
Es werden wieder Büros gebaut in Europa – das zyklische Bautief von 
2011 scheint überwunden. Das Flächenangebot auf Europas Büroimmo-
bilienmärkten wird in den kommenden fünf Jahren allerdings regional sehr 
ungleichmäßig zunehmen. Dabei orientiert sich der Zubau längst nicht nur 
an der absoluten Marktgröße. So werden in Warschau mit über 900.000 
m² mehr neue Büroflächen errichtet als in Paris oder London. Prozentual 
nimmt der Büroflächenbestand in Polens Hauptstadt um 25 % zu, während 
der Durchschnitt der 27 untersuchten Städte nur bei 5,5 % liegt. Warschau 
befindet sich allerdings noch im Aufholprozess, so dass sich eine erhöh-
te Bautätigkeit nicht zwangsläufig negativ auf den Büromarkt auswirken 
muss. Andernorts ist allerdings Vorsicht geboten und eine genaue Markt-
beobachtung erforderlich, um Risiken zu vermeiden. Der vorliegende Bü-
roinvestmentkompass nimmt die wichtigsten Parameter unter die Lupe.

NEuBAuAktiVitätEN ZiEHEN WiEDER AN
Büroimmobilien stellen auf dem europäischen investmentmarkt die mit 
Abstand beliebteste Anlageform dar. 2012 wurden 46,5 Mrd. EuR in Bü-
ros investiert und auch im ersten Quartal 2013 liegt das Volumen mit rund 
13 Mrd. EuR auf gutem kurs. Aufgrund ihrer Risikoaversion legen viele 
investoren ihren Anlagefokus auf die großen Metropolen, so dass diese 
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NORDICS

The importance of demographic trends 
for real estate investments: The Nordic experience
The Nordics constitute a group of countries 
characterized by a unique territorial structure 
and a heavily polarised population in spatial 
terms. In contrast to many European coun-
tries, they present a remarkable monocen-
tricity with regard to the distribution of their 
residents, which emphasises the importance 
of main urban centres for the development of 
labour markets, the conception of innovation 
centres and last but not least for sustainable 
economic growth. During the last four dec-
ades the Nordics faced both a significant fall 
in fertility rates and a remarkable increase in 
life expectancy, due to internal and external 
migration, leading overall to a negative bi-
ased demographic structure. Nevertheless, 
in a European context they are in a special 
position as their population will increase on 
average by 7% until 2030 or 0.5% p.a.; a devel-
opment not seen everywhere else in Europe. 
This situation constitutes a promising start-
ing point for the coming decades and has 
important consequences on aspects such as 
future regional planning, labour markets and 
especially on long-term investment strate-
gies, such as real estate assets.

Urbanization and labour mobility play nowa-
days a much more important role as four 
decades ago. The ongoing technological pro-

gress and the concentration of financial ac-
tivities have both led to a continuous narrow-
ing of the peripheries and to a concentration 
of individuals in the main city centres. This 
phenomenon is especially noticeable across 
the Nordics cities as young people often set-
tle in a central city after finishing their stud-
ies rather than returning to their home town. 
Also immigration from Germany, Russia, the 
UK and Poland and especially cross border 
migration is influencing the urban landscape. 
From a long-term perspective, the positive 
and negative consequences of urbanization 
are therefore the crucial success factors. Cit-
ies benefit on the one hand from the positive 
effects of the large labour workforce supply 
driving economic growth, but on the other 
hand the infrastructure and public amenities 
required to accommodate the strong demand 
(water supply, roads, education, hospitals, 
etc.) are crucial for a sustainable economic 
growth. Evidence of this development can 
be seen in the strong increase of the rela-
tionship between the relative population in 
capital cities and in urban areas over the last 
three decades. Thus, the most important ur-
banization movement took place in Finland as 
the share of inhabitants living in the Helsinki 
region increased within three decades from 
20% to ca. 25%. In other words, today one of 

four inhabitants of Finland lives in or around 
Helsinki. But at the same time, small rural 
areas and tertiary conurbations not classi-
fied as urban centres narrowed their share of 
inhabitants by almost ten percentage points 
within the same time window. In other words, 
the share of urban population in and around 
large conurbations increased significantly 
and reached almost 84% in 2013. This devel-
opment is also observable across the rest of 
the Nordic countries with, however, a very 
different intensity. For example, Sweden’s 
urbanization took place to a great extent in 
Stockholm region (not solely in Stockholm) 
with a less negative impact on small rural ar-
eas and tertiary conurbations than in the rest 
of the countries. In contrast, relative popula-
tion growth in Oslo in a national context is 
with an increase of 1½ percent points rather 
modest. Instead, the urbanization in Norway 
took place in secondary cities such as Ber-
gen, Stavanger or Trondheim – fuelled to a 
large extent by the oil industry – as the share 
of inhabitants increased by ca. 8 percentage 
points within the same period.



As already observed, the ongoing urbaniza-
tion in the Nordics is going to lead to a signifi-
cant mismatch between demand and supply 
as a consequence of the strong demographic 
migration to the main metropolitan areas and 
the significant contraction of small rural ar-
eas and tertiary conurbations. This mismatch 
is going to affect undoubtedly the supply of 
employees in labour markets and most impor-
tantly consumption and expenditure levels, 
both crucial for economic growth. Invest-
ments in long-term assets, such as real es-
tate, must therefore – today more than ever 
– evaluate the (macro-) location of assets as 
one of the key drivers for success in the long-
term. Based on demographic estimations for 
the coming 15 years, a simple choice of (sub-) 
regions is possible when looking at the overall 
population increase and the labour composi-
tion in the respective areas. A first look re-
veals that several regions in Denmark, Finland 
and especially in Sweden show a strong popu-
lation decline, but most remarkable a massive 
decline in the labour force of more than 10 
percent. Beyond the obvious negative conse-
quences on real estate investments in these 
regions, it is essential to understand that 
this development leads to a strong economic 
deterioration accompanied by strong aging. 
In contrast, some of the Nordic regions will 
experience a population growth of more than 
10 percent within 15 years, accompanied by 
a stable growth of the labour force of more 
than 5 percent. One of the main factors af-
fecting this development is the strong foreign 
migration of mostly high-qualified workers as 
a result of the active policies and mitigation 
programs across the Nordics.
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Urbanization is the most challenging trend 
in the Nordics. One of four inhabitants in 
Finland lives around the Helsinki area.

Source: PATRIZIA, Reuters, UN



Lorum Upsum

POPULATION WILL 
INCREASE BY 7% 
UNTIL 2030 ON 
AVERAGE

»

Beside the main metropolitan regions – 
Helsinki, Copenhagen, Oslo and Stockholm 
–, there exist secondary urban areas that 
will provide a variety of dynamic investment 
locations for almost all real estate sectors, 
whenever a long-term strategy is in focus. 
Real estate investments will benefi t from 
the strong infl ux of workers and their de-
mand for housing, offi ces and retail. Further 
investments in real estate in the Nordics 
will result when looking at a second group 

of cities that offer opportunities due to their 
stable population growth but present a la-
bour market contraction. In this centres, 
the analysis of the main growth drivers is 
essential as some of the traditional current 
production sectors will be relocated and or 
replaced. Therefore, investment strategies 
should identify key economic drivers in or-
der to benefi t from cyclical and structural 
movements. Finally, regions with a massive 
decline in population and a contraction in 

the labour base are suitable for investments 
in real estate whenever the main drivers of 
the asset are not linked to a great extent 
to demographic changes, such as logistics 
assets or to a certain extent healthcare as-
sets. However, the ongoing risk here should 
be clearly rewarded by a higher return. 

POPULATION GROWTH IN 
THE NORDIC COUNTRIES 2014 –2030

Population Growth 2014–2030
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The ongoing demographic changes in Europe 
and the Nordics are transforming now more 
than ever the investment landscape in the real 
estate industry. Key factors like aging, centra-
lity, labour mobility and fertility are giving way 
to a new urban structure, in which the main 
metropolitan areas are the winners and will be 
the main focus of investments in the decades to 
come. Especially across the Nordics, the strong 
spatial polarisation of the population is increa-
singly pointing to a considerable increase in the 
demand for real estate assets across almost all 
sectors giving way to new investment opportu-
nities. Perhaps because of this, location choice 
and future perspectives of the micro-location 
play nowadays a more important role than tra-
ditionally. But also the ability of cities to provide 
suffi cient infrastructure for a sustainable and 
most important long-term growth perspective 
should be evaluated as not every city is aware 
of the massive consequences of an ageing po-
pulation and a fall in the labour supply. Overall, 
the real estate markets in the Nordics offer a 
variety of investment opportunities that benefi t 
from stable demand in the long-term if only the 
investor looks at the right fundamentals. 

FUTURE INVESTMENT OPPORTUNITY REGIONS

Strong spatial polarisation of the population 
will increase the demand for real estate 
assets giving way to new investment 
opportunities.
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