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• Economic fundamentals
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clear evidence of
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• Regional investment
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increasing liquidity was
not shared by all Nordic
markets.
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• Moderate compression of yields
The overall movement in prime yields has been a moderate compression in the 
first half of the year. The trend has been most pronounced in Stockholm with a 
general and sustained hardening of yields for all prime commercial property. 
Elsewhere shifts have been more moderate and sector specific.
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• Office development
pipelines are thin in all
Nordic capitals. Looking
into 2010-2011, the local
implications of this on
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The Nordic-4 Office Rent Index is a compounded measure of rental trends in local currencies in the four large Nordic capitals, C
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economy is recovering
is expected to produce decent growth of some 2% in 2010

region is recovering at a more rapid pace than the European
However, the Nordic countries are clearly not emerging out

the same speed and intensity.

Nordic capitals are at different stages in the prop erty cycle
indicators of vacancy rates and rental growth reveal signs of
Nordic-4 office rent index increased by 3.5% from Q1 to Q2.

a diverging regional pattern as the Nordic capitals are at
the business and property cycle. As a result, demand,

have moved differently in recent months. One common
the absence of new office projects. Looking beyond 2010

office development in the pipeline anywhere in the region.

Investment activity up by 51%
was €7.6 billion in the first half of 2010. This is an increase of

2009. Investment growth was driven by strong increases in
Norwegian property markets. Although investment liquidity has

no signs of a return to the frantic activity of 2006-2008.
dominated by local activity but cross-border investment,

has picked up too.

Moderate compression of yields
The overall movement in prime yields has been a moderate compression in the 
first half of the year. The trend has been most pronounced in Stockholm with a 
general and sustained hardening of yields for all prime commercial property. 
Elsewhere shifts have been more moderate and sector specific.
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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 Stockholm County 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
around 2.5%. The “Norwegian krone” (NOK) is

H
1 

20
10

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 5.540 223 Copenhagen

Sweden 9.360 293 Stockholm

Finland 5.350 171 Helsinki

Norway 4.873 275 Oslo

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

Q2 2010 7.442 9.631 7.909 

Q1 2010 7.443 9.946 8.102 

Nordic Currency Conversion H1-2010

Source: European Central Bank



Government debt and deficit in 2009 (% of GDP)
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Interest Rates, 10 Year Government Bond

GDP Inflation Unemployment

Denmark 1.4% 2.2% 4.2%

Economic Indicators 2010

Source: Statistics Denmark
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Sweden 3.7% 1.1% 8.9%

Norway 0.6% 2.5% 3.5%

Finland 1.5% 1.5% 9.5%

EU 1.0% 1.8% 9.8%

Source: Ministry of Finance (DEN), National Institute of Economic Research (SWE), Ministry of Finance 
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Nordic Economy
Recent statistics show a healthy regional growth but
also some diverging trends. Sweden is well ahead in
the business cycle with a soaring GDP. Danish
economy is maintaining robust rates of growth too,
but economic activity is still below pre-credit crisis
level. The Norwegian economy has been expanding
for four consecutive quarters. The rate of growth is
modest, but should be seen on the positive
background that Norway came through the downturn
relatively safely. Growth is still erratic in Finland. The
Nordic region is expected to produce decent growth
of some 2% in 2010, which means that the region is
recovering at a more rapid pace than the European
economy as a whole.

A vital source of recovery is a pick-up in exports as
all four economies depend heavily on international
trade. The relatively well-consolidated government
budgets have allowed the Nordic countries to
stimulate their economies by expanding publicstimulate their economies by expanding public
spending. Looking forward this effect will be scaled
down in order to reduce budget deficits. Private
spending, which is already gaining momentum, is
anticipated to take over the role as the main driver of
growth. This expectation is supported by a high
confidence amongst the Nordic consumers. One
crucial source of consumer optimism is the
gathering evidence that unemployment has peaked.
So far economic growth has not been strong enough
to churn out new jobs but employment is forecasted
to start growing again soon.

The Swedish and Norwegian currencies continue to
appreciate towards the euro, pushing rents and
capital values up, when measured in this currency.
Both SEK and NOK have strengthened some 12%
over the last year.

Inflation has risen along with the economic activity
and forecasts have been revised up for all countries.
Sweden and Finland experienced falling prices in
the second half of 2009. Both countries now report a
moderate, but positive, rate of inflation.

H
1 2010

moderate, but positive, rate of inflation.

The improved economic outlook and return of
inflationary pressure led the Norwegian and
Swedish central banks to raise their leading lending
rates (to 2.00% and 0.50% respectively). In contrast
to this, the Danish central bank had to narrow the
gap vis-à-vis ECB’s interest rates to redress a
substantial inflow of foreign exchange. The leading
lending rate is currently 1.05%. In Finland the
leading rate remained stable at 1.00%. Further
tightening is expected in Sweden and Norway within
the next six months but not in Denmark and Finland.

Long term interest rates have fallen throughout the
first half of the year, especially in the second
quarter. Yields on Nordic 10-year government bonds
have moved very close to German yields, with the
exception of Norway which maintains somewhat
higher interest rates. Page 3

©2010, CB Richard Ellis, Inc.
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Transaction volume in the Nordic property market
was €7.6 billion in the first half of 2010. This is a
51% increase compared to H2 2009. Investment
activity surged in the last quarter of 2009 but has
stabilized at a quarterly level of €3.5 - 4.0 billion.
Although investment market liquidity has increased
there are no signs of a return to the frantic activity of
2006-2008.

Investment has been dominated by local activity but
cross-border investment, mainly intra-regional, has
picked up too. Nordic property companies invest in
neighbouring markets that offer opportunity and yet
are well-known. For investors with some
geographical diversification and experience this may
be a good substitute for domestic investment.
Among the largest cross-border deals reported were
Swedish NIAM who purchased a retail portfolio in
Norway, and Norwegian KLP’s acquisition of officeNorway, and Norwegian KLP’s acquisition of office
in Sweden. Swedish investor Sagax purchased
industrial property at home as well as in Finland.
Aberdeen purchased office in Denmark and Finland
for its Nordic property funds. Institutional investors,
property companies and funds have been the main
investors across the region.

Office remains the most liquid asset type.
Residential and retail properties have been popular
with the investors too, whereas the liquidity in the
industrial investment market was low. This pattern is
not a general tendency across the region. Rather it
reflects differences between countries regarding
investors preferences. The high residential
proportion was boosted by Swedish tenant owner
associations (TOA’s), who are significant domestic
residential purchasers. Even when TOA’s are
excluded residential investment make up a sizable
part in Sweden - as well as in Denmark. Retail
represented the largest share of investment in both
Norway and Finland, which was heavily influenced
by some large shopping centre transactions.
Industrial and logistics represented one sixth of the
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Industrial and logistics represented one sixth of the
Finnish investment market, in contrast to the modest
liquidity in that segment elsewhere in the region.
Office was by far the most popular type of property
for investment in Denmark (50%). It was also
important in Norway and Sweden, but to some
lesser extent. In Finland office only represents 18%.

The most distinct change in the distribution between
property types is the increasing share of residential
investment. Residential investment (ex. TOA’s)
almost doubled it’s share from 10% to 19%.

The overall movement in prime yields is a moderate
compression in H1. The trend has been most
pronounced in Stockholm with a general and
sustained hardening of yields for all prime
commercial property. Elsewhere shifts have been
more moderate and sector specific.

©2010, CB Richard Ellis, Inc.
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Source:  CB Richard Ellis

* Including Swedish tenant owner associations

Investment Volume*, € million

0

2000

4000

6000

8000

10000

12000

Q2
2010

Q1
2010

Q4
2009

Q3
2009

Q2
2009

Q1
2009

Q4
2008

Q3
2008

Q2
2008

Q1
2008

Property Investment by sector, H1 2010

Property Investment by sector and country, H1 2010

Source:  CB Richard Ellis

Including residential transactions involving Swedish tenant owner associations

Off ice
31%

Retail
22%

Industrial
10%

Residential
28%

Other
9%

Office Retail Industrial Residential Other

�

0%

20%

40%

60%

80%

100%

Denmark Finland Norway Sweden

Office Retail Industrial Residential Other

Source:  CB Richard Ellis

Including residential transactions involving Swedish tenant owner associations



Nordic-4 Office Vacancy & Rent Index
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The Nordic-4 Office indicies are compounded measures from the four large Nordic capitals, Copenhagen, 

Stockholm, Helsinki and Oslo. The Nordic-4 Office Vacancy Index is a measure of the average vacancy rate. 

The Nordic-4 Office Rent Index is a measure of rental trends in local currencies. Q1-2006 is used as index (=100).

Prime Yields, Q2 2010

Prime Net Rent, Q2 2010

Source:  CB Richard Ellis
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Copenhagen Stockholm

Oslo Helsinki

€/sq m/annum Office Retail Industrial

Copenhagen 225 1,947 64

Stockholm* 431 1,208 68*

Oslo 402 1,759 126

Helsinki 318 1,374 114

Source:  CB Richard Ellis

* Industrial rents for prime industrial and logistic hubs in Sweden
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Nordic Offices
Aggregate market indicators of vacancy rates and
rental growth reveal signs of improvement. The
Nordic-4 rent index increased by 3.5% from Q1 to
Q2. The increase was attributable to rental growth in
Oslo and Stockholm. Rents remained static in
Copenhagen and Helsinki. This reflects a diverging
regional pattern that we see at the moment. In
Stockholm vacancy rates have come down rapidly
and modern offices are beginning to come in short
supply. In Oslo demand has increased sufficiently to
start pushing rents up too. Demand is also
improving in Copenhagen, but not enough to absorb
the substantial volume of new space that has come
onto the market. In Helsinki a combination of weak
net demand and oversupply has pushed vacancy
rates up.

Looking beyond 2010 there is very little speculative
development in the pipeline anywhere in the region.development in the pipeline anywhere in the region.
Development activity has peaked and completions
will drop markedly in 2011.

Nordic Retail
The retail sector is performing relatively well in all
the Nordic countries thanks to healthy growth in
private spending and retail sale. The confidence
amongst the Nordic consumers is high, which
supports the generally positive outlook for the
sector. In Norway and Finland the growth prospects
have attracted investors, who have been buying into
large shopping centres. Swedish retail is doing well
and the demand for retail space in Stockholm has
returned to normal after a weak 2009. Danish retail
sale is recovering too, but not enough to maintain
retailers demand for space in Copenhagen.

Prime high-street rents have remained stable across
the region. In Stockholm and Oslo prime yields are
lower than six months ago reflecting a combination
of solid retail fundamentals and strong investment
demand.

Nordic Industrial

H
1 2010

Nordic Industrial
The situation for industrial and logistic property is
improving across the region helped by a growing
industrial production and exports. The rental decline
has stopped and the first sign of rental growth is
reported from Helsinki.

Finland leads the way with strong demand from
occupiers as well as investors. The Finnish market
stands out as being rather liquid compared to the
other countries. The relative attractiveness of the
sector is reflected in slightly hardening yields.
Prime yields in Oslo and Stockholm are also lower
than six months ago, and have remained static in
Copenhagen. Some regional yield divergence has
occurred over the last six months with the relatively
low-yielding industrial markets of Oslo and Helsinki
seeing the strongest compression. Prime industrial
yields are in the range of 7.00-8.00%. Page 5

©2010, CB Richard Ellis, Inc.
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The recovery appears to be on track and moving at
a fair pace. The economy has been growing since
mid-2009 and the trend has continued so far in
2010, mainly fuelled by private consumption and
exports. Looking forward, the economy is expected
to post decent annual growth of 1½ - 2%. Business
data are increasingly positive. Unemployment has
fallen slightly in H1. More importantly, the
employment loss is declining and parts of the private
sector are generating new jobs again. These pieces
of news infuse hope that a sustainable demand for
labour will pick up soon. Government spending
stimulates the economy in 2010 but the fiscal policy
will be tightened from 2011 as part of an austerity
program agreed upon earlier this year. The main
threat to the economy appears to be external
factors, especially a potential escalation of the debt
problems in Southern Europe or a “double-dip” in the
global economy. However, the strongly performing
German economy is a huge benefit to Denmark. The
financial situation has provided some tailwind for the
economy too. Interest rates have fallen to
unprecedented low levels.

Capital Markets
Danish investment turnover was DKK 6 billion in the
first half of 2010. The strong activity seen at the end
of 2009 has not continued into 2010 so far. This is
somewhat surprising as the economic and financial
environment has improved. Business sentiments
have become more optimistic but this may actually
be one reason for the low liquidity. The attitude
amongst potential vendors has thus not softened in
recent months, backed by decreasing interest rates.
On the other hand, the lack of investment
opportunities for prime assets - still the most sought
after investment product - has forced buyers to
lower their yield expectation. However, supply on
market conditions is limited especially in the primary
market, which is still the main obstacle for increased
investment turnover. Access to finance is another
obstacle to many investors.
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Offices were the most traded property type in H1.
Residential investment made a strong comeback
too. This may to some extent be caused by a one-off
effect as VAT is imposed on residential development
projects started after 2010 but residential investment
(influenced by a reviving private owner-occupier
market) also appears to be further advanced in the
property cycle than the commercial market. The
liquidity on the industrial & logistic investment
market is low. Purchasers of industrial property are
mainly buying for own occupation. Despite the
popularity of sale-and leaseback in recent years, it is
quite common for own occupation in this sector.

Small and mid-sized secondary properties represent
a large proportion of the investment turnover.
Looking forward, this is likely to continue as the
improved economic outlook will diminish
fundamental market uncertainty. More appetite for
risk may increase demand for high-yield secondary
property with lower finance requirements.

Page 6

Copenhagen prime office - Harbour House II was recen tly completed in 
Nordhavn in Copenhagen Harbour.

Danish Investment Volume, € million

Copenhagen Prime Yields

Source:  CB Richard Ellis

0
200
400
600
800
1000
1200
1400
1600
1800

Q2
2010

Q1
2010

Q4
2009

Q3
2009

Q2
2009

Q1
2009

Q4
2008

Q3
2008

Q2
2008

Q1
2008

Office Retail

Industrial Residential

Other

�

Source:  CB Richard Ellis

2%

3%

4%

5%

6%

7%

8%

Q2
2010

Q1
2010

Q4
2009

Q3
2009

Q2
2009

Q1
2009

Q4
2008

Q3
2008

Q2
2008

Q1
2008

Office Retail Industrial



Copenhagen CBD

Copenhagen Prime Office Rent (DKK) and Vacancy Rates

DKK/sq m/annum Q2 Q1 Q2 

Copenhagen Prime Net Rent in local currency (DKK)

Source:  CB Richard Ellis, DE/Oline-Lokalebørs
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Office 1,750 1,675 1,675

Retail 15,000 14,500 14,500

Industrial 500 475 475

Source:  CB Richard Ellis
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Copenhagen Offices
The market is characterized by moderately improving
demand and rapidly increasing availability.
Development completions peaked in H1 2010 adding
2.7% to Copenhagen’s office stock. This has made
some 60,000 new sq m available on the market -
most of which is concentrated in a few large buildings
in the main office submarkets; the CBD, the Harbour
Areas and in Ørestad. No new major development
projects have been started but the mood is changing
amongst developers. Projects postponed at the onset
of the credit crisis are being looked over again
although with a more cautious approach. We expect
to see a few new projects started up in the second
half of 2010. All anticipated new starts are either
domiciles or project with a pre-letting rate of more
than 50%. In 2011-2012 Copenhagen will have a very
limited addition of new office space.
The market is biased towards the occupier side. Rent
free periods have become more commonplace,
although not the norm. We see more and more leasesalthough not the norm. We see more and more leases
with rents escalating from low initial levels indicating a
continued pressure on efficient rents. Prime headline
rents have been more stable. We are aware of some
new leases with a net rent of up to DKK 1,850 per sq
m, which demonstrates that unique buildings can still
attract high rent. However, net rents at this level
cannot normally be expected in the current market.
Market conditions will most likely stay favourable to
tenants for the rest of the year. Due to the significant
expansion of new offices there will be much modern
quality space available, especially in Ørestad and at
the waterfront. This is likely to subdue rental growth in
the short term, not only in these areas but across the
city due to a competitive knock-on effect when
corporates search for cost effective space. Looking
forward, the improving employment outlook and
limited pipeline imply that net demand will start to
outbalance new supply from the first half of 2011.

Copenhagen Retail
Retail sale is recovering but not enough to maintain
retailers demand for space. The number of shops
available in Copenhagen has increased. This is

H
1 2010

available in Copenhagen has increased. This is
particularly the case for small units outside the city
centre, but there are also vacancies at the most
popular high streets, which is unusual. Many small
retailers, especially outfitters, are still struggling to
overcome the crisis, whereas large retailers, who are
less sensitive to business swings or financially strong,
use the opportunity to open new stores.

Copenhagen Industrial
Business activity is growing and there is some
improvement in occupier demand. Still, the market
remains soft after a deep recession. In order to avoid
vacancies landlords are motivated to accommodate
tenants. The outlook is more positive than just a few
months ago but one should not expect a sudden and
strong recovery of demand for industrial and logistic
premises in the short term. Rents will, at best, remain
stable throughout 2010.

Page 7
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Sweden
The Swedish economy is recovering and there is an
expansion in the economy. GDP grew by 3.7% from
Q2 2009 to Q2 2010. The overall indicators show
that the state of the economy is improving and is
facing a slow upturn.

The Swedish households have become increasingly
optimistic according to the Economic Tendency
Indicator. The Economy Tendency indicator rose in
June to 112.2 which indicates that the situation is
very strong. Both the manufacturing industry and the
indicator for building and civil engineering rose. The
retail trade confidence indicator fell ten points in
June and is currently only slightly above the historic
average. Also the private service sector indicator fell
but remains considerably above the average.

The central bank recently raised the repo rate from
0.25% to 0.5%. The Executive Board of the central
bank has stated “The repo rate now needs to bebank has stated “The repo rate now needs to be
raised gradually towards more normal levels to
attain the inflation targets of 2% and to ensure stable
growth in the real economy”. The repo rate is
forecasted by the central bank to be close to 1% at
the end of the year, just above 2% end of 2011 and
in Q3 2013 to be 3.8%.

Capital Markets
The transaction volume for H1 2010 amounted to
over SEK 40 billion which signifies a recovery on the
transaction market. During 2009 almost none of the
foreign banks were involved in financing discussions
regarding the Swedish property investment market.
Now several of these banks have shown their
interest to participate, both in repurchases and new
purchases.
The largest sale in H1 2010 was the residential
portfolio Dombron purchased by Fjärde AP Fonden
from Vasakronan for an amount of SEK 5.4 billion,
which makes it one of the largest residential real
estate related transaction ever made in Sweden.
The second largest sale is Hemfosa’s and Sagax’s
purchase of DK Properties for a grand total of SEK
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purchase of DK Properties for a grand total of SEK
3.05 billion. Hemfosa acquired the office portfolio
Landic VI for a purchase price close to SEK 2.4
billion, making it the largest office transaction in H1
2010.

The prime office yield in Stockholm CBD for Q2 is
5.25% and has a downward pressure. However,
solitary transactions with a yield as low as 5% has
been noted. The majority of purchasers on such
yields are domestic buyers taking the opportunity to
acquire properties that seldom gets out on the
market.

The market is still predominately driven by domestic
parties even if more foreign investors are showing
their interest to the market.

©2010, CB Richard Ellis, Inc.

Page 8

Haga 2:8 in Frösundavik, in Solna, was the largest single tra nsaction in H1
2010. The purchase price is unofficial but it has been estima ted to over SEK 1
billion

Swedish Investment Volume*, € million

Stockholm Prime Yields

Source:  CB Richard Ellis

* Including tenant owner associations

Q3 2008 is boosted by one very large transaction, namely Vasakronan for a purchase price of SEK 5.4 billion
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Stockholm CBD

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

SEK/sq m/annum Q2 
2009

Q1 
2010

Q2 
2010

Sweden Prime Net Rent in local currency (SEK)

Source:  CB Richard Ellis
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Stockholm Offices
Office rents have been stable since mid-2009 with
the average prime rent in CBD at SEK 4,000 per sq
m. For the second quarter a slight increase on the
prime rent to SEK 4,100 per sq m was shown,
mainly due to lack of new modern office premises
since the new office developments are nearly fully
let. Landlords still offer discount on soft parameters
in order to sign new and keep existing tenants. This
means that the actual rent is less than the base rent.

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 favour 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 brighter outlook
then the previous year. Hence, is the expectation
that the demand for inefficient offices will continue to
stay low. Efficient premises in areas with goodstay low. Efficient premises in areas with good
infrastructure are in stronger demand. The CBD
vacancy is 7.5%, compared to approximate 8.5% in
the first quarter and are expected to be stable during
the autumn.

Stockholm Retail
In the spring of 2009 the retail letting was limited as
almost all retail chains put their expansion plans on
hold to see how the market would develop. After the
summer of 2009 the market started to improve as
consumption levels remained high. Since the
beginning of 2010 the take-up as well as demand
has gone back to normal levels as the market has
regained confidence and retail chains have
continued their expansions. In the spring households
started to demand more capital intensive goods,
such as cars and home electronics.

Retail rents in prime locations have been fairly
stable while rents in retail parks have been more
affected by the downturn in the economy. The
average prime rent on prime retail in CBD is
unchanged at SEK 11,500 per sq m pa. For smaller

H
1 2010

unchanged at SEK 11,500 per sq m pa. For smaller
retail premises on Biblioteksgatan and in the
shopping mall, NK, levels up to approximately SEK
19,000 per sq m have been noted.

Sweden Industrial
The top regions for properties in distribution, logistic
and warehousing are Gothenburg, Norrköping/
Linköping and Örebro. Prime rents in greater cites
may come up to SEK 1,000 per sq m on short
contracts. Rental levels for older logistic premises in
smaller cities are generally within the interval of SEK
400-700 per sq m.

During the first half of 2010 almost SEK 5 billion
have been noted as industrial/storage deals. The
most notable was Hemfosa and Sagax purchase of
33 properties in Stockholm and Malmö from DK
Properties for SEK 3.05 billion.

Page 9
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The economy improved during the first half of the
year as GDP grew by 2.9% from Q2 2009 to Q2
2010 being positive for the first time since 2008.
Exports develop positively and the trend is expected
to continue if serious set-backs in the EU-area are
avoided. The growth of new manufacturing orders
has accelerated and was up by over 40% in May
(year-on-year).

The industrial output was also substantially higher
compared to a year ago, up 11.3 % in May.
However, this was still 20 % below the peak figures
in 2008. The average unemployment rate was 9.4 %
in H1 2010. The trend in the unemployment seems
to be stabilizing and the unemployment rate in May
and June 2010 was lower than one year ago.

The inflation rate turned positive again in H1 2010,
the average rate being 0.6 %. The turning point was
in February when a 9-month continuous decreasein February when a 9-month continuous decrease
changed into a slight increase. Private consumption
seems to be picking up as well. Consumer
confidence increased towards the end of H1 2010,
being clearly stronger than the long-term average
and the strongest since the summer of 2007.

Capital Markets
A lack of activity has prevailed the current situation
in the property investment market as supply of
properties sought-after has been very limited. Some
positive signs of improving activity have been
noticed. The yields of good quality primary
properties are stabilizing and there is a slight
downward pressure in retail and industrial prime
yields. Still, total transaction volume remained low at
some €0.6 billion in H1 2010. International investors
accounted for approximately one fifth of the volume.

The average price of transactions has remained low
as transactions from one million to some 20 million
euro have been typical. Retail was the asset type
most transacted in H1. The significance of the
transaction of the Hyvinkää shopping centre
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transaction of the Hyvinkää shopping centre
development for €80 million was crucial. Residential
portfolio transactions were concluded as well,
including the first non-Scandinavian residential
investment in Finland. Modern logistic sale and
lease-back transactions are increasing and both
local and foreign investors are interested in these
assets.

As the investment volume is currently low, a couple
of large transactions can shift the situation
significantly. The postponement in the conclusion of
major deals might alter the situation. Still, there are
already some clear marks of improvement in the
transaction volume towards the end of the year.

©2010, CB Richard Ellis, Inc.
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German residential investor, Patrizia KAG entered the  Finnish market in H1

2010 when it acquired 113 apartments located in Hels inki Metropolitan Area 

and in Tampere from Veritas Pension Insurance Compan y Ltd

Finnish Investment Volume, € million

Helsinki Prime Yields

Source:  CB Richard Ellis/Realia 
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This section of the report has been produced in
collaboration with CBRE’s preferred supplier of valuation
advisory services in Finland, Realia Management.



Helsinki CBD

Helsinki Prime Office Rent ( €) and Vacancy Rates

€/sq m/annum Q2 
2009

Q1 
2010

Q2 
2010

Office 340 318 318

Helsinki Prime Net Rent in local currency ( €)

Source:  CB Richard Ellis/Realia
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Office 340 318 318

Retail 1,380 1,374 1,374

Industrial 117 113 114

Source:  CB Richard Ellis/Realia

This section of the report has been produced in
collaboration with CBRE’s preferred supplier of valuation
advisory services in Finland, Realia Management.
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Helsinki Offices
Demand has mainly been driven by the relocation
trends as occupiers are seeking improvements in
space efficiency and/or more modern premises.

Average rental levels in the CBD fell during the first
quarter of the year but the strong decline appears to
be over and rents now seem to be stabilizing at a
level currently slightly less than €288 per sq m.
Prime rents in the CBD have remained reasonably
stable but oversupply of good quality office space
has pressed some landlords to allow for varied
incentives. In other submarkets, rents have seen
more downward pressure.

Even if growth of the Finnish economy accelerates,
the rental levels are not expected to increase in the
short term since the oversupply is still notable.
Currently the vacancy rate in Helsinki Metropolitan
Area is around 12.6%.

Helsinki Retail
New year-round Sunday opening was introduced in
the end of 2009. Some specialty shops have been
reported to face challenges but for department store
and hypermarket sales it has been considered
positively stimulating. However, the long-term
effects on total retail sales remain yet to be seen.

In general, high street retail and shopping centre
markets have performed relatively well reflecting
the increase in retail sales and consumer confidence
in H1 2010. Rents have remained stable despite
some temporary vacancies.

Retail property investments accounted for nearly
one third of the total volume, being again the largest
asset type in H1 2010. Recently a few major retail
developments and redevelopments have been
initiated. As retail sales and consumer confidence
are anticipated to remain positive, the demand for
centrally located retail premises is expected to
strengthen.

H
1 2010

Helsinki Industrial
The rental market has stabilized although the
volatility is high. Still, the demand for good quality
premises is steady and vacancies are low. While
some owner-occupiers are divesting their properties
focusing on their core business, the number of
companies and funds investing in logistic and
industrial properties is increasing. Especially modern
logistics properties have remained an attractive
asset class.

As exports and private consumption are predicted to
strengthen further, the outlook for the demand of
modern industrial space is cautiously optimistic.

Page 11
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Preliminary figures show that the GDP for mainland
Norway has increased so far in 2010. Growth in both
household consumption and public administration
had a positive impact. The expansion of the mainland
economy has been strong enough to generate
growth in the total GDP, despite an erratic trend in
the important off-shore sector (ocean transport and
oil and gas extraction).

The central bank held four interest rate meetings in
the first half of 2010. The key policy rate was held at
1.75% during the first two meetings, but was
increased by 25bp in May. The key policy rate was
kept at 2.00% in the June meeting.

Inflation (CPI) increased in the first four months of
2010, before decreasing both in May and June. The
year-to-year growth in the CPI now stands at 1.9%,
while the growth in CPI-ATE was 1.3% for the same
period.

The Norwegian currency appreciated against the
euro during the first half of 2010 but depreciated
against the USD in the same period.

The unemployment rate decreased from 3.2% to
3.0% during the first half of 2010. The Norwegian
Labour and Welfare Administration reports that less
persons are registering as unemployed now, but the
number of persons that have been unemployed
between one and two years are still increasing. The
expected average unemployment rate for 2010 and
2011 is 3.1%

Capital Markets
The activity in the investment market showed an
upturn in the first half of 2010 due to lower bank
margins. Investment activity was particularly high in
Q1. Turbulence in the financial markets contributed
to a lower activity in the second quarter of 2010
compared to the first quarter.

The preliminary transaction volume for the first and
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The preliminary transaction volume for the first and
second quarter of 2010 shows a turnover of NOK 9
and 6 billion respectively. This is already more than
the total investment volume in 2009. We have seen
more properties for sale the last two quarters. It is
mainly well-located properties with low risk and long
lease contracts that are being sold. Several of the
transactions have been confidential.

Yields started to decline in the last quarter of 2009.
The trend continued in the first quarter of 2010 with
prime yields falling some 50bp. All sectors have seen
compression in prime yields. The shift came as a
result of reduced bank margins and easier access to
funding. Prime yields were stable in the second
quarter and now stand at 6.00% on retail properties,
6.25% on office properties and 7.00% on
industrial/logistics properties.

©2010, CB Richard Ellis, Inc.
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Sandakerveien 121 in Oslo sold for NOK 760 million in Q1 2010  

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 Q2 
2009

Q1 
2010

Q2 
2010

Oslo Prime Net Rent in local currency (NOK)

Source:  CB Richard Ellis
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2009 2010 2010

Office 3,000 3,000 3,200

Retail 14,000 14,000 14,000

Industrial 1,000 1,000 1,000

Source:  CB Richard Ellis
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Oslo Offices
The activity in the office leasing market increased by
almost 30% measured in sq m in the first half of
2010, compared to the same period in 2009. The
latest statistics show that the average market rent in
Oslo has increased from 1,560 to 1,600 NOK per sq
m during the same period. The Inner City Centre
has been the best performing submarket this period
with an average growth of 8.6% in the market rents,
while Nydalen has been the worst performing
submarket with an average growth of -12%.

In the CBD prime rents remained stable in Q1 at
3,000 NOK per sq m, while the average market rent
was around NOK 2,400 NOK per sq m. Rents have
gone up in the second quarter. We have seen
several examples of contracts being signed at levels
above 3,000 NOK per sq m and prime rents are now
at 3,200 NOK per sq m.

The general vacancy in the office market is currentlyThe general vacancy in the office market is currently
about 7.5%, half a percentage point higher than at
the end of 2009. We expect that the vacancy will
continue to increase as long as the labour market
continues to contract. The latest forecasts from the
Norwegian labour and welfare administration
expects the labour market to bottom-out in third or
fourth quarter this year.

Oslo Retail
The first half of 2010 has been a very good period
for the retail/shopping centre sector in Norway.
Market rents have stabilized and the retail sector
has accounted for more than half of the total
transaction volume so far. The sale of the shopping
centre group, Sektor, for NOK 5 billion in the first
quarter has contributed to that. Both private
consumption and retail sales have very good growth
prospects and both domestic and foreign investors
seem to have realized that. Prime rents are still
between NOK 10.000 and 14.000 per sq m for the
best premises in Karl Johan’s gate, while in
Bogstadveien/Hegdehaugsveien rents are between
NOK 4.000 and 11.000 per sq m.

H
1 2010

NOK 4.000 and 11.000 per sq m.

Oslo Industrial
The general trend in the market is still an increased
focus on localization, centralization and improved
efficiency. The south and north corridor have
captured many of the new logistics/industrial
projects over the last year and it is now quite difficult
to find smaller storage premises inside the Ring
Road 3 in Oslo. Tenants often require specific
ceiling height, loading ramp and office space.

The market rents on industrial/storage properties
seem to have stabilized. The prime rent is still NOK
1,000 per sq m for high quality buildings with more
than 6 meters ceiling height and between NOK 850
and 600 per sq m with less than 6 meters ceiling
height.

Page 13
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Major Transactions in 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
Denmark
Robin Rich
Head of Research
CB Richard Ellis  
Trondhjems Plads 3
DK-2100 Copenhagen 
t: +45 70 22 96 01 
e: robin.rich@cbre.com

Sweden
Pernilla Arnrud Melin
Head of Research
CB Richard Ellis
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CB Richard Ellis
Mäster Samuelsgatan 42
111 57 Stockholm
t: +46 8 4101 8708
e: pernilla.arnrud@cbre.com
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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

For more information regarding the MarketView, plea se contact:

Norway
Per Erik Solem
Analyst
CB Richard Ellis Atrium
Bryggegata 7
0250 Oslo
t: +47 40 00 57 66  
e:  pes@cbre.no

Finland
Matti Christersson 
Business Analyst
CB Richard Ellis Oy
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