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Turn-key projects still the main 
demand and supply feature
The lack of high quality supply was one of the primary 
characteristics of the European industrial and logistics market 
in 2014. However, this played out differently in various markets. 
The increasing demand has encouraged developers to start 
speculative developments in countries such as the UK, Poland, 
Czech Republic and Sweden, while the construction activity 
in Germany, Netherlands or Spain remains limited to 
turn-key projects only. Diverse economic and occupier 
market conditions resulted in an uneven rental growth pattern 
across the region.

UK: Despite limited supply, take-up in the UK reached the 
highest volume since 2010. Given the limited number of readily 
available options, occupiers have had to widen their search 
criteria. Retailers and logistics providers are leading activity, 
with several large transactions being signed, mainly for Build 
to Suit (BTS) premises (e.g. Waitrose, Eddie Stobart). Shortage 
of prime product forced up rents sharply across the majority of 
UK regions and further growth is anticipated. Not surprisingly, 
there were no locations that experienced a decrease in rental 
values year on year, either prime or secondary.

Western Europe: Speculative development remains practically 
non-existent across major Dutch and German markets, with 
supply being driven by turn-key projects, such as Coolblue’s 
distribution centre in Tilburg, Netherlands or Home24’s 
warehouse near Berlin, Germany. As financing is proving easier 
to obtain, many occupiers in Germany have decided to develop 
their own premises. There is also a noticeable interest in smaller 
units in the proximity of large cities (e.g. Frankfurt, Germany; 
cities of the Randstad area, the Netherlands), driven mainly by 
e-commerce and grocery retailers. The logistics & distribution 
(l&d) rental rates in Germany remained largely stable, with 
some increase seen in Munich and Stuttgart. In the Netherlands 
we saw slight rental growth in Venlo, amid strong demand from 
3PLs in the area between Rotterdam and Venlo.

Nordics: Most of the currently available space in the 
main logistics markets of Denmark, Sweden and Norway 
comprises old premises, which do not meet many occupiers’ 
requirements. With high availability of suitable plots around 
the Copenhagen area and low building costs, many occupiers 
in Denmark are considering developing their own premises 
instead of leasing. As occupiers in Sweden usually require 
quick access to the premises (6-9 months) and, therefore, 
pre-commitments are not an option for them, several 
landlords have reacted to this and speculative development 
is taking place. While l&d rents remained stable in Oslo and 
Copenhagen, rental growth was recorded in two major Swedish 
logistics centres – Stockholm and Gothenburg. 

Southern Europe: Supply in Spain is currently being driven 
by turn-key projects only. While the overall vacancy rate in 
Madrid, is high (14%), there are virtually no large modern units 
(≥15,000-20,000 sq m) available, which is feeding demand for 
large BTS properties. Many operators have relocated back closer 
to Madrid, attracted by lower rents and prices.  Stable prime 
rents and more attractive yields provide a positive outlook for 
real estate activity in 2015 in the Madrid and Barcelona logistics 
markets, for both investors and tenants. Occupier activity in 
Portugal remains scarce, however, rental rates have stabilised.

Central and Eastern Europe: Both Russia and Ukraine 
witnessed a decline in economic performance. In H2 2014, low 
economic growth and accumulating sanctions saw a two-tiered 
market develop. Overall activity slowed, foreign exchange rate 
volatility ensued and a market supply/demand imbalance 
began to place downward pressure on rents. For the remainder 
of the CEE region, economic growth remained positive and 
rents stable. Demand has increased from e-commerce users, 
specialised transport & logistics operators and the automotive 
manufacturing sector resulted in improved transactional 
activity in many markets, specifically Poland and the Czech 
Republic. Also, in Hungary and to some extent, Romania, there 
were some signs of improvement through 2014 as their vacancy 
rates tightened marginally. BTS occupier demand continued to 
strengthen for sites in the central core logistic hubs of the Czech 
Republic and Poland with some demand beginning to spread 
into Slovakia. 
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2014 saw a high volume of new supply enter the CEE 
region. However, excluding Moscow and St Petersburg, new 
completions consisted mainly of custom-built premises.

Turkey: The vacancy rate (21.8%) in the Istanbul area is largely 
comprised of older premises which do not meet current 
occupiers’ requirements. A significant part of the existing stock, 
as well as a proportion of space under construction is formed 
of multi-storey buildings, which cannot satisfy increasing 
demand for 3,000-5,000 sq m units in modern, high clearance, 
standalone warehouses. The lack of adequate supply has led 
the end-users to commit to BTS projects or outsource their 
operations to logistics service providers. 

2014 – Logistics & Distribution Annual Prime 
Rental Change
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Growth in the industrial investment 
activity continues
The investment activity in the industrial & logistics properties 
has been gradually increasing since 2010. In 2014 the total 
annual volume surpassed €22 billion1 , which is a 26% y-o-y 
increase and the highest volume recorded since 2007. Half of 
this figure was driven by portfolio sales. Strong competition 
among investors and lack of new supply continued to drive 
prime yields down in many locations through the latter part 
of the year. This trend was particularly pronounced across 
Germany, UK and Sweden.

The UK proved again to be the strongest and most attractive 
market, with a 64% y-o-y increase in investment volumes and a 
37% share in the total amount of capital invested in the EMEA 
industrial/logistics sector. Germany (€3.6 bln) and Nordics (€3.7 
bln) followed with significant increases, while France recorded  
a slight decline.

A sharp decline in the investment activity in Russia pulled down 
the overall investment volumes for CEE. However, Poland, 
Czech Republic and Romania recorded significant growth, 
resulting in the highest amount of capital ever invested in the 
industrial sector in these markets. We expect an increase in 
both investment and strategic land-banking in Czech Republic 
and Poland, with some spill-over anticipated to occur in 
Slovakia.

2014 was also a strong year for peripheral markets, with 
significant annual increase in investment volumes in Ireland 
and Spain. After two years of stagnation, Portugal also recorded 
some activity; Blackstone’s purchase in Azambuja (€95.9 mln) 
was the first such large transaction in this market since 2010. 
The investment market in Greece also came back to life with the 
acquisition of two properties by Grivalia Properties (previously 
Eurobank) which, combined with virtually no space under 
construction, has put downward pressure on prime yields. 

Amid continued strong interest in industrial and logistics assets, 
we expect to see further downward pressure on yields across the 
UK, Netherlands and Sweden this year.

Source: Colliers International

1 RCA preliminary data
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Prime Logistics & Distribution Rents and Yields *
COUNTRY CITY MEASUREMENTS PRIME RENT 6M CHANGE 

(%)
Y-O-Y CHANGE 

(%) OUTLOOK PRIME YIELD 6M CHANGE 
(BPS)

Y-O-Y CHANGE 
(BPS) OUTLOOK

Austria Vienna EUR/sq m/month 4.5 0.0 -5.3 q 7.25% -50 -100 q

Belarus Minsk EUR/sq m/month 11.6 0.0 45.0 n/a 12.50% -50 -50 n/a
Bulgaria Sofia EUR/sq m/month 2.5 0.0 0.0 tu 11.00% 0 0 tu

Croatia Zagreb EUR/sq m/month 4.5 0.0 0.0 tu 11.00% 0 +50 tu

Czech Republic Prague EUR/sq m/month 3.9 0.0 0.0 tu 8.00% 0 -25 tu

Czech Republic Brno EUR/sq m/month 4.0 -5.9 -4.8 tu 9.20% 0 -30 tu

Demark Copenhagen DKK/sq m/year 450.0 0.0 0.0 tu 7.75% 0 +25 tu

Estonia Tallinn EUR/sq m/month 4.5 0.0 4.7 tu 8.25% -50 -65 tu

Germany Berlin EUR/sq m/month 5.7 0.0 0.0 tu 6.55% -25 -25 tu

Germany Dusseldorf EUR/sq m/month 5.4 0.0 0.0 tu 6.45% -30 -30 tu

Germany Frankfurt EUR/sq m/month 6.5 0.0 0.0 tu 6.25% -15 -45 tu

Germany Hamburg EUR/sq m/month 5.7 0.0 -1.7 tu 6.50% -70 -70 tu

Germany Munich EUR/sq m/month 6.6 1.5 4.8 tu 6.30% -40 -40 tu

Germany Stuttgart EUR/sq m/month 5.7 -0.9 1.8 p 6.50% -50 -70 tu

Greece Athens EUR/sq m/month 2.2 0.0 -2.2 q 11.00% -50 -50 q

Hungary Budapest EUR/sq m/month 3.1 0.0 -11.4 tu 9.00% 0 0 tu

Ireland Dublin EUR/sq m/year 70.0 16.7 22.8 p 8.50% 0 0 tu

Latvia Riga EUR/sq m/month 3.7 0.0 0.0 tu 9.00% 0 0 tu

Lithuania Vilnius EUR/sq m/month 4.0 0.0 1.3 tu 9.00% 0 0 tu

Netherlands Amsterdam 
(Schiphol)

EUR/sq m/year 88.0 3.5 0.0 q 7.10% 0 +10 q

Netherlands Rotterdam EUR/sq m/year 63.0 -3.1 -3.1 tu 7.10% 0 +10 q

Netherlands Tilburg EUR/sq m/year 52.0 4.0 0.0 p 7.2% 0 -25 q

Netherlands Venlo EUR/sq m/year 53.0 0.0 6.0 tu 7.10% 0 -40 tu

Norway Oslo NOK/sq m/year 1,020 0.0 0.0 tu 5.90% -60 -60 q

Poland Warsaw EUR/sq m/month 4.0 0.0 0.0 tu 7.50% 0 0 tu

Poland Lodz EUR/sq m/month 2.8 -6.7 -6.7 tu 8.25% 0 0 tu

Poland Poznan EUR/sq m/month 3.3 0.0 0.0 tu 7.50% 0 0 tu

Poland Katowice EUR/sq m/month 3.0 0.0 0.0 tu 8.25% 0 0 tu

Poland Wroclaw EUR/sq m/month 3.1 0.0 0.0 tu 8.25% 0 0 tu

Portugal Lisbon EUR /sq m/month 3.0 0.0 0.0 tu 9.20% 0 -5 q

Romania Bucharest EUR /sq m/month 3.5 0.0 0.0 tu 9.75% -25 -25 q

Russia Moscow USD/sq m/month 6.3 -42.3 -45.3 n/a 11.50% +50 +50 n/a
Russia St Petersburg USD/sq m/month 7.0 -30.0 -30.0  q 12.00% 0 0 tu

Serbia Belgrade EUR/sq m/month 5.0 0.0 0.0 tu 11.00% 0 0 tu

Slovakia Bratislava EUR /sq m/month 3.5 0.0 2.9 tu 8.50% 0 -50 tu

Spain Madrid EUR/sq m/month 4.8 0.0 0.0 tu 7.50% -50 -75 tu

Sweden Gothenburg SEK/sq m/year 575.0 4.5 4.5 p 6.50% 0 -25 q

Sweden Malmo SEK/sq m/year 530.0 0.0 0.0 tu 6.50% -25 -25 tu

Sweden Stockholm SEK/sq m/year 600.0 9.1 9.1 p 6.50% 0 -25 q

Switzerland Geneva CHF/sq m/year 125.0 0.0 0.0 tu 7.50% 0 0 tu

Switzerland Zurich CHF/sq m/year 160.0 0.0 0.0 q 7.30% -20 -20 q

Turkey Istanbul USD/sq m/month 6.3 0.0 0.0 tu 10.00% 0 0 tu

Ukraine Kiev USD/sq m/month 4.7 n/a -14.5 tu 14.00% +100 +200 p

UK Belfast GBP/sq ft/year 4.5 12.5 12.5 p 6.75% -25 -25 tu

UK Birmingham GBP/sq ft/year 6.2 7.0 11.8 p 6.00% -100 -100 q

UK Bristol GBP/sq ft/year 6.0 4.3 4.3 p 6.25% -75 -75 q

UK Edinburgh GBP/sq ft/year 4.5 0.0 0.0 p 7.75% 0 0 q

UK Glasgow GBP/sq ft/year 5.0 0.0 0.0 p 7.75% 0 0 q

UK Leeds GBP/sq ft/year 5.0 0.0 0.0 p 6.25% -75 -75 tu

UK London 
(Heathrow)

GBP/sq ft/year 15.0 0.0 3.4 p 5.25% -50 -50 q

UK Manchester GBP/sq ft/year 5.0 5.3 11.1 p 6.00% -75 -75 tu

Prime Headline Rent
The top open-market tier of rent that could be expected 
for a unit of standard size, and of the highest quality 
and specification (Grade A), in the best location in 
the market at the survey date. The figure excludes 
service charges and taxes, and does not reflect tenant 
incentives.

Prime Yield
The yield an investor is prepared to pay to buy a Grade 
A building, fully-let to high quality tenants at an open 
market rental value in a prime location. The size of the 
building and lease terms should be commensurate with 
the market. The yield quoted will reflect local market 
practice, which can differ by country.

Logistics & Distribution space
10,000 square metres/100,000 square feet or more 
with up to 10 per cent office space, the balance being 
general industrial/logistics/ distribution space with 6 
to 12 metre/18 to 36 feet ceiling heights. All loading is 
dock-height.

* Data as of 31st December 2014
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