
propertyeu magazine  |  no. 2 - march 2013  | 45

Top European developers 2012 

Top European developers (completed projects 2011 - 2013)

1 weIGHTeD rANKING (See MeTHODOLOGy BeLOw)    2 A jOINT veNTUre BeTweeN BrITISH LAND AND OrION cAPITAL MANAGerS    

Methodology

the propertyeu ranking of top developers 2013 is based on pro-
jects of more than 5,000 m2 completed between 2011 and 2013. 
the weighted ranking is based on the european average investment 
volume per m2 across different asset classes for 2012. under this 
calculation, office development rates highest in value terms (3.7x), 
followed by retail (2.1x) and industrial (0.6x). the ranking is based 
on propertyeu’s annual survey and desk research and focuses on 
companies with activities in at least one country outside their home 
market. this year’s ranking is also based on responses from mem-
bers of the international council of shopping centers europe. 

as in previous years, the logistics developers dominated the top 10 
with no less than four places. retail development continues to lead 
in terms of value with Hamburg-based ece development in first 
place, followed by franco-dutch retail giant unibail-rodamco in 
second. unibail-rodamco also moved up overall in terms of com-
pleted volume, from eighth to fifth place, while another french retail 
heavyweight, klépierre, also rose up the rankings to 19 from 35. 
the top developers ranking for 2013 was compiled by daphne 
Boiten and petra kooijman from propertyeu’s research team in 
amsterdam. 

 ranK 
s

 developer ToTal floor- office  reTail   indusTrial/ nr  ToTal ranKing

  
t

     space m2   logisTics projecTs invesTmenT1   (€) 2013

 1 = Goodman europe 1.963.200  48.200 0 1.915.000 62 1.327.487.000 1
 2 = Panattoni europe 895.900  0 0 895.900 38 537.558.000 2
 3 s ece Development 882.100  45.000 824.100 13.000 18 1.904.818.000 5
 4 = ProLogis europe 748.100  0 0 748.100  33  448.835.000 4
 5 s Unibail-rodamco 633.600  77.100 556.500 0 20 1.453.853.000 8
 6 t Multi Development 588.500  20.200 568.000 300 13 1.267.676.000 3
 7 s Hines europe 379.400  350.200 29.200 0 15 1.356.833.000 19
 8 s cTP Invest 358.300  72.600 2.000 283.700 10 443.131.000 10
 9 s MAB Development 330.200  152.200 178.000 0 12 936.971.000 29
 10 t Hochtief Development 309.900  275.700 34.200 0 20 1.091.815.000 9
 11 = OvG  281.300  259.600 8.700 13.000 11 986.457.000 11
 12 s Ncc 247.100  69.000 151.100 27.000 15 588.852.000 21
 13 s Skanska 227.400  227.400 0 0 11 841.380.000 18
 14 s Sistema Hals 217.600  137.600 80.000 0 4 676.987.000 16
 15 t eurofund Inv. Zaragoza SL2  206.000  0 206.000 0 1 432.600.000 14
 16 s HB reavis 180.700  133.000 33.700 14.000 8 571.385.000 17
 17 s Neinver  146.400  0 146.400 0 6 307.440.000 38
 18 s TriGranit 145.100  81.700 63.400 0 5 435.338.000 39
 19 s Klépierre 138.100  17.000 121.100 0 7 317.300.000 35
 20 t Bouygues 134.000  110.300 23.800 0 7 457.833.000 7
 21 s Ghelamco Poland 123.400  123.400 0 0 4 456.628.000 26
 22 s westfield 123.400  14.400 109.000 0 4 282.345.000 n.a.
 23 s Gecina 110.200  110.200 0 0 7 407.989.000 27
 24 = Arricano 104.500  0 104.500 0 4 219.450.000 24
 25 s corio 88.300  0 88.300 0 6 185.430.000 45
 26 s Sonae Sierra 67.500  0 67.500 0 2 141.656.000 32
 27 t TK Development 63.200  5.600 57.600 0 6 141.575.000 25
 28 = Plaza centers 62.000  0 62.000 0 2 130.200.000 28
 29 t Futureal 56.800  24.400 32.400 0 3 158.383.000 22
 30 t Altarea-cogedim 49.200  0 49.200 0 3 103.320.000 20

SOUrce: PrOPerTyeU
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Headwinds Have turned into tailwinds for tHe logistics 
market – and tHe development engine is revving up again
By judi seebus and cormac mac ruairi

tailwinds 
lift logistics 

The European logistics market is definitely turn-
ing, according to Philip Dunne, CEO and presi-
dent of Prologis Europe. ‘We’ve had a couple of 

quarters of meaningful growth in demand, rents are 
turning up again and values are starting to recover. The 
headwinds have turned into tailwinds,’ Dunne told Prop-
ertyEU. Earlier this year, Prologis announced that rents 
at its European operations would grow 20% by 2016. 
The UK is leading the recovery, Dunne said. ‘Rents there 
have recovered incredibly quickly. Demand is improving 
and rents are spiking.’ He added that he expected rents 
to grow by 4-5% on average this year. 

Prologis Europe emerged in third place again this year 
in PropertyEU’s Top Logistics Developers ranking de-
spite boosting the overall volume of completed projects 
by almost 50% over the past three years. Goodman and 
Panattoni Europe held on to their positions in first and 
second place with Panattoni turning in a broadly similar 
result to last year. By contrast, Goodman remains on a 
roll and boosted its completed development portfolio by 
another 23% year-on-year. 
In February, Goodman Group reported further growth 
in revenue and earnings and its US peer Prologis is also 
on a firmer footing after reporting a strong earnings up-

logistics
Goodman 
Group
nr. 1 in overall ranking

ceo europe:  Danny Peeters
based:  Sydney, Australia
completed projects: 1,915,000 m2

value:  €1,327,487,000

goodman also held onto 1st place overall 
in the ranking in terms of square metres.

offices

Hines 
nr. 7 in overall ranking 

ceo europe Michael Topham
based: London, UK 
completed projects: 350,200 m2

value: €1,356,833,000

us developer Hines ousted french devel-
oper Bouygues immobilier from the top 
spot in the office developers ranking. 

retail 
ECE
Development 
nr. 3 in overall ranking 

ceo: Alexander Otto 
based: Hamburg, Germany
completed projects: 824,100 m2

value: € 1,904,818,000

ece saw its completed developments 
virtually double in both size and value.

Top developers 2013 per segment 

TOP DeveLOPerS
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swing over 2013 after losses the previous year. It has also 
been successful on the capital raising trail. In 2013, the 
Denver-based industrial property specialist raised a re-
cord $4.1 bn (€3 bn) worldwide, including nearly €1 bn 
in Europe. ‘A year ago, the world still faced limited li-
quidity. Now there’s plenty of liquidity but not enough 
opportunity,’ Dunne commented.  A significant amount 
of private equity has been channelled into the European 
logistics sector in the past 12-18 months with the likes of 
Canadian investment giant Brookfield snapping up Ga-
zeley, and TPG and Ivanhoe Cambridge joining forces 
to buy P3. In the coming year, Dunne expects to see the 
source of capital broaden. ‘There will be less US capital, 
and more from Asia and the Middle East,’ he predicted. 
US equity is also moving into light industrial in Europe, 
according to James Markby, head of European industrial 
and logistics investment at CBRE. ‘There is a growing 
amount of business for light industrial rather than lo-
gistics. The specialist pool of developers hasn’t changed 
much in the last four to five years but the type of money 
backing them has really changed in the last 8-9 months,’ 
he said, pointing to Gazeley and P3. In most countries 
light industrial is not a market at all as there are only 
two to three players, noted Stefan Wundrak, director of 
property research at Henderson Global Investors in Ger-
many. ‘That’s a shame and we need new players who 
want to develop platforms.’ 
Part of the funds Prologis has raised for Europe are ear-
marked for acquisitions of third-party assets and stabi-
lised projects from the company’s own pipeline for its 
open-ended funds. But a fair share of the spoils will 
be used to fuel the company’s development pipeline, 
Dunne said. The Amsterdam-based company already 
launched a number of new developments in 2013, in-
cluding four speculative projects. In January, Prologis 
announced it had signed two build-to-suit agreements 

Top 5 logistics developers

totalling 45,800 m2 in the UK. ‘The UK is really coming 
back strong,’ Dunne commented. ‘Rents are leading the 
recovery charge in core markets. The wave of supply of 
the previous cycle has been absorbed and development 
is starting to make plenty of sense.’ 
While a chronic shortage of supply exists in many areas 
of Europe, it is particularly acute in the UK, confirmed 
Mike Forster, managing director for the UK and Ireland 
at PointPark Properties (P3). ‘We will see significantly 
more build-to-suit development. Last year, 70% of de-
velopment in the UK was built-to-suit. From an inves-

tor’s point of view it is very interesting. Due to the lack of 
available options for occupiers, we are seeing better re-
tentions and that is leading to more investor appetite for 
shorter leases and increased ability to take risk. Across 
the P3 portfolio we have somewhere in the region of the 
high seventies in terms of retention.’  
Elsewhere in Europe, Prologis is working on a specula-
tive development in Prague while projects are also on the 
agenda in the Benelux, Germany and Poland. ‘We’re def-
initely seeing built-to-spec projects in the UK, but also 
Germany as well as pockets in CEE like Prague, Bratisla-
va and Wroclaw. The markets there are very tight. South-
ern Europe is lagging a little bit, but there are some great 
projects there too. The situation is not uniform across 
Europe.’ In France the focus is primarily on Paris and, to 
a lesser extent, Lyon, where oversupply is also subsiding. 

‘The specialist pool of developers hasn’t 

changed much but the type of money backing 

them has in the last 8-9 months’

amazon faciliTy in germany developed by goodman

  developer logistics/industrial floor space m2*

 1 goodman 1,915,000

 2 panattoni europe 896,000

 3 prologis 748,100

 4 cTp invest 358,300

 5 Hb reavis 247,100

*cOMPLeTeD PrOjecTS >5,000 M2 2011-2013 SOUrce: PrOPerTyeU reSeArcH
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are starting to see a polarisation between very, very big 
warehouse platforms and smaller urban logistics.’ Given 
the heavy concentration of capacity in small urban areas, 
a rental premium is necessary, he argued. ‘Whether the 
market is entirely convinced of the pricing for this rental 
premium is an open question, however. There is a fairly 
limited capital market in this segment in most of Europe 
so I think this represents an opportunity but there are 
also risks. For example, will the economics work and will 
the centre become obsolete or vacant quickly?’
CBRE’s Markby believes there is a ‘definite gap’ between 
parcel delivery and last-mile type of buildings and the 
investment market. ‘I think the challenge is that some of 
the largest operators and tenants are looking to expand 
in a big way. Not just at one or two sites in Europe but 
in multiples of 10s and that is leading to competition. 
Which developers can provide that sort of coverage? Site 
density is a big issue as the rents required are higher 
compared to the rest of light industrial and standard lo-
gistics. I think this will lead to the emergence of special-
ist investors who understand those operations and will 
start to enter the market.’ 

TOP DeveLOPerS

‘Le Havre is also showing signs of strong growth.’
According to Richard Holberton, director of EMEA re-
search at CBRE,  the occupiers’ market is seeing a pat-
tern of economic recovery, but significant challenges 
remain in various industries and sections of the supply 
chain. Finding ways of improving supply chain efficien-
cy will be key to revenue growth in what he described as 
‘a fairly gradual upturn’. 
‘The growth in online retailing necessitates reconfigu-
ration of supply chains. But there are significant fac-
tors to consider: people, IT, order fulfilment in urban 
areas, centralisation of inventory control for same-day 
delivery and reabsorbing returned items. The question 
is whether it can all be made to work financially. There 
is a quest going on for a seamless supply chain and we 
are not there yet. There will be some trial and error to 
get to that point.’
At the same time, reconfiguration of the supply chain 
may create demand for new niche products and logis-
tics space in unusual areas, he added. ‘Investors and 
developers need to understand what occupiers are do-
ing, thinking and what is driving their behaviour. We 

insurance group canada life has joined a 
growing group of alternative lenders pro-
viding finance for new developments in 
the uK. in february, the canadian insur-
ance company announced it has commit-
ted £38 mln (€46 mln) to forward-fund the 
first phase of development securities and 
berkshire investment capital’s project in 
london’s cross Quarter at a yield of 4.41%. 
The funding will be used to finance the de-
velopment of an 81,000 sq ft (7,520 m2) 
food store, pre-let to sainsbury’s, which 
will anchor the £85 mln mixed-use regen-
eration scheme.
besides the food store, cross Quarter has 
planning consent for 220 residential apart-
ments and 450 m2 of retail and commercial 
space. The industrial site was acquired in 
april 2011 and lies adjacent to abbey Wood 
station which will become the south east 
terminus for crossrail in 2018. demolition 
work on the first phase has commenced 
ahead of construction starting later this 
year with a targeted completion in Q2 2015. 
asian lenders are also getting into forward- 

funding of developments in the uK. ac-
cording to propertyeu data, a consortium 
of asian banks including cimb and may-
bank of malaysia, singapore-listed over-
seas-chinese banking corporation (ocbc) 
and standard chartered, provided the big-
gest development credit facility in 2013: a 
€948 mln loan for the development of bat-
tersea power station in london. ocbc and 

another singaporean-based bank dbs are 
also financing a residential development 
at campden Hill london. Traditional bank 
lenders are seeing their dominance in the 
european commercial real estate lending 
market diluted by the rise of alternative 
lenders, according to cushman & Wake-
field’s annual european real estate lend-
ing review. See also page 71.

 New wave of lenders target development projects

arTisT’s impression of baTTersea poWer sTaTion developmenT in london 
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German fund manager Union Investment 
is on the development trail. Fresh from 
investing almost €1 bn in development 
projects last year, it aims to match this fig-
ure in 2014 as part of an anticipated total 
investment in real estate of €2 bn.  Here, 
Frank Billand, CIO and member of the 
management board at Union Investment 
Real Estate in Hamburg, tells PropertyEU 
why Union Investment is hoping to boost 
its exposure to development projects this 
year and why it prefers to acquire projects 
in the early stages of development.

You invested €960 mln in development projects last year and 
are hoping to invest a similar amount this year. What is the 
attraction of such projects?
Billand: We are targeting development projects because 
we think acquiring projects during the early stages of 
development gives us a strategic advantage in this very 
competitive market. We invested €2.1 bn across 31 trans-
actions last year, including 11 development deals. In this 
overheated market, we prefer to buy at the development 
stage rather than at auctions at the end where pricing 
can become irrational and where there is a very long 
queue of interested investors! 
We typically do a 50/50 mix of forward funding, which 
carries some development risk, and forward purchasing, 
whereby we pay on completion of the building. We prefer 
to engage in forward-funding with developers with whom 
we have a good track record. One large recent develop-
ment that we acquired was the Am Hirschgarten project 
in Munich, which we bought from German developer 
Hochtief Projektentwicklung for an undisclosed sum in 
December. The 37,500 m2 space comprises offices, retail 
and storage space and is already 60% let. It is due to be 
completed by the end of the year. We have also invest-
ed €155 mln in an office/retail development on the high 
street in Hanover, which is due to be finished shortly.

How much do you intend to invest this year?
Billand: We would like to invest around €2 bn across all 
our funds, of which half could be invested in develop-

ment. We have also earmarked €300 mln 
for the US and at least €100 mln for the 
Asia-Pacific region, mainly in Tokyo and 
Australia. We already have €300 mln in 
our development pipeline for this year, 
of which about half is being invested in 
Germany.

Which markets are you targeting?
Billand: We’re interested in markets 
where there is strong rental growth, few 
speculative developments and sustain-
able demand from tenants. This includes 
cities such as Frankfurt and Munich, as 

well as markets such as the UK and France. We’re also 
interested in secondary cities in the US, such as Austin, 
Texas and Seattle.
In addition, we are interested in development projects 
because they give us the opportunity to invest in green 
certified buildings, which is very important for our 
funds. In France, for example, we have invested €135 mln 
in a 24,000 m2 hotel at La Défense, Paris, which will be 
operated by Spain’s Meliá Hotels. It will have 220 rooms 
and is due to open in November this year. We’re very 
keen to do deals with strong operators like Meliá who are 
also prepared to sign leases of around 20 years. Union 
laid the foundations of its partnership with Meliá in 2012 
when we financed the Meliá flagship hotel at La Défense. 

How do you finance your development projects?
Billand: Financing is not really an issue as we are a strong 
equity player. Last year, our privately owned funds had 
net inflows of €2.8 bn. Within the eurozone, we prefer to 
invest 100% of equity. For some development projects, 
we might take out a loan of up to five years, with a typical 
LTV of 40%.

Do you plan to enter any new markets this year?
Billand: No, not for the time being as we already invest 
across 24 countries worldwide, so we’re not currently 
looking at entering any new ones. We already have a €20 
bn real estate portfolio and want to grow that further in 
upcoming years.

Union Investment to invest €1b 
in development projects this year

franK billand

By sara seddon Kilbinger
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Logistics developers dominate completed projects
the 2013 top developers ranking features three logistics players in the top 5 and  
four in the top 10 in terms of completed projects in m2  between 2011-2013

TOP DeveLOPerS

Goodman Group
ranking in m2 :  1                      
ranking in value (€):  4                 
volume:  1,953,200 m2          

value  €1,327,487,000 

sydney-listed goodman group tops 
this year’s ranking for the third year run-
ning following an aggressive expansion 
strategy on the european continent. at 
end-2013, goodman group announced 
it will develop what it describes as the 
largest free-standing logistics centre in 
poland for online retail giant amazon.
the fulfilment centre is being developed 
‘in record time’ in the western polish city 
of wroclaw to meet amazon’s require-
ments, goodman said. the transaction 
represents the biggest contract for a lo-
gistics warehouse in central europe to 
date, the company said.

Panattoni Europe
ranking in m2 :   2                     
ranking in value (€):   13                
volume:   895,900 m2                              

value:  €537,558,000

panattoni europe is an affiliate of panat-
toni development company, a leading 
developer in the us. like goodman, 
panattoni is also engaged in a number of 
major developments for amazon. earlier 
this year, it announced it had commenced 
construction of 201,000 m2 of logistics 
space for the online us retail giant in a 
record letting transaction in cee. panat-
toni will develop two facilities: in sady 
near poznan and in wroclaw. the sady 
property will offer over 100,000 m2 and is 
due to be completed by mid-august 2014. 
the wroclaw asset will provide 100,000 
m2 and is due to be delivered this october.

Prologis Europe
ranking in m2 :   4                     
 ranking in value (€):  16               
volume:   748,100 m2               

 value  €448,835,000

amsterdam-headquartered prologis eu-
rope boosted the total volume of com-
pleted projects by almost 50% last year, 
but failed to move beyond 4th spot in 
propertyeu’s ranking, a position it has 
held for the last three years. earlier this 
year, the denver-based industrial prop-
erty company forecast that rents at its 
european operations will grow 20% by 
2016. the prediction follows a record 
amount of new leasing worldwide and a 
1.4% rental increase in new leases and 
renewals in europe in the final quarter of 
2013, driven by strong performances in 
the uk, czech republic and sweden.
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