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SUMMARY
Overview

■  Around 20 investment transactions 
with a total volume of ca. EUR 504 
million were closed in Q1'16. 

■  A few significant preliminary 
transactions, including a record high 
acquisition of 75% stake in Echo Prime 
Properties portfolio by Redefine as 
well as sale of Prime Corporate Center 
(new Raiffeisen HQ in Warsaw) by 
Golub GetHouse to Warburg-HiH were 
signed  in Q1'16 and will be finalised in 
Q2-Q3'16. 

■  We anticipate, that the end-year 
volume will easily exceed EUR 4.0 bn, 
boosted by portfolio sales and prime 
office assets in Warsaw.
 

■  A few large prime office transactions 
that are expected this year will make 
the office sector outpace retail this 
year, as a list of prime shopping 
centres for sale is short at the moment.

■  Demand for decent warehouses 
is still strong, however, due to supply 
shortage, investment in this sector will 
be dominated by secondary assets. 

■  Prime yields have been sharpening 
across all commercial property sectors, 
with a record low levels in office and 
warehouse sectors expected this year. 
Secondary yields still remain stable.

Graph source: Savills Graph source: Real Capital Analytics

GRAPH 1

Investment volumes in Poland by sector
GRAPH 2

Investment volume in Central Europe region  
in 2015

“The first quarter of 2016 
gave a strong foundation for 
the rest of the year, which we 
believe, will end with an even 
better result than the last one, 
easily exceeding EUR 4.0 bn 
of total investment volume.”                                                
Michal Cwiklinski, Savills Poland
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Economy
Poland's GDP growth is still one of the 
strongest in the EU, having reached 
3.6% in 2015 (compared to 3.3% in 
2014) and is expected to accelerate 
further to 3.7% this year and 3.8% in 
2017, Oxford Economics forecasts.

Inflation in Poland bottomed out at 
-0.9% in 2015 and Oxford Economics 
forecasts inflation rate to rebound to 
1.4% this year. 

The main reference rate was reduced 
in March 2015 by 0.5 pp to 1.50% 
which is the lowest rate ever recorded 
and so far has remained unchanged. 
Further reduction of the reference rate 
is possible this year. 

In January 2016 the unemployment 
rate in Poland, based on the 
International Labour Office (ILO) 
definition, was 6.9% and was lower 
than the European Union’s and 
Eurozone’s average of 8.9% and 
10.3% respectively. 

Average monthly salary in the national 
economy was PLN 4,004 in 2014 and 
according to The National Bank of 
Poland was expected to grow by 4.0% 
in 2015 and by 5.2% in 2016.

General Overview
European real estate investment 
volume reached a 23% growth last 
year, despite a visible slowdown in the 
last quarter, reflecting a more cautious 
investment sentiment. 

Last quarter of 2015 was spectacular 
for Poland, bringing the annual volume 
to over EUR 4.0 bn. The first quarter of 
2016 ended up with slightly over EUR 
0.5 bn transaction volume, which is a 
better result than a year ago. Despite 
the element of caution, that has crept 
into the Polish investment market as 
well, it seems, that the end-year result 
may be even better than last year.

Core European capital, which used 
to be the main foundation for Polish 
investment market, is now even more 
focused on prime assets, which drives 
pricing into record levels, reflecting 
investment optimism towards the most 
secure assets on the market. The good 
evidence for that is the on-going sale 
of Prime Corporate Center (a new 
Raiffeisen HQ in Warsaw) by Golub 
GetHouse, for which a preliminary 
sales agreement was recently signed 
with Warburg-HiH Invest, at a record 
low yield level. 
 
Bearing in mind that some other 
landmark office developments 
complete this year, Warsaw may see 
a strong recovery, compared to a 

relatively weak (due to lack of decent 
product) last year. 

On the other hand, cross-border 
capital into Europe does not seem to 
be overconcerned. A South African 
investor Redefine Properties Ltd 
has recently signed a preliminary 
purchase agreement of a 75% interest 
in Echo Prime Properties, an Echo 
Investment subsidiary, which owns 18 
commercial income-producing assets, 
with a total value of ca. €1.18bn. This 
volume makes it the largest real estate 
transaction in the history of the Polish 
market.

Office Sector
Office transactions in Q1'16 amounted 
to ca. EUR 225 million, most of which 
in major regional cities. Two largest 
office transactions were the acquisition 
of Alchemia II by Polski Holding 
Nieruchomosci from Torus for ca. EUR 
60.6 million and the sale of Allcon Park   
by Allcon Investments to the occupier 
of the buildng, Intel, for ca. EUR 60 
million. Both properties are located in 
Gdansk. 

GRAPH 3

Investment volume by sector in 2015
GRAPH 4

Number of investment transactions by sector

Graph source: Savills Graph source: Savills (*forecast)

“The investment sentiment in Europe 
may be described as 'cautious optimism', 
nevertheless, the cross border capital flow 
and pricing is still on the rise."                                      
Michal Cwiklinski, Savills Investment
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The first quarter of the year was 
dominated by office transactions 
in regional cities. Apart from the 
two transactions mentioned above, 
there were a few more, starting with 
acquisitions of Opera in Gdansk, 
Forum 76 in Lodz as well as Okraglak 
and Kwadraciak in Poznan  by 
Benson Elliot and Sharrow Capital.  
Another important transaction was the 
acquisition of Pixel, an office property 
located in Poznan, single-let to Allegro 
Group, by GTC for ca. EUR 32 million.

The only office transaction finalised in 
Warsaw in Q1'16 was the acquisition 
of Warsaw Corporate Center by Valad 
for ca. EUR 23.5 million. Nevertheless, 
we anticipate, that a few large office 
transactions in Warsaw will be finalised 
this year, starting with Prime Corporate 
Center, a final agreement for which is 
to be signed in June'16. 

Prime achievable office yields in 
Warsaw City Centre decreased to ca. 
5.25-5.50%, whereas in Warsaw non-
central locations prime yields range 
within 6.75%-7.25% depending on the 
asset type and location. 

In the most established regional office 
markets of Wroclaw and Krakow prime 
yields are now at ca. 6.50-6.75%. 
In Poznan and Gdansk prime yields 
are slightly higher at ca. 7.00-7.25%, 
whereas in Lodz and Katowice at ca. 
7.75-8.00%. Activity in smaller regional 
markets (Szczecin, Lublin) is still limited 
with no direct benchmark for prime 
assets. 

Retail Sector
The volume of retail transactions in  
Q1'16 accounted for only ca. EUR 130 
million, almost in line with the volume 
recorded in Q1'15.  

The largest retail transaction so far this 
year was the sale of Krokus Shopping 
Centre by Valad Europe. Krokus is 
the first modern shopping centre in 
Krakow, opened in 1997 and has ca. 
28,000 sq m GLA. The scheme was 
acquired by Mayland, who is currently 
developing Serenada Shopping Centre 
(to be opened in 2017) on the adjacent 
site. As a result of the acquisition, 
Mayland will now be able to build 
a complimentary retail offer of both 
shopping centres. 

First Property Group finalised the 
acquisition of Galeria Corso, a new 
shopping centre in Swinoujscie. The 
scheme was sold for ca. EUR 24 
million reflecting a yield of ca. 7.85%. 

Beside that, there were a few smaller 
retail transactions e.g. disposal of three  
Alma stores (part of Olive Portfolio) two 
of which located in Krakow and one  
in Warsaw by Alma Market SA to  
Skarbiec TFI, a domestic closed-end 
fund.  

Prime shopping centre yields in 
Warsaw and major regional cities 
decreased to ca. 5.50%. In secondary 
cities, prime achievable yields for 
dominant, regional shopping centres 
are as low as 6.25-6.75%.

 

EUR 1.18 billion 
property transaction
The largest investment 
transaction in Poland ever.

Redefine Properties has recently acquired 75% 
interest in Echo Prime Properties from Echo 
Investment SA. The transaction is the largest ever 
acquisition of income generating real estate assets 
in Poland and in the CEE region. The transaction 
is part of Redefine's startegy to diversify away a 
dependence on the ailing South African economy.

The acquired portfolio consists of 10 retail and 8 
office properties with a total gross lettable area of 
over 428,000 sq m. Retail assets genereta ca. 74%  
of leased NOI.

Top three retail assets representing 70% of the value 
of retail part of the portfolio are Pasaz Grunwaldzki 
in Wroclaw (49,400 sq m GLA), Galaxy in Szczecin 
(41,300 sq m GLA) and Galeria Echo in Kielce (77,400 
sq m). 

Top three office assets representing 60% of the value 
of office part of the portfolio are Malta Office Park in 
Poznan (28,000 sq m GLA), Park Rozwoju in Warsaw 
(33,000 sq m GLA) and A4 Business Park in Katowice 
(18,000 sq m GLA). 

Additional value upside is secured via the right of first 
offering on 11 properties woth over EUR 500 million, 
currently being developed in advanced stage (80% to 
be comleted within 2 years) by Echo.

Redefine plans to reduce its shareholding to about 
50 percent through the sale of a 25 percent stake to 
selected co-investors.

GRAPH 5

Prime yields

Graph source: Savills
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OUTLOOK
Despite some caution that crept 
into the market there is a lot of 
investment optimism for 2016. 

Warehouse Sector
Following the last four consecutive 
years of increased activity in the 
warehouse sector in Poland, supply 
of prime assets seems to fall behind 
the investor demand, which remains 
strong, attracted by good prospects 
for the sector in the major CEE market.

Investment activity in the warehouse 
sector in Q1'16 was limited to three 
transactions with a total of ca. EUR 
150 million. The largest transaction last 
quarter was the acquisition of Amazon 
distribution centre in Poznan by GLL. 
The facility, developed by Panattoni, 
has ca. 100,000 sq m GLA. This is the 
second Amazon scheme acquired 
by GLL, the first one, located near 
Wroclaw, has ca. 119,000 sq m GLA 
and was sold last year for ca. EUR 70 
million. Both transactions were closed 
at record low yield levels, reflecting an 
extremely good covenant strength and 
long leases. 

Portfolio sales are still popular, 
especially in the industrial sector. 
Exeter Group acquired recently a 
portfolio of six built-to-suit warehouse 
schemes from KBC and BZ WBK. 
The assets are located in Western 
and Southern parts of Poland, are 8 
years old and have a total GLA of ca. 

62,000 sq m. Most of the assets have 
additional development potential. 

Prime achievable warehouse yields are 
now at ca. 6.75-7.00% for a single-let 
modern warehouses let to financially 
strong tenants for at least 10 years, 
in good locations in major logistics 
hubs. This does not apply to extremely 
unique cases such as Amazon 
facilities, which trade at much lower 
levels. In case of multi-let warehouse 
properties prime achievable yields are 
at ca. 7.50-8.00%, providing that they 
are leased at market rental levels and 
well located. 
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■  Following a good beginning of the year with  
a relatively high volume of transactions signed in 
Q1'16 (both final and preliminary) and taking into 
account the investment pipeline for the rrest of the 
year, we anticipate, that the end-year volume of 
transactions will exceed EUR 4.0 billion.

■  Growing inflow of cross border capital into Europe 
will be particualrly visible in Poland this year, boosted 
by Redefine's acquisition of 75% share in Echo Prime 
Properties.

■  We expect that office assets will accout for up to 
50% of the total investment volume, significant part 
of which will be prime assets located in Warsaw. 

■  Retail assets may constitute ca. 40% of the end-
year volume, dominated by some larger shopping 
centres in regional cities, major schemes in secondary 
cities and smaller retail parks and convinince centres. 

■  Transactions in the industrial sector, will probably 
make up ca. 10-12% of the end-year volume, being 
limited by a shortage of supply of prime assets. 
This may change a year later, following a new wave 
of developments of both built-to-suit and multi-let 
schemes.

“Despite high development activity 
in industrial sector, there is still a 
shortage of good investment product, 
that might satisfy demand of a rising 
number of players active on the market.”                                                
Michal Cwiklinski, Savills Investment
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