
■ Despite the economic headwind 
of the past five years the annual 
fluctuation in occupier demand for light 
industrial property remained limited.

■ Especially demand for smaller 
units, among which the multi-let light 
industrial properties, proved more than 
stable at 450,000 sqm annually. 

■ Amsterdam, Schiphol, Rotterdam, 
Eindhoven and Breda are the most 
dominant light industrial markets, 
due to the vicinity to large industrial 
transportation hubs and the role 
these cities play in the industrial and 
distribution market.

■ The Dutch economy is gaining 
speed again driven by export and 
industrial production growth. This 
recovery increased appetite from 
international investors for the Dutch 
(multi-let) light industrial market.

■ Investments in the multi-let 
light industrial segment increased 
substantially over the past year and 
in Q1 2014 totalled €129m already, 
compared to €58m over the full year 
2013.

■ Around 87% of the Q1 2014 
investments were snapped up by 
international investors looking for 

higher yields in this segment of the 
industrial market.

■ As the economy is improving and 
the fundamentals are turning positive 
again, Savills expects investor demand 
to increase further.

“Investments in the multi-
let segment of the industrial 
market have taken off in the 
past twelve months.”   
Maikel Mast, Netherlands Investment
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Multi-let light 
industrial (MLLI)
Light industrial is a subset of the industrial market and 
relates to smaller sized industrial units, ranging from a 
few hundred to a few thousand square meters in size 
and excludes logistics and distribution, which have 
its own market characteristics within the industrial 
sector. Light industry is generally more consumer-
oriented than business-oriented, has limited 
environmental impact and zoning laws are more likely 
to permit light industry near residential areas.

The multi-let light industrial market is a specific 
segment of the light industrial market. These are light 
industrial complexes with connected individual units, 
each with a separate entrance and overhead door 
and in most cases an office adjoined. The units are 
often small in size, between 100 and 400 sqm and 
have an additional office space between 50 and 200 
sqm. The size of these premises can be increased by 
linking several units.

Occupiers for multi-let complexes are often small 
and medium sized enterprises (SME’s) in search for 
units which combine office and industrial purposes. 
Examples include contractors and craftsmen, but 
also small non-food retailers and small distribution 
companies.

Light industrial market in 
relation to the economy
The light industrial market is tightly 
linked with the national economic cycle 
as the typical user of the industrial 
market is catering towards national 
clients. During the recession the 
number of orders has fallen as both 
consumers and other businesses have 
focused on limiting their spending and 
investments.

The number of bankruptcies of small 
and medium enterprises (SME's), 
partly operating from within the light 
industrial segment, has risen sharply 
since the beginning of the financial 
crisis: +18% in 2012 and +10% in 
2013. Only recently the number of 
bankruptcies is seen to be diminishing.

Employment growth within the sectors 
manufacturing, construction, wholesale 
& retail trade and transport & storage 
broadly follows the GDP growth as 
can be seen in graph 1. Hence, the 
number of jobs of all four sectors has 
been declining since the start of the 
economic crisis.

GDP has been contracting at a slower 
pace since mid 2013 in comparison to 
the previous years whereas moderate 
growth of GDP (0.6% in 2014 and 
0.8% in 2015) is expected for the 
coming years. This also goes for the 
number of jobs in the four sectors 
mentioned, possibly turning the tide for 
the SME's also.
 
Recovery is also reflected in the 4.3% 
increase in the number of orders in 
Q4 2013 y-o-y. Next the producer 
confidence index has shown an 
increase of 1.1% in March 2014 
coming from -5.6% in April 2013. With 
the economy recovering conditions 

for the SME’s will be getting better 
and they might be among the first to 
benefit. 

Industrial occupier 
market Netherlands
In the period since the start of the 
recession occupier demand for light 
industrial remained fairly stable, 
fluctuating at around 1.6 million sqm 
per year. In 2013, total take-up for 
light industrial amounted to around 
1.64 million sqm, reaching the second 
highest recorded volume since the 
start of the economic recession. 

Demand for smaller light industrial 
space proved even more stable than 
for the larger premises over the past 
five years. Especially take-up for 
premises up to 1,000 sqm has been 
constant in the region of 450,000 
sqm per annum during this period. In 
contrast to business premises with a 
size between 2,000 and 5,000 sqm 

GRAPH 1

Changes in number of SME jobs by sector versus GDP

Graph sources: Oxford Economics
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“International investors in search of higher 
yields snapped up the largest share 
of light industrial investment volume.”               
René Tim, Savills Research
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which were more volatile over the past 
five years. An even smaller subset 
of the industrial market relates to 
transactions that are at aimed towards 
the multi-let light industrial (MLLI) 
segment and consists of transactions 
up to 500 sqm in size. Here demand in 
2013 totalled 209,000 sqm, very similar 
to the previous year’s total of 210,000 
sqm. Yearly demand in this subsection 
has been between 200,000 sqm and 
225,000 sqm over the past years.

Overall vacancy rates differ from as low 
as 5% to 20% in markets with more 
outdated stock. 

Demand concentrates 
around industrial main 
ports
Light industrial demand is mainly 
oriented towards the southern and 
western parts of the Netherlands, 
especially the provinces of Noord-
Brabant, Noord-Holland and Zuid-
Holland. Amsterdam accounts for 
between 5% to 9% of yearly demand 
for light industrial. Rotterdam, Breda 
and Eindhoven follow with high 
demand for light industrial properties 
and stable market conditions. The 
large demand in these cities is not 
surprising given the fact that these 
are the larger industrial cities in the 
Netherlands and they are tightly linked 
to multiple transportation modes. 

Light industrial 
investment market 
Investors’ appetite for light industrial 
properties showed more deviation 
than the occupier market. While light 
industrial investment volumes reached 
substantial levels in 2009 and 2010 

with €175m and €235m respectively, 
investment volume dropped to €100m 
in 2012. Investments in this sector 
seem to be closely linked to the overall 
economic lifecycle.

As the economy showed the first signs 
of improvement in the first half of 2013, 
Savills witnessed a return in demand 
for light industrial and especially 
multi-let light industrial assets by both 
national and international investors. 

Hence, in 2013 the total investment 
volume reached €156m in total. This 
increase clearly continued in the 
first quarter of 2014 as total investor 
demand was already close to the full 
2013 volume. Multi-let light industrial 
accounted for 37% of the total light 
industrial investment volume in 2013, 
while in Q1 2014 it reached a stunning 
87%. 

International investors 
boosted investment 
volumes 
The renewed appetite from 
international equity buyers for multi-let 
light industrial boosted the investment 
volume in both 2013 and Q1 2014, as 
is clearly visible in graph 3. In 2013 
total multi-let investments reached 
€58m and in Q1 2014 already €129m. 
MBay Light industrial, a joint venture 
between M7 Real Estate and Bayside 
Capital, entered the market with their 
first acquisition in Q4 2013 when they 
purchased a portfolio of 12 assets from 
3 separate vendors for approximately 
€38m. In Q1 2014 they added 7 assets 
with a total value of approximately 
€23m to their portfolio. The combined 
portfolio now has a value of over €60m 
in 19 assets. Second new entrance 
from an international investor Graph source: Savills Research

GRAPH 3

Investment volumes for light industrial and multi-let 
light industrial

GRAPH 2

Light industrial occupier demand by size

Graph source: Savills Research

“Despite the economic downturn occupier demand 
for light industrial, especially multi-let, remained stable 
over the past five years.”       
Jeroen Jansen, Savills Research

0.0

0.2

0.4

0.6

0.8

1.0

1.2

1.4

1.6

1.8

2009 2010 2011 2012 2013 2014Q1

m
ill

io
n 

sq
 m

 

> 5,000 > 2,000 > 1,000 > 500 > 250 < 250

-

50 

100 

150 

200 

250 

2009 2010 2011 2012 2013 2014Q1

6.0%

6.5%

7.0%

7.5%

8.0%

8.5%

9.0%

(m
ill

io
n 

€)

Multi-let light industrial Light industrial Gross prime yield multi-let



Summer 2014

savills.nl/research  04  

Spotlight on | Light industrial market

OUTLOOK

Savills teams 
Please contact us for further information

Savills plc
Savills is a leading global real estate service provider listed on the London Stock Exchange. The company established in 1855, has a rich heritage with unrivalled growth. It is a company 
that leads rather than follows, and now has over 200 offices and associates throughout the Americas, Europe, Asia Pacific, Africa and the Middle East.

This report is for general informative purposes only. It may not be published, reproduced or quoted in part or in whole, nor may it be used as a basis for any contract, prospectus, 
agreement or other document without prior consent. Whilst every effort has been made to ensure its accuracy, Savills accepts no liability whatsoever for any direct or consequential loss 
arising from its use. The content is strictly copyright and reproduction of the whole or part of it in any form is prohibited without written permission from Savills Research.

Jan de Quay
Netherlands Investment
+31 20 301 2000
j.dequay@savills.nl

Maikel Mast
Netherlands Investment
+31 20 301 2000
m.mast@savills.nl

Clive Pritchard
Netherlands Investment
+31 20 301 2000
c.pritchard@savills.nl

Jeroen Jansen
Netherlands Research
+31 20 301 2094
j.jansen@savills.nl

■ Economic forecasts from Oxford Economics show 
a moderate GDP growth per annum from 0.6% in 
2014 to 1.5% in 2017. 

■ Combined with an improving market sentiment 
and economic recovery Savills foresees that occupier 
demand for light industrial properties will start to 
improve and see growth from 2015 onwards. 

■ This also shows in rents bottoming out, especially 
for modern multi-let light industrial properties.

■ Over the past year the activity in the investment 
market has increased substantially and it is expected 
that this will continue as the economy is picking up 
speed and occupier demand is therefore likely to 
increase.

■ Recent market evidence shows vastly increasing 
interest for multi-let portfolios and we expect this to 
continue. 

■ Savills therefore forecasts the total investment 
volume in 2014 for (multi-let) light industrial to 
substantially exceed the 2013 level. 

■ As more capital is flowing towards the Dutch light 
industrial market and the interest from investors for 
this asset class is increasing, this will likely lead to a 
compression of the initial yields.

René Tim
Netherlands Research
+31 20 301 2025
r.tim@savills.com

concerned Rockspring with the 
acquisition of the Zander (EIP) portfolio 
from AXA Real Estate for €67.1m

These investors see opportunities in 
the Dutch (multi-let) light industrial 
market as they buy at the low end of 
the cycle. With intense management 
and better marketing they will then try 
to further reduce the vacancy within 
their portfolio, increase total rental 
income and try to sell their properties 
within three to five years, benefitting 
from the improving economy. In 
combination with a slight yield 
compression they aim to sell with a 
double digit return on investment.

Rents and yields
Rents for light industrial have been 
under downward pressure since the 

start of the economic recession. Rents 
for light industrial are currently around 
€55 per sqm per year. For multi-let 
light industrial Savills witnessed a 
gradual decrease of average headline 
rents from €70 in 2009 to €65 in 2013. 
Currently rents are bottoming out and 
we foresee stable rent levels in the 
short term.

Prime yields for light industrial 
properties stand at 9.5%. Yields 
for prime multi-let light industrial 
properties start at 9.0% and can go 
up to around 12.0% for secondary 
properties. Recent market evidence 
indicates a stabilisation of prime yields 
for multi-let light industrial. 

TABLE 1

Recent light industrial investment transactions

Table source: Savills Research

Transaction City Buyer Seller
Price 
in €

Date

MLLI - portfolio Netherlands Rockspring AXA REIM 67.1m 14Q1

MLLI - single 
asset

Amsterdam Rockspring Internos 21.6m 14Q1

MLLI - portfolio Netherlands MBay Light Industrial Multiple 22.5m 14Q1

MLLI - single 
asset

Zwolle Stamco Vastgoed
Green Real 
Estate

2.7m 14Q1

MLLI- portfolio Netherlands MBay Light Industrial Multiple 36.3m 13Q4

Light industrial Amsterdam Heren 2 Stadgenoot 10.9m 13Q4


