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2014 was a record-breaking year for investment into the logistics 
and industrial sector across Europe.  In total, €21.7 billion was 
invested across the region, the highest transaction volume ever 
recorded in Europe.  This marked an increase of nearly one-third 
compared to 2013, and is close to double the volume in 2012.  

In this report we explore the key drivers behind this growth, as well 
as provide predictions on the evolution of the market as we head 
through 2015 and beyond.  From a capital markets perspective, this 
includes the truly global nature of the capital targeting increased 
exposure in our region, positive movements in pricing and the rapid 
growth in the single country and cross-border portfolio market.  
In addition, we comment on the impact of the low interest rate 
environment in Europe which is contributing to the continued 
availability of debt at positive spreads to prime yields, a theme not 
seen in the previous cycle.

We also examine the positive state of the regional occupational 
markets and look at the key drivers of tenant demand.  Sustained 

and growing requirements continue to come from factors including 
the growth of omni-channel retail and e-commerce, supply chain 
restructuring, 3D printing and rising industrial production.  This elevated 
demand is set against the backdrop of an increasing shortage of 
modern warehouse stock, a supply imbalance that is particularly 
acute relative to other markets such as the U.S., which has more than 

We go on to explore individual markets on a country-by-country 
basis, identifying key dynamics and trends.  The author(s) of each 
review are JLL logistics and industrial specialists who have real 
insight into the on-the-ground activities in their markets.  If you would 
like to know more, then please do not hesitate to contact them.

Finally, we would once again like to thank all our clients for the 
opportunity to work on so many exciting projects.  As ever, our 

growing and evolving market to assist you in meeting your goals 
and investment targets.
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2015 has begun with the announcement of a planned quantitative easing (QE) 
programme to help stimulate the stagnant growth that continues to plague parts 
of the Eurozone. Expectations for the year are for a continuation of the already 
record-low interest rates and, aside from the announced stimulus package, early 
projections point to growth of 1.7% for the Eurozone GDP for 2015. This is contrasted 
by Russia, where there will be a continued contraction in economic output. 

The core markets of Germany and the UK are forecast to maintain their stability 
over the coming year, while Poland also looks set to sustain its recent expansion. 
Looking elsewhere across Europe, the Benelux countries are likewise forecast 
to see growth, although less than the Eurozone average. Italy is anticipated to 
remain sluggish for the foreseeable future, while Turkey is still leading the emerging 
markets and is expected to have the largest relative growth through 2015 and 
into the coming years.

The overwhelming economic sentiment is more positive across the Eurozone 
compared to 2014, driven in large part by an increase in consumer and retail 

services. Notably, industrial production has been increasing and is expected to 
continue to rise in several markets. The Eurozone Manufacturing Purchasing 
Managers’ Index (PMI) has seen upticks in recent months due mainly to 
increased output in Germany, Italy, Spain, the Netherlands and Ireland. Looking 
ahead, the Manufacturing PMI is expected to expand by 1.25% in 2015.

Projected GDP Growth (%) Across Europe 2015-2017

2015 2016 2017
Eurozone 1,3 1,7 1,7
France 1 1,3 1,4
Germany 1,8 2,1 1,7
Italy 0,1 0,8 1
Poland 3,5 3,8 3,5
Spain 2,2 2,3 2,4
Turkey 3,3 5,1 4,8
UK 2,6 2,5 2,6

Source: Oxford Economics

Economic 
overview

The European economy continues to head in 
the right direction, but uncertainty remains
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Within Europe, the large increase in volumes over the last 
two years has not been primarily within the core markets, as 
has historically been the case. While the UK, Germany and 
France have consistently maintained their grip as the top three 
investment markets, in recent years investors have spread their 
capital across the continent. For example, transaction levels in 
both the Netherlands and Poland have averaged a 30% year-on-

had greater volumes than France in 2014 and both have similar 

million), Poland (€744 million), Switzerland (€720 million) and 
Spain (€550 million) all witnessed transaction levels within their 

Top 5 investment markets

Industrial investment continues to spread throughout the continent
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It is clearly evident that European logistics and industrial assets 
represent an increasingly popular investment opportunity. Over the 
last 10 years, logistics assets have risen from 6% of total real estate 

investment. To underline the strength of the trend, retail investment 

retail volumes are a little over twice industrial volumes. 
Moreover, the rapid increase in investment in Europe is stemming 
from all over the world. Total global investment accounted for 
€6.8 billion (+70% y-o-y) in 2014. The largest non-European 
contributor was the Americas (primarily the U.S.), which in 2014 

nations with the sole exception of the UK. 
Even so, European countries should not be dismissed as they 
represented €13.6 billion in purchases in 2014. Conspicuously, 
UK investors (€7 billion) still account for nearly one-third of all 

key European investor activity came from Germany (€1.3 billion), 
Sweden (€1.3 billion) and Norway (€1 billion).

Logistics and industrial assets now account for over 10% of all property investments

Total global investments accounted 
for €6.8 billion (+70% YoY) in 2014

invested across European markets – the highest level ever seen. 
With rising capital values and yields lowering to near pre-2008 peak 
levels, investors are expanding their presence in European markets 
and investing in logistics and industrial assets at an increasing rate. 

Volumes reach an all-time high in 2014

European Logistics and 
Industrial Capital Markets

 28%  YoY    

€ 21.7 
billion
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United Kingdom

Germany

Nordics

CEE

Russia

% change YoY

* Figures exclude
  Pan-European portfolio
  transaction volumes not 
  associated with single
  country markets 

39%

78%

30%

313%

86%

8.7

3.6

2.9

1.6

0.1

France

Benelux

10%

61%

1.3

1.2

Club Med 396%1.0

Rest of Europe 180%1.1

rents since 2011, has moved yields to levels not seen 
in six years.  Nevertheless, there is still a long way to go 
before we begin to see levels comparable to early 2007. 
The weight of money targeting the sector, increased 

continue to equate to downward yield movements this 

sub-region, as both Western Europe and CEE have 
experienced yields contracting.  

Take-up continues to maintain the highs we have witnessed over 
the last few years. 15 million sq m was taken-up in 2014, which 
is just short of the record seen in 2011 (15.3 million sq m). These 
‘highs’ can be explained by the growing need for modern logistics 
services, which has required 3PLs, distributors, retail companies 
and their e-commerce counterparts to stay ahead of the curve and 
seek out new space. More units and goods are being shipped each 
and every year and, with increasing activity, there is a corresponding 

need for space. Retailers are widely anticipated to further embrace 
the concept of omni-channel retailing in 2015 and beyond, and this 
will drive the demand for up-to-date logistics networks to better serve 

starting to become the norm, and we expect to witness similar strong 
occupational activity in the coming years. As long as the growing 
need for logistics continues, so too will the demand for an expanding 
industrial real estate market.

Logistics real estate market fundamentals continue on robust levels

2014, there were far more build-to-suit (BTS) starts than speculative starts, with 
an increase of about 1.8 million sq m in BTS and owner-occupier starts year-on-
year. Notably, Russia saw a 40% decrease in speculative development in 2014. 
Russia has been the principal market for speculative development over the last few 
quarters, but changing market conditions have altered the perspective. However, 
speculative development did grow across the region outside of Russia in 2014, 
amounting to 370,000 sq m, a 67% year-on-year increase. Even so, it remains a 
small percentage of overall development activity. 

While the development of new space in Western Europe has been largely unchanged 
over the last few years, a recent increase in development in CEE markets has 
contributed to the surge in overall activity. In 2014, nearly 4 million sq m of new 

there is some 3.4 million sq m under construction in Central and Eastern Europe. 

Europe which will continue to result in high levels of completions over the next 
few quarters. Given that the majority of construction is BTS, which leaves little 
immediate impact on available supply, rental growth should continue in a positive 
direction for the foreseeable future.  If 2015 does deliver two consecutive years of 
positive rental growth, as has been forecasted by JLL, we expect to see a strong 
expansion in speculative development over the medium term.

Development is still expanding across Europe but 
mostly as build-to-suit opportunities with ‘speculative’ 
remaining relatively low

 

completed

57%  on 2013
52%  on 5-year average

Germany (31%) and 
Russia (27%) account

 for largest share

8.8 million sq m 
under construction

12%  more if compared 
to 12 months ago

20% is speculative 
(10% excluding Russia)FY 2014 take up at

15 million sq m
+ 5% YoY
+ 14% on 5-year average

2014 FY Investment (€ billion)

Take-up across the region growing alongside an evolving market

Yields compression continues

Continued high
occupier demand

Limited 
speculative supply

Growing upward pressure on 
rents with further rental growth 
expected in 2015

Rental growth projections remain  
on an upward trajectory
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Portfolio and platform transactions have been in vogue over the 
last few years as many investors have entered the market with the 
intention to rapidly build scale within the sector. As a result, the 

in the past two years.

Overall, 2014 marked a record year not only for total European 
logistics and industrial investment volumes but also for portfolio 
transactions. Over 120 portfolios changed hands, equating to 
over €10 billion. This is up almost one-third in numbers and 25% 
on volumes when compared to 2013. Most notably, portfolio 
transactions by volume have risen 125% over their 10-year average. 
Total transaction levels were fuelled by a growing number of deals 
exceeding €100 million, with 35 portfolios changing hands within 
this size category.

The UK once again took the top spot in the 2014 portfolio market 
with over €3 billion of assets traded that were part of a portfolio, 
up 41% on 2013. The total UK volume was pushed up by eight 
transactions exceeding €100 million each. At close to €320 million, 
the Ocean portfolio comprising 12 industrial assets marked the 
largest of these.

biggest volumes of portfolio transactions. Examples of large-scale 
portfolio deals in these markets include the Foncière des Régions 
portfolio sold for €360 million in France and the Moorea portfolio 
in Germany changing hands for more than €300 million.

Although the leading markets took a huge share of large portfolio 
deals, it was the Czech Republic that witnessed the largest portfolio 
deal of 2014 with TPG/P3’s purchase of VGP/Tristan’s assets for 

Central Europe mushroomed to €1.4 billion last year, up from a 
relatively miniscule €25 million in 2013. Meanwhile, the Southern 
periphery also saw portfolio volumes expand to €510 million with 
transactions evident in Italy, Spain and Portugal.

Strong overall portfolio volumes driven by growing large-size 
transactions, as well as a widening geographic remit, signals that 
investors are becoming increasingly comfortable with the key 
characteristics of logistics and industrial assets. As the trend towards 
agglomeration continues, we still see high demand for portfolio 
and platform opportunities. We therefore expect sustained robust 
portfolio transaction activity throughout 2015, and evidence in the 

overall volume of portfolio transactions is likely to level off in 2015 
as limited new opportunities in the market hamper potential growth. 

The logistics portfolio market

Single asset vs. portfolio transactions, 2004-2014

€ 8.2 billion

Highest quarterly 
volume transacted 

(Q4 2014)

€ 4.6 billion
Highest volume 

of quarterly portfolio 
transactions (Q4 2014)

€ 10.1 billion
Highest volume

 of portfolio 
transactions traded

€ 6.8 billion
Intra-regional 

record level

€ 11.9 billion
Highest cross-border 

volume on record
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single asset
portfolio

49%

26%

24% 27%
28% 26% 32%

34% 38%

48%
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Project Moorea
14 assets across 3 countries
JLL represented SEGRO on the acquisition of the 
largest core cross-border logistics portfolio transaction 
in Europe in 2014.
650,000 sqm | Q3 2014 | €475 million

Project Pelican
9 assets across 3 countries
JLL acted for Prologis in the acquisition of 

from Schroders.
340,000 sqm | Q1 2014 | €200 million

JLL track record

Our services

The strength of our team enables us to offer a wider range 
of services dedicated to satisfying the needs of our clients in 
the logistics and industrial sector. Our key services include

Single-asset acquisitions and disposals
Single-country portfolio acquisitions and disposals
Multi-country portfolio advisory
Joint venture creation
Project funding
Equity raising and fund development
Sale and leasebacks
Debt advisory

Over 50 experienced Capital Markets 
professionals accross EMEA with 
access to local regional and 
global capital sources

70% market share of portfolio 
transactions over €100 million

25% market share in 2014

€5.3 billion of European logistics 
and industrial transactions in 2014

European logistics and 
industrial at JLL

No 1 EMEA advisor

The European logistics and industrial investment market has evolved dramatically over the 
past 12 months.  Record transaction volumes in 2014, record numbers of portfolio transactions 
and record levels of demand from global capital has led to a shifting landscape in Europe, 
and we expect this trend to continue.
The JLL Logistics and Industrial Capital Markets team provides market-leading advice to our 
clients in this evolving market.  We achieve this through our centrally coordinated European 
Capital Markets team, who provide unrivalled access to regional and international capital, 
and the in-depth local market knowledge from our network of capital markets and leasing 
specialists. Over the last three years we have advised on over €11 billion of transactions 
across the region, ranging from sub €5 million single-asset deals to over €500 million portfolios.
In addition to both our work and involvement with major investors across Europe, our team is 
fully connected to JLL’s Global Logistics platform and International Capital Group, meaning 
we have a truly global view on European logistics.

Philip Marsden  
+44 7703 234 252
philip.marsden@eu.jll.com

Nick Jones  

nick.jones@eu.jll.com

Tom Waite 
+44 7527 388 023
tom.waite@eu.jll.com

Alina Iorgulescu 
+44 7740 414 176
alina.iorgulescu@eu.jll.com

Contact
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Debt markets

Increased activity in European logistics and industrial equity 
markets has been paralleled by a growing appetite to lend from 
both traditional and non-traditional sources of debt capital. This has 
happened in tandem with a broader recovery in the European debt 
markets that cover all commercial real estate sectors. During 2014, 
both balance sheet and pan-European conduit lenders were active 
across Europe, predominantly in core northern European markets: 
the UK, Germany, France and the Netherlands. In the UK, Barclays 
was particularly vigorous in the sector, partnering with Tritax Big 

Oaktree Capital and Patrizia’s acquisition of the MEPC portfolio. At 
the same time, U.S. investment banks increased their involvement 
in the sector with Citibank lending in the UK, Germany and France. 

improve as we move into 2015. As highlighted by the ECB’s Asset 
Quality Review, European banks have continued to materially 
repair damaged balance sheets and are therefore in a position to 
increase real estate lending at a faster pace. Many lenders have 
also been left frustrated by a scarcity of fundable opportunities 
owing to increased debt market competition. 

The debt market was dominated by a swathe of logistics and 
industrial portfolio deals throughout 2014, predominantly sponsored 
by specialist REITs and international private equity funds partnering 
with local asset managers. Equity investors remain attracted by the 
relatively high-leveraged cash yields still available in the logistics 
and industrial sector at this point in the cycle when compared with 

and industrial portfolios for debt funders has been underpinned 
by high cash yields which provide good interest and debt service 
coverage, and can thus support higher levels of leverage. This has 
been well suited to the strategies of some of the more opportunistic 

provided a €380 million acquisition facility to P3 Logistics Parks in 
July 2014 to fund the acquisition of a portfolio of 11 logistics parks 
in the Czech Republic at 73% LTV. 

Large logistics and industrial portfolio deals have supported 
the strategies of some lenders to redistribute debt through the 
syndication markets. In September 2014, Barclays syndicated a £75 
million mezzanine slice of the MEPC portfolio debt to Highbridge 
Principal Strategies, priced at an internal rate of return of between 

debt has been muted to date, 2015 is likely to yield increased 
activity in this area. Bank of America Merrill Lynch and Deutsche 
Bank have already warehoused loans with a view to undertaking 
potential securitisation sales. CMBS pricing has trended stronger 
throughout the last year as a product of the depressed government 
and corporate bond yields. This is expected to facilitate a more rapid 
growth in the securitisation market as we move forward.

Sustained expansionary monetary policy by central banks has 
injected unprecedented liquidity into banks and the largest multi-
managers. Bank funding costs have moved favourably for borrowers 

primarily been driven by a commitment from the ECB to carry 
out an extensive QE programme aimed at accelerating continued 
sluggish Eurozone GDP growth. Many borrowers are using this as 

interest rates. The origination of bilateral loans and redistribution 
through the secondary markets will be facilitated by increased 
liquidity in the bank funding markets. Lender competition is also 
likely to facilitate greater risk taking and lower margins, making 
2015 an attractive funding market for investors in logistics and 
industrial real estate.

Logistics and industrial portfolio deals dominate debt market
David Lebus
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Investment Market Overview
The volume of money invested in logistics and industrial real estate assets increased 

€5 million upwards a total of €206.8 million was recorded, and two-thirds of the 
volume involved logistics properties. Although both international and domestic 
investors were active in the market, local REITs such as Montea, WDP and 
Intervest were dominant on the buy-side, while developers like MG Real Estate, 
together with pooled funds, were foremost on the sell-side. The largest transaction 
was the acquisition by REIT Intervest of a logistics property of 77,000 sq m in 
Opglabbeek for €33 million.  

Investment Predictions
Current prime yields stand at 7.00% for logistics properties and 7.75% for semi-

early 2015 and continued demand expected from investors, investment volumes 
in logistics and industrial assets are forecast to further increase throughout 2015. 
The scarcity of prime product and the weight of money aimed at the sector will 
exert downward pressure on yields.  

Occupier Market Overview
2014 take-up levels in Belgium in segments above 5,000 sq m declined slightly 
in comparison with an outstanding 2013, but still remained 18% higher than the 

Brussels axis, which accounted for more than half of the recorded volume, and 
also on the E313 axis from Antwerp towards Limburg and Liège. Meanwhile, 
semi-industrial take-up was recorded predominantly in the Brussels-Antwerp-
Ghent ‘Golden Triangle’. The largest transaction in 2014 was the pre-letting by 
Caterpillar Distribution Services Europe of a 62,000 sq m built-to-suit development 
in the northern Brussels periphery on a logistics site co-owned by WDP and 
Montea. Developers continue to be risk-averse and speculative development is 
extremely limited.   

Occupier Predictions
Vacancy levels are expected to remain extremely low in 2015, broadly below 3% 
and down to 1% in prime locations. This can be attributed to the lack of speculative 
development, which is likely to continue in the foreseeable future. Immediately-
available vacant properties, particularly in the above 20,000 sq m range, will 
remain very scarce. The shortage of available product will have a negative impact 
on take-up levels, while the projected modest economic growth should have a 
positive impact on demand. Q1 2015 is showing increasing demand, and the year 
has already witnessed a landmark transaction of 36,500 sq m by DHL at Brussels 
Airport. The market will continue to be underpinned by non-speculative development.

Contact

Jean-Philip Vroninks
+32 478 402 880
jean-philip.vroninks@eu.jll.com

Belgium

Pelican Portfolio
Pedro Colomalaan 11, Bornem
Acquired on behalf of Prologis
32,648 sq m | Q1 2014

€16.1 million

Select JLL Track Record

Outlook for 
European 
countries
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Investment Market Overview 
The logistics investment market in the Czech Republic has helped augment the 
trend of ownership consolidation by sector specialists such as TPG/P3, Prologis 
and CTP. These groups and their newly-formed Pan-European JVs and platforms 
recorded the majority of activity in 2014. After years of relatively limited activity, 
unprecedented levels of interest have moved pricing benchmarks, which in turn has 
encouraged more product to the market and provided high levels of trading. Prime 
yields have compressed by 100 basis points to 7% over the past 12 months and are 

million, was the sale of the VGP portfolio from Tristan Capital Partners to TPG/
P3. Established developers were also highly active in securing new development 

were the most active land buyers in 2014. 

Investment Predictions 
2015 will continue to see large volumes of capital targeting both the CEE region 

will strongly depend on the success of the ongoing sale of the CTP portfolio. Over 

transactions as well as single assets and development land, which is becoming 

development, of which 88% is pre-leased. The largest speculative development 
is being built in Prologis Park Prague Airport, following recent leasing successes 
within the scheme. 

Occupier Market Overview 
Unlike in other market segments, the industrial sector’s record-breaking investment 
activity is underpinned by solid occupier market fundamentals - decreasing vacancy 

in the Czech Republic until 2014. In 2014, a total of 356,000 sq m was completed 

development remains dominant with almost 88% of 2014’s completions subject 

continue to be dominated by the greater Prague region, Pilsen, Brno and Ostrava. 
E-commerce tenants were the largest contributor to 2014 take-up followed by 3PLs 
and automotive industry-related production companies.

Occupier Predictions 
As the economic outlook for Czech economy remains positive, we expect to see 
healthy levels of demand and take-up for logistics space in many submarkets. 
The demand for production space will also continue, driving development in 
regional markets. As a result of general market trends and a healthy balance 
between supply and demand, we see potential for rents to grow both at headline 
and ‘effective’ levels.

Stuart Jordan
+420 725 878 538 
stuart.jordan@eu.jll.com

Dušan Št’astník

dusan.stastnik@eu.jll.com

Czech Republic

Troy Javaher 

troy.javaher@eu.jll.com

Benjamin Perez-Ellischewitz 
+367 03 331 818
benjamin.perez@eu.jll.com

VGP Portfolio 
Czech Republic
Sold on behalf of Tristan / VGP
630,000 sq m | Q3 2014

€523 million

Rudná Business Park 
Prague 
Purchased on behalf of Prologis from Heitman
162,000 sq m | Q3 2014

Investment Market Overview
Hungary – In 2014, €70 million of logistics assets were transacted in Hungary 
with more than 50% of this volume represented by the sale of the Audi Center in 
Gyor, one of the two clusters for the automotive industry in the country. On the 
back of a robust occupier market, we expect a recovery of the investment market 

a positive outlook for 2015.

Romania – After years of limited activity, Romania’s industrial and logistics 
investment volumes totalled almost €180 million in 2014. Prime yields have 

transaction in 2014, which was also the largest ever industrial/logistics transaction in 

Park Bucharest from CA Immo to P3, as part of a larger pan-CEE platform. The 
rising levels of interest have also encouraged more product to the market.

Occupier Market Overview
Hungary –  The logistics market is concentrated in Budapest and its agglomeration 

The Budapest market is a relatively young market with high-quality assets and 

3PLs and light-industrial manufacturers. Annual leasing activity was robust and 

30% growth year-on-year (following a 20% uplift in 2013), with the large parks of 
Prologis and Goodman almost fully leased.

Romania  – Occupier market fundamentals are strengthening in Romania. 
Take-up volumes in 2014 reached a record level of 313,000 sq m, representing a 
55% increase on 2013. The hotspots in terms of leasing activity were Bucharest 
and Timisoara. Take-up is driven by 3PLs, retailers and e-commerce tenants in 
Bucharest and mainly by the automotive industry in the rest of the country. The 
pick-up in demand combined with the lack of new supply led to decreasing vacancy 
rates of below 10% in Bucharest and around 12% across the country. At the end 

total supply concentrated in Bucharest.

Europolis Park 
Bucharest
Acquired on behalf of P3
215,000 sq m | Q4 2014

€110 million

Select JLL Track Record Select JLL Track Record

CEE

ContactContact
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Investment Market Overview 
The previous transaction record in Germany’s logistics and industrial market, which 
was €2.6 billion set in 2007, was easily surpassed in 2014. A total of €3.6 billion 

portfolio deals – also took place either in Q1 or Q4. 

volume - at 52% (€1.86 billion) this was far higher than portfolio transactions in 

logistics transaction of the year, the sale of a Daimler Logistics Center in Offenbach 
an der Queich to Middle Eastern investors, only makes it to ninth place in the 
year’s review of the biggest deals. Almost 150 transactions were registered in the 
year, roughly 40 more than in the 2013. Core properties continue to attract the 
highest demand, equating to 46% of 2014’s transactions volume and just under 

in the logistics sector to accept more risk is on the rise - this is still primarily due 
to the scarcity of offers. This accounts for the second highest percentage (31%) 
of demand coming from the core-plus segment (€1.1 billion). 

Foreign investors represented an over-proportional share of investments in logistics 
and industrial assets in 2014. 65% (€2.35 billion) of money invested came from 
outside Germany – this compares to 50% for the overall commercial real estate 
market. On the balance of transactions by foreign players, portfolio sales activities 
represented €1.7 billion in 2014 and the build-up of internationally-owned portfolios 

asset/fund managers, private equity/hedge funds and special funds headed the 
purchaser category, accounting for two-thirds of transaction volumes. Meanwhile 
asset/fund managers, together with developers and corporates, represented 63% 
of deal volumes on the sell-side. 

on investment. The top yields again dropped in the fourth quarter by an average of 
10 basis points, and the median values across the logistics regions of Germany’s 
‘big seven’ reached 6.18%, with a peak value of 6.00% in Frankfurt and Munich, 
followed by Düsseldorf and Hamburg each with 6.15%.
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Investment Market Overview 
Activity in France’s logistics and industrial investment market reached €1 billion 
in 2014, representing 5% of overall commercial real estate investment in 2014. 
After a particularly dynamic 2013, investment volumes in 2014 returned to the 
2001-2013 average level. However, investment levels were only limited by the 

to previous years. Portfolio deals took the dominant share of the market, and 
also represented the four largest transactions of the year. Two of these included 
the disposal of pan-European portfolios: the sale of assets held by Foncière des 
Régions to Blackstone (€370 million), and those of CarVal Investors to IDI Gazeley 
(€83 million).  

Investment Predictions 

logistics and industrial market. However, we are seeing a scarcity of available 
individual prime assets. Portfolios sales should again be predominant in 2015, 
notably pan-European portfolios that include French assets. Taking account of 
portfolios currently being marketed or under due diligence, we estimate that the 
investment volume for 2015 should reach €1 billion. The lack of ‘core’ assets 
combined with investors’ appetite for this type of product should exert a downward 
pressure on prime yields, which are expected to fall below the 7.00% threshold 
in 2015. 

Occupier Market Overview 
Take-up in the French logistics and industrial market totalled 1.8 million sq m 
in 2014, a decrease of 10% on 2013. Almost two-thirds of the take-up was 
located in the Lille-Paris-Lyon-Marseille logistics corridor. Even so, the delivery 
of turnkey developments was far higher outside the corridor (74% vs. 31%). 3PLs 
are dominating the market, notably thanks to their requirement for large turnkey 
properties. 

Occupier Predictions 

development activity, the market as a whole is now ready again for a new wave 
of speculative development, most especially in the Lille region which is the most 
under-supplied market.
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Investment Market Overview 
2014 represented a very upbeat year for logistics real estate investment in 

accounted for around 78% of the total annual volume (€341 million). Meanwhile, 
the average deal size was equal to €50 million, doubling the average of 2013. 
Institutional investors continue to be focused on a few locations in the prime 

secondary markets (especially in the Veneto macro area) due to a lack of product 
in the main core locations (primarily Milan and Rome). Prime yields in Milan and 
Bologna currently stand at 7.50%, and are at 8.00% in the Rome and Veneto macro 
areas, with a further compression possible over the coming months.

Investment Predictions 
Investment activity is expected to remain vigorous in 2015 despite the limited 
current supply. The lack of prime product in core locations will further push investor 
interest towards the secondary market, and the elevated levels of competition will 
continue to keep yields under pressure during 2015. The general view of investors 
has shifted from a purely opportunistic to a core and value-add approach. Italy is 
exhibiting some encouraging signals in its macroeconomic context: the recession 
is predicted to end in 2015 after several years of negative growth, with GDP 
forecast to show a moderate uplift of 0.4%. The QE programme recently adopted 

Occupier Market Overview 
2014 has also been a buoyant year for the logistics property letting market. 
Annual take-up (700,000 sq m) grew strongly on 2013 (+55%) mainly thanks to 
the increasing number of deals recorded (48 vs 32 in 2013) and a slight rise in 
the average deal size (+5%). 3PL companies are still the largest users of this 
type of space. As in 2013, the Milan macro area continues to be the main focus 
for occupiers, representing 65% of the overall take-up, with Piacenza, Pavia and 
Milan the most dynamic provinces. Logistics players are still looking at Bologna 
and Rome with interest, but the lack of product is negatively affecting letting activity 
in both markets. A growing appetite for the Veneto macro area is also emerging.

Occupier Predictions 

of new projects (especially speculative ones). Given the lack of product, the 
compression of vacancy levels in the major markets and healthy occupier demand, 
we see an opportunity for the restart of development activity.
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P3 Italian Portfolio
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Investment Market Overview and Predictions 
Finland – Investment activity in Finland’s logistics and industrial sector increased 
more than twofold in 2014 to total approximately €325 million, against 2013’s volume 
of €140 million. All of the transactions were single-asset deals, the two largest 
representing some 38% of the total volume. Investor demand for logistics assets 
is expected to continue to grow in 2015 due to elevated levels of international 

the high demand, while yield compression on prime assets, which started during 
2014, is forecast to continue in 2015.  

Sweden – In Sweden, investment activity equated to a total of €730 million in 

average. Logistics assets represented just below 12% of the total volume. A large 
share of the activity was portfolio transactions, with three deals accounting for 67% 

yield compression for prime product as investor interest continues to be high. 
Foreign investor interest in Sweden and the Nordics increased during the year, 
and is expected to grow further during 2015 due to sound market fundamentals. 
This applies for most property sectors, including logistics and industrial, and prime 
as well as secondary yields remain under pressure. 

Investment predictions and Predictions
Finland – Occupier demand for logistics and industrial space continues to be 
concentrated in the Helsinki Metropolitan Area. The demand for larger units is on 
the rise, primarily because occupiers are consolidating their operations into modern, 
centralised units. Demand for smaller industrial warehouses remains mainly in the 
Helsinki Metropolitan Area but is also emerging in growing cities such as Turku and 
Tampere. Activity in 2015 is projected to increase, but uncertainty in the Eurozone 
economy continues to limit the growth. We predict that speculative development in the 
sector will still be on hold, indicating that vacancy levels will also remain low. 

Sweden – Occupier demand is mainly concentrated on modern premises with easy 
access and short-lease terms, and available within six-nine months, in the larger hub 
locations in Stockholm, Gothenburg, Helsingborg/Malmö, Örebro and Jönköping. During 
2014, we have also seen a large (and well above average) number of end-users moving 
into build-to-suit (BTS) developments. The vacancy level is still low in the larger hub 
locations, but we are witnessing several developers building on a speculative basis 
in Gothenburg and Stockholm to provide occupiers with modern buildings with easy 
access. Even so, the vacancy level will most likely remain low in these locations as 
demand continues to heavily outweigh supply.
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Investment Market Overview 
The logistics investment market in the Netherlands continues to attract strong 

surged by almost 75% compared with previous year, while the percentage of 

can be attributed to strong fundamentals in the occupational market and the 
availability of core assets. The historic buyers in the sector remained unchanged 
with Prologis, Warehouses De Pauw (WDP), Delin Capital Asset Management, 
Logicor and Montea once again prominent. Furthermore, new players to the 
logistics market, such as Standard Life and USAA RealCo, have also been active. 
Most logistics transactions have been within the well-established logistics hubs 
such as Amsterdam/Schiphol and the Southern hubs, i.e. Roosendaal, Tilburg/
Waalwijk and Venlo/Venray. Within these locations, current prime net initial yields 

Investment Predictions 
There will remain a considerable weight of capital looking to invest in the Dutch 
logistics market in 2015, with demand continuing to focus on portfolios and large-
scale single-asset transactions. We expect investors who have been building 
pan-European platforms over recent years to increase their exposure in the 
Netherlands. Due to low levels of development activity and continued demand 
from investors, further yield compression is forecast for core markets in 2015.  

Occupier Market Overview 

stable compared to the previous year. Almost 75% of total logistics take-up was 
concentrated in the main ports of Amsterdam and Rotterdam, and in the so-called 
‘inland hubs’ such as Roosendaal, Tilburg, Arnhem/Nijmegen and Venlo/Venray. 
These locations are recognised for their strategic positions and multi-modal 
accessibility.

Occupier Predictions 
Stable economic growth will drive occupier demand in 2015, while low interest 
rates will help to increase development activities for larger built-to-suit schemes. 
Meanwhile, healthy demand for logistics space is leading to decreasing vacancy 
rates, especially within the well-established logistics hubs. We are also starting 
to witness rising interest from developers to commence activity on a speculative 
basis, such as Prologis in Venlo with a development of approximately 36,000 sq m. 

Hans van den Bergh 
+31 6 50 671 081 
hans.van-den-bergh@eu.jll.com

Investment Market Overview
In 2014, Poland’s logistics and industrial investment market achieved an annual 
record of €744 million over 14 transactions, which followed on from an exceptionally 
strong 2013 (€656 million). As in 2013, investor activity was focused on large-

offered a unique feature such as proximity to an airport or a Warsaw inner-city 
location. Seven portfolio deals accounted for over 80% of the logistics investment 
volume in 2014, with some of the Polish transactions having a pan-European or 

scale sales in 2015. 

Investment Predictions
The last 12 months have witnessed continued prime yield compression (to a level 

lacking one of these elements were and are trading at discounts of up to 250 
basis points. The scarcity of large portfolios/assets, coupled with the availability 

regards to ‘best in class’ assets. With a number of transactions initiated late in 2014 
but shifted to 2015, or planned to launch in H1 2015, this year is again expected 

Occupier Market Overview
Take-up levels in 2013, driven mostly by the entry of Amazon, seemed high. 
However, the volume leased in 2014 astounded everyone in the market by exceeding 

demand with net take-up reaching 578,000 sq m. This largely contributed to an 
overall net take-up result of 1.4 million sq m in 2014. Development activity was 
also strong throughout the year, with new supply delivered over 2014 standing 
at 1.02 million sq m. 

Occupier Predictions
At the end of Q4 2014, a total of 834,000 sq m was available for tenants either 

by 1.6% on Q4 2013. Although this availability could be regarded as healthy, it 
should not mask the supply gaps growing in a number of regional markets. With 
speculative development picking up across the country, we believe that the fall in 
vacancy rates will be somewhat checked in 2015. However, since these projects 
are being built in regions marked by scarce availability, and considering that the 
general market mood remains positive, we do not foresee any sharp increase in 
vacancy rates.

Tomasz Puch 

tomasz.puch@eu.jll.com   

Slawomir Jedrzejewski 

slawomir.jedrzejewski@eu.jll.com   

Advisory to PZU TFI S.A.

Acquisition of four logistics parks
215,000 sq m | November 2014

€140 million

Advisory to Pramerica / Panattoni

Sale of Pramerica / Panattoni portfolio
110,000 sq m | July 2014

Amsterdam Afrikahaven
Amsterdam harbor area
Acquired on behalf of DCAM
107,000 sq m | Q4 2014

€75 million

Select JLL Track Record Select JLL Track Record

PolandNetherlands

ContactContact



28  European Logistics and Industrial Investment Market Review JLL          

Miroslav Barnas

miroslav.barnas@eu.jll.com

Senec Distribution Center 

Acquired on behalf  of Prologis from Heitman 
11,600 sq m | Q3 2014 

P3 Portfolio 
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Cambridge from Arcapita
137,700 sq m | Q4 2013

Investment Market Overview 

since the GFC. The near €620 million invested in the logistics and industrial market 
has almost surpassed the 2008 pre-crisis investment level with volumes growing 
sixfold on 2013. Compared with the yearly-average €100 million during the period 
2008-2013, 2014’s leap in activity clearly shows that investors are committed to 

The market was reactivated by Logicor (Blackstone) back in summer 2013 when it 
acquired a portfolio of two assets totalling 77,787 sq m from CBRE Global Investors 

who took control of another 437,000 sq m worth €213 million (which represented 
35% of the total investment in the sector). In total, Blackstone has acquired some 
600,000 sq m of assets over the last two years.  

Investment Predictions 
The radical shift in the national outlook is mainly due to both international funds and 
Spanish REITs robustly targeting the market and providing a weight of momentum. 
Investor appetite has already compressed the prime yield by 100 basis points to 
7.25%, compared with 2013. Moreover, SOCIMIs (Spanish REITs), which account 
for 36% of the total overall investment volume, still have equity to be allocated 

Given the lack of product, investors will be even more aggressive in 2015 since 
there exists a universally strong belief that the market has bottomed and is on the 
way up amid a general improvement in the economy. As a result of high demand 
and the lack of product, investment has returned to the development sector and 
there are already several built-to-suit projects in the market.
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Investment Market Overview 
The improving economy in Slovakia led to real estate investment volumes exceeding 
€610 million in 2014 - the highest level recorded since 2005. Eight assets were 

Prologis acquired a smaller industrial scheme from Heitman, as part of a portfolio 
transaction, supporting its presence in Senec, while Tatra Asset Management 
purchased a Tesco unit in Skalica from CSOB Property Fund. In general, both 
domestic investors and international players have increased their appetite for 
higher-yielding value-added secondary products, even in smaller regional cities. 
Secondary locations have also started to attract international capital. The gap in 

willingness of both parties to align with market conditions. 

Investment predictions
We expect overall investment volumes in 2015 to be slightly higher compared to 
the mid-term average, with logistics and industrial transaction activity in 2015 likely 
to surpass 2014 in terms of both number of deals and volume. In alignment with 
the market situation in other parts of CEE, and as a result of improving market 
conditions, yields are expected to compress over the coming quarters. As at 
February 2015, prime yields were at 8.25% and at 10.00% for secondary logistics 
and industrial assets respectively.  

Occupier Market Overview 
In general, 2014 was a stronger year for the Slovak industrial market compared to 
2013. A greater volume of industrial space was leased and development activity 
increased. The total A class industrial stock at the end of 2014 equalled almost 1.3 
million sq m. As far as new supply is concerned, we recorded almost 80,000 sq m 
of newly-built industrial premises in 2014. Pre-leased constructions and built-to-
suit facilities are still preferred by occupiers, and speculative development is still 
limited to certain areas (Greater Bratislava area – Senec, Lozorno). Almost 60% of 
the space delivered in 2014 was pre-leased and 80% of the space currently under 
construction (34,000 sq m) is already secured by tenants. Overall take-up in 2014 
totalled 333,000 sq m, which represents a 40% year-on-year increase. Whereas 
the start of 2014 was weak, the last quarter was by far the strongest with gross 
take-up of almost 205,000 sq m. The vacancy rate, as of Q4 2014, was 7.7%. 

Occupier Predictions 
As far as new and existing tenants are concerned, we expect further strong 
competition in 2015, mainly in the Bratislava region. The main drivers will continue 
to be headline rents, rent-free periods and a focus on the reduction of service 
charges. Notably, we have registered increasing demand over the last 12 months 

positions on the investor map due to the possibility of government subsidies.
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Investment Market Overview 
Demand for UK logistics and industrial assets was very strong in 2014 with 
investment volumes totalling around £7.0 billion, 31% higher than 2013 (£5.4 

market strengthened throughout the course of 2014 and the weight of capital 

international buyers continued to target the logistics and industrial market. With 
assets attracting more bidders, transactions that completed at the end of 2013 
and the start of 2014 started to look relatively cheap by the end of 2014. Over the 
course of 2014, prime product remained somewhat limited and, as a result, yields 

throughout 2014 to stand at 4.75% by year-end. 

Investment Predictions 

however, it will be at a more moderate rate than last year. As in 2014, we expect 
there to be a shortage of prime stock and sustained high levels of demand and, 
consequently, we predict that the prime end of the market will continue to attract 
strong interest this year, but also that investors will become more interested in 
the secondary market due to the limited prime opportunities. From this there is 
the potential for the arbitrage between prime and secondary yields to narrow. 

Occupier Market Overview 

8% up on 2013 (1.7 million sq m/18.0 million sq ft). Take-up in the second half of 

At the end of 2014 the overall level of availability represented a vacancy rate of 
5% nationally, compared with 7% at the end of 2013. As a result, over the course 
of last year, prime headline rents across the key logistics markets in the UK rose. 
In terms of development activity, at mid-January 2015 there were 14 big-box units 

ft). Three of the 14 units have been let before practical completion. 

Occupier Predictions 
Despite a pick-up in speculative development over the last 12 months, we expect 
Grade A supply to continue to fall over the course of 2015. As a consequence, 
we anticipate more announcements of speculative development in 2015 and that, 
alongside London and the South East, there will be an increase in planned further 
speculative development in the regional markets. With supply on a downward trend, 
we foresee that there is potential for further rental growth this year, particularly 
around the ‘Golden Triangle’ and the South East, and this could lead to above-
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Investment Market Overview 

of increasing occupier demand for high-quality supply amid limited availability. 

2013 trends. 

Occupier Market Overview 
Holding 40% of the country’s total supply, the Marmara Region is Turkey’s principal 
logistics and industrial hub. Within it, Istanbul and Kocaeli stand out as the 
markets with the strongest occupier demand and highest-quality supply, their 
current combined logistics stock standing at some 7.8 million sq m. Logistics 
space under construction amounts to approximately 655,000 sq m, 40% of which 
is on Istanbul’s European side. In addition, 2.574 million sq m is planned for 
development, of which approximately 1.7 million sq m. The submarkets of Gebze 

the Third Bridge in Istanbul and the Izmit-Yalova Bridge in 2015. With improved 
accessibility, Yalova is anticipated to emerge as a new logistics submarket. A trend 
towards consolidation based on economies of scale and the occupation of BTS 
schemes over 25,000 sq m, has helped to double take-up in both 2013 and 2014 
compared to previous years.  

Speculative warehousing space under construction is very limited and the fact that 
most space is not being delivered within the same year is causing end-users to 
compete rigorously for any options under construction. The most active industries 
in terms of leasing transactions in 2014 were logistics companies with a 45.1% 

high demand for logistics space either below the 10,000 sq m or above the 20,000 

Take-up volumes in 2014, at 605,000 sq m, were higher than 2013 and double 
those of 2012. Despite the increase in take-up, prime rents have remained stable 
at US$7 per sq m/month since Q2 2010, whereas the average rent has slightly 

Occupier Predictions 
The stock of logistics and industrial space is expected to reach some 8.5 million sq 
m by the end of 2017. On top of this, around 2.6 million sq m of space is planned 
which means that total potential logistics supply could reach 11.1 million sq m in the 
next three years. The current limited level of supply could lead to a slight increase 
in rental levels in the immediate future. In the next 12 months, logistics facilities 
between 5,000 sq m and 15,000 sq m are expected to be in high demand, as 
are large distribution centres of between 20,000 sq m and 40,000 sq m. In 2015, 
in-house solutions and consolidation trends are expected to continue shaping the 
logistics market. Meanwhile, sustainable logistics will emerge as a new concept, 
supported by the EU’s new requirements related to greenhouse gas emissions 

to allow for these new requirements.
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