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Market Report No. 7 of the 
INITIATIVE UNTERNEHMENS-
IMMOBILIEN

The sharp upswing in the German market 
for Unternehmensimmobilien in the first half 
of 2017 was driven principally by large-scale 
portfolio transactions by international inves-
tors. Almost 1.9 billion euros was invested in 
the first half of 2017 alone. This is the high-
est level for a half-year since the start of the 
continuous reporting period in 2014. Little 
has changed since the previous reports in 
that the market remains characterised by the 
limited supply of suitable properties. 

International players are 
driving a mini boom
It is above all new players who are driving 
the current mini boom. Worth mention here 
are Blackstone and China Investment Corpo-
ration (CIC).

The continued rise in transaction volume is 
due to investor focus on other attractions of-
fered by this asset class, which is still seen 
as something of an “alternative“ investment 
type. This is led by the yield levels at which 
properties in the Unternehmensimmobilien 
asset class are typically traded in the mar-
ket. This is followed by other relevant factors 
such as the rent levels and regular income 
stream offered by industrial type property.

Yield data is best shown in property market 
research reports in the form of so-called he-
donic models. This means that the informa-
tion is provided for a product of similar qual-
ity. This is particularly difficult in the case of 
a highly heterogeneous property type such 
as Unternehmensimmobilien, in which new 
and old buildings occupy the most diverse lo-
cations and fulfil a wide variety of functions. 
One innovation in the latest market report is 
the presentation of yield information in rang-
es between the respective maximum and 
minimum levels in the half year under review.
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Investment volume in million euros

by property type H1 2017

Moderate fall in yields  
signals a lower level of risk

The yield ranges show that yields have tended 
to fall, above all in the higher volume sub-cat-
egories converted properties and business 
parks. Both building types tend to be located 
closer to town and city centres and are rid-
ing the wave of the German economic boom 
with a somewhat more active modernisation 
process than the (at least the smaller) ware-
house/logistics buildings and light manufac-
turing properties. In common with all other 
property types in Germany, there has been 
a fall in market yield in the case of all four 
Unternehmensimmobilien sub-categories, ir-
respective of their heterogeneity. Purchasers 
are still prepared to pay ever increasing prices 
for buildings, which is a clear sign that the 
possible assumed level of risk is continuing to 
diminish.
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Significantly increasing rents are 
most important value driver

The increase in rents for Unternehmensimmobilien has 
led to a new record in the first half of the year. Almost 
600,000 m2 space has been let in Unternehmensimmo-
bilien over the last six months. This is an increase of 53   % 
compared to the previous six month. This indicator of 
strong demand has had a corresponding effect on rent 
levels. In particular rents for flex space, i.e. space which 
is leased by companies for use as exhibition, light manu-
facturing or a variety of other uses, have risen by 50 % in 
the upper priced segment within a period of two years. In 
the lower priced and quality segment, however, volatile 
structures can be observed. This is a further sign of the 
highly heterogeneous stock of buildings in the Unterneh-
mensimmobilien sector.

INITIATIVE UNTERNEHMENSIMMOBILIEN now counts 
12 members. Their joint goal is to enhance the transpar-
ency in the market segment in order to facilitate access to 
the asset class. For this purpose, a reporting system was 
set up in collaboration with the independent research 
and consultancy firm of bulwiengesa, which evaluated all 
of the transaction and letting data that was made availa-
ble by the members. While the initiative was originally set 
up by non-corporates (real estate companies), corporates 
(industrial companies) have lately begun to join up. To-
gether, they cover two different aspects of the Unterneh-
mensimmobilien sector. Please visit us on the internet at 
unternehmensimmobilien.net to stay up to date.

Right image:
Workspace in a converted 

property owned by GSG
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What are  
Unternehmens-  
immobilien?
The term “Unternehmensimmobilien” refers to  
mixed-use  commercial properties, typically with  
a tenant structure comprising medium-sized  
companies. Types of use normally include offices,  
warehouses, manufacturing, research, service,  
and/or wholesale trade and clearance space.

The term “Unternehmensimmobilien”  
covers four different real estate categories:

Warehouse/logistics  
properties

Converted properties Light manufacturing 
properties

Business parks

All four of these categories are characterised by  
alternative use potential, reversibility of use, and  
a general suitability for multi-tenant structures.  
The strength of Unternehmensimmobilien assets  
is their flexibility not just in terms of use but also  
in regard to their occupiers.

Very low vacancy risk

Slightly elevated vacancy riskLow vacancy risk

Elevated vacancy riskModerate vacancy risk

–

Fig. 01: right page:  
Different Categories of  

Unternehmensimmobilien
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Wide variety of occupiers
from various industries

Variable mix of use types

Normally just one occupier

Usually single use type

Retail properties

Office properties

Hotel properties

Special purpose properties

Business parks

Warehouse/logistics properties

Light manufacturing properties

Converted properties

High
reversibility of use

Low
reversibility of use

Asset classes

Unternehmensimmobilien  
as an alternative asset class

Established asset classes  
in the real estate sector
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Converted properties usually represent transformed and revitalised 
commercial real estate. More often than not, they previously housed 
production plants or were part of industrial areas with potential for 
further densification. Whenever they are historic buildings or have a 
background in the industrial age, they often have the special charm of 
vintage factory buildings (“red brick character)”. They are frequently 
found in locations close to town centres, which makes them conven-
iently accessible by private and public transportation. Most of the en-
sembles comprise a mix of revitalised period buildings and new-build 
schemes. Multi-tenant properties may include any of various floor 
space types and sizes, and thus show a high degree of flexibility.

Triebwerk Munich 

Adress: Centa-Hafenbrädl-Straße/ 
Papinstraße, 81249 Munich

Owner: Aurelis Real Estate  
GmbH & Co. KG

Size:  52,800 m² (in extension)
Types of floor space: Office, warehouse,  

retail, manufacturing and 
service space

Target group: Manufacturing industry, 
services, retail and  
wholesale trade

Converted  
Properties

Europort Kelsterbach

Address: Langer Kornweg 
19 –23, 34 a – k/Kleiner 
Kornweg 6 –24, 26 –28,  
65451 Kelsterbach

Owner: BEOS AG
Size: 80,316 m²
Types of floor space:Office, warehouse,  

manufacturing and  
service space

Target group: Manufacturing industry, 
warehousing and logistics 
sector, retail and whole-
sale trade

10 The Initiative



Most business parks were developed and 
raised to be let. Many of them consist of an 
ensemble of separate buildings or connected 
rental units. They have a centrally organised 
management and a shared infrastructure in 
place. Business parks generally accommo-
date any type of floor space, and their of-
fice share can range from 20 % to 50 %. 
Like other trading estates, business parks are 
characterised by multi-tenancy. Unlike con-

verted properties, business parks tend to be 
located in suburban locations that are easily 
accessible for motorised transport. On top 
of that, they tend to have only a negligible 
share of tenant groups from the service sec-
tor and the creative industries. More often 
than not, they have a higher share of occupi-
ers from the light manufacturing and ware-
housing/logistics sectors.
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SEGRO Airport Park Berlin, City 
Logistics Quarter 1 + 2
Address: Alexander Meiner Straße 12– 48, 

12526 Berlin
Owner: SEGRO Germany GmbH
Size: 20,551 m² 
Types of floor space: Office, warehouse/logistics and  

service space 
Target group: Warehousing and logistics sector, 

manufacturing industry, retail and 
wholesale trades, services

Technology and Pharma 
Park Campus Constance
Address: Byk-Gulden-Straße 2a, 

78467 Constance
Owner: Union Investment
Size: 47,495 m²
Types of floor space: Office, warehouse/

logistics and service 
space

Target group: Manufacturing indus-
try, pharmaceutical and 
logistics sector

Business Parks
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Warehouse/logistics properties in the context of Unternehmensim-
mobilien are chiefly understood as existing schemes with predom-
inantly simple storage facilities. Occasionally, they may feature ser-
vice spaces as well as a moderate or sizeable share of office spaces. 
Their distinct difference from modern logistics warehouses is a mat-
ter of scale, as the latter usually have far more than 10,000 m² in 
usable area. Unlike new schemes, they also tend to be located in 
historically evolved trading estates with convenient transport links. 
As the age of these buildings varies considerably, so do their fit-out 
and quality standards. Yet this degree of diversity is precisely what 
makes them a source of flexible and affordable types of floor space. 
Warehouse/logistics properties are normally characterised by reversi-
bility of use, and therefore suitable for higher-spec use types — e. g. 
by retrofitting them with ramps and gates.

Warehouse/Logistics  
Properties

Warehousing property  
Castrop-Rauxel
Address: Merklinder Straße 10-12 /  

Dornackerstraße 10,  
44577 Castrop-Rauxel

Owner: Blackstone /  
M7 Real Estate

Size: 9,790 m²
Types of floor space: Office and warehouse / 

logistics space
Target group: Retail and wholesale  

trade, warehousing  
and logistics sector

12 The Initiative



Light Manufacturing 
Properties

Light manufacturing properties consist essentially not of building 
ensembles but of individual warehouse structures. They tend to 
have a moderate share of office space, and are principally suit-
able for diverse manufacturing types. However, they are principally 
suitable for alternative use types, such as storage, research, and 
services, as well as for wholesale and retail trading, in a flexible 
and reversible manner. Accordingly, the alternative use potential 
depends primarily on the location. Unlike multi-user assets, light 
manufacturing properties are often situated in remoter districts 
and historically grown trading estates and industrial zones with 
convenient access to arterial roads.

Siemens AG  
switchgear factory
Address: Carl-Benz-Straße 22, 

 60386 Frankfurt
Owner: Siemens AG/ 

Siemens Real Estate
Size: 61,740 m²
Types of floor space: Manufacturing, warehouse  

and office space
Target group: Manufacturing Industry

Light manufacturing prop-
erty Grammer Automotive
 
Address: Jubatus-Allee 3,  

92263 Amberg
Owner: Geneba Properties N. V.
Size: 9,383 m²
Types of floor space: Manufacturing and  

office space
Target group: Manufacturing Industry
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The Investment Market for 
Unternehmensimmobilien 
in H1 2017

Significant growth –  
H1 2017 outperforms the 
full year 2016
 
The asset class Unternehmensimmobilien is 
experiencing a further upswing. This is shown 
in the analysis of investment volume in the 
current report on the INITIATIVE UNTERNEH-
MENSIMMOBILIEN. The continuing, even if 
now slightly subdued, yield compression in 
the classic asset classes (office and retail) has 
meant that investor focus has shifted to Un-
ternehmensimmobilien in particular. Whilst 
around 600 million euros was invested in Un-
ternehmensimmobilien in the years 2011 and 
2012, that had already grown to 1.3 billion 
euros in 2013. The reports in the following 
years showed no particular downturn in in-
vestment volume. More than 2.3 billion euros 
was invested in 2015 which is the highest lev-
el since 2011.

However, the full year performance in 2016 
(around 1.8 billion euros) was unable to 
match the record year 2015. Nonetheless this 
was not the result of a fall in demand, but 
rather the lack of supply of Unternehmensim-
mobilien. Looking at the first half of 2017, 
this is the most extraordinary year since these 
reports began. Almost 1.9 billion euros worth 
of Unternehmensimmobilien was transact-
ed in the first half of 2017. This is actually 
around 50 % in excess of the record half of 
2015 (around 1.3 billion euros).

Strong demand for business 
parks and warehouse/logis-
tics properties

The first half of 2017 clearly shows that at-
tention is currently on business parks in par-
ticular. This property category has tended to 
head up the four categories over the last few 
half years. The wide variety of uses makes 
business parks an attractive asset class, in par-
ticular against the background of consumer 
focus of online shopping and the associated 
city logistics. Around 737 million euros was 
invested in this asset class in the first half of 
2017. This is by far the highest transaction 
volume for any of the four property catego-
ries in any half year since 2011.

As in the previous half year this is followed in 
second place by the converted properties cat-
egory with a transaction volume of 442 mil-
lion euros. This volume is just 6 % below the 
full year total from the previous year.

It is interesting that warehouse/logistics prop-
erties, which must be seen as a separate asset 
class from large-scale logistics properties, are 
down in third place with a transaction volume 
of around 393 million euros. This property cat-
egory had typically been in fourth place over 
the last few half years. This is mainly due to 
the fact that only warehouse/logistics proper-
ties with an area of less than 11,000 m² are 
taken into account as Unternehmensimmobil-
ien. Large-scale logistics properties located on 
green field sites close to motorways are not in-
cluded in this category.

Light manufacturing properties are mainly 
held by owner-occupiers and are in fourth 
place in the first half of 2017. With a trans-
action volume of 302 million euros, this is 
the “least attractive” property sub-catego-
ry of Unternehmensimmobilien, but on an 
overall comparison has been gaining ground 
on the transaction market over the last few 
half years.
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Fig. 02: Investment volume in million euros by property category 
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The main reason for this dynamic develop-
ment in the first half of 2017 is the presence 
of large-scale portfolio transactions. Interna-
tional players such as Blackstone and China 
Investment Corporation (CIC) have contrib-
uted a significant proportion of this increase. 
There were also a few new-build develop-
ments available in the market and also prop-
erties, which had been held in portfolios over 
the long-term.

Parcel turn in inner-city 
business park
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Asset and fund managers/private 
equity is the strongest purchaser 
group in the first half of 2017

Asset and fund managers/private equity players were by 
far the most active purchaser group in the first half of 
2017. With a transaction volume of almost 1.3 billion 
euros, this group was way ahead of all other groups. Spe-
cial funds and property PLCs/REITs accounted for lower 
levels. Their transaction volumes were 226 million euros 
and 127 million euros respectively. These groups were 
particularly active on the sell side, as they made use of 
the particular phase in the market cycle to dispose of 
investment properties. Insurance companies, banks and 
leasing companies accounted for only a small proportion 
of purchases. They have still tended to pull back from 
making direct investments in Unternehmensimmobilien.

Looking at the aggregate sales and purchases made by 
the various groups, the market for Unternehmensim-
mobilien has still been dominated by the asset and fund 
managers/private equity group. In total these groups ac-
counted for transactions in the order of 1.8 billion euros. 
On account of the core competences in real estate invest-
ments mentioned above, this group made significantly 
more purchases than sales. This trend is also followed 
by the special funds (286 million euros), which are tar-
geted at a institutional audience. The sell side was dom-
inated by the property PLCs/REITs. These sold more than 
800 million euros worth of property in the first half year. 
This is 6.3 times higher than the volume of their purchas-
es. They accounted for 929 million euros worth of sale 

–

Fig. 03: Acquisitions and disposals by type of player  
in million euros, H1 2017
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and purchase transactions. Property developers were less 
active than the above groups. They tended to dispose of 
properties and hold very few assets in their own portfoli-
os. Their total sales and purchases amounted to a trans-
action volume of 236 million euros. There were similar 
levels of sales and purchases made by owner-occupiers/
industrial companies and private investors. They bought 
and sold similar volumes amounting to 170 million euros 
and 72 million euros respectively.

There have been only minor changes regarding the mar-
ket players reported over the last half year. So there have 
been only minor adjustments in data compared to the 
last few years.

Transaction market still character-
ised by international investors

The reputation of Germany as a particularly secure real 
estate market has been reconfirmed in the first half of 
2017. The share attributable to international purchasers 
of Unternehmensimmobilien has risen significantly com-
pared to the previous half year (H2 2016). There were 
around 76 % more international investors who pur-
chased German Unternehmensimmobilien. There have 
also been more sales by international investors at the 
same time. They accounted for around 25 % of all sales 
in the second half of 2016. By contrast in the first half of 
2017, their share amounted to 73 % of all sales. Con-
versely there is a delta of 52 percentage points and a rise 
of around 190 %. Both sales and purchases by interna-

tional investors have therefore grown enormously. The 
reason for this trend is above all the very large-scale port-
folio transactions over the last few months carried out 
by players such as the US-based hedge fund Blackstone 
and the asset and fund manager CIC (China Investment 
Corporation).

Over the first half of 2017 around 1 billion euros worth 
of purchases of Unternehmensimmobilien was attribut-
ed to German investors. Investments in Unternehmen-
simmobilien by international players were only 170 mil-
lion euros less than this figure (852 million euros). The 
picture for sales is reversed. Their total sales volume 
was around 1.4 billion euros. This is the highest level 
for any half year since 2011. The second half of 2014 
was exceeded by more than four times. German inves-
tors sold a volume of just 506 million euros over the 
last half year. Amongst other things this is an indication 
of investors preferring to hold domestic Unternehmen-
simmobilien in their portfolio.

–

Fig. 04/05: Acquisitions and disposals by origin of players, H1 2017

International purchasersPurchasers from Germany

55 %45 %

73 %

27 %

International SellersSellers from Germany
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Continued yield compression for 
Unternehmensimmobilien

The commercial real estate market has experienced an in-
crease in transaction volume over the last few years. Un-
ternehmensimmobilien, which had for a long time been 
perceived as a non-transparent asset class, have received 
more and more investor attention because of increasing 
transparency and the pressure to make purchases. There 
are no risk premiums to the extent that there had been, 
for example, just a few years ago. Top properties in fa-
vourable urban locations now achieve prime yields close 
to those for asset classes such as office and retail. In par-
ticular multi-tenant properties such as converted proper-
ties and business parks, which offer a similar chance-risk-
profile, are evidence of this. “Core” qualities exhibited by 
Unternehmensimmobilien are now increasingly apparent 
in the real estate market, and the Initiative Unternehmen-
simmobilien makes a significant contribution to this. The 
prime yields confirm this “image growth” for both private 
and risk-averse investors.

Yields for converted properties 
below the 5 % mark

Almost all property categories are experiencing a further 
compression in prime yields. The demand from occupi-
ers in the industrial sector is continuing to rise. The most 
sought-after properties are those in top locations such 
as Berlin and Munich. Berlin is the creative capital with a 
stock of former industrial properties and is of particular 
significance in this regard. But other cities such as Hano-
ver and Bremen are also seeing yield compression. Prime 
yields fell by 10 bps in the period between the second 
half of 2016 and the first half of this year. At the same 
time the prime yield for converted properties fell from 
4.6 % to 4.5 %. These properties in the top locations 
in major cities can be converted to attractive multi-ten-
ant buildings comprehensive refurbishments and altera-
tions. An urbane and functional flair contributes to the 
level of demand. The asking rents in these properties can 
be up to the same level as in a pure office building. In 
Berlin individual rents can be up to 19.00 euros/m2 RA/C, 
in Munich rents can be up to 16.00 euros/m2 RA/C, and 
even up to 30.00 euros/m2 RA/C in Frankfurt.

1 The achievable yields are posted in gross initial yields (GIY). It represents the ratio of the net rental income and the net purchase price at the time of the transac-
tion. Accordingly, it reflects both the profitability and the value of a given property, which sets the ratio apart from long-term performance indicators such as the 
GPI. For a definition of the gross initial yield (GIY) see the Glossary.

A look at business parks shows that there had been 
much higher achievable yields in the past. Over the last 
two years yield growth has been rather volatile at times 
– in particular as it relates to prime yields. The average 
prime yield for transactions during the second half of 
2016 was 5.5 %. In the first half of 2017 the prime yield 
had risen back to 6.0 %. The reason for this is not a lack 
of interest, but rather a lack of supply of high quality ar-
eas. Many developments are still in the pipeline or have 
been just part completed and thus have not yet come 
onto the market or are only partly available. Examples 
include SEGRO Airport Park at Schönefeld and SEGRO 
City-Parks in Düsseldorf and Cologne. These examples 
show the current revival in business parks. Attractive lo-
cations and appealing architectural design are contribut-
ing to greater acceptance of this asset class.

The prime and average yields of warehouse/logistics 
properties and light manufacturing properties fell com-
pared to the second half of 2016. The prime yield for 
warehouse/logistics properties fell by 23 bps. However, 
the average yield fell by just 5 bps. There were signifi-
cantly larger differences in the case of light manufactur-
ing properties. The prime yield fell by 56 bps compared 
to the previous half year and the average yield fell by 
30 bps. This confirms the current prime yields of around 
5.8 % (warehouse/logistics properties) and around 
5.4 % (light manufacturing properties). Average yields 
for these categories are currently 8.8 % and 7.8 % re-
spectively. The location is also an important aspect in the 
case of prices of warehouse/logistics properties and light 
manufacturing properties.

18 The Markets
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Fig. 06: Gross initial yields1 by property category

Converted properties

Warehouse-/logistic properties

Business parks

Light manufacturing properties

Standard market spectrum

Average yield 
(upper limit of the standard market spectrum)

Prime yield
(lower limit of the standard market spectrum)

Min. yield

Max. yield

Southern regions lose slightly, 
northern and western regions gain 
in importance

For the purposes of this analysis, the market for Unterne-
hmensimmobilien is split up into four conurbations (Ham-
burg, Berlin, Munich and Stuttgart, each including their 
metropolitan area), two agglomerations Rhine-Ruhr and 
Rhine-Main-Neckar plus the remaining German regions 
(sub-divided into North, East, South and West), see the 
map. On account of their particular economic strengths, it 
is sensible to examine the conurbations separately rather 
than including them in the data relating to the regions.

In the first half of 2017, the greatest proportion of 
purchases and sales of Unternehmensimmobilien was 
attributable to the Rhine-Ruhr agglomeration. This ac-
counted for around 23 % of all transactions in the re-
gions under review. A total of more than 430 million 
euros was transacted there. Despite a good supply of 
Unternehmensimmobilien, the Munich region contrib-
uted a share of only around 13 %. The market there 
comprised fewer but very large-scale transactions. The 
principal category was business parks. However, this 
trend does not necessarily indicate any weakness within 
the southern regions. Quite the contrary: if one looks at 
the Munich region in the first half of 2017 compared to 
the previous half year, there has been a rise of 127 % 
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Fig. 07: Transaction volumes by region in million euros

(H2 2016: 110 million euros, H1 2017: 250 million eu-
ros). As the southern German regions are above all char-
acterised by globally active companies boasting signifi-
cant economic performances (Siemens, BMW, Audi and 
many more), there are also large stocks of Unternehmen-
simmobilien in those areas, which could be transacted. 
For investors these regions offer an attractive risk/return 
profile. A look at the southern region excluding Munich 
and Stuttgart shows that there is still strong demand for 
Unternehmensimmobilien – if not quite up to the previ-
ous half year’s level of 270 million euros, but nonetheless 
accounting for an appreciable level of around 232 million 
euros which is a significant share of the total across all 
regions (12 % of total transaction volume).

A look at other trends in the first half of 2017 compared 
to the previous half year shows that there were dynam-
ic movements above all in the northern and western re-
gions. There was a healthy mix of sales and purchases in 
those regions across all four property categories under re-
view. Deals in the northern region were mainly in the busi-
ness park segment in attractive secondary cities such as 
Hanover and Bremen. By contrast the western region was 
dominated by deals involving warehouse/logistics proper-

ties and light manufacturing properties. The total transac-
tion volume in the northern region over the first half of 
2017 was 235 million euros and 212 million euros in the 
western region. This is an increase of around 907 % and 
309 % respectively compared to the previous half year.

Transaction volumes in northern 
and western regions increase by 
nine times and three times respec-
tively

The biggest loser shown in the analysis for the current Mar-
ket Report No. 7 of the Initiative Unternehmensimmobilien 
was the eastern region, excluding the Berlin region. As the 
supply structure for Unternehmensimmobilien is limited 
in those areas and the majority of Unternehmensimmobil-
ien located there is held in existing portfolios, there was a 
total transaction volume of just 16 million euros registered 
in this region, mostly piecemeal Unternehmensimmobilien 
deals. This equates to a fall in investment volume of around  
65 % compared to the second half of 2016.
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 H2 2015 245.9 19.4 50.3 192.2 17.6 143.7 188.7 224.4 67.4 124.7 1,274.1

 H1 2016 93.6 75.6 27.0 104.7 89.2 93.4 258.7 9.0 37.1 16.6 804,9

 H2 2016 183.4 109.5 23.3 269.8 51.9 199.8 33.6 54.3 61.6 45.3 1,032.3

 H1 2017 432.0 250.4 234.6 231.8 212.4 205.0 125.1 102.3 64.5 16.0 1,874.1
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Fig. 08: Regional distribution of transactions by property category, H1 2017 
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Fig. 09: Regional distribution of take-ups

© 2017 bulwiengesa AG, map source: © elevenfifteen

Take-up
H2 2015 through H1 2017
by semesters in m2

470,000

235,000

47,000

Northern region Southern region ConurbationsEastern region Western region

H1 2017

H1 2016

H2 2015

H2 2016

23First Half-Year of 2017



0

50

100

150

200

TotalEastern
region

Stuttgart
and greater

area

Western
region

Northern
region

Munich
and greater

area

Southern
region

Hamburg 
and greater

area

Conurbation
Rhine-Main-

Neckar

Berlin and
greater area

Conurbation
Rhine-Ruhr

81
.0

98
.5

69
.5

14
6.

0

16
3.

0
96

.5
10

4.
0

10
6.

5

72
.0

48
.5

37
.5

65
.5

49
.0

58
.5

25
.0

63
.5

10
9.

0
72

.0
44

.5
56

.0

61
.5

49
.5

20
.5

45
.5

74
.0

20
.5

50
.5

45
.5

36
.0

53
.0

5.
0

36
.0

24
.0

29
.0

15
.5

15
.5

10
.0

28
.0

16
.0

13
.0

–

Fig. 10: Take-ups by region in ‘000 m2

The Letting Market for  
Unternehmensimmobilien  
in H1 2017

Sharp upswing in take-up

The demand for rental space in Unternehmensimmobil-
ien remains high. Take-up in the first half of 2017 has 
reached a new record level, driven by the continued eco-
nomic growth. At around 593,000 m², this is an increase 
of 53 % compared to the previous half year and around 
10 % higher than the average of all preceding half years. 
The reasons for this are the strong German economy and 
a rise in new-build volume.

Rhine-Ruhr conurbation again in 
first place

A particularly sharp upswing in demand for rental space 
in Unternehmensimmobilien was reflected in the Rhine-
Ruhr conurbation over the first half of 2017. The take-up 
in the region was 40 % above the record level in the Ber-
lin region from the second half of 2016. Almost 25 % of 
total letting volume was in the Rhine-Ruhr conurbation 
over the first half of 2017. Second placed in the ranking 
was the Berlin region. This showed a marginal growth of 
around 2 % compared to the previous half year.   

sorted by take-up, H1 2017

 H2 2015 81.0 163.0 72.0 49.0 109.0 61.5 74.0 36.0 24.0 10.0 679.5

 H1 2016 98.5 96.5 48.5 58.5 72.0 49.5 20.5 53.0 29.0 28.0 554.0

 H2 2016 69.5 104.0 37.5 25.0 44.5 20.5 50.5 5.0 15.5 16.0 388.0

 H1 2017 146.0 106.5 65.5 63.5 56.0 45.5 45.5 36.0 15.5 13.0 592.5
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Take-up increases in almost all regions

The trend towards falling take-up over the past year was reversed in 
the first half of 2017. There was a growth in take-up in almost all re-
gions under review. Only the northern and eastern regions reported a 
fall in take-up. The western region experienced an upswing of 621 % 
compared to the very weak performance in the second half of 2016, 
which is the strongest growth between all half year figures. The av-
erage take-up in the western region over the last three years was just 
under 32,000 m². The current take-up of 36,000 m² is around 14 % 
above average. Average take-up was exceeded to the greatest extent 
in the Rhine-Ruhr region (86 %) and the Hamburg region (103 %). 
In the Stuttgart region, take-up stagnated at a comparatively low 
level in the first half of 2017 and is well below the average of the 
last three years.

Increased demand for larger areas

Even though there has been a further increase in demand for small-
er areas in the current year, there has been a noticeable increase in 
demand for the size category between 7,500 m² and 10,000 m². At 
around 17 %, the proportion of take-up in this size category is dou-
ble the average of the last six half years. Take-up of larger areas in the 
>10,000 m² size category over the last half year (6 %) is well below 
the long-term average (23 %). However, the share of two largest 
size categories in the total take-up rose slightly compared to the last 
half year.

There has been progressively increased demand for space in the 101 m² 
– 999 m² size category. Around one quarter of all take-up was in this 
size category in the first half of 2017. The size category between 
1,000 m² and 2,499 m² accounted for a significantly lower propor-
tion of total take-up compared to the previous half year and was 
again near the long-term average of around 16 %. The mid-sized 
segment between 2,500 m² and 4,999 m² showed again its volatile 
nature over the last half year and its proportion of total take-up fell 
by around 3 % compared to the previous half year to its current level 
of around 16 %. This is close to the average of the last three years. 
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Fig. 11: Take-ups by area size category
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Lower numbers of long-term leases

Over the last few years the market has been characterised by a high 
proportion of long-term leases. In the years 2013 to 2016, almost 
one half of all new lease contracts (around 47 %) had a term of five 
years or more. One quarter of all space was let on medium-term 
leases with terms of between two to five years and around one fifth 
of all space was let on leases with terms of less than two years. An 
average of 8 % of all space was let with open-ended lease terms over 
this period.  

Lately, more and more space has been let on very short-term leases. 
In the first half of 2017, almost 19 % of all space was let on leases 
with terms of less than one year. This is actually a lower proportion 
than in the previous half year. However, this share is still well above 
the long-term average of 8 %. In the first half of 2017, around one 
quarter of all lettings were on leases with terms of less than two years.

Space let on leases with terms of between two and five years account 
for a significantly greater proportion of the total take-up in the cur-
rent half year than the long-term average. Whilst less than 20 % of 
lettings were on medium-term leases in the second half of 2016, this 
increased to over one third of all space in the first half of 2017. 

The status afforded to long-term leases mentioned above experi-
enced something of a dip in the current half year. Only around 30 % 
of all space was let on leases with terms of five years and above. It is 
expected that the full year 2017 will see a possible reversal of trend 
between medium-term and long-term leases.   
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Fig. 12: Take-ups by lease term



High levels of take-up  
in (almost) all property 
categories

There was an increase in take-up in almost 
all Unternehmensimmobilien sub-catego-
ries in the first half of 2017 compared to 
the second half of 2016. An overall increase 
of around 53 % across all categories was 
observed compared to the previous report-
ing period. The take-up of 593,000 m² was 
around 10 % above the long-term average.

As in the second half of 2016, the property 
category business parks achieved the highest 
level of take-up. The take-up of 251,000 m2 
was a rise of 63 % compared to the previ-
ous half year and is 31 % above the average 
take-up of around 192,000 m2.

The greatest increase compared to the pre-
vious half year was in the warehouse/logis-
tics properties   category. Take-up rose by 
around 2.5 times to around 183,500 m². This 
is around 28 % above the average of the last 
few years.

Increased take-up across all 
use types

Compared to the previous half year, there 
were significant increases in take-up in the 
light manufacturing space segment (65 %) 
and in the warehouse/logistics space segment 
(66 %). Despite the rise in take-up of light 
manufacturing space this is again well below 
the long-term average of 59,000 m². It is ex-
pected that take-up will rise again in this cat-
egory. By contrast, take-up in the warehouse/
logistics space segment is 26 % above average 
and this was the second best take-up perfor-
mance since these reports began.

Compared to the long-term average, flex 
space (-26 %) and light manufacturing 
space (-31 %) performed badly in the cur-
rent half year. The take-up of flex space was 
around 25,000 m² and light manufacturing 
space was around 18,000 m² below the av-
erage of half years. The increased demand 
in these segments cannot be satisfied by 
current supply. 

–

Fig. 13: Take-ups by property type in ’000 m2
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Fig. 14: Take-ups by floor space type in ‘000 m2
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Logistics and transport sector with an  
almost 40 % market share

The economic sector logistics and transport increased its share of 
total take-up again in the current half year and is the principal driver 
of take-up in the Unternehmensimmobilien segment. The share of 
take-up attributable to companies in the manufacturing and indus-
trial production segment rose again compared to the second half 
of 2016. The manufacturing and industrial production segment 
pushed the retail, automotive repairs and servicing sector from the 
third place as a driver of take-up. The second placed take-up driver 
was the residual category “others”. 

Take-up in the first half of 2017 increased by around 38,000 m² com-
pared to the first half of 2016. The take-up of 232,000 m² driven 
by companies in the logistics and transport segment is twice as high 
as the previous year. This emphasises the importance of the sector 
in terms of take-up over the last half year, in which take-up rose to 
around 61 % in excess of the long-term average for the sector. 
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Fig. 15: Take-ups by aggregated economic sector pro-rata (in %) and in ‘000 m2
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Prime rents for flex space2  
continue to grow

In order to improve the visualisation of the interaction 
between prime and average rents, this year’s report will 
include a new and updated calculation and presentation 
model. It has been observed over the last few half years 
that prime rents for flex space have risen continually. The 
prime rent for flex space has risen by almost 2.60 euros/
m²/month in the last half year alone, which equates to 
an increase of 21 %. At the same time, average rents fell 
by 24 %. The overall rental price range thus widened by 
around 50 % over the same period. The reasons for this 
are not least the lack of supply at a time of higher levels 
of, and rising, demand. In addition, as with offices/social 
space, the differing location qualities mean that a wider 
rental spread can be observed. 

The average rents for office/social space have stabilised 
at a level of 8.00 euros/m²/month. The rental price range 
has narrowed by around 20 % over the last year. On the 
supply side this is due to the development of a more 
established market for office space in business parks, 
warehouse properties etc. Prime rents for light manu-
facturing space have risen by around 24 % to around 
8.00 euros/m²/month since the second half of 2015. Av-
erage rents have risen by around 20 % compared to the 
previous half year. Looking at both trends together, it is 
expected that prime rents will continue to rise in future.

2 For a definition of the term “flex space” see the Glossary.
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Fig. 16: Rents by floor space type

Wide rental price range for small 
areas of space

Both small and large areas of warehouse/logistics space 
have experienced an increase in prime rents in the first 
half of 2016, which then resulted in a price correction in 
the following half year. Irrespective of individual peaks, 
there has been a rise in prime rents of around 9 % since 
the second half of 2015. The prime rent in the medium 
size category remained relatively stable at 6.70 euros/
m²/month. There has been a price correction in this cat-
egory in the current half year compared to the second 
half of 2016. The average rents for warehouse/logistics 
space has remained at a similar level over the two years 

under review. The only fall in average rents has been in 
the size category between 500 m² and 9,999 m², in this 
case from 3.50 to 3.25 euros/m²/month.

The peak for both small and large areas of space from 
the first half of 2016 correlated with a widening of the 
rental price range over this period. In the case of both 
size categories, this is the greatest divergence between 
the upper and lower rental prices since these reports 
began. The rental growth for small areas of warehouse/
logistics space is rather volatile in nature compared to 
the medium-sized category. The rental price range in 
the 100 m² – 499 m² size category has remained rela-
tively consistent over the entire review period.  
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Fig. 17: Rents of warehouse/logistics facilities in various size bands
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The Market for Unternehmens- 
immobilien in Germany in  
H1 2017

Given the dimensions of Unternehmensimmobilien, the changes in their market 
values3 and floor space volumes have been minor. That is why they are not elabo-
rated although they are represented here.
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–
Fig. 18: Commercial real estate floor space volumes  
in Germany in million m² (excl. hotels), H1 2017

–
Fig. 20: Market values of the Unternehmensimmobilien property categories in billion euros, H1 2017

–
Fig. 19: Market values of commercial real estate  
in Germany in billion euros (excl. hotels), H1 2017
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3 The figures are based on disclosures by the IW Economic Institute in Cologne, the publication “Wirtschaftsfaktor Immobilien – Die Immobilienmärkte 
aus gesamtwirtschaftlicher Sicht (2010/2013)” on the macro-economic aspect of Germany‘s real estate markets, and updates of the property databases 
bulwiengesa AG maintains on selected property type. Figures quoted for real estate of the Unternehmensimmobilien type are based on calculations 
done by bulwiengesa AG.
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Fig. 21: Overview of floor space and values of German Unternehmensimmobilien, H1 2017

4  For a definition of the German Property Index (GPI) see the Glossary.

–
Fig. 23: German Property Index (GPI), cashflow return by property segment

4

5

6

7

8

9

202020152010200520001995

–
Fig. 22:  German Property Index (GPI)4, total return by property segment
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Office CRE/IRERetail

in million m2  in % in billion euros  in % in billion euros  in %

Converted properties 61.0 6.4 % 42.7 7.7 % 21.4 50.0 %

Business parks 10.3 1.1 % 14.0 2.5 % 12.6 90.0 %

Warehouse- / logistics properties 335.6 35.3 % 202.0 36.2 % 121.2 60.0 %

Light manufacturing properties 544.4 57.2 % 299.4 53.6 % 119.8 40.0 %

Unternehmensimmobilien total 951.4 100.0 % 558.1 100.0 % 274.9 49.3 %

Property categories within the  
Unternehmensimmobilien segment Floor area Total value thereof investment-grade

2017 through 2020 provisional forecast values 

2017 through 2020 provisional forecast values 
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Reception area 
in a converted property



Notes on  
the Analysis

List of  
Figures

The Market Reports published by INITIATIVE UNTERNE-
HMENSIMMOBILIEN cover market events involving the 
Unternehmensimmobilien segment on a semi-annually 
basis. The contents of the Market Reports are succes-
sively expanded and improved for more drilldown depth. 
The Initiative welcomes inquiries and analysis requests 
for the purpose of engaging in open dialogue. If you are 
an active player in this market environment, we encour-
age you to get in touch with us.

The investment market analysis was conducted and 
compiled on the basis of transaction reports by Initiative 
members, supplemented by transactions aggregated in 
the in-house RIWIS database of bulwiengesa, and that 
qualify for the Unternehmensimmobilien classification. 
The analysis did not consider transactions in large-scale 
logistics or other market segments.

The data evaluated for the purpose of the rental mar-
ket analysis were provided by participating operators. 
The analysis for the second half-year of 2016 drew on 
1,500 data records. These represented almost exclusive-
ly primary data, sourced from the actual property own-
ers. The evaluation only took pure letting activities into 
account while ignoring owner-occupier transactions. 
Neither were sub-lettings by companies active in busi-
ness sectors other than real estate take into account, 
for instance. We assume that the report covers at least 
an estimated third of all lettings transacted on the mar-
ket as discussed in this Market Report. The posted fig-
ures should therefore not be understood as global trend 
statements but as a random sample. That said, they are 
highly meaningful when read as indicators.

Fig. 01: p. 9 Different Categories of  
Unternehmensimmobilien 

Fig. 02: p. 15 Transaction volume in million euros  
by property category

Fig. 03 p. 16: Aqcuisitions and disposals by type of player  
in million euros, H1 2017

Fig. 04 / 05: p. 17 Acquisitions and disposals by origin  
of actors, H1 2017

Fig. 06: p. 19 Gross initial by property category

Fig. 07: p. 21 Transaction volumes by region, 
in million euros

Fig. 08: p. 22 Regional distribution of transactions  
by property category, H1 2017

Fig. 09: p. 23 Regional distribution of take-ups

Fig. 10: p. 24 Take-ups by region in ‘000 m2

Fig. 11: p. 25 Take-ups by area size category

Fig. 12: p. 26 Take-ups by lease term

Fig. 13: p. 27 Take-up in ‘000 m2 by property type

Fig. 14: p. 28 Take-ups by floor space type in ‘000 m2

Fig. 15: p. 29 Take-ups by aggregated economic sector 
pro-rata (in %) and in ‘000 m2

Fig. 16: p. 30 Rents by floor space type

Fig. 17: p. 31 Rents of warehouse/logistics facilities 
in various size bands

Fig. 18: p. 32 Commercial real estate floor space volumes 
in Germany, excl. hotels, in million m2, H1 2017

Fig. 19: p. 32 Market values of commercial real estate 
in Germany, excl. hotels, in billion euros, H1 2017

Fig. 20: p. 32 Market values of the  
Unternehmensimmobilien property categories, H1 2017

Fig. 21: p. 33 Overview of floor space and values  
of German Unternehmensimmobilien, H1 2017

Fig. 22: p. 33  German Property Index (GPI),  
total return by property segment

Fig. 23: p. 33 German Property Index (GPI),  
cashflow return by property segment
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Glossary
Gross Initial Yield (GIY):

As a transaction-based ratio, the gross initial yield (GIY) 
reflects the rate of return actually realised through a 
property transaction. The gross initial yield is determined 
as the reciprocal value of the gross income multiplier, i. e. 
the ratio of pre-tax net rental income to net purchasing 
price. Compared to the net initial yield, the GIY still in-
cludes service charges not recoverable through the rent. 
The net purchasing price does not include the incidental 
acquisition costs accepted as market standard. The Mar-
ket Report uses the GIY ratio because these variables are 
not always available, and because its use makes it easier 
to compare transaction data.

Flex Space:

The floor area type called flex space in the context of 
Unternehmensimmobilien, rather than being limited to a 
single type of use (office, storage, industrial, among oth-
ers), is suitable for a variety of usage requirements. Prem-
ises of this type are customised by landlords to meet the 
occupier‘s requirements or else are converted by the ten-
ant for the same purpose. A tenant with a current lease 
for flex space seeking to convert office space into light 
manufacturing space, or vice versa, may do so without 
requiring a change of the unexpired lease or becoming 
subject to a rent review. Unlike in the first Market Report, 
service and workshop areas were grouped with this cat-
egory because floor space of these types may principally 
be converted into flex space. For reasons of consisten-
cy, the Market Report no longer differen-tiates between 
these types.

German Property Index (GPI): 

The German Property Index (GPI) is a real estate perfor-
mance index calculated on the basis of available market 
data. It is compiled for the segments office, retail, and 
industrial/logistics. Depending on availability, diverse real 
estate economic market and planning data enter into its 
calculation. It also factors in additional assumptions con-
cerning manage-ment, maintenance and other non-re-
coverable operating costs for each market segment, de-
veloped on the basis of long-term market knowledge.

The national GPI (= total return) of each real estate mar-
ket sector is derived from the weighted sum of the cur-
rent (stable) rental income (cash flow return) and the 
weighted sum of the projected increase in market value 
(capital growth) of the 127 cities covered by the RIWIS 
market database. The weightings are differentiated by 
sector, and are not constant over time. In this context, 
the index and its components are defined as follows:

Total Return:

The total return is derived from the weighted sum of the 
capital growth and the weighted sum of the cash flow 
returns of the 127 cities. It describes the total return on 
the capital employed over a certain period of time, i. e. 
the year-on-year change, quoted in percent.

Cash Flow Return:

The cash flow return signifies the rate of return generat-
ed from the current operational use of a given property, 
set in relation to the cash employed over time. The cash 
flow itself represents the net income remaining of the pe-
riodic rental income after deducting the periodic current 
operating expenditures.

Capital Growth:

Capital growth captures the change in value of a given 
property in terms of its fair market value over the period 
of time elapsed since the valuation date of the prior peri-
od. It considers work done at the property that influences 
its value (modernisations, lettings of vacant premises or 
lease renewals) as well as general changes in property 
market values. 

As a benchmark indicator, the GPI is used mainly by long-
term property asset holders to gauge the performance 
of their portfolio. Accordingly, it contrasts with the gross 
initial yield benchmark, which represents the purchase 
yield more than anything else.
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Copyright © 2017

All rights reserved. Excerpts may be used as long as “INITIA-
TIVE UNTERNEHMENSIMMOBILIEN” is cited as their source. 
Extensive reproduction, publication, and disclosure of con- 
tents to third parties in any form whatsoever is principal-
ly permitted only subject to prior written authorisation 
by INITIATIVE UNTERNEHMENSIMMOBILIEN, and any of 
the above must cite the original source. Exempt is the 
use of the Market Report or parts thereof for marketing 
brochures, these being subject without exception to the 
requirement of prior written consent by INITIATIVE UN-
TERNEHMENSIMMOBILIEN. The point of contact is the 
registered office of the Initiative.

Disclaimer (Exclusion of Liability) 

The findings and calculations presented in this Market 
Report, as well as the underlying research, are based on 
evaluations of participant portfolios or letting and invest-
ment transactions executed by members of the Initiative. 
They are supplemented by other sources either available 
or accessible during the processing time, and analysed 
to the best of our knowledge and using due diligence. 
No warranty is offered regarding the accuracy of the in- 
formation and data, except for those researched and 
compiled by ourselves, this guarantee being limited to the 
standard duty of care. No warranty whatsoever is assumed 
for the technical accuracy of data or facts adopted from 
third parties.

The findings were interpreted and evaluated against the 
background of the experience bulwiengesa has gathered 
through its research and advisory activities in Germany 
and elsewhere in Europe.
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