
database on the Immobilienscout24 website, thus providing an exact

picture of supply and demand in a specific region. And it’s been a
great success: the 12,000 registered users include major private
investors, project developers and financial institutions. Real estate
agents use the website to find out how much they can realistically
charge in rent for a particular property, while supermarkets can see
how many competitors are already operating in the vicinity of a particular branch. “Geoport is indispensable to our work,” notes Carsten
Rieckhoff, head of the Hamburg-based research department of Engel
& Völkers, adding, “When analysing microdata we use it to obtain
key information.”
The website operated by the Property Finance Europe group is
aimed exclusively at major investors. Investors with capital of over
€50 million are provided with exclusive information online and invited
to attend “German Property Breakfasts” in such cities as Paris, London
or Madrid. “We inform the decision-makers of the property industries
in major European cities about the German market,” says Managing
Director Gaby Wagner. “At the networking session that follows we
always gain a lot of insider information, which then flows into our articles.” Even non-subscribers benefit because audio recordings of the
breakfast conferences are available from the website, usually with a
slight delay.
Those whose search is not restricted to German properties are
advised by Hela Hinrichs, European Data Manager with Jones Lang
LaSalle, to consult the database of the CoStar Group, the US market
leader for property professionals. The database is also well stocked
with information on the UK market following CoStar’s recent acquisition of its UK rival Focus. “The services list all rental transactions
very promptly. Other databases are updated only a few times a
month or even less frequently,” says the researcher. “In addition,
the information is well formatted, so you are not overwhelmed by
a vast amount of data. The service is also relatively cheap.” Union
Investment researcher Janssen has been using the PMA service for

Who paid what for a shopping centre in Milan? What is the benchmark for an office building in Dallas, Texas?
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many years to analyse the European property market. “From one
source I can get all the important information I need on market
developments,” he comments.
Seeking assistance from its users is the recipe for success of
Emporis.com, one of the world’s largest architectural databases,
where users can not only retrieve information but also contribute to
the listing. According to the website, around a million buildings are
already documented, of which some 40 per cent are suitable for commercial use. It is the aim of Emporis to offer property experts and
other architectural data enthusiasts the most comprehensive information about the buildings.

Interactive concept

“Participate in the completion of data,” is the clear request on the
Emporis website. The details listed for each building include the
height, width, number of floors, the exact address and the gross
area – as well as the building materials used and additional information on the construction history. Unlike with other collaborative
reference works such as Wikipedia, those interested have to provide a certain amount of data before their entries are included in
the directory. As a result, the comprehensive data is of interest to
a broad range of professionals: banks, insurance companies and
research institutes are among Emporis’ customers, as are lift manufacturers or suppliers of building materials. “Thanks to the detailed
building data provided, our customers can, for example, carry out a
targeted global search for the areas where a high level of building
activity is currently being registered,” says Markus Kemminer, Public
Affairs Representative at Emporis. The basic service is available free
of charge to interested non-professionals, but only subscribers can
access the research database.
This also applies to the additional services offered to readers of some German print media devoted to the property industry,
which send out newsletters to their subscribers by email containing
the latest information, and thus supplement their periodic reports.
This includes the news ticker services of the monthly magazine
“Immobilienmanager”, and “Immobilien Zeitung” (IZ), which is
published weekly. “You should not sign up for too many services,
however, or you will lose your focus,” points out Simone Siepen of
the Dusseldorf-based research department of real estate brokers
Engel & Völkers. The daily information service provided by Thomas
Daily is also proving increasingly popular among property experts.
CEO Wendy Thomas, who over twenty years ago helped establish

Online services for property experts
www.costar.com
The market leader among commercial data providers for property professionals in the USA and UK. Charges a fee for its
services.
www.emporis.com
The world’s largest, free-of-charge and widely accessible database of completed buildings and project developments, including photos from around the world.
www.geoport.de
A geographically oriented database providing the official and
public-sector data required for property valuation. Users pay
for each piece of information requested.
www.propertyma.co.uk
PMA is one of the major independent market research companies for commercial property markets in Europe. Users need
an annual subscription.
www.rcanalytics.com
Real Capital Analytics documents all key property transactions
around the globe, covering the office, industrial, retail, residential and hotel property sectors.

the German research department of property consultants Jones Lang
LaSalle, sees user-friendly software as the secret of her success. It
was especially developed for Thomas Daily in-house and is intended
to help the information service become “the Bloomberg of the property industry”.
The cross-media concept run by Dutch property publisher
Property EU has also become firmly established among property
experts – within just three years of its launch. Its website, daily and
weekly online newsletters, as well as a monthly printed magazine
– all exclusively in English – provide information on European property markets. The “Property Day” daily news roundup is supplied free
of charge.


How tall is the “Torre Mayor” in Mexico City? Property experts can find answers to many questions on the web.
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Nothing but a façade

A face is to a human as a façade is to a building. No
wonder, then, that the Viennese Looshaus on Michaelerplatz caused a
scandal back in 1910: “It has no eyebrows!” the horrified onlookers
of the day exclaimed at the missing window decoration. Compared
to what was the taste of the time, architect Adolf Loos had broken a
taboo. It is even alleged that the Austrian Emperor Franz Joseph had
some of the windows at the Hofburg nailed up so as to spare himself
the view of the “terrible house” immediately opposite his palace. To
this day especially striking façades, both successful and unsuccessful,
have generated strong emotions among their beholders. The “bridging
of the gap between function and emotion” is how Stuttgart architect
Kai Bierich describes the task of the façade designer.
The smallest entity with which a façade interacts is the underlying building itself – and this façade is sometimes just a few square
metres in size. This is indeed the case with the Retti candle shop in
Vienna, which was given a new outer shell by architect Hans Hollein
in 1965. The German article in the online encyclopaedia Wikipedia
praises Hollein’s façade as the “smallest work of architecture which
ever marked a milestone in development”. His trick was to use a sheet
aluminium exterior at a time when most department stores were opting for futuristic glass façades.
“The façade is the crucial element with which the building and its
owners or users present themselves to the outside world,” says Tobias
Wulf, Professor of Building Construction and Design at the Stuttgart
University of Applied Sciences. “I can use it to present myself and,
through special symmetry or height for example, to express power.
A smooth, cold façade, on the other hand, conveys aloofness. Or I can
display my environmental credentials by installing solar panels or 

“One Coleman Street”, London: 3,000
square metres of sun protective glass,
each pane at a different angle, protecting
the building against heat and cold.

More than just the outer shell of a building, façades are among the
key stylistic elements in architecture, defining districts and towns and
expressing the spirit of the age. It is no big surprise then that the
future belongs to the media façade. By Anette Kiefer

What a building façade has to be able to do
The front of a building undertakes many different tasks –
which go well beyond mere representation.

 The façade, the designed and often representative part of
the outer shell, gives the building its identity. Indeed, cultural
and architectural history is reflected in the faces of buildings.
Many buildings make their façades the trademark of squares
and cities. Even when buildings are all but demolished, their
meaningful façade is often preserved.

 The term façade is today often used as the synonym for the
building’s outer wall. Whereas a wall only separates the exterior
from the interior, the façade encapsulates the chief principle of
the building’s shell. Architects distinguish four features: design,
function, material and construction, as embodied for example
by the perforated façade, screen façade, glass façade and
curtain façade.

Photo: Union Investment

 The façade’s technical function will gain in importance in the
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years ahead. Double façades with a superimposed glass wall
are already well known, whilst media façades are set to spread
on a wider scale. Research efforts are also directed at improving
the energy efficiency of buildings with the help of the façade,
catchwords being: multiple-strip façades, rear-ventilated façades
and outer shells with solar cell modules.
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Illuminated in rich colours: the “DomAquarée”
in Berlin during the Festival of Lights 2008.

some other means of generating power.” This is demonstrated by the
“Space” oval tower currently under construction at 1 Bligh Street in
downtown Sydney. As the first Australian skyscraper, “Space” is seeking to achieve a six-star energy efficiency rating – including for its
double-glazed façade which allows in sunlight but prevents excessive
heat build-up in the building’s interior.
Even architectural amateurs can sense intuitively that a façade
is successful if the building’s interior function matches the external
design, says Dogan Yurdakul, a freelance urban planner based in
Berlin. “If I erect Greek columns outside a detached house, it looks
excessive and pompous – and even an untrained observer sees that

limit the possibilities. In the six years since the museum opened technology has advanced rapidly. In just a few years the medium has been
transformed from a virtual gimmick into the new great hype of the
façade industry. Originally the trend came from Southeast Asia. New
York’s Times Square was one of the first squares in the Western world
on which media façades appeared in large numbers – such as in the
curved wavelike contours of videotape along the ABC News building.
The new technology has made inroads in Germany too: the media
façade on the T-Mobile headquarters in Bonn transmits the parent
company’s commercials looking out across the square in front of the
building right around the clock, a spectacle which can even be admired
on YouTube; software manufacturer SAP and the Vattenfall electricity
group are decorating their Berlin offices with huge façade screens.
Experts are agreed on one thing though: the media façade is still in
its infancy, its technical possibilities far from exhausted. Engineers
are grappling with plenty of problems: “Low luminosity, poor image
quality, high risk of breaking down, high maintenance costs and the
adverse impact on the quality of the working and living space behind
the façades” are the challenges facing the sector, as listed by the
media façade developer website mediafacade.net.
Correspondingly, the global expansion of the media façade is just
beginning, says Volker von Kardorff. His company, Kardorff Ingenieure
Lichtplanung, specialises in lighting concepts for building exteriors
and interiors. “The only brake on the spread of screens to date has
been the huge costs involved. The screens always cost several million straight away, and then there are the huge operating costs for
electricity and any necessary repairs. If they were not so expensive,
our city centres would already be overloaded with them,” he goes
on. One trend of which Kardorff is critical is that, “In eight out of
ten cases media façades are destroying the underlying architecture of
the building because they are added on only afterwards and do not
therefore fit in with the whole concept. As a result, the screens rarely
harmonise with cityscapes. Rather, they form an additional element,
and this can quickly become disruptive.” In the worst case the building
can no longer fulfil its actual function behind the façade if, for example, the screens cover the window fronts of a residential building, thus
plunging the rooms into darkness.

immediately. Outside a large city library, on the other hand, the columns fit in well because the building’s importance justifies such a
symbol.” Nowadays, however, many buildings are constructed in the
knowledge that their function may change several times over the coming decades. Even the façade must therefore remain more arbitrary in
nature, with architects having to create a versatile prototype.
As a result, showcase properties which can characterise a whole
district or even a whole city have become much more visible on the
cityscape. This includes, for example, Hamburg’s new Elbphilharmonie
Concert Hall, still under construction, and the striking “Torre Mayor”
in Mexico City. Or even the cast-iron façades in the New York district
of SoHo. During the second half of the 19th century, initially invented
for cost-saving reasons, these huge iron plates were simply screwed
onto the existing brick façades, thus providing a cheap imitation of
the elegant façades of the late 19th century. The model quickly spread
throughout the surrounding area and is celebrated by architects to this
day as “one of New York’s gifts to the world”. The former slum district
of SoHo has thus advanced thanks to its cast-iron façades to become
one of the hottest districts of the whole of Manhattan. Like the iron
façade of the 19th century, so this century has also seen a groundbreaking invention with a sustained impact: the media façade, with
fronts of buildings equipped with pixels of light or huge video screens.

The building as a screen

The Graz Art Museum, which opened in 2003, features a firstgeneration media façade and has also been dubbed the “Friendly
Alien” by its creators, owing to its unusual, amoeba-like design.
Almost 1,000 standard ring-shaped fluorescent lights are spread
out on its outer shell over an area of more than 900 square metres.
Coarse-grained lighting installations can be implemented in this way,
although the poor resolution and curved projection surfaces greatly

The façade as a curtain: the
“Torre Mayor” in Mexico City.
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A “Friendly Alien”: the Graz Art Museum in Austria, opened in 2003, is famous
for its first-generation media façade, resembling a sculpture.

Photos: Caro/Kruppa; Union Investment; Harald Eisenberger/Look-Foto

Interactive future

The ideal scenario therefore is a new building where the media
façade forms part of the building’s concept from the outset. Intensive
research is therefore underway to come up with some fresh ideas
and ways in which to integrate them into media façades. One of the
most important current projects involves transparent screens, says
Ulrich Knaack, who teaches at the Dutch University of Delft and at the
Ostwestfalen-Lippe University of Applied Sciences. “The media façades
have to become transparent like a window pane. This is the next great
topic. The façades would therefore be suitable for having displays
both externally and internally and for use for projection purposes.
This development will probably take about another 15 years though,”
he concludes. After that applications such as the following would be
conceivable: when looking outside, visitors to a building wouldn’t be
looking out of a normal window but at a glass media façade. In addition, a camera would be filming the passers-by outside the building,
and transferring them into a virtual world. The viewer would then see
the same people passing by outside as in real life, but instead of seeing them in pouring rain, the sun would be shining over them. Or
the passers-by would no longer be doing their shopping in Berlin’s
Alexanderplatz but against the Manhattan skyline.

The developers are also seeking to improve the interactivity of
the giant screen – an area of research which has barely been put
into practice to date. “In the coming years the screens will leave our
desks and be integrated increasingly into our daily lives, for example
in façades or even walls and tables,” says Martin Tomitsch, lecturer
in the Department of Architecture and Design at the University of
Sydney. The researchers are still considering the possible applications that this could result in. “The challenge will be to develop
the interaction with these screens. How do I communicate with a
building façade? An exchange between different devices would
be conceivable, for example,” says Tomitsch. The mobile phone in
your pocket or the electronic schedule planner could then forward
information to the control electronics of the media façade – which
could then remind the visitor in huge letters not to miss their dental
appointment.
One thing is clear: the media façade has become an integral part
of the 21st century cityscape and is here to stay. “The media façade
actually fits perfectly into the value system of the younger generation,” notes Volker von Kardorff. “The materialism of the 1980s has
retreated into the background; now things are no longer valued for
what they are but for what they can do,” he goes on, citing two
examples. Driving a big car is no longer important to many young
people, because you can’t drive much faster in it than with a smaller
model. It is different with the latest mobile phone or iPod: because
it can do much more than the previous version, everyone wants to
own one. “Media façades satisfy this way of thinking: they are operated with light which has no intrinsic material value. But we have
taught it to do more and more things and in the years ahead light

will have infinitely more to learn.”

Discovering façades
 Books
Matthias Hank Häusler: Media Façades: History, Technology,

Content, 2009
U. Knaack, T. Klein: Façades. Principles of Construction, 2007
Andrew Watts: Modern Construction. Façades, 2005

 Destinations
Graz: Media façade on the Graz Art Museum, Landkai 1, designed by the London architects Peter Cook and Colin Fournier
New York: SoHo’s cast-iron façades between Houston and
Canal Streets, especially in what is known as the central Cast
Iron Historic District with particularly impressive examples on
Greene and Broome Streets
Vienna: Friedensreich Hundertwasser’s façade of the waste
incineration plant, Spittelauer Lände 45

 Websites
www.city-stiftung-berlin.eu
www.elbphilharmonie-bau.de
www.kunsthausgraz.at
www.medienfassade.com
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The starting signal for the 2010 Prime Property Award has been given
 The Prime Property Award, the European

tors whose projects in the development and

town planning. The members of the jury

prize for sustainable real estate investment

refurbishment of commercial and residential

include, among others: Professor Werner

organised by Union Investment, is enter-

buildings especially account for aspects of

Sobek (President of the German Sustainable

ing its second round. The prize is worth a

sustainability. The theme for the 2010 Prime

Building Council (DGNB), Stuttgart),

total of €30,000 and is awarded to inves-

Property Award is “Creating Sustainable

Professor Jörn Walter (Chief Planning

Investment and Places”. The award focuses

Director, Hamburg), Professor Joan Busquets

on European real estate projects that com-

(architect and University Chair of Town

bine commercial success with ecological

Planning, Barcelona) and Dr Irene Wiese-

and sociocultural sustainability in exemplary

von Ofen (architect, The Hague/Essen). The

fashion. They have to demonstrate a con-

winners will receive the award in October

sistently high occupancy rate, high space

2010 at the Expo Real commercial property

efficiency, lasting value, the lowest possi-

show in Munich. The deadline for entries

ble environmental footprint throughout the

for the first phase of the competition is

whole life of the property and consider-

15th December 2009.

able benefit to society. Entries can be new

Prize money totalling
€30,000 awaits the winner.

builds or refurbishments, as well as exist-

Download the competition documents here:

ing use redevelopments. In a multi-stage

www.prime-property-award.com

selection process the “best European real

Competition office: Keuchel PR GmbH

estate investments” are selected by a jury

Tel.: +49 (40) 87 88 1409, Fax: -11

of eleven people with known expertise in

Email: info@prime-property-award.com

Photos: Union Investment (4)

Union Investment reinforces its institutional real estate business
 Union Investment’s institutional real estate business is now also

Kessler, Ingo Hartlief has also joined the team, taking on the newly

operating under the umbrella brand of Germany’s third largest

created role of Chairman of the Management Board. He will be growing

asset manager. Since 29th May 2009, DEFO – Deutsche Fonds für

the company’s business with institutional customers. Union Investment

Immobilienvermögen GmbH has been trading under the name of Union

manages an investment portfolio worth €2.5 billion across three institu-

Investment Institutional Property GmbH. The management team of the

tional real estate funds. “The new name is linked to a long-term growth

specialist provider of institutional property funds, founded in 1977, has

strategy in the institutional property sector”, says Reinhard Kutscher, who

also been expanded: in addition to Martin Eberhardt and Wolfgang

is in charge of real estate business at Union Investment.
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For its sustainable
construction, this office
building belonging to
UniImmo: Europa has
received the highest
BREEAM certification
(excellent).
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Radisson Blu,
Krakow
Union Investment has
acquired a hotel in
Poland for the first time.
The four-star business
hotel with 196 rooms
now belongs to
UniImmo: Europa.
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Focusing on sustainability, with
an eye to success.
Enter for the 2010 Prime Property Award now!
Now being held for the second time, the prestigious 2010 Prime Property Award will again recognise real estate
investment projects in Europe that stand out by virtue of their ecological and sociocultural sustainability and are
commercially successful.

P

RIME
ROPERTY
AWARD
by Union Investment

Submit a project now and take advantage of this opportunity to showcase your forward-looking investment
policy to a wider public. The deadline for entries is 15 December 2009. The awards ceremony will take
place as part of a forum event at EXPO REAL 2010 in Munich.
For more information and to access the competition materials,
visit www.prime-property-award.com.

