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Catella Property works with 

real-estate investors, institutional 

and private clients, German and 

International.

Catella Property has been operating 

in the German market for 25 years, 

providing taylormade solutions for 

all stages of property investments: 

research, valuation, sales and 

acquisitions.

A renowned research team with 

a forward thinking attitude and 

an experienced team of analysts 

complete our service.

We are also able to support capital 

market transactions involving debt 

and equity. 

More than 30 pro fessionals covering 

the whole of Germany with offices 

in Berlin, Dusseldorf, Frankfurt, 

Hamburg and Munich. 

ABOUT CATELLA
Catella is a pan-European organization with 

strong local presence in 14 countries and 

with access to global capital. 

We manage all phases of the value creation 

process in property – from analysis 

through transaction, acquisition, financing, 

strategic management, and finally, the 

successful exit. 

For over 25 years, Catella has provided  

a unique advisory service linking corporate 

finance with detailed property market 

knowledge.

www.catella.com
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Office

Retail

Residential

Student
Housing

PRIME RETAIL PROPERTY  
IN HISTORICAL AREA  

IN HEIDELBERG

LOCATION  
Heidelberg prime pedestrian area (in historic district)

USP 
Off-market deal in prime location

STUDENT HOUSING 
PORTFOLIO  

“HEADQUARTER” 
 Nationwide > EUR 150 m

LOCATIONS 
– Frankfurt (2 assets) 
– Muenster 
– Darmstadt  
– Dresden

USP
One of the largest Student  
 Housing transactions (>1,250 beds) 
in Germany 2017

STUDENT  
HOUSING  

“A-RESIDENZ” 
 IN BERLIN

LOCATION  
Berlin close to the  
Airport Tegel 

USP 
Re-development of  
large Student Housing 
Property > 330 beds

RESIDENTIAL BUILDING 
IN DUSSELDORF

OFFICE DEVELOPMENT 
“FRANKENCAMPUS 146”  

IN NUREMBERG

RESIDENTIAL 
BUILDING  

IN DUSSELDORF

LOCATION  
Prime suburban area  
within the City of Dusseldorf

USP 
Transaction at a remarkable  
low yield level

LOCATION  
Excellent location in the City of Nuremberg 

USP 
Sole agent for a competitive bidding process

LOCATION  
Preferred suburban area 
within City of Dusseldorf  

USP 
Perfect building incl. 
potential to increase 
value

STATE-OF-THE ART OFFICE  
DEVELOPMENT 

“AREA BOX SEVEN”  
IN BERLIN 

LOCATION  
Berlin-Friedrichshain in prime location

USP  
Off-market transaction for a multi-let building



Catella Germany Research is headed by  

Dr. Thomas Beyerle who is responsible for 

pan-European research across the Catella 

Group. He is renowned in the German 

real estate market and has been a leading 

commentator on the real estate market 

for over 20 years.

Catella provides high-end market analysis 

products and services for the property 

market. 

We use our perspectives from the 

financial markets and experience from 

investment banking to create truly 

forward-looking research.

Research
RESEARCH

ANDREAS SLUPIK 
Analyst Research

DR. THOMAS BEYERLE
Head of Group Research
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Health
Care

MODERN  
BUSINESS PARK  

PROPERTY  
IN COLOGNE 

LOCATION  
Cologne-Gremberghoven  
close to  Airport Cologne / Bonn

USP 
Latest generation of “G-I-P”  
in powerful location for  
airfreight services

Logistics
Light Industrial
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OFFICE MARKET GERMANY 
1st Half 2018

TOP 7 Office take-up (total): 1,725,333 sqm
The office take-up volume in the German Top 7 markets decreased by approx. 6 % to 
1.72 million sqm in the first half of 2018. The slight decrease is mainly due to the low supply 
of office space, as especially larger and cohesive floor areas with modern standards are 
scarce. In addition, office completion figures are still below average. Only take-up volumes in 
Munich, Frankfurt and Stuttgart register relatively low growth rates. With a decrease of 20 % 
in take-up volume, Hamburg registers the strongest decrease of all Top 7 markets. The largest 
transaction of the year to date is the owner-occupied office development for Bosch GmbH 
with 50,000 sqm in Stuttgart. For the second half of 2018, we anticipate a moderate demand, 
while inner-city office spaces still remain the most sought after. By the end of the year a total 
take- up volume of approx. 3.55 million sqm is feasable.

TOP 7 Vacancy (average):  4.23 %
The vacancy rate decreased in all Top 7 markets by one percentage point and averaged at 4.23 
% in the first half of 2018. Berlin achieved a new record low, even below the 2 % mark. The 
most notable decrease in vacancy rates was registered in Frankfurt due to high take-up activities 
in nearly all floor sizes and moderate completion of constructions. Additionally, the conversion 
of old office stock into modern residential spaces is increasing. By the end of the year, Catella 
predicts the vacancy rate to fall below the 4 % mark for the first time.

TOP 7 Prime rents (average): 30.04 €/sqm
Office prime rents have increased in nearly all locations to an average of approx. 30.00 €/sqm. 
Berlin is the overperformer with a growth rate of 19 % within the last year. The prime rent is 
achieved in the submarkets City West and City Ost. Solely prime rents in Cologne and Hamburg stay 
unchanged. Until the end of 2018, the rent growth is defined by the healthy economic development 
in Germany, however growing scarcity of office spaces in project developments and CBD locations 
will continue to drive rents higher.

1.92 % 2.20 % 2.43 % 3.28 % 4.37 % 7.52 % 7.92 %

40.60 €/sqm 37.00 €/sqm 33.20 €/sqm 27.00 €/sqm 26.50 €/sqm 24.00 €/sqm 22.00 €/sqm

– 6.1 %

+4.1 %

–1.0 
percentage  

points 

COMPARED TO 
1ST HALF 2017

COMPARED TO 
1ST HALF 2017

COMPARED TO 
1ST HALF 2017

FORECAST 
2018

FORECAST 
2018

FORECAST 
2018

Source: Catella Research 2018

19.00 sqm 14.10 sqm 13.70 sqm 11.90 sqm 7.70 sqm / 8.20 sqm* 7.80 sqm 7.80 sqm
*  Rhine-Ruhr: Dortmund, Essen, Duisburg

Office stock in million:

373,060 sqm 429,133 sqm 238,117sqm 257,450 sqm 182,167 sqm 125,840 sqm 119,567 sqm

 Change to 1st half 2017 (increased/decreased)

 Residential market top 7 locations   
 Top 25 locations according to overall score in the residential market rankings  
  Remaining 48 locations according to overall score performance 

in the residential market rankings 

Quelle: Catella Research 2018
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Risk factor based on Catella Research Residential Market Ranking Germany 2018. In order to classify the rankings, the risk factors 
have been divided into the following indicators: socioeconomic data, structural risk, liquidity risk and location potential. The factors 
have been organised into quantiles according to the respective value of the percentage range and projected onto a numeric scale 
between 0 and 100. In order to determine the risk factors, the scoring values are transformed using an inverse function.
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Investment locations Germany 2018  
Residential – rents and yields

As of: 1st quarter 2018
Contact: research@catella.de
Source: Catella Research 2018

The positive situation in the German residential markets is based on a demand-based development, the supply of  housing 
typologies is becoming increasingly heterogenous. The demand for urban housing is only hesitantly extending onto 
 construction sites, but urban densifi cation measures show fi rst signs of improvement. The connection to infrastructure 
and embeddedness in the urban environment decide on the social and economic success of the developments more than 
ever. Many are increasingly adapting a mixed-use character.

    
     mid-range residential area in €/sq m  *

     very good residential area in €/sq m  *

     gross rent yield in % 1)

Average rental prices and gross rent yields

in €/sq m 1st quarter 2017 1st quarter 2018 Change

ø rental price mid-range residential area Germany 8.11 8.27 1.98%
ø rental price mid-range residential area top 7 locations 11.86 12.13 2.27%
ø rental price mid-range residential area excl. top 7 locations 7.75 7.90 1.95%
ø rental price very good residential area Germany 10.42 10.76 3.31%
ø rental price very good residential area top 7 locations 15.94 16.32 2.41%
ø rental price very good residential area excl. top 7 locations 9.90 10.23 3.35%

*   €/sq m living area calculated monthly, 
applicable to approx. 3 rooms, 
approx. 60–75 sq m, all years of 
construction

1)  Gross rent yield:
Gross rent yield is the ratio of annual 
rental income to the buying price. Net 
rent yield, on the other hand, also takes 
into account the additional costs associated 
with buying such as the administrative 
and maintenance costs, which the owner 
cannot pass on to the tenant as they can 
other operating costs. 

8.11
10.42
5.1

INVESTMENT MARKET GERMANY 
1st Half 2018

Strongest asset class   
office

TOP 7 Prime yield (net, average): 3.20 %
The sustained lack of supply in core office products, lead to further yield compression in the Top 7 to an average of 
3.20 %. For the first time ever, Berlin surpassed Munich, where the office prime yield achieves a new record low of 
2.90 %. The strongest yield compression is recorded in Dusseldorf with a decrease of 40 basis points, followed by 
Frankfurt with a drop of 35 basis points. By the end of the year, office prime yields in some markets are forecasted 
to decline further, but at a modest rate due to ongoing demand shifts towards B-locations. In general, we predict 
prime yields to remain stable at a record low level in the segment of CBD and core office properties, despite a 
weaker Q4 2018. Further yield compression is forecasted for core-plus or value-add properties. Investors should 
also keep an eye on the expected measures through active asset management in the location/property/use-structure 
and pursue a core strategy. The current yield gap of approx. 150 basis points between core and value-add shows 
no signs of market distortion.

81 % 65 % 62 % 60 % 54 % 51 % 48 %

2.90 % 2.95 % 3.15 % 3.15 % 3.30 % 3.35 % 3.60 %

– 0.23  
percentage  

points *

* Change to 1st half 2017  Change to 1st half 2017 (increased/decreased)

EUR 3.38 bn EUR 3.19 bn EUR 3.14 bn EUR 2.26 bn EUR 1.21 bn EUR 0.86 bn EUR 0.70 bn

Transaction volume   
commercial in EUR Bn

TOP 7

GERMANY

EUR 14.73 bn

EUR 25.50 bn – 1.53 %*

+ 3.0 percentage points*

+ 28.74  %*

– 7.0 percentage points*

Contact: research@catella.de

TOP 7

GERMANY

∅ 60 %

∅ 44 %

The German commercial investment market benefited from strong market dynamics 
and achieved a transaction volume of approx. 25.5 € billion in the first half of 2018. 
Especially the outstanding volume in the Top 7, which is supported by a huge number 
of large single transactions, is to be highlighted. The sale of Frankfurts „Behörden-
zentrum“ for 500 € million to Aroundtown Property was the largest transaction in 
this segment. Nationwide, office properties remain the most sought after asset for 
investors, while, in turn, the volume in the retail sector is declining. The number 
of transactions of logistics properties is increasing, merely the low number of large 
portfolio transactions prevented a higher total investment volume. The share of foreign 
investors decreased slightly compared to the first half of 2017, primarily due to lower 
investments from the US and Asia.

 Office

 Retail

 Logistics

 Hotel

 Mixed Use

  Others  
(i. a. Healthcare, Data Center)

Transaction volume  
by asset classes 1st half 2018

FORECAST 2018
TRANSACTION VOLUME 
GERMANY 

FORECAST  
OFFICE 

2018

FORECAST 
RETAIL 

2018

FORECAST  
LOGISTICS 

2018

FORECAST 
2018

44 %

18 %

12 %

7 %

5 %

14 %

Source: Catella Research 2018

The market for serviced apartments
GERMANY

In recent years, the market for so-called serviced apartments* has been increasingly fed by an enhanced investor demand. As a result, transaction  
volumes have steadily increased. Structurally located between hotel and housing, it can be seen as a niche product and a hybrid form of residential 
use, with correspondingly heterogeneous, but overall higher user charges. Composed of individual apartments, serviced apartments include com-
pletely  
furnished rooms as well as additional services (weekly cleaning service, reception, catering services, etc.), in comparison to normal housing. The 
range of services varies, depending on the provider and the customer requirements, between low degree of service and hotel room service. Cur-
rently, the majority of serviced apartments is located in an urban environment (central location, close to transport hubs, trade fairs, commercial 
centers, event centers, etc.) and primarily visited by long-term users.

*Similarly, the term “boardinghouse” is often used.

Status quo of the serviced apartment market in Germany

Niche product – between hotel and living
HOTEL MARKET SERVICED APARTMENTS HOUSING MARKET

Fully furnished
Fully furnished

+ character of an
apartment (1-3 rooms)

Unfurnished/ 
(partly) furnished

24 hours reception Partly available, however
limited services No reception

Complete service offered Low degree of service up
to hotel service standards

Usually no services  
are available

Kitchenette possibly
available, complemented

by room service

Usually kitchen  
+ supporting services offered Kitchen is available

 • Increasing mobility in the  
modern business world

 • Central location, accomodations  
+ long-term stays

 • Higher living comfort is required

 • Higher demand for services

 • Commuters

 • Students

 • Young professionals

 • Business travelers (long-term)

 • New arrivals

Short stay Long stay

“H
om

e aw
ay from

 hom
e”

MARKET TREND

TARGET GROUPS

35,500
APARTMENTS IN 588 BUILDINGS

OCCUPANCY RATE

77%
OCCUPANCY RATE

41 nights
PROPORTION OF  

THE HOTEL MARKET

3%

Forecast
All in all, we assume that the overall market will continue to grow, primarily fed by a change in the labour market. The share 
of serviced apartments in the hotel market will rise up to 10% by 2030. Co-working, project structures and an increasing 
number of business travelers are push factors for this development. The growing supply in the future can be seen in the 
number of planned serviced apartments until 2020. In this regard, the cities Berlin and Hamburg are responsible for 14% of 
the pipeline. Due to the previously balanced provider structure, the increasing mobility and the trend towards “home away 
from home”, there is a high level of investor interest.

Although there is a dominance of national providers, Germany is increasingly becoming the main 
focus of international parties. Some of the hotel chains added serviced apartments as a new category 
in their range of products. The innovative concepts often turn out to be more successful. Important 
locations are currently Munich, Berlin, Frankfurt, Hamburg and Düsseldorf. In addition, the cities 
Cologne, Stuttgart, Hanover, Leipzig and Nuremberg can be seen as locations with large potential for 
the future. The transaction volume until the end of 2018 is forecast at € 235 million by us.

THE 5 LARGEST PROVIDERS ACCORDING TO THE NUMBER OF 
APARTMENTS (22% OF THE TOTAL MARKET)

TRANSACTIONS IN 2017 AND 2018

3,342
PLANNED UNITS

UNTIL 2020 IN
GERMANY

Boardinghouse  
Wernerstraße

Stuttgart

New Frankfurt 
Towers 
Frankfurt

UpperNord  
Tower

Düsseldorf

MaryAnn  
Apartments

Dresden

Cologne 
Apartments

Köln

FourLiving
Leipzig

Derang – 
The Living Hotels 3,060

Apartment 
Residenz 1,800

Adina Apartment 
Hotels 1,340

Accor (Adagio)
1,100

Ascott Ltd. 
(Citadine) 556

National
Providers

EUR

13.7
million

EUR

22.1
million

EUR

22.7
million

EUR

52.1
million

EUR

84.7
million

EUR

85.5
million

The market for serviced apartments
EUROPE

While serviced apartments have already been able to etablish themselves on the North American continent, Europe is now increasingly opening up 
to this niche product. So far, Europe accounts only for a small percentage (13.8%) of the total global market. However, there are signs of a clear 
growth strategy due to planned construction projects until 2020.

Status quo of the serviced apartment market in Europe

Forecast
More serviced apartments are plannend across Europe, with 
the United Kingdom (41.5%) and Germany (32.4%) accounting 
for the largest share of the 10,320 planned units. At the same 
time, this suggests a clearly focused distribution within Europe. 
Until the of end 2018, we expect a transaction volume of 
around € 525 million in UK/Ireland, Germany, France, the  
Netherlands, Sweden, Denmark und Spain.

From our point of view, potential locations that can 
become attractive for the serviced apartment market are 
those metropolitan areas whose labour markets are subject of 
the mentioned change (co-working, project structures, profes-
sional mobility). Overall, Catella Research expects a strong 
growth within the European market. However, this won’t 
affect all countries equally, but primarily the economically 
strong cities with a  
high degree of international connectivity.

THE 5 LARGEST PROVIDERS BASED ON NUMBER OF SERVICED APARTMENT BUILDINGS
(REPRESENTING 26% OF THE EUROPEAN MARKET) AVAILABLE ROOM CATEGORIES

PLANNED APARTMENTS ACCORDING TO PROVIDERS  
UNTIL 2020 (50% OF THE PLANNED UNITS )

PLANNED NUMBER OF APARTMENTS UNTIL 2020

TRANSACTIONS IN 2016 AND 2017

10,320
PLANNED 

UNITS
IN EUROPE

FiveWells,  
Grays, UK

Development  
Site

Dublin, Irland

Berkeley,
Harlington/
London UK

Canalejas
Apartments

Madrid, Spanien

Temple Bar Hotel
Dublin, Irland

Citadines  
Islington

London, UK

Number of serviced apartment buildings 

Park & Suites55

Citadines /The Ascott Ltd.40

ResidHome + Sejours et Affaires – France Réside Études Group65

Adagio/Accor97

Pierre & Vacances226

United Kingdom
Germany

Switzerland
Ireland
France
Others

4,279
3,342

739
598
571

791

Studio

1 room apartment

2 room apartment

3 room apartment

59% 34% 6% 1%

Catella is a leading specialist in property investments, fund management and bank-
ing, with operations in 13 European countries. The group has sales of approximately  
EUR 211 million and manages assets of approximately EUR 16 billion. Catella is 
listed on Nasdaq Stockholm in the Mid Cap segment.

RESEARCH CONTACTS:

Dr. Thomas Beyerle
thomas.beyerle@catella.de
+49 (0)69 31 01 930 220

Sean Nolan
sean.nolan@catella.de
+49 (0)69 31 01 930 275

Katja Willner
katja.willner@catella.de
+49 (0)69 31 01 930 276

Janis Deeken
janis.deeken@catella.de
+49 (0)69 31 01 930 274catella.com

Residence Inn/
Marriott 3,060

Staycity 1,800

Visionapartments 1,340

Adina 1,100

Saco Apartments 556

Quelle: Catella Research 2018/The Apartment Service/HVS/RCA/Deutsche Hypo/Thomas Daily

EUR

1.4
million

EUR

10
million

EUR

11.13
million

EUR

18.74
million

EUR

55
million

EUR

65.51
million

1,889
SERVICED APARTMENT BUILDINGS

114,012 
UNITS

13.8%
OF THE GLOBAL SERVICED

APARTMENT MARKET
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% Ú % Ú % Ú

AUSTRIA
 Vienna 3.70 Ú 3.00 Ú 6.00 à

BELGIUM
 Brussels 3.90 à 3.00 Ú 5.50 Ú

DENMARK
 Copenhagen 3.75 Ú 3.00 Ú 5.75 Ú

ESTONIA
 Tallinn 6.30 Ú 6.50 Ú 7.80 Ú

FINLAND
 Helsinki 

(Metro politan area) 3.90 à 4.30 à 6.30 à
 Turku 7.25 à 6.50 Ú 9.00 Ú
 Tampere 6.75 à 6.50 Ú 8.00 Ú
 Oulu 7.50 à 7.25 Ú 9.25 Ú
 Lahti 7.50 Ú 7.75 Ú 9.75 Ú

FRANCE
  Paris (Greater 
Paris Area - IDF) 3.10 à 2.50 Ú 4.75 Ú

 Lyon 4.10 à 3.90 Ú 4.75 Ú

GERMANY
 Berlin 2.90 à 3.20 Ú 4.70 à
 Cologne 3.60 Ú 3.40 Ú 4.70 à
 Dusseldorf 3.30 Ú 3.50 Ú 4.70 à
 Frankfurt 3.15 à 3.40 Ú 4.60 à
 Hamburg 3.15 Ú 3.30 Ú 4.65 à
 Munich 2.95 à 2.80 à 4.50 à
 Stuttgart 3.35 Ú 3.50 à 4.65 à

IRELAND
 Dublin 4.00 Ú 3.25 Ú 5.15 Ú

ITALY
  Rome 3.90 Ú 2.70 Ú 6.25 à
 Milan 3.50 Ú 2.70 Ú 5.50 à

LATVIA
 Riga 6.50 à 6.50 Ú 7.90 Ú

% Ú % Ú % Ú

LITHUANIA
 Vilnius 6.50 à 6.80 Ú 7.50 Ú

LUXEMBOURG
 Luxembourg 4.00 à 3.25 Ú n. a. n. a.

NETHERLANDS
 Amsterdam 3.50 Ú 2.80 Ú 4.90 à
 Rotterdam 4.75 Ú 3.60 Ú 4.90 Ú

NORWAY
 Oslo 3.50 à 3.70 Ú 5.60 Ú

POLAND
 Warsaw 4.90 Ú 5.25 Ú 6.75 Ú

PORTUGAL
 Lisbon 4.60 Ú 4.50 Ú 6.85 à

SPAIN
 Madrid 3.75 Ú 3.20 Ú 5.50 Ú
 Barcelona 4.00 Ú 3.20 Ú 5.75 à

SWEDEN
 Stockholm 3.50 Ú 3.75 Ú 5.00 Ú
 Malmo 4.25 Ú 4.50 Ú 5.00 Ú
 Gothenburg 4.25 Ú 4.50 Ú 5.00 Ú

SWITZERLAND
 Zurich 3.50 Ú 3.00 Ú 5.50 à
 Basel 4.30 Ú 4.10 Ú 5.80 Ú

UNITED KINGDOM
  London-City 4.00 Ú 4.25 Ú 4.00* Ú
  London 
Westend 3.50 Ú 2.50 Ú 4.50** Ú

 Birmingham 4.80 Ú 4.50 Ú 4.75 Ú
 Manchester 4.80 Ú 4.30 Ú 4.75 Ú

* Heathrow ** Croydon

% Office prime yield, H1 2018 (%)

Ú forecast end 2018

%  High street retail prime yield (%)

Ú   forecast end 2018 

%  Logistic prime yield (%)

Ú   forecast end 2018 

Þ �increase from 0 to +10 basis points

Ú stable ±0 basis points

à �decrease from 0 to -10 basis points

Source: 

Catella Research 2018

Definitions:

PRIME YIELD: The yield for a property off 

the highest quality specification in a prime 

location within the area. The property should 

be 100% let at the market rent at the time, 

to blue-chip tenatns, with leasing term typical 

for prime property within that market. The 

yield should reflect net income received by 

an investor, expressed as a percentrage of 

total capital value plus expected acquisition 

costs.

 

Data refers to August 2018

Catella is a pan-European organisation with 
strong local presence and access to global 
capital. A leading specialist in property in-
vestments, fund management and banking, 
with operations in 14 countries. Our vision 
is to be the leading European partner for 

investors in property and finance. The 
operations are divided into four business 
areas that cooperate closely throughout 
Europe, as well as locally in each market, 
to  develop customized solutions for our 
customers.

Research Contacts:  
Dr. Thomas Beyerle
thomas.beyerle@catella.de

Andreas Slupik
andreas.slupik@catella.de CATELLA EUROPEAN COMMERCIAL YIELD OVERVIEW | 2018

European commercial prime yield map 2018

HEALTH CARE  
PORTFOLIO

> EUR 170 m
 

LOCATIONS  
17 nursing and care homes mainly in the 
Federal Countries North Rhine-Westphalia 
and Schleswig Holstein.

USP
One of the best  German operators with 
leases fixed for 30 years.  
The global portfolio offers approximately 
1,500 beds, spread over 75,000 sqm.
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Tel: +49 (0)89 54 59 56-0 
Fax: +49 (0)89 54 59 56-100

info@catella.de 
www.catella.de
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