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Executive Summary 

ECONOMY 

 While Q3 GDP rapidly rebounded, rising infections mean restrictions on activity are 

tightening again, pushing the economic recovery backward.  

 Despite ultra-accommodative monetary and fiscal policy responses, the strength of 

COVID’s impact on demand means prices and thus interest rate expectations should 

remain anchored for the foreseeable future.  

 The IMF are now encouraging governments, which have access to capital markets, 

to ramp up public spending and support to limit permanent economic scarring. 

 

PROPERTY MARKETS 

 COVID has cyclically weakened all of the major real estate sectors but to varying 

degrees. Retail and hotels are most negatively impacted, whereas the logistics and 

residential sectors, where longer-term structural trends are more supportive, have 

been much less affected.  

 Low rates are a huge support for core pricing, but only where the structural drivers 

(demographics and technology) are favorable.  

 Investor and lender uncertainty is currently greatest around the outlook for offices. 

Reduced corporate office footprints look likely, but an occupier flight to quality will 

occur during the recovery—initially driven by fears and health and safety concerns, 

then to maximize productivity benefits, of the already in chronic short supply, top 

quality offices. This will be a significant opportunity for value add investors. 
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Economic Outlook 

As medical scientists predicted during the initial stages of the outbreak, the virus is resurgent 

again this autumn. The initial optimism of a “V-shaped” recovery for the Western world has thus 

vanished. Governments will want to avoid the re-introduction of national lockdowns, but more 

stringent containment policies look inevitable, with infections rising once more—pushing  back 

the eventual economic recovery.  

A historically strong rise in Q3 GDP is forecast for the Eurozone (c.+10%), underpinned by 

favorable base effects and an initial surge in activity levels following the reopening of 

economies. Even before the most recent surge in infection rates, activity showed signs of 

losing steam—particularly the services sector, which has borne the brunt of mobility and social 

distancing restrictions. Following a very brief summer revival, September’s services PMI 

(Purchasing Managers’ Index) slipped below the +50 growth threshold to 48.0 (versus 50.5 in 

August). The manufacturing sector seems to be faring better, with the manufacturing PMI in 

September at 53.7 (versus 51.7 in August), the third consecutive month above 50. The 

favorable PMI print was welcome news, but is slightly at odds with industrial production data, 

which showed signs of slowing in August.  

While Eurozone unemployment has been steadily rising month-on-month since April, in 

contrast to the U.S., European government job retention schemes have prevented a sharp rate 

spike so far. The pace that these policies are wound down over the coming months will dictate 

the degree of the increase in joblessness, and thus household incomes and the sustainability of 

the economic recovery.  

Despite the European Central Bank’s ultra-accommodative monetary policy (which includes an 

enormous increase in the monetary base) and strong fiscal response from governments, 

inflation remains very weak (-0.3% in September). Given the strength of COVID’s impact, the 

shock to demand means prices are expected to remain anchored for the foreseeable future. 

Current ultra-low debt servicing costs mean the International Monetary Fund (IMF) are now 

encouraging governments, which have access to capital markets, to ramp up public spending. 

This temporary support of the private sector through the crisis is seen as vital to limiting any 

permanent economic scarring. If governments embrace IMF guidance, public sector debt ratios 

look set to surge. Fixed income investors’ focus will then shift to governments’ abilities to 

service public debt, rather than just its quantum. 
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FIGURE 1: EUROZONE ECONOMIC EXPANSION 

Source: Oxford Economics. As of October 2020 

For 2020, Oxford Economics is forecasting a GDP decline of -7.5%, followed by an 

acceleration to +5.5% in 2021. Forecasts are subject to downward revision, and subject to the 

medical facts. The outlook for 2021 will be determined by the fiscal response of individual 

governments through the winter season. Ultimately, the pace and strength of the economic 

recovery is dependent on how quickly the world can get the virus under control and begin re-

opening economies once again.    

FIGURE 2: GDP COUNTRY FORECASTS (% PA) 

Source: Oxford Economics. As of October 2020. 

FIGURE 3: WORKPLACE MOBILITY 

Source: Google Mobility Data. As of 9 October 2020. (N.B: 7-day moving average) 
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U.K. 1.5% -7.9% 9.4% 4.5% 2.0% 1.7% 1.8% 
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FIGURE 4: UNEMPLOYMENT PROJECTIONS 

Source: Oxford Economics. As of October 2020. 

FIGURE 5: INTEREST RATE OUTLOOK 

Source: Oxford Economics. As of October 2020. 
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Capital Markets  

CBRE estimated Q3 2020 European real estate investment totalled €48 billion, down 37% in 

the same period a year ago. Over the nine month period to September, investment was down 

by only 11% (€183 billion), boosted by a record first quarter. CBRE further note, “Some 

markets have performed better than others amid the pandemic, with volumes correlating 

strongly to the extent countries have kept the virus under control.” Nonetheless, liquidity will 

remain challenging, tempered by the deteriorating medical situation and tightening of a variety 

of restrictions.  

Ultra-low interest rates will be a huge support for core real estate pricing. Where the structural 

drivers (demographics and technology) are still favorable, long-term asset appreciation is 

almost certain. This also explains why a highly divergent pricing outlook across the property 

sub-sectors has already emerged.  

Retail, which was already in the midst of a deep structural decline, now faces accelerated price 

corrections. This decline will be pronounced in large lot size shopping centers, but marginal for 

the super resilient grocery sector. Despite huge uncertainty about the future role of the office, 

prime office yields have managed to remain broadly stable so far, while industrial yields 

continue to harden in many markets. 

Commercial property lenders are becoming more conservative. Loan-to-value ratios (LTVs) 

could potentially fall below the 50% level this year. Timely Bank of England lending survey data 

shows commercial property debt availability has fallen markedly in the U.K., as banks are 

focusing on supporting other sectors of the economy and managing existing real estate 

relationships and loan books. This trend will most likely also become apparent across Europe 

as banks limit their exposure to the retail and hotel sectors, secondary quality assets/locations 

and new developments. The withdrawal by traditional lenders should create opportunities for 

alternative lenders to fill the gap. 

FIGURE 6: PRIME EUROPEAN PROPERTY VS. RISK-FREE RATE 

Sources: CBRE, Cushman & Wakefield, OECD. As of Q2 2020. 
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FIGURE 7: PRIME EUROPEAN CBD OFFICE YIELDS 

Source: Cushman & Wakefield. As of Q3 2020. 

FIGURE 8: U.K. CRE LENDING CONDITIONS  

Source: Bank of England, Credit Conditions Survey. As of October 2020. 
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Occupier Market 

OFFICES 

Occupier demand was already softening last year, but the pandemic has accelerated this into a 

slump as take-up fell c.50% in Q2 compared to the same period a year ago. While vacancy 

saw a marginal uplift through June 2020, supply levels still remain very low and shortages of 

Grade A space are even more pronounced.  

Vacancy is expected to increase, as occupiers delay non-urgent property decisions and the 

number of insolvencies inevitably rise as restrictions emerge once again this winter. We 

envisage sharper rises for secondary quality space, often occupied by weaker corporates, and 

a two tier rental market should rapidly develop. 

The future of the office is currently heavily debated, but cities remain the pinnacle of human 

development—and to believe otherwise is to take a grim outlook for society. The 

agglomeration, knowledge sharing and social benefits will endure, and be more appreciated 

than ever as the virus impact inevitably fades. A highly specified office building in an amenity 

rich vibrant city center will remain a powerful weapon for building corporate culture, training and 

in the “war for young talent”. 

Post pandemic “working-from-home” is almost certainly here to stay. Corporates are already 

reassessing footprints, but given that current lease commitments need to be unwound, that rent 

is a much smaller proportion of corporate operating costs than in the past, and with the 

unknown long-term productivity impact, space reductions could be less than some assume 

today. We envisage that future occupier demand will be reduced, but focused on the very best 

quality, fully flexible space. Further, initially based on virus fears and health and safety grounds, 

the legal requirements to de-densify will morph into a permanent need for more collaborative 

training and client meeting spaces in an effort to truly maximize “in-the-office-days” productivity.  

Central urban locations will also be more appreciated than ever, as the most convenient places 

to meet face-to-face in the future. 

Following a lack of new development for much of the post Global Financial Crisis period, the 

best Grade A space is already in short supply across Europe’s capital cities. With occupier 

demand highly likely to focus on modern space during the recovery and developers and 

lenders freezing new construction, upward pressure on Grade A rents over the mid to longer 

term could be considerable. Perhaps paradoxically (to some), despite current anxieties about 

the investibility of the office sector, the widening rental and therefore yield gap between the 

best quality space and  ‘the rest’ also implies that the best real estate return prospects will soon 

reside in “value-add” office projects. 
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FIGURE 9: EUROPEAN DEMAND (TAKE-UP) 

Source: Cushman & Wakefield. As of Q2 2020. 

FIGURE 10: FUTURE IMPORTANCE OF THE PHYSICAL OFFICE   

*Assumes a stable environment. 

Source: 2020 CBRE Global Occupier Sentiment Survey, The Future of the Office. As of June 2020. 

RETAIL 

Retail has been heavily impacted by the pandemic, with forced store closures and social 

distancing measures discouraging physical store visits. Enclosed shopping centers have 

proven most vulnerable, with footfall generating amenities often closed (e.g. food courts, 

cinemas) and virus concerns deterring shoppers.  

Retail sales volumes have improved from the lows seen in spring, but high street conditions still 

remain extremely challenging, with many retailers continuing to face cash-flow difficulties. 

While weak near-term low inflation and reduced commuting costs have propped up purchasing 

power, deteriorating labor market conditions and the tapering of fiscal support could derail the 

recovery. 

Store vacancy rates will rise, as insolvencies increase depending on the national government, 

and surviving retailers will restructure store portfolios and offload surplus space. In time, some 

redundant out of town/edge of town retail warehouse schemes could suit repurposing as ‘final 

mile’ logistics sites.  

Longer term, the acceleration of e-commerce adoption means retailers with robust omni-

channel offerings will survive and prosper. Although not entirely immune to the march of 

automation and technology, there also seems to be considerable internet resilience in mass 

market food stores, where low margins and high online delivery costs still erode grocers’ 

profits.  
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FIGURE 11: CUSTOMERS WHO TRIED NEW SHOPPING BEHAVIORS SINCE COVID 

Source: McKinsey and Company, COVID-19 Consumer Pulse Survey data. As of July 2020. 

 

INDUSTRIAL 

The European logistics sector has been one of the stronger performing sectors, with e-

commerce expansion a key source of demand both before and during the pandemic. This 

sector is certainly not fully ‘COVID immune’, with a high exposure to beleaguered ‘traditional’ 

retailers and sharp GDP contractions negatively impacting the velocity of goods flowing through 

economies. Take-up data suggests a performance divergence, with big-box demand seeming 

more resilient than smaller multi-let space, where there are some tentative signs of occupier 

market weakness, probably via their higher exposure to small and medium-sized enterprises. 

Supply pressures are intensifying, with strong demand for pre-lets and ready-to-occupy units 

reducing the already tight supply of new warehouses. Over the coming months, heightened 

competition for speculative space is anticipated, given c.70% of the 2020 development pipeline 

is pre-let or build-to-suit.  

Industrial is expected to be a long-term pandemic beneficiary, with e-commerce growth 

projections suggesting sustained future logistics demand. Pandemic supply chain disruptions 

could also lead to increased inventory levels being stored closer to home, and perhaps even 

the reshoring of some production. 

FIGURE 12: FORECAST E-COMMERCE GROWTH 

Source: Euromonitor. As of July 2020. 
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RESIDENTIAL 

The European housing market has continued to see capital appreciation this year, up 5% per 

annum or 1.2% quarter-on-quarter through June 2020. It is clearly unusual to see house prices 

rise during a recession. The explanation is largely due to a combination of rapid and massive 

accommodative monetary policy driving interest rates lower, job retention schemes limiting the 

rise in unemployment, other government support via transfer tax cuts, mortgage holidays and 

landlord eviction bans, and buyers’ reappraisal of housing needs with mass working from home 

likely to persist in part.  

With rising infections, which imply increasing activity restrictions, the wider economic recovery 

has been pushed back. That means the outlook for house prices over the next six months or so 

now depends on the degree of ongoing temporary government support. Nonetheless, the 

longer-term case for allocating to this sector relies on identifying markets where shortages of 

housing stock is endemic—a structural support that varies significantly at a local level across 

Europe. 

 

  



 

 

 

 

 

 
 

For investment professionals only 11 

European Real Estate QU ARTERLY RESE ARCH |  Q3  2020  

About the Team 

Barings Real Estate’s research team is structured by sector and geographic expertise, with 

efforts led by Philip Conner in the U.S. and Paul Stewart in Europe. The team has a diverse 

background covering various industries, asset classes and countries, which is complemented 

by an analytics function enhancing the team’s ability to collect, augment and analyze data to 

inform better decision making.    
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Important Information 

Any forecasts in this document are based upon Barings opinion of the market at the date of preparation and are subject to change without notice, 

dependent upon many factors. Any prediction, projection or forecast is not necessarily indicative of the future or likely performance. Investment involves 

risk. The value of any investments and any income generated may go down as well as up and is not guaranteed. Past performance is no indication of 

current or future performance. PAST PERFORMANCE IS NOT NECESSARILY INDICATIVE OF FUTURE RESULTS. Any investment results, portfolio 

compositions and or examples set forth in this document are provided for illustrative purposes only and are not indicative of any future investment 

results, future portfolio composition or investments. The composition, size of, and risks associated with an investment may differ substantially from any 

examples set forth in this document. No representation is made that an investment will be profitable or will not incur losses. Where appropriate, changes 

in the currency exchange rates may affect the value of investments. Prospective investors should read the offering documents, if applicable, for the 

details and specific risk factors of any Fund/Strategy discussed in this document. For Professional Investors / Institutional Investors only. This document 

should not be distributed to or relied on by Retail / Individual Investors. Barings LLC, Barings Securities LLC, Barings (U.K.) Limited, Barings Global 

Advisers Limited, Barings Australia Pty Ltd, Barings Japan Limited, Barings Real Estate Advisers Europe Finance LLP, BREAE AIFM LLP, Baring Asset 

Management Limited, Baring International Investment Limited, Baring Fund Managers Limited, Baring International Fund Managers (Ireland) Limited, 

Baring Asset Management (Asia) Limited, Baring SICE (Taiwan) Limited, Baring Asset Management Switzerland Sarl, and Baring Asset Management 

Korea Limited each are affiliated financial service companies owned by Barings LLC (each, individually, an "Affiliate"), together known as "Barings." 

Some Affiliates may act as an introducer or distributor of the products and services of some others and may be paid a fee for doing so. 

 

 

NO OFFER: solicitation for the purchase or sale of any financial instrument or service in any 

jurisdiction. The material herein was prepared without any consideration of the investment objectives, 

financial situation or particular needs of anyone who may receive it. This document is not, and must 

not be treated as, investment advice, an investment recommendation, investment research, or a 

recommendation about the suitability or appropriateness of any security, commodity, investment, or 

particular investment strategy, and must not be construed as a projection or prediction. 

In making an investment decision, prospective investors must rely on their own examination of the 

merits and risks involved and before making any investment decision, it is recommended that 

prospective investors seek independent investment, legal, tax, accounting or other professional 

advice as appropriate.  

Unless otherwise mentioned, the views contained in this document are those of Barings.  

 

These views are made in good faith in relation to the facts known at the time of preparation and are 

subject to change without notice. Individual portfolio management teams may hold different views 

than the views expressed herein and may make different investment decisions for different clients. 

Parts of this document may be based on information received from sources we believe to be reliable. 

Although every effort is taken to ensure that the information contained in this document is accurate, 

Barings makes no representation or warranty, express or implied, regarding the accuracy, 

completeness or adequacy of the information.  

 

These materials are being provided on the express basis that they and any related communications 

(whether written or oral) will not cause Barings to become an investment advice fiduciary under 

ERISA or the Internal Revenue Code with respect to any retirement plan, IRA investor, individual 

retirement account or individual retirement annuity as the recipients are fully aware that Barings (i) is 

not undertaking to provide impartial investment advice, make a recommendation regarding the 

acquisition, holding or disposal of an investment, act as an impartial adviser, or give advice in a 

fiduciary capacity, and (ii) has a financial interest in the offering and sale of one or more products and 

services, which may depend on a number of factors relating to Barings’ business objectives, and 

which has been disclosed to the recipient. 

 

OTHER RESTRICTIONS: The distribution of this document is restricted by law. No action has been 

or will be taken by Barings to permit the possession or distribution of the document in any jurisdiction, 

where action for that purpose may be required.  

Accordingly, the document may not be used in any jurisdiction except under circumstances that will 

result in compliance with all applicable laws and regulations.  

Any service, security, investment or product outlined in this document may not be suitable for a 

prospective investor or available in their jurisdiction. Any information with respect to UCITS Funds is 

not intended for U.S. Persons, as defined in Regulation S under the U.S. Securities Act of 1933, or 

persons in any other jurisdictions where such use or distribution would be contrary to law or local 

regulation. 

INFORMATION: Barings is the brand name for the worldwide asset management or associated 

businesses of Barings. This document is issued by one or more of the following entities:  

Barings LLC, which is a registered investment adviser with the Securities and Exchange Commission 

(SEC) under the Investment Advisers Act of 1940, as amended (Barings LLC also relies on section 

8.26 of NI 31-103 (international adviser exemption) and has filed the Form 31-103F2 in Ontario, 

Quebec, British Columbia, Alberta, Nova Scotia, Manitoba, New Brunswick, Newfoundland and 

Labrador, Prince Edward Island and Saskatchewan); Barings Securities LLC, which is a registered 

limited purpose broker-dealer with the Financial Industry Regulatory Authority (Baring Securities LLC 

also relies on section 8.18 of NI 31-103 (international dealer exemption) and has filed the Form 31-

103F2 in Ontario, Quebec, British Columbia, Alberta, Nova Scotia, Manitoba, New Brunswick, 

Newfoundland and Labrador, Prince Edward Island and Saskatchewan); 

 

Barings (U.K.) Limited, which is authorized and regulated by the Financial Conduct Authority in the 

United Kingdom (Ref No. 194662) and is a Company registered in England and Wales (No. 

03005774) whose registered address is 20 Old Bailey, London, EC4M 7BF.  

 

The document is for informational purposes only and is not an offer or Barings Global Advisers 

Limited, which is authorized and regulated by the Financial Conduct Authority in the United 

Kingdom (Ref No. 552931) and is a Company registered in England and Wales (No. 07622519) 

whose registered address is 20 Old Bailey, London, EC4M 7BF and is a registered investment 

adviser with the SEC; Baring Asset Management Limited, which is authorized and regulated by the 

Financial Conduct Authority in the United Kingdom (Ref No. 170601) and is a Company registered 

in England and Wales (No. 02915887) whose registered address is 20 Old Bailey, London, EC4M 

7BF;  Baring International Investment Limited, which is authorized and regulated by the Financial 

Conduct Authority in the United Kingdom (Ref No. 122628), and is a Company registered in 

England and Wales (No. 01426546) whose registered address is 20 Old Bailey, London, EC4M 

7BF, is a registered investment adviser with the SEC (Baring International Investment Limited also 

relies on section 8.26 of NI 31-103 (international adviser exemption) and has filed the Form 31-

103F2 in Quebec and Manitoba;  

Barings Real Estate Advisers Europe Finance LLP, which is authorized and regulated by the 

Financial Conduct Authority in the United Kingdom (Ref No. 401543); or  

BREAE AIFM LLP, which is authorized and regulated by the Financial Conduct Authority in the 

United Kingdom (Ref No. 709904);  

 

Baring Fund Managers Limited, which is authorized as a manager of collective investment schemes 

with the Financial Conduct Authority in the United Kingdom and is authorized as an Alternative 

Investment Fund Manager in several European Union jurisdictions under the Alternative Investment 

Fund Managers Directive (AIFMD) passport regime; 

 

Baring International Fund Managers (Ireland) Limited), which is authorized as an Alternative 

Investment Fund Manager in several European Union jurisdictions under the Alternative Investment 

Fund Managers Directive (AIFMD) passport regime and, since April 28, 2006, as a UCITS 

management company with the Central Bank of Ireland; 

Baring Asset Management Switzerland Sàrl, which is authorized by the Switzerland Financial 

Market Supervisory Authority to offer and/or distribute collective capital investments; 

 

Barings Australia Pty Ltd (ACN 140 045 656), which is authorized to offer financial services in 

Australia under its Australian Financial Services License (No: 342787) issued by the Australian 

Securities and Investments Commission;  

 

Baring Asset Management (Asia) Limited, which is licensed by the Securities and Futures 

Commission of Hong Kong to carry on regulated activities Type 1 (dealing in securities), Type 2 

(dealing in futures contracts), Type 4 (advising on securities), Type 5 (advising on futures contracts) 

and Type 9 (asset management) in Hong Kong in accordance with the requirements set out in the 

Securities and Futures Ordinance (Cap 571);  

 

Barings Japan Limited, which is registered as a Financial Business Operator (Registration No. 396-

KLFB) for Type II Financial Instruments Business, Investment Advisory and Agency Business, and 

Investment Management Business with the Financial Services Agency in Japan under the Financial 

Instruments and Exchange Act (Act No. 25 of 1948);Baring SICE (Taiwan) Limited, an 

independently operated business (Business license number: 2008 FSC- SICE- Xin- 030; Address: 

21 F, No.333, Sec. 1 Keelung Road, Taipei 11012; Taiwan Contact telephone number: 0800 062 

068); or  

Baring Asset Management Korea Limited, which is authorized by the Korean Financial Services 

Commission to engage in collective investment business and is registered with the Korean 

Financial Services Commission to engage in privately placed collective investment business for 

professional investors, discretionary investment business and advisory business. 
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