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01 I Results of the country and market analyses
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Key-Findings: Fundamental situation remains favourable, although high 
financing costs weigh on investment markets

High uncertainty and rising interest rates continue to dampen investment markets in early 2023. Nevertheless, many real estate markets in the 
euro area continue to offer attractive investment opportunities. Rising consumer prices often lead to rising returns on commercial real estate 
due to indexed lease agreements.

Countries: weak growth outlook in euro area dampens country rating
Although recession risks have recently decreased somewhat, the growth outlook for 2023 and 2024 remains weak. If the peak of inflation has indeed 
already been passed, the economic climate could brighten up quickly.

Office: tenant markets still fundamentally favourable
Continued low vacancy rates and further rental growth forecasts are strengthening the rental markets. Initial yields have continued to rise 
slightly. High uncertainty and high financing costs burden the investment markets.

Retail: retail with periodical offer remains attractive, shopping centres and high street retail remain 
under pressure
Increases in private consumption (data until Q3 2022) support the score. First signs of rents bottoming out in prime locations and 
shopping centres.

Logistics: high demand and supply shortage lead to further increases in rents
Slightly higher initial yields and still fundamentally very good prospects. Nevertheless, the poor economic outlook and high 
financing costs due to the rise in interest rates are a burden.

Hotel: ongoing recovery in overnight stays and occupancy rates
Our key figures have been adjusted and set now in reference to the pre-crisis level. Despite further progress in the recovery, the 
occupancy rates and room revenues of 2019 are often not yet achieved. Nevertheless, many modern hotels are already profitable again.

Residential: continued tight supply with high demand and further increases in residential rents
Due to population growth and subdued new construction activity, the outlook is fundamentally favourable. Ireland, Germany and the Netherlands are 
the best performers.
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Country analysis: Growth slowdown in 2023 and weak economic outlook in 
2024 drags rating down slightly compared to 2022

In addition to the weaker dynamics rating due to the slowdown in economic activity, climate and ESG sustainability risks have recently 
increased slightly. In the overall rating, all countries have deteriorated compared to September 2022. The Netherlands, Ireland, Luxembourg 
and the Czech Republic remained at almost the same level.
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Office global: Yield gap vs. bonds continues to decline, but very little increase 
in vacancies and further rental growth

The yield gap (spread) of office properties compared to bonds has narrowed again since September 2022, the initial yields of office properties 
rose further by around 20 basis points. Despite the weak economic outlook, rents should continue to rise moderately. In the overall rating (incl. 
country), 33 of 47 office markets have deteriorated compared to the rating in September 2022, 12 have remained the same, and two markets 
(Rotterdam and Luxembourg) have improved.
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Logistics: Economic slowdown weighs on evaluations; nevertheless, double-
digit rental growth forecasts until 2026 and higher yields are convincing

Yields have risen by almost 30 basis points, the yield gap to bonds has narrowed significantly. Rental price forecasts assume double-digit 
percentage growth in all locations until 2026 (with the exception of Hungary). The overall result (incl. country rating) has deteriorated, despite 
a better yield rating. 10 out of 16 locations have deteriorated slightly, only one location, Ireland, has improved.
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Hotel: Despite further progress in the recovery, the occupancy rates and room 
revenues of 2019 will not yet be achieved everywhere

The key figures for the evaluation of the hotel markets were adjusted. Due to the strong declines in 2020, percentage change rates are not 
very meaningful. Therefore, reference is now made to the pre-crisis level from 2019. Although overnight stays have almost returned to the 
levels of 2019, room revenues across Europe are still around 12 % below the pre-crisis level. Nevertheless, some modern hotel concepts with 
strong operators are very well booked and already profitable again.
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Residential: Rising interest rates and high construction costs slows residential 
construction; forecasts of further increases in residential rents

The yield gap to bonds narrowed significantly due to the rise in interest rates. The number of residential transactions declined. Rental prices 
should continue to increase in the coming years. The best-rated housing markets include the major cities in the Netherlands, as well as 
Copenhagen and Dublin. In Germany, Frankfurt, Berlin and Stuttgart rank first.
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02 I Scoring methodology
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Realometer scoring methodology – country level
Criteria, weightings and indicators

Criteria Weighting Weighting % Indicator

Dynamics 1 Competitiveness medium 10% Global Competitiveness Index of World Economic Forum

2 GDP forecast high 20% Average Consensus Economics GDP forecast current year and next year

3 Real estate market conditions medium 10% Qualitative analysis, e.g. lease contract legislation, ancillary purchase costs

4 ESG: sustainability medium 10% Sustainability rating of the country based on the Global Sustainability Competitiveness 
Index by SolAbility 

Total dynamics 50%

Risk 5 Political and financial stability high 20% S&P Rating

6 Currency risk medium 10% Maximum negative change of exchange rates within three years from 1999 to today, 
daily exchange rate data (rolling time slots)

7 Real estate market transparency medium 10% JLL Real Estate Transparency Index

8 ESG: climate risk medium 10% Climate Risk Index based on the World Risk Index of the Ruhr University Bochum, 
Germany 

Total risk 50%

Total country 100%

Macro level (country)
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Realometer scoring methodology – office real estate 
Criteria, weightings and indicators

Criteria Weighting Weighting % Indicator

Return 1 Net prime yield medium 10% Net prime yield (based on most recent data available)

2 Rental price changes high 30% Rental price changes in percent, current vs forecast next 4-5 years

3 Yield spread medium 10% Net prime yield minus 10-year government bond 

Total return 50%

Risk 4 Size of market medium 15% Office stock (in million sqm)

5 Vacancy rate high 25% Vacancy rate in percent (based on most recent data available)

6 Liquidity (Exit) medium 10% Annual volume of office real estate transactions, in EUR billion (country level)

Total risk 50%

Total real estate market total 100%

Office real estate market (location)
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Realometer scoring methodology – logistics real estate
Criteria, weightings and indicators

Criteria Weighting Weighting % Indicator

Return 1 Net prime yield medium 10% Net prime yield (based on most recent data available) 

2 Rental price changes high 30% Rental price changes in percent current vs forecast next 4-5 years

3 Yield spread medium 10% Net prime yields minus 10-year government bond

Total return 50%

Risk 4 Logistics Performance Index high 20% World Bank Logistics Performance Index

5 Industrial production volume high 20% Change of average industrial production volume in the last three quarters according to 
OECD 

6 Liquidity (Exit) medium 10% Annual volume of logistics real estate transactions, in EUR billion (country level)

Total risk 50%

Total real estate market 100%

Logistics real estate market (country)
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Realometer scoring methodology – hotel real estate 
Criteria, weightings and indicators

Criteria Weighting Weighting % Indicator

Return 1 Net prime yield medium 10%
Net prime yield (based on most recent data available); hotel type of business 
lease/rental contract (no management contract or hotel building without contractual 
obligation)

2 Change in RevPAR high 30% Change in RevPAR (revenue per available room) in percent, current vs forecast next 
4-5 years*

3 Yield spread medium 10% Net prime yield minus 10-year government bond 

Total return 50%

Risk 4 Demand: trend in overnight stays high 20% Change in overnight stays expressed as an average of the last three years*

5 Acceptance of offer, change in occupancy 
rate high 20% Average occupancy rate in the last 12 months relative to year-earlier average`*

6 Liquidity (Exit) medium 10% Annual volume of commercial real estate transactions, in EUR billion (country level)

Total risk 50%

Total Real estate market 100%

Hotel real estate market (location)

*Due to the strong declines in 2020 during the lockdown phases of the Corona pandemic and the correspondingly large percentage changes in the following year or years, the evaluation of 
annual rates of change may not be meaningful. Other meaningful key figures are then determined, e.g. reference is made to the level before the pandemic.
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Realometer scoring methodology – residential real estate 
Criteria, weightings and indicators

Criteria Weighting Weighting % Indicator

Return 1 Net prime yield medium 10% Net prime yield (based on most recent data available)

2 Rental price changes high 30% Rental price changes in percent, current vs mid-term forecast (5 years)

3 Yield spread medium 10% Net prime yields minus 10-year government bond

Total return 50%

Risk 4 Population growth high 20% Forecast population growth over the next 5 years

5 Construction activity vs requirements high 20% Net growth in number of units in relation to change in number of households over the 
last five years (interpretation; excess in demand, relating to values bigger than 1) 

6 Liquidity (Exit) medium 10% Annual volume of institutional real estate transactions on the local housing market, in 
EUR billion

Total risk 50%

Total real estate market 100%

Residential real estate market (location)

http://www.realisag.de/


03 I Contact

If you have any questions, please do not hesitate to contact us:

Marco Kramer
Head of Research &
Investment Strategy 
Phone +49 (0)89 489 082 130
marco.kramer@realisag.de

Sven Scherbetitsch
Director Research &
Investment Strategy 
Phone +49 (0)89 489 082 132
sven.scherbetitsch@realisag.de

Luca Gudewill
Director Research & 
Investment Strategy
Phone +49 89 489 082 440
luca.gudewíll@realisag.de 

Julian Truxa
Director Research & 
Investment Strategy 
Phone +49 (0)89 489 082 167
julian.truxa@realisag.de 

Olivia Krebs
Director Research & 
Investment Strategy
Phone +49 89 489 082 122
Olivia.krebs@realisag.de 
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Disclaimer

Emphasis has been placed on ensuring that the information presented in this document is accurate and up to date. Despite all the care taken in preparing this document, Real I.S. (Real I.S.
AG and Real I.S. Investment GmbH) cannot accept any liability or guarantee that the information provided here is up to date, correct and complete. Real I.S. is unable to do so because, for
example, the data used may have changed in the meantime. This exclusion does not apply if Real I.S. acted with intent or gross negligence, or if it involves death, bodily injury or damage to
health. Past performance is no guarantee of future results. Only prospectus and subscription documentation, such as the sales prospectus, investment memorandum, general or special
investment terms and conditions and the tripartite agreement, are deemed to be legally binding documents. The information provided in this document does not constitute an offer, an
invitation to subscribe to or purchase financial instruments, nor a recommendation to purchase them. The information is not intended to form the basis of any contractual or other obligation,
nor is it a substitute for legal and/or tax advice or investment advice. Moreover, Real I.S. reserves the right to make changes or additions to the information provided. The content and
structure of the presentation are protected under copyright law. The reproduction of information or data, especially the use of texts, text excerpts or image material, is only permitted if the
source is cited and prior written approval has been obtained from Real I.S.
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