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Outlook immobiliare globale ed Europeo



Slump in completions a positive for the next cycle

European CBD office and shopping centre stock additions, %

Source: Aberdeen 

Property Investors, 
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• Medium term case for property supported by very low building levels

• Office completions have been low for many years, now joined by retail



European prime all property returns (local currencies %)
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Europe: modest recovery in returns for 2010
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• Yield compression in 2010, but re-adjustment in 2011 expected

• Sustainable rental recovery only envisaged from 2012

• Uncertain economic climate to limit near term returns



‘All property’ total return 2009 and 2010 – 2014 (% pa)
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Global property market total returns, 2009 and 2010 – 2014*

* Calendar year unleveraged returns in local currency 

Source: Aberdeen Property Investors, Aug 09

• Total return projections are becoming increasingly better!



‘All property’ prime total return 3Q2010 to 2Q2015 (% pa)

* Rolling 

unleveraged 

returns in local 

currency 

Source: Aberdeen 

Asset Management, 

Sept 10

Global market return forecasts
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Global property market outlook

* Bubbles represent 

relative size of the 

investment market

Source: Aberdeen 

Asset Management, 

Sept 10

Total return all property – five years rolling 3Q2010 – 2Q2015
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Real estate investment strategy



Debt magnifies investment returns

De-leveraging will continue

Source: Aberdeen Property Investors

• Estimated 60% of global commercial investment universe is financed by 

debt, and falling values will further increase the amount of debt in the sector

• Banks are de-leveraging, significant amounts of debt are about to mature 

and a number of unlisted funds are set to wind up from around 2011

• Refinancing will thus be tough and expensive, and some will be forced to 

sell unless they can raise new equity
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What do you consider appropriate levels of debt?

Source: INREV, Aug 2009
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Conclusions

• Global economic growth peaked in Q2, with US and Chinese economy slowing  

• Debt remains a problem in advanced economies: de-leveraging to continue in the 

coming years

• Government fiscal problems in Europe leading to divergence in growth trends

• Capital values cycle much shorter than expected, and recovering ahead of the 

letting markets

• Yields are below their long term average and compression is likely in the next few 

years

• Rental growth surprised in 1H 2010 but outlook weak in the short term 

• Very weak development activity to support medium term rental growth once 

sustainable recovery arrives 

• UK, Northern Europe and Nordics expected to outperform 

• Emerging and Southern Europe have poor prospects despite support packages

• Asset management and stock selection capabilities will become more important 

in generating additional performance rather than leverage

• Important to focus on long-term fundamentals

• Inflation hedging characteristics of real estate attracting investors into the market



Effects of market change

• Less appetite for risk

- Core funds are ‘in’; opportunity funds are ‘out’ Temporary

- More restricted use of debt Permanent, but effect will 

diminish

- Greater home country bias Temporary

- More interest in diversified funds Temporary

• Search for greater control

- JVs; segregated direct property mandates  Temporary

- Investor participation in UACs / Investment Committees  Permanent

- Increased regulation (e.g. EU AIFM Directive) Permanent

• Search for greater alignment of interest

- Fee and remuneration structures Permanent
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Investimenti diretti e indiretti



JOINT VENTURES INCREASE IN POPULARITY



SMALL INVESTORS PREFER NON-LISTED



RAISING CAPITAL IS STILL AN OBSTACLE



CORE GROWS IN IMPORTANCE
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Il mercato immobiliare italiano 

visto dagli stranieri



Output

Risk Map

Depiction of inherent and residual risk

allows analysis of control efficiency
e
x
tr

e
m

e
ly

 h
ig

h

extremely minor extremely high

2

1

Counterparty risk

Country risk

Concentration 

risk

probability

s
e

v
e

ri
ty

inherent

residual

gestione del rischio



Roles

Responsibilities
• Review / approve policies, risk 

strategies & tolerances

• Monitor risk management process / 

results

• Determine strategic intent

• Create RM policies & procedures
• Create assessment tools & 

measurement methodologies 
• Expertise in specific risks
• Create risk strategies
• Monitor risk management process 

& results & escalate issues
• Provide performance assurance & 

continuous improvement

Geschäftsführung

• Execute RM
• Identify & measure risks
• Apply control resources
• Identify & correct control gaps
• Provide timely management  

reporting
• Escalate issues

Divisions

IMREAM
Research 

& Strategy
Accounting

Risk Manager

FM/

Treasury

Client

Management

Marketing/

Sales Support

Management Board

HR
Legal 

Department

gestione del rischio



Risk adjusted returns highest in Northern Europe/Nordics

European property returns forecast, % per annum

Source: Aberdeen 

Asset Management, 

Reuters Ecowin



The seeds of property’s recovery are being sown

• Capital values have 
stabilised ahead of letting 
markets

• Lack of development will 
limit oversupply

• Pricing has over-corrected

• Extreme markets generate 
attractive mispricing 
opportunities

• Property looking cheap in a 
long term context, and 
against other assets

• UK looks cheap in an 
international context

Capital declines from peak: prime property

Source: Aberdeen Property Investors
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Capital value cycle, global prime all property

Source: Aberdeen Asset Management, August 2010

Note: Schematic representation – not to scale
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• Investors active today are mostly acquiring prime properties in core locations and this is 
driving yield compression

• The market for non-prime assets is quiet and further falls in values are likely

• There was some evidence of investors considering value add and good quality secondary 
assets in 1H 2010, especially in the UK and France



Unleveraged total returns in local currency (average % pa)

Total returns by sector, Europe, 3Q2010-2Q2015

Source: Aberdeen 

Asset Management, 

August 10
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Disclaimer

FOR PROFESSIONAL USE ONLY

This document is strictly for information purposes only and should not under any circumstances be considered as an offer or solicitation 
to deal in the property market. Accordingly, no warranty whatsoever is given and no liability whatsoever is accepted for any loss arising 
whether directly or indirectly as a result of the reader acting on any information, opinion or estimate contained in this document.

The information contained herein, including any expressions of opinion or forecast has been obtained from or based upon sources 
believed by us to be reliable, but is not guaranteed as to accuracy, adequacy or completeness.

Some of the information in this document may contain projections or other forward looking statements regarding future events or future 
financial performance of countries, markets or companies and actual events or results may differ materially. Any research or analysis 
used in the preparation of this document has been procured by the company for its own use and may have been acted on for its own
purpose. Aberdeen Asset Management does not accept responsibility for any loss arising from the use hereof.

The value of investments and any income from them may go down as well as up; they can be affected by exchange rate movements 
between currencies and it is possible that investors may not get back the full amount invested. Physical property assets are illiquid in 
nature and, under adverse market conditions, the sale of such assets may take a considerable time. Delays in selling underlying assets 
may lead to similarly lengthy constraints being placed on the sale of shares by investors in a fund. Past performance is no guarantee of 
future performance.

No part of this document may be copied or duplicated in any form or by any means or redistributed without the written consent of
Aberdeen Asset Management.

© 2010 Aberdeen Asset Management. All rights reserved.

UK INVESTOR INFORMATION

Issued and approved by Aberdeen Asset Management UK Limited which is authorised and regulated in the UK by the Financial Services 
Authority.


