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SUMMARY
The retail park market is now catching the eye of investors

■ The circa 1.85 million sqm of retail 
space in retail parks now accounts 
for 12.5% of the retail market. 

■ Developer activity in this segment 
continues to grow. Among the new 
developments in the pipeline for the 
next 36 months, retail parks comprise 
26% of retail complexes and account 
for 15% of GLA. 

■ National developers continue 
to dominate the market, although 
SOCIMIs (Spanish equivalent of 
REITs) are now entering the product 
development stage.

■ Other international players 
interested in purchasing land and 
developing more novel and well 
designed concepts are likely to enter 
the market soon. 

■ Rents for prime product are 
expected to start to increase in 2016, 
with the rest remaining stable.

■ The €500m transacted in the retail 
park segment marks an all-time 
record high. Megapark in Baracaldo 
(Vizcaya) accounted for 20% of this 
total, but even if this transaction was 
excluded, 2015 would still have been 
a record year. 

■ Despite an increase in activity and 
available product, the imbalance 
between supply and demand for 
high quality properties continues 
to harden yields, which continue to 
trend downwards.

"New international developers 
will breathe new life in to the 
market with better quality 
projects that will attract 
new retailers" Salvador González, 
Investment Retail

Source: AECC / Savills / *forecasts Source: CIS / INE / *until March
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New developments by type of scheme
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Consumer Confidence and Retail Sales
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Economic outlook
The Spanish economy has been 
in a growth cycle since the start 
of 2013, registering its eighth 
consecutive rise in Q4 2015; 3.5% 
according to the Spanish Statistical 
Office (INE). The 3.2% annual 
figure is above the 2.5% historical 
average for the period between 
1971 and 2014 for the first time 
since the onset of the recession. 

With regards to the job market, the 
unemployment rate has continued 
to trend downwards since the end 
of 2013, adjusting since then at 
around 20% and according to the 
national census (EPA), reached 
20.9% in Q4 2014. 

Domestic demand continues to 
be the main economic growth 
driver. The continuing fall in 
prices – as a result of the drop in 
oil prices - along with an increase 
in employment levels (3.0% in 
Q4 2015, the sixth consecutive 
increase) have resulted in an 
increase in household spending 
power and final consumption. 
According to the INE, consumer 
spending grew by 3.5% in Q4 2015, 
the highest increase in the past 
eight years. 

Retail trade figures are also 
encouraging, with the close of 2015 
marking the second consecutive 
year of growth. Despite this, 
business figures are still well off 
reaching pre-crisis levels.

To date, the economic climate has 
gone hand-in-hand with a rise in 
consumer confidence. At the end 
of 2013, the indicator began to rise 
and has continued to surpass all 
records to date. 

In December 2015 the index closed 
out the year at 107, while the year's 
average was above 100, which 
suggests that consumers are by and 
large positive about the economy. 
However, the current uncertain 
political situation coupled with the 
current world economic outlook 
have caused a drop in these values 
in January and February after two 
years of continuous growth. 

Retail park stock
Retail park stock in Spain remained 
very similar to that of 2014. The 
two schemes delivered in 2015, 
Las Mercedes Open Park (Madrid) 
and Gines Plaza (Seville), barely 
increased stock by 2%, leaving total 
stock at 1.85 million sq m (GLA).

The 30,000 sq m contributed by 
these two new retail complexes 
has affected the geographical 
distribution very slightly, leaving 
Andalusia, Madrid and the 
Community of Valencia at the top 
of the regional lists. These three 
autonomous communities comprise 
just over 60% of total stock. 

Catalonia continues to lag behind 
due to a tough small retailer 
protectionist policy, which has 
held back the growth of large retail 
spaces for a number of years. 

As we will see later on in this 
report, the lack of retail parks in 
Catalonia has been compensated 
for by retailers that chose to start 
to operate in free-standing retail 
warehouse units.

We would also note that six of the 
17 regions and two autonomous 
cities have no retail parks. 

As regards the average size of 
these complexes, the reduced size 
of the two new developments has 
decreased the national average 
size by 5%, which at April 2015 
stood at 24,000 sq m.

In general, retail parks tend to 
range somewhere between 10,000 
sq m and 19,999 sq m in size 
(40% of all retail parks) and these 
account for 24% of all retail space.

There are only eight parks larger 
than 50,000 sq m and these 
account for a little over a third of 
GLA. Three of them are in Madrid 
(Parque Oeste, Megapark San 
Sebastián de los Reyes and Rivas 
Futura), one in Cádiz, Andalusia 
(Luz Shopping), another in Vizcaya, 
Basque Country (Megapark 
Barakaldo), the sixth in Zaragoza, 
Aragón (Puerto Venecia retail park), 

GRAPH 3

Economic indicators

Source: INE

"The retail park format continues to gain 
an ever stronger foothold in the market. 
The ongoing fall in prices and low cost 
philosophy prevalent among a number 
of retailers, is fostering loyalty from 
new customers looking for good deals"     
Gema de la Fuente, Savills Research 
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Retail Market Completions
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a seventh in Toledo, Castilla La 
Mancha (La Abadía) and finally, 
the eighth in Murcia (Parque 
Mediterráneo).

We would note that a number of 
retail parks on the list have been 
transacted in the last few months 
as block purchases and/or some of 
the units when related to multi-
owned complexes.

Freestanding retail 
warehouse stock
According to our estimates, there 
is a total of 2.62 million sq m 
of occupied freestanding retail 
warehouse units. 

In terms of freestanding retail 
warehouses, Catalonia is in first 
place, followed by the Community 
of Valencia. These two, both with 
more than 400,000 sq m, account 
for just over a third of total GLA. 

The large amount of space in 
Catalonia is surprising, since 
tough restrictions on the opening 
of large stores has restricted 
the development of new retail 
complexes and premises for large 
retailers in recent years. Despite 
this, in 2013 IKEA opened the 
largest store in its Spanish retail 
network in Sabadell (Barcelona), 
and ever since then Catalonia has 
been in first place. 

In 2015, Leroy Merlin, another 
retailer known for taking a large 
amount of space, opened its Sant 
Cugat del Vallés store with 10,000 
sq m of floor space, which has also 
contributed to Catalonia holding on 
to the top spot.

Andalusia completes the regional 
retail space table for freestanding 
retail warehouse units. The three 
autonomous communities with 
the largest volume of GLA in 
freestanding retail warehouses 
account for 50% of the national 
total.

In contrast to retail park product, 
all provinces, and therefore all 
autonomous communities, have 
some form of freestanding retail 
warehouse space. Barcelona, 
Madrid, Valencia, Alicante and 
Seville, the provinces with the 
highest amount of GLA, account for 
almost 50% of total national supply.  

In terms of number of units, 
Barcelona again comes out on 
top. Madrid, Valencia and Alicante 
share the top spots in the list along 
with a surprise entry from Girona, 
which appears among the top five 
provinces with the largest number 
of standard retail warehouse 
retailers.

Total retail park and 
freestanding retail 
warehouse unit stock
Taking in to account the total 
GLA in both retail parks and 
freestanding retail warehouse units, 
the retail warehouse market in 
Spain stands at 4.5 million sq m of 
space.

Andalusia, Madrid and the 
Community of Valencia account for 
just over half of monitored space, 
since all three fall within the five 
regions with the largest amount 
of retail space, both in terms of 
retail parks and freestanding retail 
warehouses.

By province, the situation is very 
similar to last year's market report. 
Madrid leads the list accounting for 
almost 17% of the total, followed 
by Valencia with almost 8% and 
Barcelona with 7.5%.

Commercial density in 
the retail warehouse 
market
Retail density in Spain stands at 
95.45 sq m per 1,000 inhabitants. 
Just seven autonomous 
communities are above the national 
average, with six above the 100 sq 
m level. 

The largest parks in Spain are the 
key retail density drivers within 
their regions (Parque Oeste, 
Megapark and Rivas Futura in 
Madrid, Puerto Venecia in Zaragoza 
(Aragón) and Thader and Parque 
Mediterráneo in Murcia), while 
the Community of Valencia's 
presence is due to its high volume 
of freestanding retail warehouses, 
that make up almost 70% of the 
region's total, while the national 
average stands at barely 57%.

In terms of provinces, Valladolid 
has held the top spot since 2012, 
thanks to the opening of the IKEA 
retail complex, which has helped 
to entice other developers to the 
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Retail parks - Stock and openings
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park, with the current retail density 
standing at 193 sq m.

Hence why people talk about the 
"IKEA effect", which serves as an 
anchor tenant in the retail areas 
where it has its stores. Cádiz is 
also up at the top of the list, with 
170 sq m having also benefitted 
from the lure of the Swedish giant. 

Zaragoza, which also has an IKEA, 
is in second place, although the 
boost to retail density in this case 
is due to the Puerto Venecia macro 
complex.
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put accumulated growth by its 
associates at 3%, which among 
others, include: AKI, Bricomart, 
Conforama, Leroy Merlin, IKEA, 
Worten, Media Markt, el Corte 
Inglés, C&A, Carrefour and Toys "R" 
us.

For its part, the National 
Association for Manufacturers and 
Importers of Electrical Appliances 
(ANFEL - Asociación Nacional 
Fabricantes e Importadores 
Electrodomésticos) puts y-o-y 
turnover for January-February 2016 
at almost 1.2%.

IKEA ended its financial year with 
a 10% y-o-y increase in sales in 
August, which represents two 
consecutive years of growth and it 
continues to aim to have an IKEA 
store less than an hour away from 
80% of Spanish households. The 
Swedish giant's expansion plan 
does not just include its traditional 
stores, but also new retail formats, 
such as the first pick up point in 
the Spanish market, which opened 
in Navarre in 2015.

The Adeo group has expansion 
plans for three of its brands in 
Spain (Leroy Merlin, AKI and 
Bricomart).

Leroy Merlin opened three stores 
in 2016 and intends to open 
25 more up to 2020. Over the 
course of 2016, it will add four 
new POS to its network (Jaén, 
Madrid, Finestrat-Benidorm and 
A Coruña) and will carry out eight 
major extension projects and 31 
remodellings, investing €172m.

AKI will focus its expansion on 
retail warehouses (60% of total 
planned) with the aim of reaching 
69 stores by 2019. For the first 
time, it will opt for stores of 
between 1,000 sq m and 1,500 sq 
m in smaller towns.

Among Bricomart's new stores, 
summer 2016, will see the opening 
of the Sestao (Vizcaya) retail 
warehouse, which will be its 
first POS in the Basque Country. 
The developer City Grove has 
announced that Bricomart is one 
of the retailers that have confirmed 
that it will form part of the new 
Terrasa Plaza project, scheduled to 
complete in spring 2017. 

GRAPH 7

Retail park market - Average GLA 
(retail parks&stand-alone units)
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Jaén, Segovia, Burgos and Teruel 
are at the tail end of the list, 
with an average of less than 15 
sq m, since they have just a few 
freestanding retail warehouses, but 
no retail parks.

Commercial density 
weighted by population 
based on age structure
Since certain age groups are more 
active consumers, this study has 
not taken into account citizens 
under the age of 16 and over the 
age 70. 

According to our calculations, retail 
density stands at 128 sq m, being 
higher at regions and provinces 
in which ageing population levels 
are higher. The ten provinces with 
the greatest growth are those 
with the highest rates of older age 
inhabitants (various in Castilla y 
León, Galicia and Aragón).

Economic activity vs. 
retail density
If we cross-reference socio-
economic indicators which allow 
us to examine the population's 
purchasing power vs. retail 
density data, we are able to 
better identify provinces in which 
conditions are more favourable 
for the development of new retail 
schemes.

The Basque Country, Galicia, 
Aragón and Castilla y León are 
the regions in which the most 
provinces have been identified as 
possible business niches, thanks 
to their robust local economies and 
lack of retail provision. 

It is interesting to switch the 
weighted retail density with the 
areas with the highest disposable 
income, as various of the provinces 
that have socio-economic figures 
above the average level, would 
see their retail density ranking 
fall, which would make them good 
locations for an increase in retail 
space. 

In-depth analysis of the catchment 
area and current and future retail 
competition for each one of 
them will help determine the best 
location for new developments.

Expansion plans
As a result of the structural reforms 
to the financial system in recent 
years, the main macroeconomic 
indicators continue to remain 
above zero, which have had a 
positive effect on the recovery in 
consumption. 

This has emboldened retailers to 
pursue expansion plans, although it 
is worth noting that many remained 
active in even the most difficult 
years of the crisis.

It is worth bearing in mind that 
many of the retailers in the retail 
warehouse market are linked to 
the home, furniture, DIY, electrical 
appliances, etc. sectors, which go 
hand-in-hand with the residential 
construction sector and the sale 
and purchase of homes. In this 
regard, the upturn in employment 
figures, along with low interest rates 
and easier access to financing are 
just some of the factors that have 
favoured the increase in property 
sales (+9% in 2015, according to 
provisional data published by the 
Spanish Development Ministry). 

The figures provided by other 
associations within the sector 
also confirm this upward market 
trend, such as The National 
Association of Large Distribution 
Companies (ANGED - Asociación 
Nacional de Grandes Empresas de 
Distribución), which in November 
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Summer 2016 will see Bauhaus 
open its largest store in Spain 
(17,500 sq m) in the scheme that 
Alcorcón (Madrid) City Hall has 
dubbed "DIY City" (Ciudad del 
Bricolaje). Other brands such as 
IKEA and Bricomart will accompany 
the German firm.

Conforama is also looking towards 
a brighter future, as it plans to 
add 26 new POS to its network in 
order to reach a total of 50 stores 
by 2019. Locations on their growth 
map include: Madrid, Barcelona, 
Seville and the Balearic and Canary 
Islands.

In 2016, Media Markt is planning to 
open stores in Madrid, Barcelona, 
Mallorca and Santiago de 
Compostela, aiming to reach 100 
stores over the next five years, 
including some urban stores in city 
centres.

Sprinter seems intent on keeping 
its foot firmly on the accelerator 
pedal. The sports chain has 
ambitious expansion plans for 
2016, with the opening of 22 new 
stores. The Valencian brand has 
a large number of units across 
the country, though it has yet 
to establish a presence in the 
autonomous communities of 
Navarre and the Basque Country, 
therefore this area could be one of 
the company's key targets.

In terms of distribution retailers, 
Costco opened its second POS 
in Spain in Getafe (Madrid) at the 
end of 2015 and has another store 
planned in Las Rozas (Madrid) 
within the next year. Its five year 
expansion plan includes the 
opening of more stores in Madrid, 
where it hopes to have at least five 
stores, Barcelona and Valencia.

German supermarkets Aldi and Lidl 
continue to gain market share in 
Spain. These rival stores share the 
same business model of offering 
discounted goods. A change in 
customers' thinking and their 
positive perception of value for 
money offered by these two firms 
is reflected in their aggressive 
expansion plans.

GRAPH 8

Commercial density (retail parks&stand-alone units)

Source: Savills

Rents
Average retail park rents, which in 
the past few years fell significantly, 
have now started to stabilise. 

According to the Savills database, 
rents in 2015 stood at around €10 
per sq m/month, although analysis 
by business sector shows that 
there are some categories with 
significantly higher rents, such as 
opticians and telephone shops, 
both of which stand at circa €12 
per sq m/month, as they tend to 
take smaller units (from 375 sq m 
to 150 sq m respectively).

In terms of the prime achievable 
rent, this stands at €16 per sq m/
month, taking into consideration 
that the best parks are touching 
on 100% occupied and virtually no 
new leases have been signed in 
these parks. In any event, the lack 
of supply and occupier interest in 
taking space in highly consolidated 
retail complexes will help to 
increase growth.

"A number of international developers are actively 
searching for land for new developments. Their entry 
into the market will breathe new life into the project 
pipeline and will attract new brands, which up until 
now have only been operating in their countries of 
origin" Luis Espadas, Capital markets
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Prime rents in Europe (RW)- Q1 2016
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In Europe, the average rent closed 
2015 standing at €16.60 per sq 
m/month, which is a 10% y-o-y 
increase, given that eight out of the 
nine countries analysed have seen 
growth. Poland heads up the list of 
countries that are now on the up, 
with a 20% y-o-y increase. Five 
countries, with Spain being among 
them, remain at the same figure as 
last year and only Norway has seen 
rents decrease.

London and Dublin are the markets 
with the highest rents in Q1 16, 
at almost €39 and €27 per sq m/
month respectively, and Amsterdam 
and Belgrade are at the lower end 
with €10 per sq m/month.

Futures projects
Retail parks continue to remain 
stable in the national retail market.  

Retail parks represent 15% of new 
developments for retail complexes 
in the pipeline between 2016 and 
2018, though with a very uneven 
distribution in each year. While the 
only addition expected in 2016 is a 
small park in Ávila (Las Moruchas, 
just 3,300 sq m), three complexes, 
amounting to a total of 100,000 sq 
m, are expected to come on to the 
market in 2017, which account for 
35% of all GLA in the pipeline.

In any event, and as has been 
seen in the past few years, the 
letting rate will be the factor that 
determines work schedules.

We would particularly note the type 
of company developing this type of 
product. Spanish developers have 
clearly led the way in this market, 
developing 62% of space since 
2008. Among these companies, we 
would note the frenetic activity of 
Bogaris, which is constructing 21% 
of GLA under construction and 
accounted for 25% of the parks 
that came on to the market.

It is worth noting the arrival on 
to the market of the SOCIMIs 
(Spanish equivalent of REITs), 
which up until now have primarily 
been focused on investment, 
although they are now starting to 
venture into development. 

This is the case with Lar Real 
Estate Socimi, which is developing 
the 45,000 sq m Cuatro Caminos 

complex in Sagunto (Valencia), 
expected to complete in 2017.

Investment market
The slightly more than €2,400m 
registered in the traditional retail 
investment market by the end of 
2015 is an all-time record and 10% 
higher than the previous highest 
figure, which was recorded in 2006.

The retail park market also 
registered a record high investment 
figure, reaching €500m, which 
equates to 20% of the total 
transacted since 2000.

We would note that the Megapark 
Barakaldo deal, acquired by 
Lar Real Estate Socimi after the 
summer for €170m (including the 
Factory Outlet) accounted for close 
to one third of the year's total, but 
even if we discount this mega-deal, 
2015 would still have been a record 
year.

It is also important to mention that 
the retail warehouse market has 
recovered its investment market 
share. The lack of good quality 
product on the market and the 
marked difference between buyer 
and seller expectations reduced 
the market share of this asset 
class to 3% and 4% respectively 
in 2013 and 2014. This percentage 
shot up to 21% in 2015, excluding 
Megapark.

The first transaction in this segment 
has already been carried out in the 

first few months of 2016. Sonae 
Sierra sold three units occupied 
by Worten in Madrid, Barcelona 
and Valencia. The purchaser was 
a Belgian fund and the investment 
amounted to slightly more than 
€27m.

Demand
Foreign investment continues 
to dominate the investment 
market, accounting for 52% of all 
transactions in 2015.

Lar España Socimi's acquisition 
of Megapark accounted for 
70% of the remaining 48%, but 
one should bear in mind that 
despite these companies being 
Spanish companies, most of their 
shareholders are in fact overseas 
investors.

Consequently, if one disregards Lar 
Real Estate Socimi's transaction, 
the remaining Spanish players were 
private investors with an average 
investment volume of around 
€10m.

In terms of foreign investors, 
funds continue to be the most 
active. However, new faces are 
beginning to enter the market. Five 
of the 15 international companies 
that have purchased product in 
recent months have started to 
operate in Spain. Some have 
even participated in a number of 
deals and these five have together 
accounted for almost 50% of the 
cross-border total.

GRAPH 10

Retail investment market

Source: Savills / *until April
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Others that have yet to 
complete any deals, continue to 
actively search for investment 
opportunities. 

These companies are experts 
in the retail park sector in their 
respective countries (investors and 
developers) and view Spain as a 
good place in which to grow their 
businesses, given the market's 
upside potential, both in terms of 
rents and further potential yield 
compression.

Among the newcomers, we would 
highlight the interest shown by 
a number of French companies 
looking for investment alternatives 
to their already saturated local 
market.

The arrival of these new players 
will revitalise the retail park retail 
mix, as it will attract retailers used 
to operating in parks in their home 
countries. Not just from the leading 
sectors in the Spanish market 
(home, DIY, electronics and sports), 
but also other new brands from 
areas such as fashion.

Yields
The glut of liquidity in the market, 
low interest rates and improved 
financing conditions has driven 
demand up considerably.  

In terms of supply, competitive 
buying processes have increased 
compared to previous years, 
though at present these seem to 
be wholly insufficient to satisfy 
investor appetite. This imbalance 
between supply and demand 
continues to harden yields and they 
continue to trend downwards.

The achievable prime yield stands 
at around 6%, a level set by the 
sale of Megapark Barakaldo, 
though there is still room for further 
adjustment. 

The current difference between 
prime product in retail parks and 
shopping centres stands at 100 
basis points, while at the top of the 
market it reached barely 25 basis 
points. 

The gap between current levels 
and the lowest yields on record 
for shopping centres is 50 basis 
points, while for retail parks it 
stands at over 125, which indicates 
the good upside potential for this 
asset class.  ■    

GRAPH 11

Prime yields in Europe (RW) - Q1 2016

Source: Savills
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■ The outcome of the political situation will 
determine the rate of growth of the main 
macroeconomic indicators. Despite of that, 
forecasts of private consumption are positive in the 
next five years.

■ The retail park format continues to gain an 
ever-stronger foothold in the market. Consumers 
have become smarter shoppers, which ties into the 
low cost philosophy, a segment into which most 
retailers now fit.

■ Expansion policies which cross over into other 
retail formats also benefit the retail park market, 
where we now find brands which were previously 
only found on the high street or in shopping 
centres, such as H&M, Fifty Factory (Cortefiel 
Group's discounts brand), C&A and Mustang.

■ The recovery in developer activity will not 
just come from the usual market players. Lar 
Real Estate Socimi, backed up by its extensive 
retail sector experience, has announced the 
development of a retail complex in Sagunto 
(Valencia).

■ The appearance of foreign developers 
specialised in retail parks in their own home 
countries, will facilitate the arrival of retailers 
accustomed to operating in their complexes. 

■ Prime rents are expected to start to increase in 
2016, with the rest of the market remaining stable. 

■ With around €200m of investments already in the 
pipeline, we can expect to see an evermore active 
market.  

■ The imbalance between supply and demand for 
quality product, which is generally the case for all 
segments of the retail market, will mean that yields 
will continue to harden.

■ International capital will continue to dominate 
the investment sector, but the leading position 
that funds retained, will dissipate with the arrival 
of cross border developers looking for land to 
develop.

■ Among the national investors, private investors 
see the retail warehouse market as an appealing 
alternative that requires a moderate investment 
volume and that achieves higher yields than other 
retail assets. Other key factors: they are secure 
assets due to the solvency of the main traditional 
retailers in this market and require very little post-
purchase management.
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