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There is no surprise to see a slump in take-up compared to

the historic volume achieved in 2017. The logistics

occupational market is still strong though and above its 5-

year average mark. Some countries like Spain, Germany and

the Netherlands even managed to at least level their

historical volumes of transactions.

The investment market adjusted down following the

exceptional volumes achieved in 2017. Yet, investor interest

is not fading: the market for industrial and logistics premises

reached its second highest mid-year volume of investment.

Logistics take-up for warehouses over 5,000 sqm: -14%

in H1 2018 vs H1 2017

• The market remains strong, above the 5-year average

take-up.

• Retail and e-commerce are still strong market drivers in

most countries.

• Supply remained tight and new developments remain in

high demand.

• Rents increased by 3% in H1 2018 over 12 months.

Industrial and logistics investment: €14 billion, -21% in

H1 2018 vs H1 2017

• Slow start to the year but still well above the 5-year

average volume of investment.

• Prime yields are at their lowest level reflecting the lack of

investment products.

• Given the strong demand for logistics assets and

competitive pricing against other assets, further yield

compression can be expected in some countries.

Vincent Robion

Head of Research - Logistics Europe

August 2018
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Manufacturing output (year-on-year change) Retail sales (year-on-year change)

Consumer spending  (year-on-year change)GDP and employment growth in Europe*
*Austria, Belgium, Czech Republic, Denmark, Finland, France, Germany, Greece, 

Hungary, Ireland, Italy, Luxembourg, Netherlands, Norway, Poland, Portugal, Romania, 

Spain, Sweden Switzerland, UK

After three quarters of 0.7% q-o-q growth, the pace of

economic activity slowed in the Eurozone to 0.4% in Q1 and

remained stagnant in Q2. Nevertheless, Eurozone growth will

remain above potential with BNP Paribas expecting growth of

2.2% this year and 1.7% in 2019.

Leading indicators are pointing to a moderation in activity

across the big 4 economies. Domestic demand growth has

slowed, particularly in Germany. Although the German

economy is still expected to grow throughout 2018 there are

indications that economic momentum has passed its peak.

German growth of 2.1% is expected in 2018 from 2.5% the

previous year. Furthermore, with a record low unemployment

rate of 5.4%, German labour supply constraints seem to have

become a bigger issue. For France, the stronger job creation

and cuts to the social security contributions should be

supportive of consumption, with business investment

remaining the key driver of the French economic expansion.

Policy divergence between the United States and Europe

has become starker with the Fed having raised interest rates

twice in 2018 and signaled a further two rate rises in 2018.

By June next year, the Fed rate is expected to reach 3.0%,

while the European Central Bank (ECB) will likely be

deliberating its first rate hike since 2011, as it plots a cautious

exit from its unprecedented stimulus programme. The

resultant widening in the gap of policy rates in the US and

Europe is beginning to weigh on the Euro exchange rate with

the US dollar. We expect euro zone bond yields to start

climbing moderately once policy normalization starts.

The growth outlook across Europe though positive, is not

without its challenges. The trade-weighted euro is down

around 2% from its mid-April peak, while the EUR oil price is

60% higher than a year ago. Both these factors could raise

inflation. BNP Paribas expect CPI inflation to hover around

1.8% for the rest of the year. This will put a squeeze on real

income growth and weigh on spending growth – particularly in

economies with little scope to dip further into savings, such as

Spain and Italy. Furthermore, any further deterioration in

trading relationships between the United States and its key

trade partners, Europe and China in particular, could result in

lower economic growth.

Moderate economic slowdown in Europe with 2.2% GDP growth expected in 2018
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Take-up – Warehouses over 5,000 sqm

Take-up: good momentum again in the first half of the year

After the record volumes of take-up achieved in Europe

over the past three years, it is not surprising to see a

market slowdown during the first half of 2018. In 20 cities

monitored by BNP Paribas Real Estate, the volume of take-up

dropped by 14% in H1 2018, yet the market is sustaining a

high level of activity. The main factor contributing to this

positive market dynamics is GDP growth, supported by

domestic demand, manufacturing output and international

trade. E-commerce activities also stimulated market growth in

the main European logistics hubs. This sector recorded a 14%

increase in Europe in 2017 and is expected to further enjoy a

two-digit growth in 2018.

In this favourable context, investors and developers’

confidence stimulated new construction including

speculative developments. Yet, supply is still barely keeping

pace with demand especially for large units, with vacancy

rates below 5% in Spain, the Netherlands, Poland, the Czech

Republic. Despite their re-emergence speculative projects

remain limited and are not sufficient to offset the demand for

new warehouse space. As a result, demand for owner-

occupier deals is still high in most countries and the

favourable financing conditions and low interest rates are still

encouraging occupiers to consider this alternative solution.

Considering the chronic lack of supply, the effect on rents

has been fairly modest, increasing by just 8% over the past

five years. In the first 6 months of 2018, rents rose by 2% in

the main European markets Europe with some significant

growth in Milan, in Berlin and in UK regional cities.

Germany recorded another good start to the year with

strong activity outside the main logistics hubs. The

German volume of take-up increased by 14% in H1 2018

compared to last year. New supply for the rental market is

limited and users still opt for build-to-suit solutions. The share

of owner-occupier deals accounted for almost half of the total

volume of take-up during the first half of the year. Prime rents

have stabilized in most markets despite short supply. Berlin is

caching up with the other main markets with strong rental

growth, +20% over the past 12 months.

In France, following strong growth for 3 years in a row,

the market went down during the first half of 2018. The

record take-up in logistics in recent years strengthened

investment confidence in the market and also contributed to

the shortage of large prime warehouses. The first 6 months of

2018 were thereby characterised by an increase in building

starts and speculative developments. Prime rents range from

€53-56 in Greater Paris to €43-47 in the regions.

The UK market remained dynamic with 1.6 million sqm

taken up in H1 2018. Demand for logistics in H1 2018 kept in

line with the volumes recorded over the past 4 years,

stimulated by design & build solutions, which accounted for

64% of total take-up. The retail sector is still the main driver of

the market accounting for 50% of the volume of transactions

recorded over the past twelve months. Investor and developer

confidence has remained consistently strong, with sustained

increase in speculative developments.

In the Netherlands, take-up sustained a high volume of

transactions in H1 2018, close to the record level of the

previous year. The market has been supported by a strong

economy and business confidence has been boosted by

domestic demand and industrial output. The sector of Venlo-

Venray-Eindhoven confirms its leading market position again

with near record volumes of transactions. After two years of

low activity, Rotterdam is picking up. Prime rents in Venlo

remained competitive at €45 in Q2.

In Spain, the logistics market has been thriving, boosted

by strong GDP growth (around 3%). Both Madrid and

Barcelona enjoyed positive market dynamics with record

volumes of transactions during H1 2018. Consequently,

vacancy rates went down to 5% in Madrid and 2.45% in

Barcelona. E-commerce continues to be a major market

driver.

Poland and the Czech Republic both benefit from a strong

economic backdrop, with GDP growth above 4%. E-

commerce and distribution for retailers remain the principal

market driver. Low vacancy rates in Poland (3.8%) and the

Czech Republic (3.8%) have been a motivator for new

development schemes and build-to-suit.



Property Report – European logistics market – August 2018

5

20

40

60

80

100

120

140

160

180

200

Prime rent Range 2010-2018€/m²/year

Prime rents in Q2 2018 – Warehouses over 5,000 sqm

Prime rents – Warehouses over 5,000 sqm

Rents in 

€/sqm/year

≥ 90

50 - 69

< 50

70 - 89



Property Report – European logistics market – August 2018

6

0

5

10

15

07 08 09 10 11 12 13 14 15 16 17 18

Industrial & logistics investment

Average 2007-2017

€ billion

*Industrial premises and warehouses

44%

20%

14%

7%

15%
Office

Retail

Industrial

Hotel

Other

Austria, Belgium, Denmark, Finland, France, Germany, Italy,  Ireland, 
Luxembourg, Norway, Portugal, Spain, Sweden, Netherlands, UK

H1 2018

Industrial & logistics investment (rolling year) Industrial & logistics investment (rolling year)
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European industrial and logistics investment activity is still thriving in H1 2018

The European investment for industrial premises and

warehouses naturally adjusted down after the exceptional

volumes achieved in 2017, boosted by the sale of major

portfolios and large corporate deals. This impacted most

European countries though the adjustment down did not

undermine strong activity in H1 2018. Indeed, the market for

industrial and logistics premises reached its second highest

mid-year volume of investment with €14bn recorded during the

first half of 2018.

Financial liquidity remains abundant and, besides pure

players, the logistics market is more than ever attracting

international investors who consider logistics assets as a

way to extend their portfolio holdings. Logistics prime yields

reached their lowest level in most countries but are still well

above the 10-year government bonds which bottomed out to

historic lows in 2016. Logistics prime yields remain attractive

compared to other assets.

The UK market maintained solid activity with €4.3 bn

invested in H1 2018, despite the scarcity of products and a

context of political and economic uncertainties. Logistics prime

rents remained fairly stable overall whilst prime yields

stabilized at 4.25%.

In Germany, industrial and logistics investment remained

very active with €3bn signed in the first half of 2018. Despite

a decrease by some 47% over H1 2017, this represents the

second-best result of all time by some distance. The record

set in the previous year was due to a few extraordinarily large

portfolio transactions, such as the sale of Hansteen for almost

€1 bn and the sale of Logicor, the logistics platform of

Blackstone. After extensive compression that started in 2015,

yields have decreased again to 4.4% in the main markets.

In France, the industrial and logistics investment market
amounted €1.4 bn in H1 2018 boosted once again by
portfolios deals. International investors have been
particularly active so far this year, accounting for nearly three
quarters of total investments. The prime yield further narrowed
down to its lowest level at 4.75%. Given the high demand for
logistics and competitive pricing against other asset classes,
the prime yield is expected to decline further to 4.5% by the
end of the year.

In the Netherlands, industrial and logistics investment
increased sharply to €2 bn in H1 2018 (+ 57% over H1
2017). This asset class is particularly strong in the
Netherlands representing 25% of total commercial real estate
volume in the first half 2018. The scarcity of products in the
Dutch market is exerting a downward pressure on yields. The
prime yield dropped significantly this quarter to 4.60% in
Venlo.

In Spain, after two year of unprecedented activity,
investment reached €390 million, down 33% on H1 2017.
The market continued to be thriving. Prime yields have been
stable over the past 3 quarters at 5.9% in Madrid and 5.85% in
Barcelona.

In Poland, investment activity for industrial and logistics went
up significantly to €400 million and the prime yield went down
this quarter to 5.25%. In the Czech Republic, after a strong
activity in 2016 and 2017 supported by portfolio transfers,
industrial and logistics investment has been slow so far in
2018.

0

2,000

4,000

6,000

8,000

10,000

12,000

14,000

Q2 2018 2010-2017 average€ million

0

200

400

600

800

1,000

1,200

1,400

1,600

Q2 2018 2010-2017 average€ million



Property Report – European logistics market – August 2018

7

6% - 7%

5% - 6%

> 7%

≤ 5%

2%

4%

6%

8%

10%

12%

Q2 2018 Q2 2017 Range 2007-2018

Net prime yields in Q2 2018 – Warehouses over 5,000 sqm

Prime yields



Property Report – European logistics market – August 2018

8

Occupier logistics market – Warehouses over 5,000 sqm

Commercial real estate investment market 

*Light industrial premises and warehouses

H1 2018 H1 2017
Variation 

y-o-y (%)
Q2 2018 Q2 2017

Birmingham 733 669 10% 83 83

Madrid 431 380 14% 74 70

Barcelona 350 194 80% 78 74

Greater Paris 313 603 -48% 56 56

London & South East 301 286 5% 172 172

Lyon 240 203 18% 47 46

Leeds 226 54 318% 71 68

Frankfurt 222 224 -1% 76 76

Rotterdam 195 19 950% 62 60

Lille 193 223 -14% 46 46

Hamburg 159 146 9% 70 68

Manchester 151 289 -48% 74 71

Marseille 122 184 -34% 46 44

Cologne 105 117 -10% 60 60

Berlin 92 215 -57% 71 59

Amsterdam 82 10 720% 63 60

Munich 67 90 -26% 82 82

Düsseldorf 48 96 -50% 65 65

Bristol 40 115 -66% 83 71

City

Take-up (000 sqm) Rents (€/sqm/year)

H1 2018 H1 2017
Variation

y-o-y (%)
H1 2018 H1 2017

Variation

y-o-y (%)

United Kingdom 30,096 32,138 -6% 4,338 4,402 -1%

Germany 26,118 26,092 0% 3,002 5,646 -47%

France 12,534 8,451 48% 1,357 1,879 -28%

Netherlands 8,035 6,961 15% 2,028 1,292 57%

Norway 6,052 4,449 36% 661 664 0%

Spain 4,823 6,175 -22% 390 582 -33%

Sweden 3,749 4,889 -23% 548 885 -38%

Poland 3,306 1,572 110% 397 27 1398%

Italy 3,185 4,909 -35% 412 170 142%

Finland 3,000 2,142 40% 267 151 77%

Ireland 2,509 774 224% 25 59 -57%

Belgium 2,427 1,341 81% 58 153 -62%

Austria 2,300 2,300 0% 125 50 150%

Portugal 1,432 1,105 30% 18 297 -94%

Czech Republic 924 2,140 -57% 59 186 -68%

Luxembourg 695 414 68% 0 22 -100%

Commercial real estate investment 

€ million

Industrial & logistics investment 

€ million
City
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Net prime yields – Warehouses over 5,000 sqm

About BNP Paribas Real Estate

BNP Paribas Real Estate, one of the leading international real estate providers, offers its clients a comprehensive

range of services that span the entire real estate lifecycle: property development, transaction, consulting, valuation,

property management and investment management.

With 5,100 employees, BNP Paribas Real Estate supports owners, leaseholders, investors and communities in their

projects thanks to its local expertise across 36 countries (15 through its facilities and 21 through its Alliance network) in

Europe, the Middle-East and Asia. BNP Paribas Real Estate generated € 811 m revenues in 2017. In 2017 BNP

Paribas Real Estate continued its growth through the acquisition of Strutt & Parker, one of the UK's largest

independent property partnerships.

BNP Paribas Real Estate is part of BNP Paribas Group.

Follow us on

ww.realestate.bnpparibas.com

Twitter: @BNPPRE

Real estate for a changing world

For more information:

City
Net prime yield

Q2 2018 Q2 2017
Variation

y-o-y (bps)

Austria 5.30% 5.85% -55

Belgium 6.00% 6.50% -50

Czech Republic 5.75% 6.00% -25

Denmark 6.25% 6.50% -25

Estonia 7.75% 8.25% -50

Finland 5.80% 6.00% -20

France 4.75% 5.25% -50

Germany 4.40% 4.90% -50

Greece 9.50% 11.00% -150

Hungary 7.75% 8.25% -50

Ireland 5.50% 6.00% -50

Italy 5.25% 6.50% -125

Latvia 7.75% 8.50% -75

Lithuania 7.75% 8.25% -50

Netherlands 4.60% 5.40% -80

Norway 5.00% 5.25% -25

Poland 5.25% 5.50% -25

Portugal 6.25% 7.00% -75

Romania 8.50% 8.75% -25

Slovakia 7.00% 7.25% -25

Spain 5.85% 5.85% 0

Sweden 5.40% 5.50% -10

United Kingdom 4.25% 4.25% 0
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http://goo.gl/DwYECv
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http://goo.gl/cI3krp
http://goo.gl/cI3krp
http://goo.gl/WS67mX
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