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economies have left the recession behind
the recession behind with all countries now reporting positive
The regional economy, contracting some 4% last year, is

decent growth in 2010. The main drivers of growth will be
consumption, although the pace and force of the recovery

countries.

Large quantities of new office space on the market
new offices are being completed at the moment in all capitals.

are rising in three out of four Nordic capitals. Lease activity
quarter of 2009 but the underlying net demand for offices is
all regional office markets well into 2010. Office rents fell in

Helsinki. In Stockholm and Oslo they were stable.

Limited availability of high -street retail space in all capitals
shown resilience. Retail sale held up well in Sweden and

healthy growth rates throughout 2009. Fundamentals are less
Denmark, but private spending is expected to pick up in both

availability remains limited in all capitals and rents are
less favourable for retail parks and secondary retail space.

Investment activity made a strong comeback in Q4
was €5.0 billion in the second half of 2009. This represents an

% compared to H1 and was the result of a very busy last
increase should, of course, be seen in the context of an

but the strong rebound in Q4 shows that liquidity is returning to
rebound also appears to be widely spread as all Nordic markets

increase in investment activity. Local buyers have dominated
investors were involved in the largest cross-border deals
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Denmark
Denmark is a member of the European Union but
not the European Monetary Union.
The primary objective of the Danish Central Bank
“Nationalbanken” is to maintain the currency stable
towards the euro (€). The “Danish krone” (DKK) is
allowed to fluctuate in a band of + 2.25%. As a
consequence, the Danish Central Bank generally
follows the European Central Bank closely regarding
the leading interest rates.

The population of the Copenhagen Capital Region is
1.7 million. The region generates 36% of the Danish
economy.

Sweden
Sweden is a member of the European Union but not
the European Monetary Union.
The primary objective of the Swedish Central Bank
“Riksbanken” is to maintain price stability. The
operative target is to maintain CPI inflation around
2%. The “Swedish krona” (SEK) is allowed to flow
towards the euro (€).

The population of the Stockholm Region is 2.0
million. The region generates 29% of the Swedish
economy.

Finland
Finland is a member of the European Union and
also the European Monetary Union. The monetary
and currency regime is therefore decided by the
European Central Bank.

The population of the Helsinki Region is 1.4 million.
The region generates 35% of the Finnish economy.

Norway
Norway is not a member of the European Union.
The primary objective of the Norwegian Central
Bank “Norges Bank” is to maintain price stability.
The operative target is to maintain CPI inflation
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The operative target is to maintain CPI inflation
around 2.5%. The “Norwegian krone” (NOK) is
allowed to flow towards the euro (€).

The population of the Oslo Region is 1.1 million. The
region generates 23% of the Norwegian economy.

©2010, CB Richard Ellis, Inc.
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The Nordic Countries

The Nordic countries consist of Denmark, Greenland, the
Faroe Islands, Finland, Åland, Iceland, Norway and Sweden
The Faroe Islands and Greenland are both part of the
kingdom of Denmark. Åland is part of the republic of Finland

The focus of this report is on the four main countries in the
Region; Denmark, Sweden, Finland and Norway and their
capitals.

The Nordic Region

Nordic Country Overview 2009

Nordic Currencies per €

Country Population, 

million

GDP, 

€ billion

Capital

Denmark 5.533 225 Copenhagen

Sweden 9.332 293 Stockholm

Finland 5.350 176 Helsinki

Norway 4.843 264 Oslo

Source: Eurostat & National Statistical  Offices
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Currency per € €/DKK €/SEK €/NOK

Q4 2009 7.442 10.351 8.393 

Q3 2009 7.444 10.424 8.740 

Nordic Currency Conversion H2-2009

Source: European Central Bank



New office development at Havneholmen in Copenhagen  Harbour

Interest Rates, 10 Year Government Bond

GDP Inflation Unemployment

Denmark 1.3% 2.0% 5.3%

Economic Indicators 2010

Source: Statistics Denmark
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Denmark Norway

Finland Sweden

Sweden 2.7% 0.5% 10.1%

Norway 1.7% 0.8% 3.5%

Finland 0.7% 1.2% 10.5%

EU 0.7% 1.3% 10.3%

Source: Ministry of Finance (DEN), National Institute of Economic Research (SWE), Ministry of Finance 
(FIN), Statistics Norway (NOR), European Commission (EU)
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Nordic Economy
The region has left the recession behind with all
countries now reporting positive economic growth.
The regional economy, contracting some 4% last
year, is expected to produce decent growth in 2010.
All Nordic countries have seen their exports drop,
but the trend is now turning. This is crucial as all four
economies depend heavily on international trade.
Private consumption is also gathering momentum.
The main drivers of growth across the region will be
exports and private consumption, although the pace
and force of the recovery differs. Capital formation
remains weak everywhere reflecting a low utilisation
of capacity. A sustained pickup in investment activity
is therefore not expected until 2011.

Sweden is forecasted to produce solid growth in
2010 driven by recovering exports and healthy
private consumption. The upturn in Denmark also
depends on exports and private consumption.
Norway has come safely through the downturn andNorway has come safely through the downturn and
is set to start growing moderately again this year
with private consumption boosting growth. Finland
was hit the hardest in 2009 as exports fell sharply.
Finland will return to positive moderate growth in
2010 as the international economy recovers.
Unemployment is rising everywhere but with large
national differences in the scale of the problem.

The Swedish and Norwegian currencies appreciated
4-5% towards the euro in the second half of 2009.
However, both currencies are still below the 10-year
average vs. the euro.

Inflation will rise along with economic activity in
2010. Sweden and Finland who experienced zero,
or even negative, inflation in 2009 will see a
somewhat higher inflation. In Denmark inflation is
expected to run at 2%, which is close to its long term
trend. Inflation in Norway is expected to drop to
0.8% which is partly due to lower energy prices and
appreciation of the NOK.

The central banks have not followed the same path

H
2 2009

The central banks have not followed the same path
in recent months. In Denmark the leading lending
rate has been cut further to 1.05% brought about by
a substantial inflow of foreign exchange. Increased
economic activity led Norway to raise its rate twice
in Q4 to 1.75%. Rates in Sweden and Finland
remained stable at 0.25% and 1.00% respectively.
The easy monetary policy has kept money market
rates and other short term interest rates low.

Long term interest rates have also come down
throughout the second half of the year, most notably
in Finland. Government bond yields have not come
under pressure as public finances are relatively
healthy and government debt moderate in all four
countries. The yield spread between the 10 year
government bonds has narrowed between the
countries in 2009, with the exception of Norway
which maintains a somewhat higher interest rate
than the three EU countries in the region. Page 3
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y Nordic Property Market Overview
Transaction volume in the Nordic property market
was €5.0 billion in the second half of 2009. This
represents an increase of almost 60% compared to
H1 and was the result of a very busy last quarter of
2009. The increase should, of course, be seen in the
context of an overall weak year. The investment
volume of €8.2 billion in 2009 was less than a third
of the level in 2008, but the strong rebound in Q4
shows that liquidity is returning to the region. Some
large deals concluded at the beginning of January
2010 supports this view. The rebound also appears
to be widely spread as all Nordic markets could
report robust increases in investment activity in the
last quarter of 2009.

The property investment markets have seen much
local activity, whereas cross-border activity was
moderate. This was even the case with intra-
regional deals, normally accounting for a substantialregional deals, normally accounting for a substantial
share of the Nordic capital markets. Acquisitions in
Denmark, Norway and Finland have to a large
degree come from domestic institutional investors,
property companies and funds. Sweden has seen
most cross-border activity with international
investors involved in several large deals including a
number of German and French funds.

German investors such as LB Immo Invest,
Commerz Real AG and IVG Institutional Funds
GmbH have been amongst the most active
international extra-regional investors.

Office is still the most liquid asset, but other property
types have also been popular amongst the investors
and the distribution between property type is more
evenly distributed than normally. This is not a
general tendency across the region. Rather it
reflects differences between countries regarding
investors preferences. Residential transactions,
accounting for 19% of the regional investment
volume, was boosted by the Swedish market. In
Sweden residential investors (mainly tenant owner
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Sweden residential investors (mainly tenant owner
associations) were especially active in Q4 but also
for the whole 2009 residential property has been the
most traded property type in that country. Retail
turnover has been influenced by some very large
transactions in Finland making it the most traded
asset type in that country. Industrial and logistics
properties were also popular in Finland, in contrast
to a very modest liquidity in that segment elsewhere
in the region. In Denmark and Norway offices have
remained the most popular property type.

The overall trend in prime yields is that they have
flattened out. Oslo has even seen some
compression in Q4 in all segments, converging
towards the lower office and retail yield levels in the
other Nordic capitals. In contrast some softening of
industrial yields occurred in Helsinki.

©2010, CB Richard Ellis, Inc.
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Barcode-development in Bjørvika, Oslo. The new head quarter for the 
insurance company KLP is expected to be completed i n 2010

Investment Volume*, € million

Property Investment by sector, H2 2009

Source:  CB Richard Ellis

* Including Swedish tenant owner associations
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View of Arenastaden, in Solna, Stockholm. The development p roject will be
constructed in 2012 and include a national sportsarena, the Mall of
Scandinavia, office and residential

Prime Yields, Q4 2009

Prime Net Rent, Q4 2009

Source:  CB Richard Ellis
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Office Retail Industrial

Copenhagen Stockholm

Oslo Helsinki

€/sq m/annum Office Retail Industrial

Copenhagen 228 1,949 67

Stockholm* 391 1,123 63*

Oslo 362 1,688 121

Helsinki 318 1,374 113

Source:  CB Richard Ellis

* Industrial rents for prime industrial and logistic hubs in Sweden
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Nordic Offices
A common feature across the region is the large
quantities of new offices being completed at the
moment. As a result vacancies are rising in three out
of four Nordic capitals.

Oslo and Copenhagen saw an increase in lease
activity in the last quarter of 2009 but fundamental
net demand for offices remains muted by the soft
labour markets in the region.

In Copenhagen, Stockholm and Helsinki prime rents
have dropped 8-12% (measured in local currency)
since the peak in 2008. Oslo has seen a much
stronger correction with rents falling by a third since
the peak, but the process now seems to have run its
course. Prime rents have stabilised in Stockholm
and Oslo since mid-2009. Copenhagen and Helsinki
saw some rental decline, although prime headline
rents have not shifted much. However, in all marketsrents have not shifted much. However, in all markets
efficient rents are generally lower than indicated by
the headline rents due to a widespread, and
increasing, use of incentives.

Some improvement in the demand is anticipated in
2010 as the economies and labour markets gather
momentum. The timing is, of course, uncertain and
influenced by local circumstances.

Nordic Retail
The retail sector has shown much resilience in the
region. Retail sale has held up well in Sweden and
Norway producing healthy growth rates throughout
2009. Fundamentals are less robust in Finland and
Denmark, but private spending is expected to pick
up in both countries. High-street availability remains
very limited in all capitals and rents are stable. The
situation is less favourable for retail parks and
secondary retail space.

Nordic Industrial
The demand for industrial and logistic property

H
2 2009

The demand for industrial and logistic property
differs across the region with most demand seen in
Finland. This is also reflected in investor demand
with the Finnish market being rather liquid compared
to the other countries.

No significant shifts in rents have been recorded,
and is not anticipated in the months to come.
However, the soft fundamentals puts a general
pressure on property owners.

Prime industrial yields are in the range of 7.40-
8.25%. Some convergence was seen with yields
hardening in Oslo, and some further softening of the
relatively sharp Helsinki yields.

Page 5
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The Danish economy left the recession in Q3 but the
economy operates below capacity, and will continue
to do so for a while. GDP contracted by 4-4.5% in
2009 and the private sector is still in the process of
cutting back payroll and capital formation. The
economy will recover gradually in 2010 with growth
expected in the range of 1-1.5%. The Danish Central
Bank has lowered the leading lending rate to 1.05%
as a response to a substantial and continuous inflow
of foreign exchange. The downturn has resulted in
the first government budget deficit since 1996.
Although the government has extended the
expansive fiscal policy into 2010 Standard & Poor’s
confirmed its AAA rating of Denmark’s domestic &
foreign debt in December 2009. The yield spread of
Danish vs. German 10-year government bonds
narrowed throughout Q4. Interest rates have stayed
low, but this has not fed into lower costs of
borrowing to real estate. The effective average
interest rate for new commercial loans increased
indicating that the mortgage banks raised their
margins on new engagements. Credit for corporate
lending is tight and is expected to remain so in Q1
2010 in general, but with more diversification as
banks may be more positive towards solid
investment projects.

Capital Markets
Investment activity made a strong come-back in Q4.
This was on the background of low levels in the first
three quarters of the year and the transaction
volume of DKK 8.1 billion in the second half of 2009
was 48% below same period last year. The market
is almost entirely driven by Danish buyers, mostly
property companies and funds. Distressed sales
represent a significant part of the market and the
size and quality of these properties is increasing.

Many of the major local investors were inactive while
the property market was booming, but have now
regained interest as more prime property is
available, such as Jeudan who acquired prime
offices in Greater Copenhagen for at least DKK 3.2
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offices in Greater Copenhagen for at least DKK 3.2
billion during the second half of 2009. Still the
availability of this kind of product is limited, which is
reflected in the pricing. Buyers and sellers
expectations have converged. Yields are stable in
the segments targeted by most investors, especially
prime office and retail.

Looking forward, it is yet too early to expect a
general hardening of yields in the short term but it is
likely that we saw a turning point in Q4 with liquidity
returning to the capital market. Investment activity
may sustain in 2010 as more product comes on the
market - to some extent driven by distressed sales.
Interest from equity investors is present, illustrated
by PensionDanmark who recently acquired a
portfolio of prime offices for DKK 1 billion. This
pension fund has an exposure to property of 6.3%
but wishes to increase this share to 10%.

©2010, CB Richard Ellis, Inc.
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Vigerslev Allé 12-18 in Valby, Copenhagen was sold in December 2009 to 
Copenhagen Hospitality College who will occupy the 27,000 sq m building. 
The property was sold by Aller Media A/S who has re located to a newly 
developed domicile in the harbour area

Danish Investment Volume, € million

Copenhagen Prime Yields

Source:  CB Richard Ellis
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Copenhagen CBD

Copenhagen Prime Office Rent (DKK) and Vacancy Rates

DKK/sq m/annum Q4 Q3 Q4 

Copenhagen Prime Net Rent in local currency (DKK)

Source:  CB Richard Ellis, DE/Oline-Lokalebørs
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DKK/sq m/annum Q4 
2008

Q3 
2009

Q4 
2009

Office 1,850 1,750 1,700

Retail 15,000 15,000 14,500

Industrial 525 500 500

Source:  CB Richard Ellis
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Copenhagen Offices
The vacancy rate has grown throughout 2009 and
reached 9.6% in Copenhagen City at the beginning
of 2010. Almost 48,000 sq m office became vacant
in Q4. However, we believe that the official figures
overestimate the negative trend because they do not
incorporate new development completions. A large
quantity of new office completions pushes vacancies
up at the moment. Almost 120,000 sq m were added
to the market in 2009, of which half were completed
in Q4 alone. Some 28,000 sq m were pre-let. The
rest contributes to increase the vacancy rate with
0.6% point.

Our indicators of lease activity show a healthy pick-
up from Q3 to Q4. Lease activity was driven by
relocations as tenants and occupiers seek new
opportunities and ways to reduce costs. Underneath
the busy circulation however, net demand for office
space remains low and availability is increasing.
Property owners therefore need to consider differentProperty owners therefore need to consider different
incentives. Rent free periods are not the norm, but
discounts are offered in order to attract new tenants.
Prime headline rents have not declined dramatically,
but there is a trend towards a wider gap between
headline and effective rents.

The overall employment outlook indicates less
demand for offices in 2010. Weak demand and a
substantial amount of development completions will
increase vacancy rates and put further pressure on
rents in 2010. Half of the expansion of new offices in
Copenhagen will be in Ørestad. In the CBD a major
renovation project will be completed along with three
new office towers in the central harbour area.

Copenhagen Retail
Retail sale remains low and retailers struggle with
the consumers’ unwillingness to spend.
Copenhagen retail which has a huge catchment
area in southern Sweden is also hampered by the
relative strength of DKK vs. SEK. The vacancy rate
in Copenhagen City is 2.5%. There are only few
vacancies at the most popular high streets but the

H
2 2009

vacancies at the most popular high streets but the
availability of retail space has increased even there.
The supply of retail space will stay fairly stable in the
short term. Many small local retail chains will need
to merge in order to survive. This may increase the
availability of smaller units and create opportunities
for new international entrants in 2010.

Copenhagen Industrial
The situation in the industrial sector remains difficult
and there is no evidence of a turnaround yet. The
weak fundamentals has put industrial rents under
pressure, especially in the secondary market. The
outlook for the lease and occupier market is not
likely to recover any time soon. Vacancies are likely
to increase in 2010 due to weak demand. Property
owners will remain under pressure to lower rents in
order to keep existing tenants. Further rental decline
is likely due to the soft fundamentals.

Page 7
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Sweden
The Economic Tendency Indicator, measured by the
National Institute of National Research, measures
business and consumer confidence in the economic
situation. The index rose just over two points
between December and January to 103.4 and it is
the indicator’s highest level since March 2008. All
business sectors made a positive contribution to this
rise. The confidence indicator for the manufacturing
industry has risen since last month, signaling that
the situation is currently becoming stronger. The
confidence indicator for the construction industry
continues to rise and has increased a full ten points
since December. The situation in the retail trade
remains much stronger than normal and the
confidence indicator has risen a further eight points
since December to January. The retail trade
increased by 4.5% in December compared to the
same period last year. The confidence indicator for
the private service sector has increased to a level
signaling a somewhat stronger than normal situationsignaling a somewhat stronger than normal situation
in the service sector, which signals a positive
outlook. The Consumer Confidence Indicator (CCI)
rose barely one point between December and
January to a level slightly above the historic
average, signaling that households are somewhat
more optimistic than normal. The repo rate is
expected to remain at 0.25% until autumn 2010.

The overall indicators show that the state of the
economy is improving and is facing a slow upturn.

Capital Markets
The transaction volume in Q4 closed at SEK 16.6
billion, a rise of 137% from the previous quarter and
a rise of 35% compared to the same period last
year. Q4 stands for 43% of the total turnover of 2009
although the year closed at -72% compared to 2008.
Tenant owner associations (TOAs) accounted for
69% of the residential activity in Q4. Overall has the
investment H2 2009 volume per transaction been
low, only a handful investments have been recorded
over SEK 1 billion.
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The market is still predominately driven by domestic
parties. The gap between sellers and buyers price
expectations has narrowed somewhat and banks
are now willing to engage into financing discussions.
Residential and office have been the most liquid
assets of 2009, with market shares of 35% and 20%
respectively (including TOA). Retail and industrial
property have had a weak year with 6% respectively
5%. Prime yield for offices in Stockholm and
Gothenburg are stable at 5.75%. We see that
smaller investment volumes are more attractive than
larger as they are easier to finance or to pay by
equity. All sectors have seen significant softening in
yields since H1 2008 but are believed to have
stopped sliding. The market has had a few forced
sales but less than expected. The uncertainty in
refinancing of existing loans will most likely have an
impact on the future investment market.

©2010, CB Richard Ellis, Inc.
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11.000 sq m was let in Kungsbrohuset to the media group Schibs ted in
October. It was the largest office letting in CBD in 2009, and it was carried out
by CB Richard Ellis on behalf of Jernhusen. The property is un der
construction and is regarded as one of the most environmenta l friendly office
buildings in Stockholm

Swedish Investment Volume*, € million

Stockholm Prime Yields

Source:  CB Richard Ellis

* Including tenant owner associations
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Stockholm CBD

Stockholm Prime Office Rent (SEK) and Vacancy Rates in CBD

SEK/sq m/annum Q4 
2008

Q3 
2009

Q4 
2009

Sweden Prime Net Rent in local currency (SEK)

Source:  CB Richard Ellis
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2008 2009 2009

Office 4,200 4,000 4,000

Retail 11,500 11,500 11,500

Industrial* 650 650 650

Source:  CB Richard Ellis

* Industrial rents for prime hubs in Sweden – Gothenburg, Norrköping, Örebro

2009 closed with several industrial deals, where the most
from NLP for SEK 525 million and the national portfolio
Property Group for SEK 460 million. The number of companies
historically been low in Sweden, but has over the years changed
The rental levels for older logistic premises in smaller cities,
SEK 400-700 per sq m. Prime rents in greater cites may come
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Stockholm Offices
Office rents have been stable in the CBD since mid-
2009 at SEK 4,000 per sq m. Landlords offer
discount on soft parameters in order to sign new and
keep existing tenants which means that the actual
rent is less than the base rent. Competition in 2010
is increasing as supply is growing due to
completions of new and upgraded premises, but
also by sub-lettings. 2009 was a strong construction
year of 110,000 sq m and 2010 holds another
125,000 sq m that will enter the market. Only 37% of
2010’s space is built on speculative basis. The
forecasted completion stock in 2011 is looking thin,
and 2012 holds just a few projects. Overall the future
supply of modern and new constructed space will be
limited which speaks in favor of upholding the Grade
A space rent and bringing down the vacancy rate.
The demand for offices is depending on the labor
market, which has a gloomy outlook. Hence, is the
expectation that the demand for offices will continue
to stay low, especially on inefficient office space.to stay low, especially on inefficient office space.
Efficient premises in areas with good infrastructure
are in stronger demand. The CBD vacancy is
11.1%, compared to 9.4% at the beginning of 2009.
Office vacancy is forecast to increase slightly over
the first half year of 2010. Increase of sub-lettings
will also affect the vacancies and is likely to
increase.

Stockholm Retail
Retail sale has shown a strong growth throughout
the year of 2009. The growth in sale increased
significantly in the second half of last year. The retail
trade is optimistic and forecasts a continuing sales
growth. There are almost no vacancies in the most
popular retail high streets. Shopping malls in prime
location have a low vacancy, while malls in
secondary location have a high vacancy. Due to
households’ low demand for capital intensive goods,
such as furniture and home electronics, retail parks
have a hard time signing new and keeping old
tenants, which increases vacancies. The outlook for
2010 is that the demand for retail establishments of
all types will recover over the year. Good locations

H
2 2009

all types will recover over the year. Good locations
are still attractive and during 2010 we predict that
the key money will increase in prime locations.

Sweden Industrial
The top regions for properties in distribution, logistic
and warehousing are Gothenburg, Norrköping/
Linköping and Örebro. There are today approx. 115
million sq m industrial space in Sweden. Sweden is
very dependent on trade as the value exports
represents more than 50% of GDP.

Page 9
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most notable was Kungsleden’s purchase of 5 properties
portfolio of 22 properties that Kungsleden sold to Corem

companies that have chosen to rent their premises has
changed and now constitutes over 80% of the market.

cities, all over Sweden, are generally within the interval of
come up to SEK 1,000 per sq m on short contracts.
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The performance of the economy improved slightly
towards the end of the year as growth of GDP
turned positive. However, GDP contracted sharply
by 7.5% in 2009. The employment situation
deteriorated further in late 2009 when the
unemployment rate rose to 9%. An upturn in the
labour market is forecast to be seen in H2 2010.
Uncertainty in the outlook for the Finnish economy
continues despite of many positive indicators and
the recovery will be sluggish in 2010.

The pace of inflation eased substantially last year
with 2009 annual inflation at 0%. Reductions in
interest rates and decrease in food and telephone
prices brought inflation down. Interest rates fell
rapidly to historically low levels. The use of short-
term reference rates has enabled lower house loan
rates than in Europe in general.

Consumers’ confidence has strengthened further
and stood at 14.4 in December 2009 having been in
its lowest at -6.5 a year before. Private consumption
has not contracted as strongly in 2009 as expected.
Growth in household demand and exports is
expected to strengthen in 2010.

Capital Markets
Property investments increased slightly towards the
end of 2009 but the total transaction volume for the
whole year remained low at €1.68 billion,
considerably less than in 2008 when it stood at €4
billion. The focus is on good quality products in
prime locations with steady rental income and high
occupancy rate. Supply of prime properties is very
limited and demand of less attractive properties is
fairly low.

Prime yields have stabilized but yield shift in
secondary properties has continued. Foreign
investors’ activity in 2009 decreased significantly
compared to the years before. The proportion of
cross-border investments stood at 17% of the total
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cross-border investments stood at 17% of the total
transaction volume. Local institutional investors
were most active in the market, investment focus
being in well located assets and developments.
Indirect investments have increased notably.

Investment activity is expected to grow slowly in
2010. However, local investors with a lot of equity
are looking for good property investments. Finance
for investments has eased but the proportion of
leverage used will be less. If there is need of
refinance and cash flow is unsteady, distressed
sales are more evident. Divestments made by
owner-occupiers are predicted to continue. A large
volume of vacant office space in the Helsinki region
creates a very challenging investment environment
in 2010.

©2010, CB Richard Ellis, Inc.
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Polaris Business Park 2nd building Capella was sold  by NCC and 
Lemminkäinen to the property fund managed by IVG In stitutional funds for 
over EUR 20 million

Finnish Investment Volume, € million

Helsinki Prime Yields

Source:  CB Richard Ellis/Realia 
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Helsinki CBD

Helsinki Prime Office Rent ( €) and Vacancy Rates

€/sq m/annum Q4 
2008

Q3 
2009

Q4 
2009

Office 360 330 318

Helsinki Prime Net Rent in local currency ( €)

Source:  CB Richard Ellis/Realia

0%

2%

4%

6%

8%

10%

12%

14%

Q4
2009

Q3
2009

Q2
2009

Q1
2009

Q4
2008

Q3
2008

Q2
2008

Q1
2008

200

225

250

275

300

325

350

375

400
Rent Vacancy

Office 360 330 318

Retail 1,380 1,374 1,374

Industrial 132 114 113

Source:  CB Richard Ellis/Realia

M
arketV

iew
N

ordic P
roperty

Helsinki Offices
A weak economic situation along with increasing
vacancy rates, currently some 12%, continue to
create downward pressure on rents. The volume of
office space to be completed will increase vacancy.
Most of the developments under construction are
located in the City of Helsinki area. The majority of
the office developments have been put on hold but a
few build-to-suit projects have been commenced in
late 2009.

Average rental levels have continued to drop along
with a weakening demand and renewed lease
negotiations at lower rents. Divergence in rents
between submarkets is increasing due to falling
occupancy rates. Prime rents have remained
reasonably stable. Oversupply of good quality office
space has made landlords allow lower rents and
offer incentives. Features that were not typical
earlier such as rent free periods, payment of
relocation costs, etc. have become more common.relocation costs, etc. have become more common.
The office market has not bottomed out yet with a
recovery expected from Q2 2010 at the earliest.

Helsinki Retail
The Helsinki Metropolitan area accounts for 3.1
million sq m of retail space. Typical of the area is
significant proportion of the major shopping centres
located also in the city center. The compact high
street area includes a few major department stores.

Both high street retail and shopping centre market
have remained fairly resilient and prime yields and
prime rental levels stable. Retail premises have
remained occupied, and decreases in average rental
levels have been slight. In retail parks and in remote
located properties utilisation rate has decreased.
There is a stable demand of retail space, although
the number of new leases has decreased
somewhat.

Retail property investments accounted for 32%,
being the largest part of the total investment volume
in 2009. Although no major shopping centre

H
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in 2009. Although no major shopping centre
transactions like in previous years were seen, a few
significant deals were transacted, such as retail
property portfolios, minor shopping centres, and
retail parks.

Helsinki Industrial
There is demand especially for minor warehouse
and industrial space. The comparatively high rents
have dropped but the decrease in rents is stabilizing.
The increase in prime yield levels is predicted to
bottom out in the first half of 2010 as demand has
remained reasonably stable and no turn to worse is
expected. Investors’ interest in logistics and
production facilities has remained unexpectedly
high. The proportion of industrial transactions was
26% in 2009, whilst a year before it was only 11%. A
few major build-to-suit developments have just
started or to be started early 2010.

Page 11
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Preliminary figures show that the mainland GDP
increased by 0.5% in Q3 2009, due to inter alia
increased production in manufacturing and
construction. Total GDP increased by 0.9% after two
quarter in negative terrain, mainly as a result of
increased activity in oil and gas extraction.

The central bank held four interest rate meetings
during the second half of 2009. The key policy rate
was held at 1.25% during the first two meetings, but
was increased by 25bp in both October and
December. The interest rate hikes came after
increased activity in the Norwegian economy and an
inflation close to 2.5%. The key policy rate is
expected to be increased several times during the
next quarters.

The CPI inflation decreased in the four first months
of the second half of 2009, before increasing in both
November and December. The year-on-year growth
in CPI was 2.0% in December, while CPI-ATE
increased by 2.4% in the same period.

The Norwegian currency (NOK) has appreciated
against both € and $ during the second half of 2009,
and is expected to appreciate further through 2010.

The unemployment is increasing at a much lower
rate than expected. In the beginning of the second
half in 2009 the unemployment rate was 3.0%, but
has decreased to 2.7% during the last months. The
expected average for 2010 is 3.1%.

Capital Markets
The investment market was very slow in the
beginning of the second half of 2009, but during the
fourth quarter we saw increased activity. Increased
investor sentiment and improvements in the credit
market were the main drivers. There are still few
properties for sale and combined with high interest
from investors and banks, the properties often
achieve good prices which has put pressure on the
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achieve good prices which has put pressure on the
yields.

The preliminary transaction volume for Q3 and Q4
shows a total turnover of NOK 1.8 billion and NOK
4.5 billion, giving a total transaction volume of NOK
6.3 billion for the second half of 2009. This is a
reduction of 57% compared to the second half of
2008. The transaction volume increased
substantially (150%) from Q3 to Q4 2009, mainly
due to the improvements in the credit market.

Office properties accounted for 59% of the
transaction volume in the second half of 2009, and
were the most liquid sector. Worth noticing is that
development sites/properties accounted for 16% of
the total volume, which could mean that the
developers are positioning for an upturn.

©2010, CB Richard Ellis, Inc.
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Drammensveien 106 in Oslo sold for NOK 400 million i n Q4 2009 

Norwegian Investment Volume, € million

Oslo Prime Yields

Source:  CB Richard Ellis
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Oslo City Centre and CBD

Oslo Prime Office Rent (NOK) and Vacancy Rates

NOK/sq m/annum Q4 
2008

Q3 
2009

Q4 
2009

Oslo Prime Net Rent in local currency (NOK)

Source:  CB Richard Ellis
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Oslo Offices
After a very slow third quarter, the activity in the
office leasing market increased substantially in the
fourth quarter of 2009. The latest statistics show that
the average price and volume on both signed
contracts and contracts with start-up in the fourth
quarter increased. The average market rent on
contracts signed in the fourth quarter was NOK
1,560 per sq m, an 13% increase from the third
quarter, with the sub markets - the inner city centre
and inner city – performing the weakest.

During second half of 2009, prime rent in the CBD
had a flat development at 3,000 NOK per sq m,
while the average market rent in the CBD increased
slightly to 2,420 NOK per sq m. There is currently a
lot of vacant space in the CBD, a fact that
contributes to keep prices down. The downside risk
is still present in the CBD as Storebrand moved out
of their 35,000 sq m premises in December. In
December only 18,500 sq m of the premises wasDecember only 18,500 sq m of the premises was
pre-let, which means that the vacancy in the CBD
increased by 16,500 sq m at the end of the fourth
quarter.

The general vacancy in the office market is currently
about 7.0%, an small increase from the end of the
second quarter. We expect that the vacancy will
continue to increase as long as the labour market
has a negative development. The latest forecasts
from the Norwegian labour and welfare
administration expects the labour market to bottom-
out in 12-18 months.

Oslo Retail
The downturn that affected the small retail shops in
the best shopping streets in Oslo during the first half
of 2009 seems to have diminished. While the market
rents have stabilized, the vacancy has been reduced
during the last few months. The November figures
from retail sales and private consumption show that
the year-on-year growth was respectively 2.4% and
5.6% compared to 2008 The prime rent is now
between NOK 10,000-14,000 per sq m for the best
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between NOK 10,000-14,000 per sq m for the best
premises in Karl Johan, while in Bogstadveien/
Hegdehaugsveien landlords achieve NOK 5,000-
10,000 per sq m. The prime yield has decreased by
50bp to 6.25% during second half of 2009.

Oslo Industrial
Efficient buildings in prime locations still achieve
high rents, while the development in the market
rents for secondary properties are more varied.
Developers now state that they can offer new
storage premises to NOK 600 per sq m in Vestby or
in equivalent distance from Oslo if the tenant has
limited requirements. For high quality buildings with
more than 6 meters ceiling height the market rent
varies from NOK 850 to 1000 per sq m. and from
NOK 600 to NOK 850 per sq m on buildings with
less than 6 meters ceiling height. The prime yield
has decreased by 25bp to 7.50% pt.

Page 13
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Major Transactions in 2009/2010
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Prime Rent - Represents the top open-market tier of
commensurate with demand in each location, of highest
market at the survey date. The Prime Rent should
completed in the market at the time but need not be exactly
limited or made up of unusual one-off deals. If there
quoted figure will be more hypothetical, based on expert
building size and specification will still apply.

For offices, the Prime Rent should represent the typical
occupier would be expected to pay for:
• an office unit of standard size commensurate with demand in each location, typically 1,000 sq m (10,000 sq ft)
• an office unit of highest quality and specification within the local market
• an office unit within the prime location (CBD, for example) of a market

It is assumed that the occupier will also agree to a package of incentives that is typical of the market at the time.

Prime Yield - Represents the Yield which an investor
prime location (CBD, for example), which is fully let at
level at which relevant transactions are being completedlevel at which relevant transactions are being completed
to any of them, particularly if deal flow is very limited or
transactions during the survey period a hypothetical yield
particular transactions, but it is an expert opinion formed
building location and specification still apply.

For more information regarding the MarketView, plea se contact:

Nordic Country Contacts
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of rent that could be expected for a unit of standard size
highest quality and specification and in the best location in a

reflect the level at which relevant transactions are being
exactly identical to any of them, particularly if deal flow is very

are no relevant transactions during the survey period, the
expert opinion of market conditions, but the same criteria on

typical “achievable” open market headline rent which a blue chip

• an office unit of standard size commensurate with demand in each location, typically 1,000 sq m (10,000 sq ft)
• an office unit of highest quality and specification within the local market
• an office unit within the prime location (CBD, for example) of a market

It is assumed that the occupier will also agree to a package of incentives that is typical of the market at the time.

would receive when acquiring a grade/class A building in a
at current market value rents. Prime Yield should reflect the

completed in the market at the time but need not be exactly identicalcompleted in the market at the time but need not be exactly identical
or made up of unusual one-off deals. If there are no relevant
yield should be quoted, and is not a calculation based on

formed in the light of market conditions, but the same criteria on
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