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Transaction volume was at a histori-
cal high level in Finland in the first 
quarter of 2020. How have the mar-
kets begun to recover after the initial 
shock of the COVID-19 crisis?

Mikko Tenhola: Transaction volume in 
the Finnish property market was clearly 
U-shaped. While Q2 was very quiet, the 
market began to recover slowly in Q3 
and transactions increased substan-
tially in Q4. Some deals were postponed 
to the early part of the this new year, 
so I expect a high level of activity in the 
market during first quarter of 2021. The 
full-year 2020 transaction volume in 
Finland totalled EUR 6 billion, compared 
to EUR 6.3 billion in the previous year. 

EXECUTIVE SUMMARY

Miro Karttunen: Investors are now 
clearly looking beyond the pandemic 
and the market is showing signs of a 
turn for the better. There is still a tre-
mendous amount of capital in search of 
good property investments. The roll-out 
of vaccinations and the subsequent lift-
ing of travel restrictions will enable the 
activation of foreign investors by mak-
ing it possible for them to visit proper-
ties they own and properties that are 
for sale. 

Mikko Tenhola: The real estate invest-
ment strategies changed in Finland but 
also other parts of the world.   As the 
pandemic began, investments in shop-
ping centres and hotels stopped very 

quickly due to COVID-19 effects. Inves-
tors turned their focus to the defensive 
residential segment, which is also sup-
ported by the megatrend of urbanisa-
tion. In addition, the growth of e-com-
merce further increased investor inter-
est in logistics properties, which is now 
a very hot investment sector. Public 
properties in Finland and the other Nor-
dic countries are also a very interest-
ing sector for investors.  Challenges in 
the economy of public sector drives cit-
ies and municipalities to find new cre-
ative ways to own and construct pub-
lic properties and infrastructure, which 
also creates opportunities to inves-
tors. In Europe and the Nordic region, 
hotels have regained the focus of inves-

tors, especially recreational travel is 
expected to recover faster than busi-
ness travel, and investors have also 
confidence in the megatrend of travel 
in the long term. 

Knowledge work and the role of  
offices in the post-pandemic era?

Miro Karttunen: The remote work 
transformation caused by the pan-
demic is significant, and the use of 
remote work arrangements is certainly 
expected to remain higher than before 
the pandemic. In the future, offices 
need to be attractive places that people 
want to come to. I expect health-related 
factors to be highlighted in future 

choices of business premises, with ten-
ants being increasingly conscious of 
issues related to the work environment 
and wanting to ensure the quality of 
ventilation, for example. This may lead 
to investment needs for property own-
ers. There is a growing need for adapta-
bility and flexibility with regard to prem-
ises as well as lease agreements. 

Mikko Tenhola: Investors are selec-
tive and we expect capital to flow par-
ticularly towards low-risk core office 
properties. While it is difficult to pre-
dict what the offices of the future will 
be like, there are opportunities for dif-
ferentiation through property develop-
ment expertise as well as new premises 

concepts and service concepts. Excel-
lent public transport connections and 
local services will continue to be impor-
tant characteristics for offices after 
the pandemic. The percentage share of 
transactions for office premises in the 
core plus category – i.e. low but mod-
erate risk – increased in 2020. This was 
partly due to the limited supply of pre-
mium and core office properties. 

Miro Karttunen: I expect the sup-
ply and demand of various co-work-
ing concepts to increase. There are 
already some SMEs that have no office 
space in these COVID-19 times, as they 
intend to reassess their need for busi-
ness premises after the pandemic has 

PUBLIC PROPERTIES, RESIDENTIAL AND LOGISTICS 
ARE THE MOST ACTIVE PROPERTY CATEGORIES
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ended. There is potential for differen-
tiation through innovation. Varma, for 
example, is converting street-level retail 
premises in residential buildings into 
shared-use offices. I expect to see more 
of these types of initiatives. 

Have public properties emerged as 
a new favourite amongst investors? 

Miro Karttunen: There has been sub-
stantial growth in the transaction vol-
ume for social properties. Last year, 
their share of the total property trans-
action volume in Finland exceeded 
20%, so the rate of growth has been 
high. Care properties represented the 
largest share of this segment. Finland’s 
ageing population structure ensures 

that there will be continued demand for 
such properties. 

Mikko Tenhola: Public properties suit 
investors that seek stable cash flow. In 
practice, you could compare them pub-
lic sector bonds. In Finland, the inves-
tors in this segment are almost exclu-
sively Nordic. New international inves-
tors require a sufficiently large portfo-
lio to enter the Finnish market, and pub-
lic properties are often fairly small indi-
vidual properties.  

Are hybrid concepts a future trend?

Mikko Tenhola: Hybrid projects are 
indeed a growing trend amongst prop-
erty investors. One good example is the 

decision by the shopping centre oper-
ator Citycon to build apartments con-
nected to shopping centres. This adds 
stability to the portfolio: the yields of 
shopping centres are more cyclical, 
whereas apartments generate sta-
ble cash flow. Apartments connected 
to shopping centres benefit from the 
proximity of services and the residents 
increase the customer flows of the 
shopping centre. 

Miro Karttunen: Another good exam-
ple is the Helsinki Garden project, which 
will combine an event arena with apart-
ments, office space, retail premises and 
a hotel. 

Mikko Tenhola: Traditional big box retail 
premises will also feature elements of 
logistics properties as the goods pick-
up of online sales represent a growing 
share of retailers’ turnover in stores.  
However, retail premises may also turn 
into logistical pick-up locations without 
traditional retail operations.  

Miro Karttunen: The successful shop-
ping centres of the future will not only 
be places where people come to shop 
but also important links in the logis-
tics chain. It is important to build prem-
ises in shopping centres that make it 
easy for consumers to pick up restau-
rant meals and products ordered from 
online stores, for instance. 

How will the property market be  
influenced by the acceleration  
of e-commerce caused by the  
pandemic?    

Mikko Tenhola: The retail property 
investment market has become highly 
divided. Grocery-driven retailers and 
retail properties are working well and 
there is strong investor demand for 
them. Certain retail segments, such as 
discount stores, hardware stores, inte-
rior decoration and sporting goods 
retail have also performed well during 
the COVID-19 pandemic. Properties in 
these segments have also been quite 
attractive to property investors. Inves-
tor demand for shopping centres has 
disappeared or at least diminished sig-

nificantly, but I expect investor demand 
to gradually recover in a few years’ 
time.    

Miro Karttunen: In the retail segment, 
many property owners have had to 
negotiate temporary reductions in rent. 
COVID-19 clauses have also been incor-
porated into the negotiations of new 
lease agreements, with many tenants 
wanting to have the property owner 
share the risk posed by exceptional cir-
cumstances – such as a pandemic – in 
the future.  

Mikko Tenhola:  Investor demand 
for logistics properties remains very 
strong. Consequently, the yield require-
ments for premium logistics properties 
in the Finnish market have fallen closer 
to the low levels seen in Europe. Inves-
tor and user demand for last mile logis-
tics premises that serve e-commerce 
deliveries is particularly strong. One 
major challenge in property develop-
ment projects in logistics is the acqui-
sition of plots in the dense urban struc-
ture. The development of low-rise logis-
tics properties in the urban structure 

is unlikely. Consequently, modern last 
mile logistics premises may be devel-
oped through the conversion of exist-
ing properties, such as service stations, 
brick-and-mortar shops or warehouses. 

Will residential properties remain   
an attractive investment?

Miro Karttunen: There was a process 
of circulation seen in the market in 
2020, with domestic investors taking 
profits and selling portfolios to foreign 
investors interested in stable returns 
and easy market entry through acquir-
ing a complete portfolio. This has freed 
up capital for domestic investors to 
invest in development projects, such 
as properties under construction and 
properties that are still in the planning 
stages, with local construction compa-
nies.

Mikko Tenhola: The investor base has 
become increasingly diversified. There 
are residential property investors with 
many different investment strate-
gies operating in the market. One sign 
of the strong demand for residential 

Do you want to deepen your market insight? Check out 
our online store and upload three market reports: 
Helsinki Metropolitan Area Residential or Offices 
and Southern Finland Logistics.  
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How much transaction volume  
decreased in Europe 2020?  
For the year as a whole investment 
volume in Europe came in at €219 
billion, down 24% on 2019 figures. 
The United Kingdom (–20% p.a.), 
France (–35% p.a.) and Germany 
(–19%). 

What are the key trends   
you have noticed in 2020?  
What is noticeable in the yearend 
total is the fall off in small (below 
€20 million) and mid-sized (€20–
€40 million) deals that are down 
by around 30% and 20% in com-
parison to large deals (€100 million 
plus) that declined less. From one 
perspective, it reflects the time and 

effort taken to complete larger deals. 
Small sized deals are quicker to stop 
before they get going. 

What are the key trends   
that you expect to see in 2021?  
Real estate investment will recover 
to strong levels of activity in the lat-
ter part 2021. The current reductions 
though enforced, have only taken 
investment to below their 5-year aver-
age of €255 billion in Europe. This 
remains substantially above that pre-
vailed during the last crises in 2008. 

How the funding of the properties 
has changed during the pandemic?  
Since the GFC, European banks have 
pared back real estate lending activi-

ties. Alternative lenders continue to 
push into real estate. Yet it appears 
that COVID-19 has prompted a new 
downward cycle in lending, with fur-
ther distress expected in 2021.

Samuel Duah, PhD
Director, Head of Real Estate 
Economics
International Research
BNP Paribas Real Estate

properties is that foreign investors are 
now prepared to get involved in assets 
or portfolios that are in the construc-
tion stage or property portfolios that 
require further development.  

Miro Karttunen: Residential is a fairly 
strong property category, but also one 
that requires a significant amount of 
management. The Finnish rental hous-
ing market is liquid and free of regula-
tion. From the tenant perspective, it is 
good that there is supply and everyone 
can easily find an apartment that suits 
their needs. From the management 
perspective, this means tenant turno-
ver, which is why a good manager is an 
important partner for an investor. 

Mikko Tenhola: I believe that residential 
properties will remain a strong focus 
area for investors this year as a secure 
property category and one that is sup-
ported by the megatrend of urbanisa-
tion. I also expect that we will see new 
international residential investors enter 
the market. The growth of the trans-
action volume is mainly restricted by 
the supply. There is a shortage of res-
idential plots in growth centres and 
demand exceeds the supply.   

How will digitality develop   
in the property sector in 2021? 

Miro Karttunen: Investors need to be 
catered for by making data concern-
ing their properties as easily accessible 
as possible. Another theme is software 
robotics – simple routines need to be 
automated. These are among our key 
areas of success and development. 

Mikko Tenhola: The demand for up-to-
date high-quality market intelligence 
will continue to see strong growth in 
the future. Property investors require 
increasingly precise market analy-
ses and data for their own analyses to 
support investment decisions. We can 
serve our clients very effectively in this 
respect. 

EXECUTIVE SUMMARY

https://www.newsec.fi/ajankohtaista/Blogi-We-Talk-Newsec/investment-market/
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The recovery of the global 
economy depends on vaccines 
The start of COVID-19 vaccinations has 
brightened the outlook of the global 
economy and reduced downside risk, 
even if the situation remains challenging 
in many countries at the start of the new 
year. Delays in vaccinations and poten-
tial new variants of the virus are clearly 
the most significant risks to economic 
recovery. 

The COVID-19 crisis has affected differ-
ent sectors in very different ways. The 
virus wreaked havoc in many service 
industries, while certain other industries 
benefited from growth in the consump-
tion of goods, for example. There were 
also major differences between coun-
tries.  Of the world’s major economies, 
China has been the most successful in 

controlling the spread of the virus. The 
Chinese economy has also been boosted 
by stimulus measures as well as the Chi-
nese export sector’s focus on industries 
that have performed well during the cri-
sis: electronics, other consumer goods 
and supplies needed in the fight against 
the COVID-19 crisis. This winter is a diffi-
cult period for the United States and the 
euro zone, but vaccinations will pave the 
way for a strong recovery. 

A number of factors support the expec-
tation that the global economy will 
recover from the COVID-19 crisis faster 
than from previous downturns on aver-
age. Economic recovery will be helped 
by the fact that households accumu-
lated additional savings in 2020 due 
to COVID-19 restrictions as well as the 
generous unemployment benefits and 

wage compensation models introduced 
to support income development. A sig-
nificant proportion of the savings will 
be released for consumption when the 
pandemic has passed. In this economic 
recovery, there will be only a limited 
need for the reallocation of capital and 
labour. Consequently, the rate of recov-
ery may be high compared to a num-
ber of financial crises, which are often 
the symptom of imperfect resource dis-
tribution. While there will certainly be 
structural changes this time around as 
well, they are expected to be minor. For 
example, the construction sector was 
not overheated before the COVID-19 cri-
sis and the positive climate in the hous-
ing market supports construction glob-
ally. The economic recovery will also be 
boosted by the unprecedented financial 
and monetary stimulus measures that 

have reduced the number of bankrupt-
cies and kept financing terms favoura-
ble. The tremendous amount of liquid-
ity in the economy has been reflected in 
an increase in asset prices, and inflation 
expectations have also turned upward as 
the U.S. economy has recovered. 

The Finnish economy has 
coped with COVID-19 better 
than anticipated 
The Finnish economy coped with the 
COVID-19 crisis better than expected last 
year, even if the recovery slowed down 
late in the year due to the second wave 
of COVID-19 and the situation remains 
very difficult in a number of service 
industries. In November 2020, the trend 
in production was only down 0.4% year-

on-year, and GDP is estimated to have 
contracted by approximately 3% for the 
year as a whole. The other Nordic econo-
mies have also made it through the crisis 
with relatively minor adverse economic 
impacts for the time being. 

In spite of the rapid recovery of employ-
ment, the statistics showed that 357,000 

people were unemployed or temporar-
ily laid off in December 2020, approxi-
mately 100,000 more than in the pre-
vious year. The number of temporarily 
laid off employees is the highest in the 
industries that have suffered the most 
from COVID-19: the hotel and restaurant 
industry and the transport industry, 
where the unemployment situation will 
only improve when the COVID-19 restric-
tions can be lifted.

The industrial sector has coped with the 
COVID-19 crisis much better than it did 
with many previous economic crises.  In 
the latter part of the year, new orders 
among industrial operators even showed 
year-on-year growth, and the export of 
goods has picked up substantially thanks 

to the recovery of world trade. Indeed, 
it appears that the global investment 
recession seen after the financial crisis 
will not be repeated this time around, 
and there is no acute competitiveness 
problem in the Finnish economy, which 
is very positive with respect to Finnish 
industry and Finnish exports of goods. 

Juho Kostiainen
Senior Analyst

Nordea | Research & Risk Solutions FI
juho.kostiainen@nordea.com

The improving industrial outlook will also 
increase investments among companies. 

Private consumption will sup-
port economic growth this year
Private consumption will also serve as an 
engine of economic recovery in Finland 
this year. Once the COVID-19 restrictions 
are lifted and economic uncertainty dis-
sipates, consumers are expected to 
again loosen their purse strings, releas-
ing pent-up demand.

The quick recovery of housing transac-
tions last year has turned building per-
mits and project start-ups to growth in 
residential construction. Consequently, 
residential construction is expected to 
grow again this year. In other segments 
of construction, the numbers of permits 
and project start-ups are still low.  While 
the permanence of the transformation 
with respect to remote work and online 
shopping is still unknown, the uncertainty 
about the future will still hinder construc-
tion of business premises this year.

Nordea forecasts growth of 3% for the 
Finnish economy this year, which would 
mean a return to pre-COVID levels late 
in the year. The forecast is based on the 
assumption that the COVID-19 situation 
will remain moderate in Finland during 
the spring and subsequently improve in 
the summer, and that no new extensive 
restrictions will need to be introduced 
next autumn. However, the risks in the 
economy are still present and the fore-
casts involve substantial uncertainty.

 

Nordea forecasts growth of 3% for the Finnish 
economy this year, which would mean a return 
to pre-COVID levels late in the year. 

A QUICK ECONOMIC RECOVERY 
FROM THE COVID-19 CRISIS

REVIEW OF THE FINNISH ECONOMY

OVERALL ECONOMIC DEVELOPMENT

Trend Indicator of Output
GDP Volume

Source: Nordea, Tilastokeskus and Macrobond
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The COVID-19 crisis has affected the 
world throughout 2020 and will con-
tinue to do so in 2021. Vaccination 
begun at the end of 2020 and vaccines 
from different pharmaceutical manu-
facturers have begun to be distributed 
across the world. However, mutations 
in the virus have been found which 
may come to prolong the crisis. As a 
result of the virus, economic develop-
ment has been poor across the world 
and the global GDP is, according to 
the OECD, expected to shrink by 4.2% 
for the full year 2020. This is, howe-
ver, better than the original projec-
tions made at the beginning of the 
crisis. The recovery projections are 
somewhat volatile and highly depen-
dent on how the pandemic progresses. 

The Nordic economies have done rela-
tively well in 2020 and GDP is expected 
to shrink by 3-4%. In most of them, an 
increase of 3-4% in 2021 & 2022 is then 
expected. In the Eurozone, GDP is pro-
jected to shrink by 7.3%, which means 
that the Nordic economies will outper-
form the Eurozone average by some 
margin. As a result, the macroeconomic 
prospects for the Nordic region remain 
strong.

Despite the COVID-19 crisis and the 
decline in GDP, the Nordic property 
markets also performed very well in 
2020. In Sweden, the total transac-
tion volume ended up at EUR 18.7 bil-
lion (SEK 189 billion), the third strong-
est transaction year of all time. Though 
the market dipped a little in Q2 and 
Q3, Q4 was the strongest quarter of all 
time on the Swedish market, with a vol-
ume of EUR 81.1 billion (SEK 82 billion), 
and December was the single strong-
est month of all time, at EUR 5.2 billion 
(SEK 53 billion). Residential and logis-
tics were the segments that caught 
investor interest the most, with an unu-
sually large amount of transactions 
occurring outside of the major cities as 
a result. International investor interest 
has also remained strong, with logistics 
in particular catching the eye of many 
of the larger foreign players, including 
DWS for whom Newsec acts as acquisi-
tion advisor. In general, the market is 
red hot – with a strong Q1 and a strong 
2021 being expected as a result. 

The Finnish transaction market also 
experienced a very solid year in 2020. 
Though the first three quarters were 
relatively quiet, Q4 saw a very strong 
transaction volume of EUR 2.0 billion, 
resulting in a total volume of EUR 6.0 
billion in 2020. This volume was in 
line with the transaction volume seen 
in the country in 2019. International 
investor interest in the Finnish market 
remains strong at around 50% of the 
total transaction volume, with a num-
ber of major purchasers hailing from 
the other Nordic countries, as well as 
from e.g. the USA, Germany and Bel-
gium. As a result, Finland continues to 
be the market that attracts the propor-
tionally highest amount of international 
interest of the Nordic countries. Though 
offices and residential remained the 
largest segments, public properties 
accounted for a record high of 24% of 
the total volume in 2020 (with Newsec 
being involved in a number of these 
transactions), signifying that this seg-

ment is very much core to many inves-
tors in 2020 and 2021. 

In Norway, 2020 proved to be a very 
strong year as well. The total trans-
action volume ended up at just shy of 
NOK 105 billion (EUR 10.1 billion), mak-
ing 2020 the second strongest year 
of all time for the Norwegian transac-
tion market. One of the largest trans-
actions of the year was the sale of the 
former NRK plot of land for NOK 5 bil-
lion (EUR 0.5 billion) to Ferd Eiendom, 
where Newsec acted as adviser to the 
seller Norsk Rikskringkasting. Unusu-
ally, 2020 also saw fairly high inter-
national investor interest for the Nor-
wegian market, at around 20% of the 
total transaction volume. Though this 
is still the lowest share of any of the 
Nordic countries, it is much higher than 
usual for the Norwegian market, and 
was primarily the result of lower hedg-
ing costs in the wake of the COVID-19 
pandemic. Interest in the Norwegian  

market remains strong, which can be 
noted not least in the large amount of 
interest for the listed company Entra. In 
2021, transaction volumes are expected 
to remain strong in Norway, with strong 
domestic & foreign interest supporting 
the market.

Finally, the Danish transaction market 
rebounded strongly in 2020, after a 
slight dip in 2019. A total volume just 
shy of DKK 70 billion (EUR 9.4 billion) 
was recorded in 2020, which is in line 
with the long-term historical average, 
and can be compared to DKK 55 billion 
(EUR 7.4 billion) seen in 2019. Thus, the 
Danish transaction market strength-
ened substantially in 2020, despite the 
COVID-19 pandemic. The 10th largest 
deal in the Nordics of all time occurred 
in Denmark in 2020, when Niam sold 
the HD Ejendomme residential portfo-
lio to Heimstaden for DKK 12.1 billion 
(EUR 16.3 billion), where Newsec acted 
as acquisition advisor. Much like the 

other Nordic countries, the outlook for 
Denmark going into 2021 is very posi-
tive, with substantial momentum going 
into Q1.

In general, interest in the commercial 
property market in the Nordics & Bal-
tics was very strong in 2020, with the 
total transaction volume ending up at 
EUR 43.4 billion, in line with the histor-
ical average – an exceptionally strong 
result, given the turbulent year that 
2020 was. This means that the transac-
tion volume in the Nordics & Baltics as 
a whole was comparable to that noted 
in the UK in 2020 – despite the popula-
tion in the region being roughly half of 
the UK. The volume in Sweden was quite 
similar to the French transaction volume 
– even though France is six times larger 
than Sweden in terms of population. On 
the per capita level, the Nordics have 
now surpassed Benelux as the most 
attractive region for investment glob-
ally. Amid all of this, early indications  

for 2021 are that the Nordic & Baltic 
market has yet another strong year 
ahead of it, and that the region will con-
tinue to perform on the global stage. 

Adam Tyrcha, PhD 
Head of Research, 

Newsec Sweden
adam.tyrcha@newsec.se

A STRONG YEAR FOR PROPERTY IN THE NORDICS

NORDIC REAL ESTATE MARKET
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PUBLIC PROPERTIES ARE SEEING 
STRONG GROWTH AS AN INVESTMENT CATEGORY 
Public properties are the target of 
high investment demand. This pro-
perty segment accounted for appro-
ximately 24% of the full-year tran-
saction volume in 2020 in Finland. In 
2019, it represented less than 14% of 
the total transaction volume. Public 
properties are seen as long-term and 
low-risk investments due to the long 
lease agreements, amongst other 
reasons. The services produced at 
public properties satisfy basic needs, 
which are characterised by demand 
that is permanent – or at least long-
term – by nature.

Investments in public properties 
became increasingly common in the 
2010s. This was enabled by the growth 
of investment supply and demand. The 
weak financial situation in the local gov-
ernment sector and the growing need 
for services have motivated municipali-
ties to look into selling properties while 
remaining as a tenant as well as to out-
source care services. Increasing service 
demand and the significant repair back-
log associated with the existing building 
stock also create a need for municipal-
ities to build new properties. This has 
led to service outsourcing and the leas-
ing of properties. Uncertainty regarding 

the future need for premises is another 
reason behind the popularity of leasing. 
The expenses associated with vacated 
buildings should be avoided. 

One of the drivers behind the substan-
tial growth in investment supply is ser-
vice outsourcing by municipalities. At 
present, the single largest segment in 
the public properties category is care 
properties, which typically includes 
properties where care services are 
offered to senior citizens, people with 
disabilities, mental health and sub-
stance abuse rehabilitation patients 
and other special groups. The demand 

for assisted living grew significantly in 
the 2010s, which led to the outsourcing 
of assisted living services. The ageing 
of the population directly affects the 
service needs in elderly care. Forecasts 
indicate that the share of the popula-
tion represented by senior citizens will 
grow substantially. In 2017, private sec-
tor service production accounted for 
approximately 42% of the intensive 
assisted living services for senior cit-
izens and special groups. In 2019, the 
corresponding figure was 53% (Finnish 
Institute for Health and Welfare). 

What are public properties? 
The public properties category includes 
properties used for services or other 
functions which the public sector is 
responsible for organising. Examples 
of public properties include not only 
social and health care properties, day-
care centres and schools but also fire 
stations, indoor swimming pools, sports 
facilities, libraries and other premises 
in which public sector entities operate. 
Privately owned schools and educa-
tion institutions can also be considered 
included in this category. Indeed, the 
term “public property” is very broad. 

The common characteristics of public 
properties include long lease agree-
ments, with lease terms of 10–20 years, 
the permanent nature of the use of 
the property, the highly stable nature 
of the tenants – such as municipalities, 
the state or public sector corporations 
– and public sector service outsourc-
ing arrangements. The services pro-
duced at public properties are usually 
financed by tax revenue. This brings a 
degree of certainty to property invest-
ments – can the tenant go bankrupt, 
and if yes, who assumes responsibil-
ity for organising the service? In some 
cases, municipalities have taken over 

PUBLIC PROPERTIES
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intense assisted living units due to a 
service provider’s poor performance. 

What are the risks?
Even investments in public proper-
ties involve risks. Due to the long lease 
terms and the special characteristics of 
the services produced at the proper-
ties, the risks need to be assessed from 
a slightly different perspective than in 
other property categories. 

Properties in this sector often have a 
single tenant, such as a municipality 
in school or a care home operator in 
assisted living facility. While the leases 
are long term, the tenant risk is higher 

than in multi-tenant office properties 
for example. 

Consequently, in the care properties 
category, it is important to carefully 
assess the tenant’s stability, corporate 
structure and the demand for the ser-
vices it provides. In 2020, the corporate 
reorganisation of the private sector day 
care operator Touhula Päiväkodit Oy 
had a negative impact on properties 
owned by a number of real estate inves-
tors, and the assisted living service pro-
vider Esperi Care Oy saw a change in 
ownership following the deterioration of 
its financial situation. 

The trends associated with the long-
term demand for the service in ques-
tion also need to be critically evaluated. 
Somewhat surprisingly, there are new 
vacant care properties in Finland as 
well as care properties with low occu-
pancy rates. The low occupancy rates 
are often attributable to problems with 
the availability of labour, intense local 
competition or the fact that it can take 
time for a new assisted living facility to 
fill up its capacity. In the long run, the 
long-standing decline of the birth rate 
will influence the demand for day-care 
centres and schools, especially in areas 
with a declining population.

• According to the latest govern-
ment proposal concerning the com-
prehensive reform of social welfare 
and health care services in Finland, 
the responsibility for social welfare 
and health care services would be 
the responsibility of 21 “well-being 
services counties” and Helsinki area 
instead of municipalities. 

• Outsourcing has been partially 
restricted in the latest proposal. The 
public sector would continue to be 
responsible for organising hospital 
care and 24-hour social services, for 

example. The proposal would have neg-
ative impacts on the long-term invest-
ment plans of companies in the social 
welfare and health care sector. 

• The restriction of outsourcing would 
weaken the long-term growth opportu-
nities of private operators.

• The latest proposal on the reforms 
does not include restrictions on the 
outsourcing of assisted living services. 
The outsourcing of intense and regu-
lar assisted living services would still be 
possible.

• Agreements for social welfare and 
health care services signed by munic-
ipalities can be terminated after the 
reforms have been implemented. A 
county can decide on the closure of 
an assisted living facility if the munic-
ipality has leased a property for the 
purpose of providing social welfare 
and health care services. This applies 
to properties in which the municipal-
ity is the tenant.  A long-term lease 
for a property could be terminated 
in 2024–2025, at 12 months’ notice, 
regardless of the remaining term of 
the lease.

RAPIDLY AGING POPULATION IN FINLAND
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222 million. Several other transac-
tions were also announced. A decline 
in yield requirements was seen in the 
care property market in the fourth 
quarter. Investors are prepared to pay 
high prices for care properties, even if 
some of the properties in a portfolio are 
located in regions with declining popu-
lations.

The assessment of long-term demand 
needs to take into account the poten-
tial alternative uses of a property and 
the building’s residual value risk. There 
are care properties and schools through-
out Finland, even in areas with declining 
population. It may be difficult to find 
alternative future uses for properties. 

Possible changes in requirements con-
cerning premises and their scale also 
affect the risk of future underutilisation. 
Growth centres are in a stronger posi-
tion with respect to alternative uses.

Investment demand 
outweighs the supply
The competition for good social proper-
ties has increased in intensity. The age-
ing population, weak local government 
finances, the ageing property stock and 

the limited number of alternative invest-
ment targets have led to growing interest 
amongst new investors as well as inves-
tors that already have a presence in the 
market. The COVID-19 epidemic has had a 
negative impact on many property cate-
gories, but social properties are an excep-
tion. Long leases, the stability of the sec-

tor and the attractive yield levels com-
pared to Sweden drove demand in the 
sector to record-high levels in 2020. 

Social properties in Finland are also 
attracting international interest. While 
this has thus far been reflected in activ-
ity amongst Swedish investors, Aedifica’s 
acquisition of Suomen Hoivatilat Oyj in 
early 2020 shows that there is also inter-
est in the Finnish care property market 
amongst European investors. European 

investors have also shown an interest 
in indirect investments in social proper-
ties in the Nordic countries. The attrac-
tive risk-return profile further increases 
investment demand. In Finland, the yield 
requirements for social properties have 
been higher than in Sweden by almost 
one percentage point. From the perspec-
tive of international investors, Finland’s 
advantage over the other Nordic coun-
tries is the use of the Euro currency. We 
estimate that the difference in the yield 
requirement between Finland and Swe-
den will narrow over the next few years.

Several significant transactions for social 
properties were completed in 2020. Aed-
ifica’s acquisition of Suomen Hoivatilat 
Oyj was the largest transaction in the 
sector and it was completed before the 
COVID-19 epidemic. There were also a 
few smaller transactions in the spring. 
As in many other sectors, the atmos-
phere after the summer was expectant, 
and several significant transactions were 
announced in the fourth quarter. 

The most significant transaction con-
cerned a portfolio of 55 properties 
acquired by SBB from the eQ Care spe-
cial investment fund for a price of EUR 

In Sweden and Norway, municipalities 
have become increasingly willing to 
dispense with some of their property 
ownership in order to finance their 
services and infrastructure. Particu-
larly in Sweden, many municipalities 
have a positive attitude towards pri-
vate sector operators as owners of 
public properties.  

In 2020, transactions for public prop-
erties represented approximately 
13.5% of the total transaction vol-
ume in Finland, Sweden and Norway. 
The corresponding figure in 2015 
was approximately 7%. Growth in 
the market sector has been highest 
in Finland and Sweden, but there are 
also signs of growth in Norway and 
Denmark. 

In Sweden, the yield requirements 
for public properties have decreased 

almost throughout the country by an 
average of 25 basis points (BPS) per 
year. A similar trend has been seen in 
Finland and Norway, especially in the 
catchment areas of major cities. The 
decline in Sweden has been steadier 
than in the other countries due to the 
larger transaction volume, amongst 
other reasons. 

Investments in public properties in the 
Nordic region are mainly made by Nordic 
real estate investors. Of course, there 
are exceptions, such as Aedifica. For for-
eign investors that operate without local 
teams, it is difficult to negotiate on the 
first leases of properties and transac-
tions directly with operators, construc-
tion firms or municipalities. These are 
the strengths of the local operators. The 
best yields are often achieved in first-
phase transactions that include prop-
erty development. The sale of prop-

erties to foreign investors is also a 
politically sensitive issue. When Aed-
ifica acquired Suomen Hoivatilat, it 
acquired a complete property port-
folio developed by a Finnish owner. 
There is also investment demand for 
public properties from outside the 
Nordic countries. However, the small 
unit size of the properties is a chal-
lenge, which makes it difficult to form 
large portfolios, and they are rarely 
available.

Modern assisted living facilities in 
good locations are currently the type 
of public property that is in the high-
est demand in the Nordic region. In 
Sweden, school properties in high-
growth areas as well as hospitals 
have seen strong demand due to the 
permanent nature of the need for 
such facilities.

Long lease agreements, stable business and 
attractive yields have raised the demand for 
public properties to record level during 2020. 

According to Newsec’s monitoring 
activities, the transaction volume in 
this sector in Finland was approximately 
half a billion euros in the fourth quar-
ter alone and about EUR 1.43 billion for 
2020 as a whole. The volume could be 
even higher if there were more supply. 
For the time being, care properties rep-
resented the major share of the trans-

action volume for social properties by a 
large margin.

Tenants financed 
by tax revenue
 The services provided by the tenants 
of social properties are partially or fully 
financed by public funds. Accordingly, 
the tenant risk is often seen as rela-
tively small. 

Care operators have been under pres-
sure to increase the number of nurses 
following deficiencies in care assisted 
living facilities highlighted in 2019 and 
2020, which has led to poor profit per-
formance by companies in this sec-
tor. The finances of the major opera-
tors have improved following Esperi’s 
change in ownership, Attendo’s finan-
cial balancing programme and Touhu-
la’s corporate reorganisation. The large 
operators have resumed the develop-
ment of new assisted living facilities, 
but the focus of these activities is on 
growth centres. Various hybrid solu-
tions that include, for example, intense 
assisted living facilities, street-level 
commercial premises and housing for 
senior citizens on the upper floors are 
also popular. 

SERVICED APARTMENTS GENERATE TRANSACTION VOLUME GROWTH IN 
PUBLIC PROPERTIES
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Surprisingly high vacancy rates 
The vacancy rates of assisted living 
facilities are surprisingly high. It is not 
exceptional for the occupancy rate of 
an assisted living facility to be in the 
range of 50–70%. Occupancy rates are 
often low in the first few years of a new 
assisted living facility. Intense compe-
tition for patients and lower-than-
expected numbers of patients lead to 
low occupancy rates. This can have sig-
nificant consequences. At the regional 
level, problems related to the availabil-
ity of labour are often cited as the rea-
son behind low occupancy rates. For 
regulatory reasons, facilities cannot 
take in more patients than the nurse-
to-patient ratio allows. Low occupancy 

rates inevitably have negative impacts 
on the profitability of operators and 
Esperi, for example, announced the clo-
sure of two assisted living facilities in 
Tampere at the end of 2020 due to high 
vacancy rates. The leases for the facili-

ties in question were expiring and the 
operator could not justify their renewal. 

The rents of assisted living facilities 
can be examined as rent per sqm, rent 
per room or rent per customer bed. The 
rent is the net rent paid to the investor/
owner. In our view, rent per room best 
facilitates comparisons. Rent per room 
is usually lower in larger units than in 
small properties. The rents of assisted 
living facilities are index-linked, but turn-
over-linked rents are also seen occasion-
ally, especially in the early years of new 
assisted living facilities. 

Newsec has observed that rent per cus-
tomer bed decreased slightly in assisted 

living facilities for senior citizens in 
the late 2010s. In the early 2010s, the 
rents of assisted living facilities for sen-
ior citizens were often in the range of 
€700 per customer bed on average. By 
the end of the decade, new rents had 
decreased by about €50. It should be 

Samhällsbyggnadsbolaget i Norden 
AB has been one of the most active 
players in the Nordic care property 
market over the past few years. SBB 
entered the Finnish market in 2018 
by acquiring three properties in the 
Pirkanmaa region and one property 
in Helsinki. It has grown quickly since 
then. SBB invested over EUR 800 
million in public properties in Fin-
land between 2018 and 2020. While 
SBB has invested mainly in assisted 
living facilities, its investments also 
include day-care centres, schools 
and the acquisition of the entire 
shares of Hemfosa in the spring 
2020. SBB currently owns nearly 
180 public properties in Finland. 

We asked Transaction Manager 
Joakim Bill from SBB about their 
interest in the Finnish market. SBB 
sees the Nordic region as a single 
market that is politically stable and 
economically in good shape. The use 

of the euro currency in Finland creates 
broader financing opportunities, which 
adds to the appeal of the Finnish mar-
ket. Certain financiers and SBB inves-
tors want to specifically invest in euro-
zone countries.

SBB’s view is that the need for services 
will grow throughout Finland. New play-
ers have entered the investment mar-
ket in recent times, which has made the 
competitive landscape more intense. 
SBB’s market entry in 2018 was well-
timed. 

In line with its strategy, SBB makes long-
term investments in public properties 
and housing. The company only invests 
in housing in Sweden due to the coun-
try’s regulated rental market, which 
ensures stable cash flow. It is important 
for SBB that the services associated 
with properties are at least partially 
based on public funding. 

According to Joakim Bill, the risks 
of the public properties sector are 
slightly lower – or at least different 
– due to the relatively secure financ-
ing of the services involved. SBB 
expects the investment demand for 
public properties to remain strong 
in the future and the COVID-19 epi-
demic has even driven growth in cer-
tain submarkets.

SBB has completed some transac-
tions directly with municipalities espe-
cially in Sweden, but also in Finland. 
The company would like real estate 
investors to be viewed as partners 
to the public sector. In some cases, 
real estate investors are even seen as 
competitors, which makes the issue 
politically sensitive. However, what 
investors want is to offer properties 
that serve their users as effectively 
as possible. This creates the founda-
tion for long-term cooperation that is 
beneficial for both parties. 

SBB ś growth has been rapid in the Nordics

Intense competition for patients and lower-than-
expected numbers of patients lead to low occupancy 
rates. At the regional level, reason for this may be 
problems related to the availability of labour.

noted that there is major variation in 
rent between units. The special char-
acteristics and needs of assisted liv-
ing facilities influence rent. Outside 
the major population centres, rents 
are roughly at the same level regard-
less of location but, in large cities, 
rents are higher. In special assisted liv-
ing facilities – such as those for people 
with developmental disabilities, mental 
health and substance abuse rehabilita-
tion patients and other special groups 
– rent per customer bed varies greatly 
depending on the special characteris-
tics of each property. 

Alex Ventin
Valuation Advisor 

Newsec 
+358 50 578 0616 

alex.ventin@newsec.fi

Name Use City Buyer Seller

Nursing and care property 
(68 units)

care Vantaa Cofinimmo (investointimanage-
rina Mirabel Partners)

Special Investment Fund 
eQ Care

29 day care properties in 
Norway, Finland, Sweden, 
Poland and The Netherlands

daycare many Kinland AS (Whitehelm 
Capital Ltd)

Pioneer Property Group 
International AS, Norlandia 
Health & Care Group AS

Hospital and care property hospital, care Helsinki Special Investment Fund eQ 
Care

Invalidisäätiö

10 care properties (542 units; 
elderly care, specialized care)

care many Hoivatilat Oyj Ilmarinen Mutual Pension 
Insurance Company

Hybrid block (KOy Lahden 
Hämeenkatu 12 & KOy Lahden 
Mariankatu 12)

healthcare, office, 
retail

Lahti OP-Public Services Real Estate YIT Oyj

Healthcare and office 
property

healthcare, office Espoo Special Investment Fund eQ 
Care

Nordika II QG AB

Seven care properties 
(171 rooms)

care many Hoivatilat Oyj MVH-Kiinteistöt Oy

Eight care properties care many OP-Public Services Real Estate 
Fund

Rakennusurakointi 
S. Tikakoski Oy

Educational properties educational many Skanska Oy Savonia University of 
Applied Sciences ltd

Healthcare property 
(Mehiläinen, Vaasa)

healthcare Vaasa Cofinimmo (cooperating with 
Mirabel Partners)

FinCap Kiinteistökehitys Oy

55 care properties (elderly 
care, special care, daycare)

care many SBB i Norden AB Erikoissijoitusrahasto 
eQ Hoivakiinteistöt

MAJOR PUBLIC PROPERTY TRANSACTIONS
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The exceptional circumstances caused by COVID-19 have had a significant impact on the retail market over the past 
year. The extensive restrictions and recommendations have led to the polarisation of success between retail seg-
ments, which in turn has been reflected in the real estate business. The COVID-19 pandemic has further accelerated 
the previously observed trends in retail, which include the challenges of fashion retail sector and the increase of mul-
tichannel retail. While multichannel retail creates new requirements for the use of space and challenging practices 
concerning lease agreements, the phenomenon also increases the demand for new types of premises.

RETAIL PREMISES ARE BECOMING PART 
OF THE LAST MILE LOGISTICS NETWORK

Source: Statistics Finland, Quarterly turnover chart for retail (2015=100), 1995Q1–2020Q3 & Quarterly turnover 
chart for the service sector (2015=100), 1995Q1–2020Q3.

The transaction market reveals 
a division in retail between 
winners and losers
The exceptional circumstances resulted 
in a polarised year in the retail mar-
ket between different segments: fash-
ion, shopping centre-driven specialty 
retail, restaurants, entertainment and 
commercial services have experienced 
severe business challenges, while the 
grocery, interior decoration, hardware, 
electronics and sporting goods retail 
segments have performed well thanks 
to a sudden increase in consumer 

demand. Another significant trend has 
been the growing shift of sales to online 
channels, but this has not provided suf-
ficient relief to a majority of retail oper-
ators in a challenging market climate. 
According to surveys by the Fashion 
and Sports Commerce Association, 
the individual monthly online sales vol-
umes of certain specialty retail opera-
tors have even doubled from the previ-
ous year, but these increases have not 
covered the sales deficit caused by the 
contraction in sales in the traditional 
bricks-and-mortar retail channel.

The challenges and successes of dif-
ferent retail segments are directly 
reflected in the transaction market. 
Investors have increasingly shifted 
their interest to grocery-driven prop-
erties. Retail properties anchored by 
an electronics retailer, sports depart-
ment store or discount store are also 
seen as more attractive investments 
than before. At the same time, shopping 
centres driven by specialty retail have 
been seen as challenging investments 
during the pandemic. This phenomenon 
is reflected in the transaction volume of 

shopping centres: having accounted for 
55% of retail property transactions in 
Finland in 2019, the share of the total 
property transaction volume repre-
sented by shopping centres fell to 29% 
in 2020. The lower transaction volume 
may also be explained by the low num-
ber of shopping centre properties for 
sale compared to the previous year.

The overall property transaction vol-
ume in the retail sector has also 
declined: the total transaction volume 
fell from approximately EUR 960 mil-
lion in 2019 to EUR 870 million in 2020, 
with the annual average for the past 
five years being close to EUR 1.7 billion. 
Growth centres and large cities have 
remained attractive to investors but, as 
a rule, the attitude towards the acquisi-
tion of retail properties in Finland has 
been more cautious than before. 

Lease agreement practices 
at a turning point: growth is 
predicted in the demand for 
turnover-based rents
The exceptional circumstances in the 
spring caused a large round of concur-
rent negotiations on rent reductions, 
and new practices were subsequently 
introduced in negotiations on lease 
agreements in the autumn. New rental 

demand recovered during the autumn 
but, based on the negotiations held in 
the spring, the more detailed specifica-
tion of lease terms has become a newly 
established practice. The most com-
mon change is the inclusion of a pan-
demic provision concerning exceptions 
in the payment of rent in the event 
that the authorities declare a state of 
emergency that disrupts or halts busi-
ness activities. Other contractual pro-

visions linked to business success have 
also been increasingly seen in lease 
arrangements. Such contractual terms 
enable reductions in rent if a commer-
cial property fails to achieve a prede-
termined footfall volume or occupancy 
rate. In longer leases, interest in exit 
options has increased.

The polarised success of different retail 
segments and the reductions in rent 
have affected the values of retail prop-

erties in very different ways depending 
on the concept. The contraction in cash 
flows caused by reductions in rent dur-
ing COVID-19 has been reflected in lower 
valuations particularly for high street 
properties and specialty retail-driven 
shopping centres. In the European mar-
ket, specialty retail-driven shopping cen-
tres and high street specialty retail prop-
erties have seen valuations drop by as 
much as 10–20%. 

At the same time, the values of local 
service centres, grocery-driven shop-
ping centres and attractive large-scale 
retail properties have mostly remained 
unchanged. In case of individual gro-
cery retail properties, there have even 
been contractions in yields that have 
a positive effect on value. In speciality 
retail-driven properties, the periods of 
vacancy between tenants are estimated 
to become longer, which has a negative 
impact on expected cash flow. For spe-
cialty retail properties, one factor in 
the slight increase in estimated yields 
has also been the stricter loan terms of 
financial institutions, with no relief seen 
in this respect so far. Lending related 
to retail properties has been challeng-
ing, particularly in the case of high-risk 
properties.

Rent reductions and step rents have 
become established practices in the 
Finnish retail real estate market. Retail 

operators look to reduce the coverage 
risk associated with business start-up 
investments by demanding lower rent 
in the first years of a lease. During the 
COVID-19 pandemic, several properties 
also switched temporarily to turnover-
based rent. As market operators have 
adapted to this new practice, grow-
ing interest in turnover-based rent has 
been seen in the context of new leases. 
As pressure towards real estate owners 
grows, opportunistic investors can also 

Retail market is extremely polarized. There is 
strong investor demand especially for grocery retail. 
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see the growing demand for turnover-
based rent as an opportunity: switch-
ing to turnover-based leases can pull 
in attractive retail operators from com-
peting commercial properties. This can 
improve the owner’s image as an oper-
ator that has confidence in their retail 
property and is prepared to share the 
business risk with tenants.

The growing demand for turnover-
based rent and the concurrent multi-
channel trend in the retail market cre-
ate new requirements in leasing that 
need to be addressed in the contrac-
tual provisions. For example, in lease 
negotiations, it is important to carefully 
specify whether purchases from online 

stores – or online purchases picked up 
at the store – count towards the turn-
over figure used to determine rent. As 
clear practices have not yet emerged in 
the Finnish retail property market, the 
specifics of turnover-linked rents have 
been defined on a case-by-case basis 
or not addressed at all. To prevent dis-
putes and contractual provisions that 
are open to interpretation, online pur-
chases need to be actively addressed 
in lease agreements for retail premises.

The shopping centre is 
becoming part of a greater 
whole, creating economic and 
functional synergies
The shopping centre as a concept has 
encountered a peculiar dilemma dur-
ing the COVID-19 pandemic: as proper-
ties that are open to the general public, 
shopping centres thrive on high foot-
fall, but the COVID-19 restrictions intro-
duced by the authorities have been 
aimed at preventing large gatherings. In 
the spring, the restrictions on the res-
taurant business highlighted this incon-
gruity in shopping centre operations. 
During the most challenging period 

in the spring, media headlines called 
attention to the fact that the weekly 
footfall of certain shopping centres had 
fallen by as much as 80% compared 
to the previous year. Although visitor 
volumes stabilised in the autumn com-
pared to the most challenging weeks in 
the spring, the annual footfall of shop-
ping centres were, as a rule, lower in 
2020 compared to previous year. In 
local service centres driven by grocery 
retail, the drop in annual footfall has 
been less dramatic than in specialty 
retail-driven shopping centres.

Both investors and urban planners have 
begun to recognise the role that shop-
ping centres in Finland play in bringing 

together natural customer flows, and 
shopping centres are now increasingly 
seen as urban centres. Consequently, 
shopping centres are designed to be 
natural elements of the urban struc-
ture. Over the past 10 years, shopping 

centre projects have emerged as parts 
of broader office or residential blocks 
rather than independent properties. 

This hybrid construction approach 
offers benefits to consumers, retail 
operators and property owners alike: 
shopping centres are close to the 
natural customer flows associated 
with housing and commuting, which 
increases the number of encounters 
between retail operators and consum-
ers. The financial success of retail oper-
ators, in turn, reflects positively in the 
owner’s rental cash flow. This synergis-
tic spiral effect has led to the develop-
ment of complexes, such as Tripla and 
Redi, where office buildings and apart-
ments have been built on top of shop-
ping centres. Even old retail properties 
are now being developed into hybrid 
properties. One good example is the 
development plan for the old Kontula 
mall, where apartments are planned on 
top of the retail premises. 

Investors have shown an increasingly 
favourable attitude towards the syn-
ergies of hybrid construction and the 
importance of natural flows of visi-
tors. In the Finnish market, the prem-
ises in hybrid properties are usually 
divided into separate real estate com-
panies based on their type of use, 
and ownership is divided between  

Hertsi is a new shopping centre that 
represents a rather unique concept 
in Helsinki’s specialty retail-driven 
shopping centre market. It is a local 
service centre and a hub for daily 
services that offers convenience 
to its customers. Hertsi includes a 
Prisma hypermarket that is the larg-
est in the area, municipal services, 
comprehensive sports and well-being 
services as well as an attractive res-
taurant offering.

The timing of Hertsi’s opening was 
exceptionally challenging for the ten-
ants: the shopping centre opened its 
doors in March 2020, just as Finland 
practically shut down in response to 
COVID-19. Consequently, Hertsi’s first 
year of operation was very differ-
ent from what was expected. There 
was no grand opening or any other 
events that would help increase cus-
tomer flows. 

The local service concept – the key to Hertsi’s success

In spite of the challenges, Hertsi has 
been successful thanks to its concept, 
which is well suited to its commercial 
catchment area. All of the shops that 
opened in Hertsi in March are still in 
business in spite of the exceptional cir-
cumstances and they have been able 
to increase their sales after the highly 
challenging early period. Many shops 
had to adapt their operations to the 
prevailing restrictions and recommen-
dations and the shopping centre was 
closely involved in reaching the shared 
goals. Customer wishes were listened to 
with a keen ear and Hertsi had a strong 
focus on development efforts during the 
spring.

The fact that as many as eight new 
attractive shops opened in Hertsi during 
its first year of operation in spite of the 
COVID-19 situation is proof of the con-
cept’s success. The new shops include 

restaurants, a dental clinic and a 
cobbler, which represents a service 
that had been long-awaited in Hert-
toniemi. In addition to growth in its 
service offering, Hertsi has also seen 
a steady increase in its footfall and 
sales. These are excellent achieve-
ments during a pandemic and proof 
that Hertsi responds to the demand 
for local services in its area.

Newsec is responsible for Hertsi’s 
commercial management, marketing 
management, the letting of commer-
cial premises in the newly built wing 
as well as the technical manage-
ment of the previously built Mega– 
hertsi wing. 

Retail locations are not evaluated only as part of 
the store network, but also as part of pick-up and 
delivery service network of online retail.  

RETAIL
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multiple owners using various instru-
ments. The opportunity for risk diver-
sification in hybrid construction is, nev-
ertheless, recognised: apartments and 
offices on top of shopping centres bring 
secure and defensive cash flow while 
the retail premises on the lower floors 
create the potential for riskier – but also 
higher – cash flow. 

The location of a retail 
property must support the 
pick-up and delivery service 
network of online retail 
In addition to focusing on micro and 
macro location, retail operators have 
adopted new perspectives regarding 
location: retail locations are no longer 
viewed only as part of the physical net-
work of retail locations, they are also 
seen as part of the pick-up and deliv-
ery service network of online retail. 
The opportunity to provide pick-and-
collect services is becoming an increas-
ingly important requirement for retail 
operators. The retail premises need to 
make it convenient for customers and 
delivery workers to pick up products. 
The Finnish market has also seen the 
emergence of the first combinations 
of online retail and pick-up services 
in shopping centres, such as Badeli in 
Tripla. The absence of product pick-up 
facilities for customers who drive a car 
or parking spots for delivery workers 
are increasingly viewed as a negative 
feature for a property. 

The rise of multichannel retail has 
brought new requirements concern-
ing premises in the Finnish retail market 
based on the needs of the pick-up ser-
vice network. Accelerated by COVID-19, 
cloud kitchen operators and online gro-
cery stores became increasingly active 
in looking for premises in city centres 
to have their delivery networks cover as 
large an area as possible. One example 
of this phenomenon is the cloud kitchen 
launched by NoHo Partners in the Tuk-
kutori building in Kalasatama. The facil-
ity has no customer seating and operates 
purely as a base for delivery services.

In a time like this, property owners have 
the opportunity to gain an advantage 
in the retail property market by react-
ing quickly and making minor physical 
changes to properties. Product pick-
up opportunities and parking for deliv-
ery workers are predicted to become 
the new normal, and this is something 
that needs to be addressed in existing 
retail properties as well as new develop-
ment projects. The use of delivery ser-
vices based on online platforms was not 
limited to restaurant services during 
COVID-19. Fashion retailers and other 
specialty retail operators have also 
moved their business on online deliv-
ery platforms. 

Providing pick-up service points is an 
opportunity for commercial proper-
ties to differentiate themselves and 
become more attractive locations for 

tenants. Shopping centres in city cen-
tres, for their part, can use pick-up ser-
vice points to assume the role of last 
mile properties, which are highly sought 
after in the logistics sector. The excep-
tional circumstances caused by COVID-
19 have proved that the boundaries 
between last mile logistics and physical 
retail premises will become increasingly 
blurred in the future. A winning com-
mercial concept does not resist change. 
Instead, it incorporates the change into 
its service offering. 

Lauri Jokela
Data Analytics Manager

Newsec
+358 50 552 3259

lauri.jokela@newsec.fi

RETAIL

How have the prime yield levels  
changed in the key markets in  
Europe due to the COVID-19?  
Prime high street yields for Europe 
as a whole increased from 2.5% 
in 2019 to 2.8% in 2020. They are 
likely to continue expanding over the 
next few years as the sector contin-
ues to restructure. The yield does 
vary considerably across European 
cities and between retail types.

How the e-commerce has   
developed in Europe?   
Retailing in 2020 was binary in a way 
seldom experienced before: a year 
of essential and non-essential goods. 
What is unappreciated is that COVID 
also caused problems for the E-com-
merce channel. E-commerce is primary 
product sale is non-essential compari-
son goods, precisely the sort of items 
consumers show caution on with pre-
carious disposable income and low con-
sumption confidence. 

Which kind of shopping centres 
or big boxes are strong now?  
 Among the most badly damaged 
of all retailing types during 2020 
were shopping centres. The defining 
retail conundrum of the year was 
how landlords could effectively col-
lect rents from retailers in shopping 
centres that were closed.  

Name Use City Buyer Seller

Three big box properties retail Vantaa, Lappeen-
ranta, Mikkeli

Erikoissijoitusrahasto UB 
Suomi Kiinteistöt

AKR Tuotto II Ky (managed 
by Auratum Kiinteistöt Oy)

Two grocery store properties retail Helsinki, Lahti Cibus Nordic Real Estate AB n/a

Five retail properties retail, care Turku, Kaarina Innovestor Oy n/a

KOy Jyväskylän Kauppatie 
31 (part of shopping centre 
Jyväskeskus)

retail Jyväskylä Private investor West Capital Oy

Shopping centre Lauttis retail Helsinki Veritas Pension Insurance Aberdeen European  
Balanced Property Fund

Seven retail properties retail Helsinki, Tampere, 
Turku, Seinäjoki

Cibus Nordic Real Estate AB Special Investment Fund eQ 
Finnish Real Estatet

Retail property Aalloppi retail, healthcare Järvenpää OP-Public Services Real 
Estate Fund

Special Investment Fund eQ 
Finnish Real Estate

Shopping centre Merta retail Kalajoki Cibus Nordic Real Estate AB APK-Kiinteistöt Oy

Retail property   
(Realgate)

retail Lempäälä Corum Origin SCPI VVT Property Fund I Ky

Two grocery store propertes 
(2 x K-Citymarket)

retail Kemi, Pieksamäki Trophi Fastighets AB n/a

Three retail properties retail Helsinki, Lohja,  
Kokkola

Serena Properties AB 
(Varma, Ratos, Redito)

n/a

MAJOR RETAIL PROPERTY TRANSACTIONS

https://www.newsec.fi/ajankohtaista/Blogi-We-Talk-Newsec/retail/
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From the perspective of the office 
market, the start of 2021 is cha-
racterised by an expectant mood. 
The COVID-19 pandemic has driven 
the use of offices decrease due to 
safety concerns and remote work has 
become normal. Organisations and 
the property market are now trying to 
work out how these trends will affect 
the future need and demand for offi-
ces. The Finnish Institute for Health 
and Welfare estimates that, from 
May onwards, vaccinations will also 
be administered to other population 
groups besides health care person-
nel and risk groups, which builds con-
fidence regarding the ability of know-
ledge workers to return to offices. 

The year 2020 will be remembered for 
the COVID-19 pandemic and the impact 
it had on society, the economy and 
people as individuals. The societal and 
individual impacts were also reflected 
in workplaces. Finland made a mas-
sive collective digital leap in 2020 as 
knowledge workers shifted to remote 
work to the extent that was possible. 
This applies also organisations where 
remote work had not previously been 
been an option.  

Office demand – functional 
premises attarct in the post-
pandemic world
The hope is that the pandemic will be 
under control this year and the excep-
tional circumstances will be a thing of 
the past. Then, we would begin to see 
how the use of offices will change. Fin-
land has been among the European 
pioneers in remote work even before 
COVID-19. According to a study, approx-
imately one-third of Finnish workers 
worked remotely at least occasionally1. 
The high proportion of remote work in 
the Nordic countries was attributed to 
the high share of knowledge work and 
ICT-related work. 

The OECD has also reported a signifi-
cant connection between the efficiency 
of remote work, the share of knowledge 
work and a high level of competence2. 
In Finland, the development of remote 
work and the future of work were stud-
ied in the FutuRemote project3. The pre-
liminary results published in late 2020 

THE OFFICES NEED TO BE FLEXIBLE, BUT THERE IS 
INVESTOR AND USER DEMAND FOR GOOD PREMISES
indicate that remote work has been 
incorporated as a natural element of 
knowledge work. The survey respond-
ents reported positive experiences with 
regard to fewer disruptions and main-
taining a healthy work–life balance, for 
example. Similar results have also been 
seen in studies by Leesman4. In those, 
nearly 2/3 of the respondents had posi-
tive experiences of remote work and, on 
average, their perceptions were in line 
with Leesman’s prior studies on percep-
tions of work in office environments. 
The consistency between the studies 
leads to the conclusion that remote 
work is an effective model in knowl-
edge work and ICT jobs, and it improves 
employee perceptions of work and sup-
ports well-being. 

When the pandemic settles down, the 
employees hopefully get to choose 
where they work.  The results of the 
aforementioned surveys3,4 also reveal 
the challenges of remote work and 
provide justification for the continued 
importance of – and need for – office 
space in the future. The respondents of 
the surveys reported a reduced sense 
of collegial support, togetherness, col-
laboration, problem-solving and innova-
tion when they work remotely3. 

In the Leesman survey, nearly one in 
five respondents reported a negative 
overall experience with working from 
home4. Perceptions of the meaning-
fulness of work are influenced by vari-
ous factors, such as working conditions 

at home, the respondent’s personal-
ity and need for social contact and, in 
particular, the nature of the job and the 
respondent’s previous perceptions of 
the workplace atmosphere. The Lees-
man survey indicated that, in organisa-
tions in which the office environment 
provides a positive experience, the 
employees wished to work remotely for 
one day per week at most. Conversely, 
in organisations in which the employ-
ees’ ratings of the office environment 
were lower, the employees wanted to 
work remotely more often. 

While remote work is an effective way 
to work, the experiences that a well-
designed office environment and 
human contact provide mean that 

offices will still be needed in the future. 
Most companies and organisations 
are accustomed to building their team 
spirit, organisational culture and val-
ues through physical encounters in a 
physical space. Office premises play an 
important role in building and strength-
ening these aspects, so organisations 
may even want to make a stronger com-
mitment to – and investment in – in their 
office space going forward.

Knowledge work is becoming increas-
ingly multi-local and remote work 
become a normal part of daily life for 
more and more employees in a grow-
ing number of organisations. Employ-
ees will be offered increasing freedom 
to choose the most suitable place for a 

given working day or task. In this pic-
ture, office premises need to be attrac-
tive and appropriate and they need to 
support a strong sense of community 
as well as smooth work flow.  

The user experience guides the 
qualitative demand for offices
The emergence of multilocality and the 
digital transformation in knowledge 
work will shape the demand for office 
premises. A modern work environment 
that supports multilocal knowledge 
work operates in the physical, digi-
tal and social dimensions. When these 
dimensions are well-designed, together 
they constitute a coherent employee 
experience and support the organisa-
tion’s strategy, mission and brand. 
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A well-implemented office space is 
designed and tailored for the ways of 
work. Its functionality is defined in 
accordance with the organisation’s 
goals and developed in collabora-
tion with the employees. The quality 
requirements concerning office prem-

ises have become increasingly focused 
on supporting a better employee expe-
rience. This trend will continue and 
strengthen as organisations want to 
create an environment where employ-
ees want to work and meet colleagues, 
even if remote work is recognised as 
a useful alternative. Enhancing the 
employee experience means high-qual-
ity spatial solutions that support work 
flow create a pleasant office environ-
ment and promote well-being. 

The rapid changes in the operating 
environment have further increased 
the understanding of the challenges 
created by the traditional model, which 
is based on one office with fixed walls 
and fixed workstations. Flexibility is 
sought in various ways, with flexible 

lease agreements and spatial solutions 
being the most important of these. 
There have been calls for flexibility in 
lease agreements for quite some time 
now, but the willingness to pay more 
for such flexibility may not have been 
there. This may change with the shift to 
remote work and the amount of vacant 
office space in the market. 

The flexibility of lease agreements may 
be increased with contractual models 
involving various options that make it 

possible to change the leased space or 
lease period as necessary. Another per-
spective on flexibility is to think about 
the physical work environment as a net-
work of spaces, in which the head office 
or core premises form a corporation’s 
nerve centre, supporting encounters 
and client meetings. The nerve centre 
can be supplemented with various sat-
ellite points, shared hubs or co-working 
spaces that provide alternative loca-
tions closer to employees. 

Flexibility in spatial solutions can be 
achieved with a clearly defined spatial 
concept, in which the working areas 
or different zones are tailored to sup-
port the ways of working and work flow. 
Movable furniture and agile spatial solu-
tions allow for changing a zone’s pur-
pose of use without extensive remodel-
ling. This will also facilitate and accel-
erate companies’ ability to respond to 
future changes. 

The transaction volume 
declined but the latter part of 
the year showed clear recovery 
The transformation of knowledge work, 

the COVID-19 pandemic and Brexit 
mean that 2021 begins in entirely new 
circumstances and the resulting uncer-
tainty is reflected in the office market. 
The effects of the prevailing uncer-
tainty have included delays in decision-
making and the postponement of pro-
jects to build new office properties. In 
some cases, the focus of searchpro-

jects has been changed during the pro-
ject to better serve a new and more 
efficient hybrid concept. The net take-
up of offices in the Helsinki metropol-
itan area was negative for only the 
third time in the 2000s and amounted 
to approximately -100,000 m2. A simi-
lar trend was seen throughout Europe, 
with the net take-up of offices declin-

ing by more than 46% compared to 
the previous year. Office leasing activ-
ity is expected to increase in 2021 and 
a slight recovery is predicted, but the 
net take-up level is still expected to be 
lower than usual. 

The uncertainty is also reflected in the 
construction market, where the number 

of started development projects in the 
Helsinki metropolitan area was substan-
tially below the annual average since 
the turn of the century for the second 
consecutive year. The same trend is 
seen in the number of office building, 
with the total floor area represented by 
permits granted in 2020 in the Helsinki 
metropolitan area looking like it, too, 

will be below the annual average since 
the turn of the century.

The volume of office property transac-
tions in 2020 was substantially lower 
than in the previous years. It declined 
by approximately 30% compared to 
2019. Only four transactions valued at 
over EUR 100 million were made dur-
ing the year*. However, transactions 
completed in the latter part of the year 
show strong signs that there is still 
confidence and willingness to invest 
in offices. The Swedish company Cas-
tellum AB, for example, bought a total 
of six office properties in Kalasatama 
and Sörnäinen during the latter part 
of the year. The demand also extends to 
core plus properties to a good extent in 
addition to the traditional core properties, 
which are considered to be safe invest-
ments.

The low volume of office transac-
tions is explained by the market 
uncertainty caused by the COVID-
19 pandemic. Many owners of office  

Companies have been investing in 
eliminating silos by adopting flat 
organisational structures, agile devel-
opment, teams that operate across 
organisational boundaries and a cul-
ture and offices that promote open-
ness. The forced shift to remote work 
during the COVID-19 pandemic has 
caused significant setbacks to this 
progress. While the collective digi-
tal leap has been relatively success-
ful and digital tools function appro-
priately, they are not designed to be 
used exclusively. Instead, they are at 
their best when they support collab-
oration between teams in an activity 
based work environment.  

A well-designed digital work environ-
ment enables a consistent employee 
experience as mixed presence work-
ing increases. The digital work envi-
ronment includes, smart office solu-
tions that make the work environ-
ment easier to use, room technology 

such as interactive displays and reserva-
tion systems as well as devices and appli-
cations that suit the needs of the organ-
isation and its employees. Applications 
and communication channels that sup-
port collaboration and a strong sense of 
community also play an important role. 
Ideally, the digital work environment is 
seamlessly integrated with the physical 
work environment, giving concrete form 
to the organisation’s culture and desired 
working methods. When this is achieved, 
the physical and digital spaces for collab-
oration complement each other and ena-
ble a consistent and location-independ-
ent employee experience. 

Changes in how people work, the digital 
environment and the diversity and scal-
ability of technology create new require-
ments, but they also present new oppor-
tunities for property owners. 

In addition to having flexible and adapt-
able premises, an office property must 

have flexible IT infrastructure to pro-
vide a highly functional platform for 
user-driven digital and technical solu-
tions.  

Taking end user needs into consider-
ation also creates better conditions 
for the collection of data on the use of 
the property through the use of sen-
sor technology.

In 2020, we saw the rise of virtual 
events. This trend is expanding to 
work environments. New technologies 
such as holograms create eventually 
new opportunities for collaboration 
and supporting a strong sense of com-
munity. The user enjoys greater free-
dom and a more meaningful employee 
experience when the digital experi-
ence is seamlessly inte-
grated with the physi-
cal experience and the 
interface between the 
two is non-existent. 

High quality business premises solutions are 
needed to strengthen the employer experience. 

Office transaction volume declined 30% 
compared to year 2019. 

Search the best business premises through our 
renewed online platform: toimitilahaku.newsec.fi. 
(in Finnish)

https://www.newsec.fi/ajankohtaista/Blogi-We-Talk-Newsec/back-to-the-future/
https://toimitilahaku.newsec.fi/
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properties intended to sell some of 
their properties last year, but they 
decided against entering into the ordi-
nary sales processes due to the pre-
vailing uncertainty. The practical sales 
processes are slowed down and com-
plicated by travel restrictions and lim-
ited opportunities to make on-site vis-
its, which has led to willing buyers 
deciding to wait for the epidemic to 
settle down. At the same time, it has 
presented opportunities to the advis-
ers of sellers to take advantage of vari-
ous new digital solutions to overcome 
these challenges. Sellers also want to 
make sure that the most competitive 
buyers have the ability to participate in 
the sales process. These challenges are 
emphasised in Finland, as international 
investors are often among the top bid-
ders, unlike in Norway, for example. In 
Norway, very strong domestic investor 
demand means travel restrictions have 
not impeded sales processes to the 

* approximately 15% of the office transaction volume in 2020 concerned office 
properties that can also be included in social properties
1 https://ec.europa.eu/jrc/sites/jrcsh/files/jrc120945_policy_brief_-_covid_and_
telework_final.pdf
2 https://www.oecd.org/coronavirus/policy-responses/productivity-gains-from-
teleworking-in-the-post-covid-19-era-a5d52e99/
3 https://cocodigiresearch.com/covid-19-and-remote-work-in-finland/
4 https://www.leesmanindex.com/measure-remote-working/

same extent. Indeed, transaction activ-
ity in Norway last year was exception-
ally high compared to the other Nordic 
countries. 

Several office deals in Finland were in 
the preparatory phase at the end of last 
year, waiting for the situation to return 
to normal. At the same time, the most 
eager sellers have held bilateral off-
market discussions with the most eager 
buyers. These types of matchmaking 
and off-market discussions and deals 
that take place under the radarhave 
understandably grown in popularity. 
They make it possible for the goals of 
both parties to be achieved without 
these silent sales efforts having a neg-
ative impact on a potential broader bid-
ding process for the property at a later 
time.

While the transformation of knowledge 
work and the growth of multilocal work 

Solita won the “Work Environment Act of the Year 2020” competition 

Solita is a technology, data and design 
company that has grown quickly. It 
operates in the technology sector, 
where the way people work is con-
stantly changing. These changes are 
also reflected in the requirements 
concerning office premises: collabo-
rative design with clients has become 
a common practice and there is an 
ongoing shift from open-plan offices 
to multi-purpose spaces. Solita’s goal 
has been to develop a model that is 
flexible, suits the needs of a growing 
company and is just right for employ-
ees, along with workspaces that sup-
port the company’s culture, which is 
built around a strong sense of com-
munity. Newsec has been Solita’s facil-
ity management partner since 2018.

In designing Solita’s office concept, 
the focus has been in improving 

employee well-being and developing an 
in-depth understanding of routines at 
work, people’s wishes as well as changes 
that enhance well-being. The starting 
point for the process was a comprehen-
sive survey of the needs and wishes of 
Solita’s employees and their various user 
profiles. The alternatives were developed 
through a collaborative process.

“Our offices are a big part of building a 
strong sense of community and a day-
to-day company culture that matches 
our values. Our aim was to design work-
spaces that support our diverse work-
ing methods and the nature of our oper-
ations, which involves teamwork and 
changing projects. Engaging people’s 
participation on a broad front has had a 
tremendous impact on employee commit-
ment and the outcome of the process,” 
says Teemu Sevon, Director, Develop-

shape the rental demand for offices, 
office properties that offer good work 
environments attract users and pre-
sent good investment opportunities. 
Indeed, it is possible that there will be 
intense price competition for the best 
office properties in 2021 if the uncer-
tainties dissipate and the pent-up inves-
tor demand begins to be released. 

Ville Inkeri
Head of Corporate Real Estate

Newsec
+358 40 749 5021

ville.inkeri@newsec.fi

How much the take up figures  
have decreased in key markets?  
Total European take-up in 2019 was 
15 million sqm. In 2020 it is likely to 
fall by 46% to 8.0 million sqm. We 
anticipate recovery growing in tan-
dem with vaccination, meaning take-
up will expand to 10.6 million in 2021 
and 11.7 million in 2022.

How the prime yield levels will 
develop in the key markets in Europe? 
Although a huge shock to transactional 
activity, pricing is relatively unscathed. 
Nonetheless, a shock to the economy is 
still a shock and we expect prime initial 
yields to expand from 3.21% in 2019 to 
3.22% in 2020 for Europe as a whole. 

What kind of office properties   
the investors are interested in?   
One outcome of COVID maybe accelerat-
ing adjustment in core and core plus strat-
egies for investors. These are already 

altering with the ESG agenda, which 
is redefining what a premium office 
building is that will fit into a Core strat-
egy. Investors are following their ten-
ants here as many will now want build-
ings that are far more resilient (not just 
in environmental terms). 

ment - Competences at Solita and the 
person in charge of Solita’s work envi-
ronment development project.

As is typical of the industry, the 
experts employed by this technology 
company frequently work remotely, 
even in non-pandemic circumstances, 
but their work also involves close 
cooperation with their teams and 
clients. Cooperation with clients is 
clearly reflected in Solita’s require-
ments concerning office premises. 
Even during the difficult year of 
COVID-19, Solita’s offices have been 
perceived as a positive factor that 
improves occupational well-being.

Solita won the “Work Environment Act 
of the Year 2020” competition by vir-
tue of its new offices in Helsinki and 
Tampere. Solita’s work environments 
were praised for their user-driven, 
sustainable and innovative design. 
Solita’s partners in the work environ-
ment project and facility management 
are Fyra and Newsec. The annual com-
petition is organised by RAKLI, a Finn-
ish association of professional prop-
erty owners, real estate investors, 
corporate real estate managers and 
construction clients.

Name Use City Buyer Seller

HQ of Metsä Group & Mela office Espoo NREP Metsäliitto Cooperative, Farmers’ 
Social Insurance Institution Mela

Kuopion Portti (Phase B) office, retail Kuopio Aberdeen Standard Property 
Fund Finland I KY

Rakennusliike Lapti Oy

Former HQ of If P&C 
Insurance Ltd

office Espoo Regenero Oy (YIT Oyj & HGR 
Property Partners Oy)

n/a

Office and retail property office, retail Vantaa Kansallis-yhtiöt Fund managed by Trevian
Asset Management Oy

Office property  office Helsinki Castellum AB CapMan Nordic Real Estate 
Fund

Office and industrial property office, industrial Espoo Cityvarasto Oyj Atelier Goldner Schnitt Oy 
(Atelier Goldner Schnitt GmbH)

Office property office, retail Helsinki AB Balder Kansallis-yhtiöt

Lindström Invest Oy 
(Five office properties)

office Helsinki Castellum AB Owners of Lindström Invest Oy

Office property  
Turun Hansatorni

office Turku Private investor Partners Group

Office property Martintalo office Vantaa Kielo AB Areim Fund III

KOy Konalaterra office, 
light industrial

Helsinki Julius Tallberg Real Estate 
Corporation

Elite Kiinteistökehitysrahasto I Ky

MAJOR OFFICE PROPERTY TRANSACTIONS

https://ec.europa.eu/jrc/sites/jrcsh/files/jrc120945_policy_brief_-_covid_and_telework_final.pdf
https://ec.europa.eu/jrc/sites/jrcsh/files/jrc120945_policy_brief_-_covid_and_telework_final.pdf
https://www.oecd.org/coronavirus/policy-responses/productivity-gains-from-teleworking-in-the-post-covid-19-era-a5d52e99/
https://www.oecd.org/coronavirus/policy-responses/productivity-gains-from-teleworking-in-the-post-covid-19-era-a5d52e99/
https://cocodigiresearch.com/covid-19-and-remote-work-in-finland/
https://www.leesmanindex.com/measure-remote-working/
https://www.newsec.fi/ajankohtaista/Blogi-We-Talk-Newsec/office/
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It can already be said that the COVID-
19 crisis has left its mark on all pro-
perty types – new consumption habits, 
the increase of remote work, changes 
in people’s mobility and digitalization 
becoming a part of everyday life are 
reflected in various ways in every sec-
tor of the property market. While in 
the office and retail property sectors 
there is significant uncertainty regar-
ding the use of space, for example, the 
trend of demand growth for logistics 
properties has accelerated in the pre-
sent environment. Quick and efficient 

CHANGES IN CONSUMPTION ARE REFLECTED 
IN THE LOGISTICS PROPERTY MARKET

e-commerce and the growth of last 
mile logistics require, above all, an effi-
cient supply chain, in which good logis-
tics properties play a key role.

Changes in consumer 
behaviour are reflected in 
the occupier market for 
logistics properties
After a brief halt last spring, the occu-
pier market for logistics properties has 
seen a significant increase in activity. 
The strong growth of e-commerce is the 
primary reason for this. Based on the 

payment card data, it has been noticed 
that in e-commerce, smaller purchases 
are made more frequently than when 
comparing purchases made in stores, 
where the sizes of one-time purchases 
have increased (Nordea Koronamittari 
20.1.2021). This change is also reflected 
in the property market in the form of an 
increased need for space and the crea-
tion of new requirements for last mile 
logistics.

Indeed, new premises are currently being 
actively sought in all size categories.  

The volume of logistics premises is 
increasingly the deciding factor: prem-
ises with heights exceeding 8 metres 
are preferred, but the demand is not 
only limited to them. Even lower prem-
ises, with heights of 5–6 metres, are 
acceptable to organisations in need of 
space. The need for premises is influ-
enced by the growth of parcel vol-
umes, which may involve more specific 
requirements for premises by some 
operators due to the need to install 
parcel processing lines. The scalability 
and flexibility of premises are also tak-

ing on a significant role among opera-
tors looking for new premises. Another 
new trend is growth in the demand for 
temperature-controlled premises. This 
is mainly driven by the growth of food 
e-commerce.

In terms of geographical location, the 
occupier demand is especially high in 
the Helsinki Metropolitan Area, where 
plots along Ring III are starting to be 
fully reserved. There is clear pressure 
to build Ring IV in the Tuusula area. The 
Tampere region is also of high interest 

to various logistics operators. In Turku, 
the third component of the triangle of 
Finland’s growth centres, there is also 
demand, but the availability of high-
quality properties is low in spite of the 
availability of plots. 

The Lahti region can also be highlighted 
alongside the three major growth cen-
tres. Focus has been placed on traf-
fic arrangements in the Kujala logistics 
area in Lahti, which makes this submar-
ket attractive among companies looking 
for logistics and warehouse premises. 
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The demand for premises is still largely 
focused on ring roads around major cit-
ies, but operators are prepared to accept 
less central locations as long as the prop-
erty suits their needs and serves the 
entire logistics chain effectively in rela-
tion to its geographical coverage. 

The significant growth in the demand 
for logistics premises has coincided 
with a substantial increase in the speed 
of decision-making by tenants. Com-
panies looking for premises now often 
have a pressing need to get into the 
market quickly, even if they do not yet 
have a full understanding of their needs 
concerning premises. For property own-
ers, this calls for flexibility and the abil-
ity to find solutions in partnership with 
companies seeking premises.

The differences in yield 
requirements for prime 
logistics properties have 
narrowed compared to key 
European submarkets
During the past year, the yield require-
ments for prime logistics properties 
in the Helsinki metropolitan area have 
fallen to a record low level of just over 
4%. The annual decline has been as 
high as 0.75 percentage points, which 
reflects tremendous investor demand 
relative to supply. As shown in fig-
ure above, yield requirements have 
decreased throughout the Nordic 
region, but the decline has been the 

steepest in Finland. Compared to Cen-
tral Europe – for example, Germany 
– the difference in the yield require-
ments for prime properties is still sub-
stantial at over 0.50 percentage points. 
This difference seems large, as prices 
and rents per sqm are higher in Finland 
than in Central Europe. Due to the con-
tinuing growth of tenant demand and 

the increasing need for modern prop-
erties to serve logistics chains, inves-
tor demand is expected to remain very 
strong throughout the Nordic region 
this year. 

Last year, the total transaction volume 
for production and logistics properties 
in Finland was approximately EUR 400 
million. The buyers consisted mainly of 
Finnish special investment funds and 
foreign investors, which were eager to 
find investments in general. Examples 
of active buyers included Elite Alfred 
Berg funds and Mileway, which operates 

under the US-based Blackstone Group. 
Transactions were carried out for typi-
cal logistics and warehouse properties, 
but there were also changes in owner-
ship for several light industrial proper-
ties, which often include a small amount 
of retail and office space in addition to 
production facilities.

Trading activity in the logistics property 
market could be even higher, but the 
scant supply is a limiting factor. There 
are less than 10 logistics and warehouse 
properties that are being planned or 
under construction in the Helsinki Met-
ropolitan Area in the 20,000 sqm size 
category. Similarly, there are only a few 
larger properties under construction in 
the Turku and Tampere regions. The 
construction of logistics properties has, 
for the most part, not been speculative 
by nature. Construction has only begun 
when the anchor tenant is already 
known. Recently, however, there have 
also been some cases of speculative 
construction. This is a reflection of the 
very high investor demand for logistics 
properties.

The logistics market has been boom-
ing during the past years. However, 
now the pandemic has brought 
the logistics sector into the spot-
light more widely in the property 
market. This is due to increasing 
e-commerce, which has acceler-
ated both tenant demand and inves-
tor demand for logistics properties 
across Europe. At the same time, we 
are observing new trends appearing 
in the market that should be noticed.

Firstly, in the tenant market, we 
can expect that onshoring will be 
renewed. These are long-term and 
costly decisions for tenants. How-
ever, there are good reasons to 
predict that the manufacturing of 
goods within domestic borders will 
increase after the COVID-19 crisis. 
During the lockdowns, supply chains 
between countries have been more 
fragile in terms of transportation 
and deliveries. As a result, tenants 
have re-evaluated existing supply 
chains to continue to meet their cus-
tomer expectations, and onshoring 
parts of manufacturing processes is 
one of the decisions that will natu-
rally have an impact on the property 
market as well. 

Secondly, after the pandemic, we 
will see an increase in buffers in 
logistics chains. In fact, tenants are 
already shifting their focus from 
supply chain efficiency to supply 
chain resilience. It is no longer suffi-
cient to be quick and lean, it is about 
weathering uncertainties and build-
ing resilience to the extent that con-
sumers receive seamless delivery 
of their orders. This includes, for 
example, stocking some products 
for longer and in larger quantities 
in central distribution logistics cen-
tres, in which case the products are 
distributed through smaller logistics 
properties in the urban area.

At the same time, we have seen 
much more activity in ESG practices 
among tenants and investors. We 

expect sustainability to be a key fac-
tor in the next property cycle. Various 
tenants have set ambitious sustainabil-
ity targets (for example, DHL for 2025 
and 2050) and these will have a direct 
impact on real estate, from how new 
buildings are developed to upgrading 
existing buildings. On the investor side, 
we clearly see strong focus and atten-
tion on environmental, social and gov-
ernance-related sustainability. While 
we cannot yet pinpoint differences in 
pricing between properties with and 
without sustainability features, there 
is tremendous pressure from various 
investors to build a responsible portfo-
lio set-up for the future. We anticipate 

this will be achieved in a variety of 
ways, from the building materials 
used to the entire development pro-
cess being zero-carbon, to fostering 
employee well-being through provid-
ing indoor and outdoor recreational 
space. 

AS Real Estate specializes in con-
necting owners and advisors of 
industrial real estate (including land) 
with active buyers. This includes 
introducing and connecting compa-
nies for new relationships, such as 
joint ventures or partnerships.

Anita Simaza / AS Real Estate

Companies looking for premises now often have 
a pressing need to get into the market quickly, 
even if they do not yet have a full understanding 
of their needs concerning premises. 

Kauri Melakari
Head of Data Science

Newsec 
  +358 40 359 3217

kauri.melakari@newsec.fi

New trends can be seen in the logistics market
PRIME LOGISTICS YIELDS HAVE ALSO DECREASED IN NORDICS

Source: Newsec
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The location decisions of logistics 
operators are mainly driven by con-
sumer buying preferences. In addi-
tion to competitive pricing, con-
sumption habits are increasingly 
influenced by delivery times. Global 
surveys show that consumers are 
willing to pay more for fast delivery. 

In response to these expectations, 
distributors and retailers are forced 
to not only redefine supply chains 
and open new logistics premises 
within cities but also experiment 

with new delivery methods, such as 
Click & Collect parcel lockers and home 
deliveries. In e-commerce deliveries, 
this growth is seen in the tail end of the 
supply chain, as shown in figure below.

The demand for faster deliveries forces 
distributors to find a balance between 
distribution costs and potential cus-
tomer volume. Fuel costs and labour 
represent the majority of distribu-
tion costs, whereas real estate rents 
accounts for only a small share of total 
cost. The more optimal the location, the 

lower the fuel costs and the higher 
the rent the operator is willing to 
pay. Accordingly, short delivery dis-
tances to as broad a group of cus-
tomers as possible should be the 
main factor in location decisions.

Changes in technology – in the form 
of automation and electric vehicles 
– are also reflected in the logistics 
market. Technological innovations 
free up resources, enabling opera-
tors to pay a higher price for bet-
ter location. Automation within  

properties reduces labour costs while 
the fuel costs of electric vehicles are 
substantially lower than those of vehi-
cles powered by petrol. This will also be 
reflected in the logistics of urban areas 
in the future, with logistics operators 
having the ability to pay higher rent to 
achieve faster home deliveries.

As consumer expectations and prefer-
ences change and technology devel-
ops, retail and logistics operators must 
acknowledge that the impact of deliv-
ery times is greater than the impact of 
the delivery distances of goods. Last 
Mile logistics will be replaced by Last 
Hour logistics, with three main trends 
that can be identified:

1. Last Hour Multi-Nodal: Last Hour 
Multi-Nodal: Well-connected hubs or 
microlocations with good motorway 
or arterial road accessibility enabling 
access to a wide catchment servicing 
a number of towns and cities across a 
dense urban region.

2. Last Hour Metropolitan: Locations 
predominantly serving a wide catch-
ment across a large metropolitan area 
but typically sit outside the urban area 
albeit still enable users to reach large 
populations within an hour drive time.

3. Last Hour Urban Infill: These are 
locations which enable fast home deliv-
ery but sit within urban areas, often 
inside the outer ring roads and are com-
peting with alternative land uses such 
as residential.

In Last Hour logistics, the key ques-
tion is how much e-commerce con-
sumer spend that could be delivered to 
within a one hour journey time from a 
logistics location. In other words, loca-
tion choices are largely determined by 
the amount of e-commerce purchasing 
power within a one-hour drive of logis-
tics centres and micro-locations: how 
efficiently can goods be delivered from 
logistics centres to people’s homes. 
This represents a fundamental differ-
ence to the focus of traditional catch-
ment analyses for shopping centres, 
which is how many consumers are there 
within a certain distance.

Locations that cover as large a pro-
portion as possible of e-commerce 
consumption within a one-hour drive 
have the competitive advantage in this 
assessment. Comparing e-commerce 
consumption levels to rents in differ-
ent locations can help identify loca-
tions where rents are not in propor-
tion to the potential reach in terms of 

The breakthrough and development of Last Hour logistics*

e-commerce consumer demand. 
If rents in a given location are low 
but future e-commerce consumer 
demand is high, the area is attrac-
tive to both tenants wishing to opti-
mise their supply chains and inves-
tors who monitor potential increases 
in rent in the area if rents are low 
but e-commerce consumer demand 
is high. This opens up entirely new 
opportunities in the logistics market 
that are largely based on changes in 
consumer behaviour and the devel-
opment of technology.

* This paragraph is based on the 
article “Last Hour Logistics” pub-
lished by DWS Group GmbH & Ca. 
KgaA in November 2019

Have the prime yields decreased 
in the key markets in Europe? 
Logistics yields continue to com-
press over 2020 with the European 
average declining from 3.70% in 
2019 to 3.35% in 2020. It is likely 
that yields in Europe continue to 
remain under downward pressure 
as logistics represents a property 
sector with unambiguous growth 
prospects.  

How the take up figures of  
the logistics properties have  
developed in the Europe? 
Activity is still strong but the European 
markets overall are coming down from 
a cyclical peak in lettings although 
many still have potential to break let-
tings record. Supply drying up over 
the past two years whilst demand is 
sharp means there is a major imbal-
ance in the market: take-up increas-
ingly encountered space constraints in 
2020 and will do so again in 2021. New 
developments are still insufficient. 

How the investment and occupier  
demand of properties supporting  
last hour logistics have been 
developed?  
Tracking take up of properties sup-
porting last mile logistics is diffi-
cult. They are generally consolida-
tion/deconsolidation points and fit 
into the e-commerce omni-channel 
model of retailing. Consequently, 
units can be just about anything 
from purpose built 
edge of town ware-
houses through to old 
industrial units and 
converted shops.

LOGISTICS

Source: DWS, October 2019

Name Use City Buyer Seller

Logistics and production 
property complex

logistics, industrial Vantaa Sagax Finland Oy HKScan Oyj

Warehouse property  
(Frode Laursen)

warehouse Kerava Elite Alfred Berg Frode Laursen Helsinki I Oy

Industrial and warehouse property industrial, warehouse Kotka Oy M. Rauanheimo Ab n/a

Three commercial properties warehouse, light 
industrial, retail

Helsinki, 
Jyväskylä

Elite Finland Value Added Fund II Ky Fennia Kiinteistöt Oy
(managed by S-Bank)

Industrial and office property industrial, ware-
house, office

Vantaa Aktiivitilat AM Oy SKS Group

Warehouse and office property warehouse, office Espoo Aktiivitilat AM Oy Fromm Pakkaus Oy

Light industrial & office property light industrial, office Espoo Elite Finland Value Added Fund II Ky Audico Holding Oy

Light industrial & retail property light industrial, retail Kirkkonummi Elite Alfred Berg Vuokratuotto n/a

Logistics property logistics Vantaa Elite Alfred Berg Vuokratuotto Tiiviste-Group Oy

MAJOR LOGISTICS AND INDUSTRIAL PROPERTY TRANSACTIONS

https://www.newsec.fi/ajankohtaista/Blogi-We-Talk-Newsec/logistics/
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Interest in residential investment 
increased substantially in 2020. News-
ec’s insights into the housing market 
are based on several factors, including 
the numerous housing transactions, 
valuations and property development 
projects.

Our market insight is further increased 
by the rental housing stock of 30,000 
apartments under management by 
Newsec Kodisto and, above all, the data 
that can be accumulated and analysed 
based on these activities.  We obtain 
unique data on the rental housing mar-
ket to benefit our clients: Kodisto’s 
rental housing agents rent out some 
1,000 apartments monthly, and our 
automated processes include survey-
ing all tenants about the reasons for 
their move, the factors influencing their 
choice of apartment and their satisfac-
tion with property services. Newsec’s 
analysts use state-of-the-art tools to 
process market information from vari-
ous sources. 

Rents and apartment sizes were 
not major reasons to move  
We expected that the impacts of the 
pandemic (starting from Q2/2020) 
would be reflected in the reasons why 
people moved out (Figure: reasons for 

BRISK TRANSACTION ACTIVITY IN 
THE OWNER-OCCUPIED HOUSING AND 
PROFESSIONAL INVESTMENT MARKETS

moving out of rental apartments), which 
would have meant that apartment sizes 
or rents would have been highlighted, 
but this expectation was not realised. 
Moving to a different city was high-
lighted by an increased number of 
respondents. 

Changes are typical of the rental hous-
ing market; as a flexible form of hous-
ing, it largely reflects changes in ten-
ants’ life circumstances and individual 
needs. While COVID-19 has certainly 
had an effect on these, the impact has 
varied between cities. 

Brisk activity in 
owner-occupied housing
Last summer, it became clear that the 
demand for apartments continued 
its growth trend in growth centres. In 
the latter part of the year, real estate 
agents reporter record-high sales  

volumes and the transaction volume is 
mainly kept in check by the limited sup-
ply. Indeed, apartment prices in Hel-
sinki, for example, have increased sig-
nificantly. In addition to the long-term 
trend of urbanisation, there are several 
reasons for this development, some of 
which are new. 

Private individuals are significant oper-
ators in the rental market (through 
owning over 300,000 rental apart-
ments) and they have had time to 
browse online housing platforms while 
they work remotely and have reduced 

opportunities for recreational activities 
during the pandemic. In the absence 
of better investments, they may have 
decided to buy their first investment 
apartment or add to their existing port-
folio. 

Older residential properties have been sold 
to foreign investors - existing cash flow and 
historical yield attract.

In the very early stages of the pandemic in the spring of 2020, housing market surveys – including Newsec’s –speculated 
that prices in the housing markets could decline even in growth centres. It was also believed that the number of ordinary 
moves from one home to another would decline due to the increase in general caution. Looking back, it turns out that 
turnover rates, demand and prices did not decline after all. Residential properties were the category – along with logis-
tics properties – that recovered from the crisis the fastest. 

Lähde: Suomen virallinen tilasto (SVT): 
Osakeasuntojen hinnat (Tilastokeskus)

RENT INDEX (NON-SUBSIDIZED, ROOMS TOTAL | 2015=100)
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REASONS FOR MOVING OUT OF RENTAL APARTMENTS
The buying of an owner-occupied apart-
ment is supported by the low interest 
rates and people having more confi-
dence in their finances than the worst-
case scenarios would suggest. 

During the COVID-19 pandemic, peo-
ple have made more use of their apart-
ments than perhaps ever before. Hav-
ing to work and study from home, peo-
ple have actively sought larger apart-
ments. In Helsinki, an ordinary fam-
ily apartment priced at EUR 500,000 
does not stay on the market for very 
long at present. Offers at asking price 
often come in very quickly. At the same 
time, people who live in municipalities 
where incomes have suffered from the 
pandemic may have sought cheaper 
housing in more remote areas. Records 
are also being broken in transactions 
for holiday homes, and this has been a 
good time to get rid of a modest little-
used family cottage. Even distance has 
not been a critical factor if the holiday 
home is used for longer stays. 

The net migration statistics of municipal-
ities have also attracted attention and 
even led to conclusions about the pos-
sible waning appeal of cities. However, 
the observation that migration statistics 
have deviated from the long-term meg-
atrend is likely explained by students 
in cities such as Espoo staying in the 
municipalities they are originally from, 
which will change when the temporary 
switch to remote studies has passed. 

Remote work is here to stay, but people 
do not migrate to cities only for work-
related reasons. The other motivations 
include wanting to enjoy urban life, which 
has recently been less exciting in the 
absence of events, restaurants and the 
bustle of university campuses.  It remains 
to be seen whether larger homes bought 
further away from cities will satisfy peo-
ple in the long term or whether they 
will turn into a burden after the excep-
tional circumstances are behind us. This 
will undoubtedly happen to some of the 
recently purchased holiday homes.

In any case, the housing market has 
seen more activity – and more new phe-
nomena – over the past year than it had 
for a long time.

Apartments as a safe haven 
for investors
As soon as the initial shock had passed 
in the spring of 2020, apartments were 
classified as a safe haven and large 
investors turned their eyes to apart-
ment portfolios. This has had a positive 
impact on the market. For domestic 
operators, the market situation has pre-
sented the opportunity to refine their 
apartment portfolios, and this is indeed 
an excellent time for that. 

The quality standards of 
rental apartments have 
increased 

Rental apartments as a product 
have not changed very much, even 
if the operators in the market have 
had fresh ideas and even imple-
mented some of them. Our cli-
ent Varma came up with the idea 
of using the street-level premises 
of residential buildings as remote 
work stations for local tenants, and 
a student housing provider decided 
to take the apartment-specific stor-
age units that are traditionally 
located in the basement and make 
them adjacent to the apartments 
themselves at a new residential 
property. 

Sustainability and a sense of com-
munity are perhaps the hottest 
trends right now. From the con-
sumer perspective, the growth and 
diversification of supply is naturally 
a favourable development. Ten-
ants with reasonably good finan-
cial standing have a wide range 
of choices available to them. This 
means that the product needs to 
be good. The expected quality 
standards of rental apartments 
have increased for a long time 
now, and apartments that are in 
bad condition are only competitive 
in the market if the owner is willing 
to compromise on rent to a signifi-
cant degree. 

Housing-related additional ser-
vices still do not play a major role 
and broadband connections, low 
security deposits and other such 
variables quickly become ordinary 
in the competition for tenants. To 
satisfy the wishes of tenants, newly 
developed residential properties, 
in particular, should feature high-
quality fitness rooms – perhaps 
even instead of shared saunas – as 
well as postal parcel lockers in the 
lobby, even faster broadband con-
nections and better recycling facili-
ties, both in kitchen cabinets and in 
waste collection points.

Older residential properties, for exam-
ple, have been sold to foreign inves-
tors who are attracted by their existing 
cash flow and historical yield. Sellers, in 
turn, have been able to free up capital 
for new property development projects. 
Compared to investors who are just 
entering the Finnish market, domes-
tic operators have a lower threshold 
for engaging in property development 
with established partners and their own 
organisation. 
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RESIDENTIAL

Of course, the largest construction 
firms do offer projects that are a lit-
tle bit further along to a large group of 
investors. Even if investments in Fin-
land do not directly support new prop-
erty development, they play a signifi-
cant role in supporting the construc-
tion industry. Selling entire projects to 
investors makes project financing eas-
ier. A growing proportion of the hous-
ing production of construction firms 
goes into the rental housing market and 
there is demand in the market for more. 

Of course, it does take a couple of years 
for a new residential property develop-
ment project to start generating cash 
flow, which slows down the allocation of 
investments into housing projects, and 
the unsold housing stock held by con-
struction firms does not go a very long 
way towards meeting the needs of large 
operators.

In addition to direct residential invest-
ment, several housing funds have been 
successful in the market. Among these, 

Digital portal Kodisto helps people to find a new 
rental apartment and provides many online services 
to the existing tenants. 

special investment funds available to 
practically everyone have continued 
to see the strongest growth. The fac-
tors behind their appeal include a cred-
ible track record of returns and, as 
they are products of major investment 
firms, their credibility has not suffered 
from the deserved negative publicity 
received by certain smaller operators. 

The growing popularity of residential 
investments will naturally present chal-
lenges to housing funds, as their invest-

Name City Buyer Seller

Nearly 400 apartments Helsinki region, 
Tampere, Lahti, 
Jyväskylä

Avara Residential Fund II FIM Asuntorahasto I Ky, 
FIM Asuntotuotto Erikoissijoitus-
rahasto

As Oy Tampereen Siivekkeenkatu 3 
(106 rental apartments)

Tampere Elo Mutual Pension Insurance Skanska Oy

As Oy Tampereen Torinkulma &  
As Oy Tampereen Torinsoittaja 
(108 rental apartments)

Tampere Elo Mutual Pension Insurance YIT Oyj

Residential property  
(151 rental apartments)

Espoo Morgan Stanley Real Estate Investing Varma Mutual Pension 
Insurance Company

As Oy Helsingin Vallilan Jemma 
(40 rental apartments)

Helsinki FIM Asuntotuotto Erikoissijoitusrahasto Pohjola Rakennus Oy Suomi

As Oy Helsingin Sitadelli 2 
(138 rental apartments)

Helsinki ICECAPITAL Housing Fund VI Ky Bonava Suomi Oy

11 Residential properties 
(630 rental apartments)

Helsinki region, 
Turku, Tampere, 
Hämeenlinna

M&G European Property Fund ÅB Kodit Ky (
YIT's & Ålandsbanken's 
joint venture)

As Oy Helsingin Sitadelli 1 
(110 rental apartments)

Helsinki ICECAPITAL Housing Fund V Ky Bonava Suomi Oy

As Oy Tampereen Tammelan Engel 
(74 rental apartments)

Tampere Erikoissijoitusrahasto Taaleri Kiinteistöt SRV Rakennus Oy

Residential property 
(77 rental apartments)

Helsinki Kojamo Oyj Jatke Uusimaa Oy

As Oy Hervantajärven Lumous 
(44 rental apartments)

Tampere Luotsi Asuntorahasto Ky Jatke Pirkanmaa Oy

Residential property 
(100 rental apartments)

Kuopio Avara Residential Fund II Ky NCC Suomi Oy

Residential property 
(Kanslerintie, Turku)

Turku Nordea Life Assurance Finland FinCap Fund I Ky

As Oy Oulun Puhti 
(65 rental apartments)

Oulu LähiTapiola Aluekiinteistöt Ky Pohjola Rakennus Oy Suomi

Residential property 
(39 rental apartments)

Helsinki Catella Wohnen Europa Fund Avant Capital Partners

As Oy Vantaan Ruutulippu Vantaa Asuntoyhtymä Group Oy Rakennusliike Lapti Oy

able assets increase but simultaneously 
there are more and more operators 
competing for the properties. 

There is demand in the investor mar-
ket for apartment portfolios of at least 
EUR 50 million, and they even carry a 
premium over the consumer prices, 
meaning that the price of the portfo-
lio is higher than the combined price 
of the individual apartments it con-
sists of. The largest international inves-
tors look to purchase portfolios of at 
least 1,000 apartments and there are 
not many of these for sale in Finland in 
any given year, which means that the 
demand drives the prices higher than 
what the Finnish market is accustomed 
to. Closing a deal with a foreign inves-

tor requires a transaction process that 
is relatively long compared to domestic 
operators, during which the market can 
change, and there have been instances 
of deals being cancelled.

Apartments emerged as the most popu-
lar category of real estate investment in 
2020. This rise is justified because the 
cash flow of residential property invest-
ments was maintained and the trends 
predicted in previous forecasts are 
expected to continue. Growth centres 
and the rest of the country are charac-
terised by completely different moods 
in general, but the past year saw activ-
ity in all areas, at least for a short time.

https://kodisto.fi/
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THE FULL SERVICE PROPERTY HOUSE

• NEWSEC IS AN ALLIANCE MEMBER OF  
BNP PARIBAS REAL ESTATE

• 5,500 PROFESSIONALS IN 30 COUNTRIES 

Newsec – The Full Service Property House in Northern Europe – offers real estate 
owners, investors and tenants a full range of services within Advisory and Prop-
erty Asset Management. Newsec was founded in 1994 and is today a partner-owned 
company with some 2 000 co-workers spread across the seven Nordic and Baltic 
countries. In 2018, Newsec opened a London office to assist international inves-
tors interested in the Nordic and Baltic region. Newsec has approx. EUR 65 bil-
lion under management and annually signs lease agreements of approx. 1.6 million 
square meters, manages transactions of some EUR 7.6 billion and does real estate 
valuations of underlying property worth almost EUR 188 billion. Thanks to large 
volumes, local presence combined with in-depth understanding of a range of busi-
nesses, Newsec has a unique expertise of the real estate market in northern Europe. 

The market report Newsec Property Outlook has been published since 2001. Down-
load the latest issue at www.newsec.com/npo

NEWSEC
Mannerheiminaukio 1 A
00100 Helsinki
Tel. +358 207 420 400
info@newsec.fi
 
Contact details can be found at 
www.newsec.fi/yhteystiedot

Follow us on LinkedIn! 

THE FULL SERVICE PROPERTY HOUSE  
IN NORTHERN EUROPE OFFERS VISIONS 
AND MARKET DATA

OVER 1,500 AVAILABLE 
OFFICE SPACES. FIND YOURS 
TOIMITILAHAKU.NEWSEC.FI

https://www.newsec.com/npo
http://www.newsec.fi/yhteystiedot
https://www.linkedin.com/company/newsec
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