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DNB Næringsmegling
We are one of the country’s leading
commercial real estate brokers and the only
one with offices in the four largest cities. We
can provide support with analysis and
valuation, advice, letting and the
sale/purchase of commercial property. Our
team have extensive experience and a broad
range of expertise and their work will be
dedicated to finding the best solution for you
as client.

TRANSACTIONS

LETTING

Our experienced team can provide support through the entire
process of buying or selling commercial property, tailored to our
clients’ preferences. We have a very good understanding of the
investor market within commercial property

Our brokers can find good and value-creating solutions for clients
and tenants. We focus on the letting of office premises,
warehouses and combination properties as well as retail premises.

ANALYSIS

VALUATION

Whether one is looking to develop, buy/sell or let commercial
property, there are often substantial values involved. We offer
high-quality advice and analysis which considerably increases the
likelihood of success. Since establishment in 2003 we have
closely followed the market and built-up extensive know-how and
a comprehensive set of databases.

In a steadily more professional property market there is an Increasing
need for external property valuation. We have long experience in
carrying out valuations, whether these are of portfolios, individual
properties or development projects. We are one of the largest and most
recognised participants in the market.

Market knowledge - experience – ability to
execute

Tomorrows winner
At the time of writing we are still experiencing the
afterglow of Norway’s success at the Winter Olympics. In
addition to being proud of the many excellent athletic
performances, one of my takeaways is how we are
regularly surprised by the “newcomers” who do well.
The winners of today are not necessarily the winners of
tomorrow.

Anne Helene Mortensen
CEO, DNB Næringsmegling

It is easy to draw parallels with our own sector: new
participants pop up on all sides of the table and contribute to
creating a different and new dynamic. The allegory can be
extended further, for example it is widely recognised that cell
offices are the answer neither to a good working environment
nor level of utilisation. On the other hand, perhaps free
seating is not right for everyone. Different requirements give
rise to different solutions. It is precisely this that makes our
sector so interesting and, not least, means that as advisers
we must be relevant and abreast of current thinking. The
adviser role is completely different today from what it was a
few years ago. We contribute and participate in processes in
an entirely different manner, which hopefully makes us
relevant and able to add value for you as clients.

2017 is now history and we can look back on an active year
on both the transaction and letting side. New records have
been set and we ask ourselves again: has the top been
reached? Sooner or later we will have the answer, the prime
yield for offices in Oslo is levelling out, and with rising interest
rates and a negative yield gap there is not much doubt.

Investors are moving their focus towards the peripheral zone
and the other major cities in Norway. We are confident that
the transaction market will remain active, precisely because
the capital is here and property continues to be attractive
compared with other investment alternatives. Our investor
survey furthermore indicates that 70% of respondents will be
net buyers in 2018.

2017 was also a very enjoyable year for DNB
Næringsmegling – it is motivating and we are very grateful for
the confidence we have been shown. We are seeing the
effects of the changes we have made and have established a
foundation for the future. We have a good starting point for
2018 from which we hope our clients and partners will
benefit. Speaking of the future, we are very pleased that our
Bergen team is now complete. We are delighted to welcome
Aleksander Olsbøe Rye as head and Petter Sletten Løvøy as
senior adviser, both of whom have excellent financial skills
and complement the rest of the team well. We continue to
focus on underlying research and analysis so that you as
client have the best possible basis for your decisions. This
report is fresh off the press, but we will be using our website
and monthly newsletter to update you more often and not
least will continue to tailor market presentations to your
requirements. We will also be working on new and relevant
insights which we hope you will find of interest.

We look forward to an exciting 2018 with our clients and
partners
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Summary

Summary
2017 was a good year for the property sector. The generally
falling yield trend contributed to growth in values. In the
office market in Oslo property values were further helped by
falling vacancy and rising market rent levels. Several of the
main property companies were also able to obtain
favourable credit terms in the bond market. There was a
record number of 308 transactions. Arrangers were the
largest net buyers and were involved in transactions with a
value of approximately NOK 45 billion.

We still expect that Commercial property will hold up in
comparison with other investments because interest rates in
spite of increases will be at low levels. A rise in interest
rates will furthermore also hit large parts of the stock
market. Primarily positive prospects for letting markets, a
well-functioning loan market in which bond financing has
become more important and the plans of the major
investors, indicate that 2018 will be another year with many
investment opportunities and high turnover volume.

The most important change in the middle of this
exceptionally healthy transaction market however is that
since the autumn a rise in interest rates appears clearer
and closer. Long interest rates have shown a rising trend,
particularly since the New Year. Interest rate forecasts for
both Norway and the Eurozone have been adjusted
upwards and it is expected that credit margins in the bond
market will rise from the second half this year. DNB Markets
expects that money market interest rates will rise by 130
points from Q4 2017 to Q1 2021 and that the 10-year rate
will rise correspondingly by 85 points to a peak in 2020.
One comfort may however be that forecasts for long interest
rates point down from 2021 and short rates from 2022. Our
yield forecasts largely reflect the interest rate projections.
We have nevertheless assumed that the high demand for
commercial property will continue and that yields will rise
less than interest rates.

Office vacancy in Oslo, Asker and Bærum has fallen from
8.0% last autumn to 7.3%. A normally good volume of
leases was signed in the second half year and the general
trend for rental prices rose further by some 2 to 3%. We
have for the most part maintained our forecasts from last
autumn, but added 2020 when the completion of new
buildings increases notably. Up to the end of 2020 we
expect that vacancy will fall to a net figure of 6.7% and that
rents for high standard premises will generally increase by
some 14%. Growth will be up to 15–19% in city centre
areas, and roughly 10–13% in the clusters along the Oslo
outer ring-road where we expect that new buildings will
dampen rental growth.
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In Bergen, Trondheim and Stavanger there was a good
level of activity in the transaction markets last year. All three
cities had between 20 to 25 transactions and a volume
between NOK 5 and 7 billion.
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Summary

Summary
Large individual transactions led to outside
investors accounting for some 60% or more
of the acquisitions measured by value in all
three cities. Yields have generally been on
a falling trend in the second half-year, and
we have adjusted downwards several of
our yield forecasts, including those for
Stavanger.
Office vacancy in the three cities varies
from 9.3% in Trondheim and Bergen to
11.9% in Stavanger. Over the next three
years we expect a marked reduction in
Bergen to 7.6%. in the case of Trondheim
and Stavanger vacancy will remain at 10 to
11% in the forecast period. In all three
cities vacancy however is expected to be
7% or lower in the city centre.
Retail: After a rise in interest rates the
growth in e-commerce appears to be the
most important concern of investors. DIBS
estimated last autumn that Internet
shopping for goods would increase by 21%
in 2017 to NOK 32 .6 billion. At the same
time figures from Kvarud Analyse show that
product groups that are most suitable for
Internet shopping experienced a negative
development in shopping centre sales last
year. In spite of negative media comments

and many sceptical investors there were 31
different buyers of retail investments last
year and transaction volume was in line
with the previous year and more than
double that of 2014.
Logistics: There was a marked fall for
logistics yields last year, particularly in the
Oslo region. Certain transactions indicate a
clear yield fall also in warehouse properties
with shorter leases in the logistics clusters
from Karihaugen to Gardermoen.
65 properties were sold last year in
Norway, clearly more than in each of the
previous three years. Investors’ views on
logistics vary considerably – several
however cite logistics as a winner segment
with regard to value growth and then
particularly for properties in and close to
Oslo.

Makro and
loan financing

2017

2018E

2019E

2020E

2021E

GDP Mainland Norway
CPI
Employment
Private consumption
House prices
3m NIBOR
10y SWAP

1.8%
1.8%
1.2%
2.4%
5.7%
0.9%
1.9%

2.1%
1.4%
1.2%
2.2%
-3.5%
0.9%
2.2%

2.3%
1.7%
1.2%
2.4%
0.5%
1.2%
2.6%

2.2%
1.8%
0.9%
2.3%
2.0%
1.8%
2.6%

1.5%
1.6%
0.2%
2.1%
-1.0%
1.9%
2.4%

Typical loan cost***

3.9%

4.3%

4.6%

Office market Q1-18

Prime yield

Prime rent

Office vacancy

4.8%
Forecast
rents

4.7%
Forecast
vacancy

Oslo and Akershus
Bergen
Trondheim

3.75%
4.75%
5.00%

4 600
2 700
2 400

7.3%
9.3%
9.3%

Stavanger

5.25%

2 600

11.9%

2017

2018E

1.2%

1.2%*

3.75%

41.9 (102)

1.9%

-

3.75%

14.2 (51)

1 200

-

4.75%

12.5 (65)

529

-

4.00%

2.3 (11)

Transaction market
Office
Retail
Logistics
Hotel

Key factor
Employment
Shopping centre
turnover
Top rent for
warehouses
RevPar Norway

Prime yield
Volume, bn
Oslo**** NOK (number)

* Forecast 2018 (DNB Markets) ** Adjusted for space changes. 2017 *** 5Y SWAP + margin **** 7-year lease for offices, and 12-year lease for logistics
properties and hotels

Source: DNB Markets, SSB, and Kvarud Analyse
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Office market Oslo

Oslo

Thomas Ramcilovic
Analyst, DNB Næringsmegling

Vacancy has fallen for the fifth half year in a row in the
office market in Oslo, Asker and Bærum. We expect a
continued fall in vacancy and growth in market rents. An
increase the volume of new building in the coming years
could however slow the fall in vacancy and growth in
rents.

Office vacancy Oslo Q1 2018 in percent

6
7
9

Prime Yield
3.75%

Since Q3-17
Unchanged

Prime Rent
4 600

Since Q3-17
+ 400

Office vacancy

Rent forecast

Vacancy
forecast

7.3%

Asker/Bæru m

Office vacancy fell 0.7 percentage points from September 2017 to 7.3%. We expect that vacancy will bottom out in 2019
before subsequently increasing marginally in 2020.

•

Our estimates indicate that market rent levels for high standard properties will rise by a cumulative figure of about 13%
overall in the city centre and office clusters in the period 2017–2019.

•

The fall in prices in the housing market in Oslo and rising office rents suggest that there will be a reduction in the level of
conversion of office property to housing in the forecast period.

3

12

Outer city centre

Økern/Ulven

7

16

10

Lysaker

•

Storo/Nydalen

Outer zone

Inner city centre

Skøyen

10
Helsfyr/Bryn

14

7

3

Fornebu

CBD West

CBD East
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Main features - Continued fall in vacancy
but bottoming out in 2019
•
•

•

Office vacancy fell further in the fourth
quarter 2017.
Vacancy is continuing to fall but will
bottom out in 2019 before a moderate
increase in 2020
Price rises are expected in the central
areas, new buildings will restrict price
growth along the outer ring road.

For the fifth half year running office vacancy
fell in Oslo, Asker and Bærum according to
our vacancy count in January. Vacancy fell by
0.7 percentage points to 7.3% in the survey.
We expect a further fall in vacancy driven by
growth in the Norwegian economy and
employment growth, but a fall in growth and
rise in the volume of new building will lead to
vacancy bottoming out at 6.4% in 2019. From
this level we expect a moderate increase in
2020.

Demand – Growth in the Norwegian
economy and employment growth is
contributing to increased demand
Growth is expected to pick up in the
Norwegian economy. While a slowdown in
housing investments will reduce growth,
petroleum investments are expected to rise
following the oil price increase. One of the
drivers of demand in the office market is
employment and DNB Markets expects
employment to rise even if it slows towards
the end of our forecast period. There has also
been a trend in recent years for tenants to
increase the efficiency of their space
utilisation, and we have assumed 22.5 m² of
office space per employee in new buildings.

Office market Oslo

Office vacancy
350 000

300 000

Diagramtittel

10,0 %

250 000
200 000

6,8 %
6,4 %

150 000

8,0 %
6,7 %
6,0 %

100 000
50 000

4,0 %

2,0 %
(50 000)
(100 000)

0,0 %

Good standard

Whereas DNB Markets estimated
employment growth for 2018 of 1.2%, Oslo
has been above the level for the country as a
whole in recent years. NAV Oslo set an
annual employment forecast for the coming
year and expect employment growth of 1.7%
in 2018. This forecast is partly based on
expectations reported by companies. DNB
Markets forecasts growth of 1.2% for the
country in 2019, slowing to 0.9% in 2020. We
have assumed the same development, but
with a slightly higher level in Oslo.

12,0 %

High standard

Ti largest
vacant /
vacancy

Vacancy
Q1 2018

Asker/Bærum

1 200 -

1 500 1 500 -

2 000

9%

66%

Lysaker

1 450 -

1 850 1 850 -

2 400

16%

68%

Fornebu

1 300 -

1 500 1 500 -

1 850

14%

97%

Skøyen

1 900 -

2 550 2 550 -

3 200

10%

73%

CBD Vest

2 600 -

3 200 3 200 -

4 600

7%

54%

Inner city centre

1 900 -

2 750 2 750 -

3 500

7%

44%

CBD East

2 100 -

2 700 2 700 -

3 450

3%

100%

Outer city centre

1 600 -

2 000 2 000 -

2 600

3%

61%

Storo/Nydalen

1 450 -

1 950 1 950 -

2 400

6%

86%

Økern/Løren

1 300 -

1 700 1 700 -

2 200

12%

94%

Helsfyr/Bryn

1 300 -

1 750 1 750 -

2 200

10%

79%

Kilde: DNB NM/SSB/NAV
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Office market Oslo

Supply – New buildings coming
After several years when there has been little
new construction, the volume of new buildings
will increase in the coming years. The new
buildings in 2018 and 2019 have mostly been
commenced and the completed office space
will amount to around 130,000 m² for each of
these years. This is slightly above the
average for the last 10 years, but significantly
more than the average for the last four years
of less than 100,000 m².
Skøyen, CBD East and Helsyr/Bryn are areas
where several major new building projects will
be completed in the next couple of years. At
Skøyen Hoff X, the Orkla building on
Drammensveien and Skøyen Atrium II will be
completed. In Schweigaards gate 33 Bane
NOR Eiendom will complete the building that
is to be let to Bane NOR. Eufemia and
Diagonale will be completed in Bjørvika.
Fyrstikkalléen 1-3, Østensjøveien 16, Helsfyr
Puls and Valle Wood will be ready for
occupation in Helsfyr/Bryn.

new building at 180,000 m², which requires
the commencement of several major projects.
Today the large projects being planned
include Økern Portal, NCC’s Valle, Pecunia’s
development at Bryn, OBOS’s building in
Kværnerbyen and Skanska’s project Parallell.
Some of these projects have partially begun
with site work and the construction of
basements and common areas and it is likely
that at least some will proceed further on the
basis of either pre-lets or speculative
construction.

New building volume 2018-2020
Signed and potential newbuilding projects 2018 - 2020
400 000
300 000

200 000
100 000
0
2018E

Signed

Conversion
The correction experienced by the housing
market has reduced the appetite for
conversion of office property to housing
outside the most attractive residential
districts. Rental growth in the office market is
reinforcing this effect, in addition to the fact
that the most attractive conversion properties
have already been taken out of the market.
This is particularly the case for locations
outside the office clusters or some way from
transport intersections.

2019E

2020E

Potential

New building (sqm) per area 2018-2020
90 000
80 000
70 000
60 000
50 000
40 000
30 000
20 000
10 000
0

Greatest uncertainty attaches, naturally
enough, to the last year of the forecast period
- 2020. We have assumed a high volume of
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Oslo office market

Searches – A high level of search activity
Registered searches in 2017 indicate a high
level of activity in the letting market. Searches
measured by area exceeded 400,000 m²,
while we registered close to 270 individual
searches. Both levels are higher than in
2016, which was also a year of high activity
compared to previous years.
The city centre and CBD areas naturally
remain the most in demand in searches,
given that these areas represent a large
proportion of total office space.
If one looks at searches by square metre in
relation to total office space, demand is
greatest for the clusters outside the city
centre that have good public transport
connections. In this category Lysaker,
Helsfyr/Bryn and Økern/Løren are the “search
winners”.

5–7 minutes’ walk of a metro station. This
gives the opportunity to obtain offices of new
building standard at rents around the market
average a few minutes’ travelling time from
the centre of Oslo.

Searches by areas
Share of searches 2017 (sqm) of total
2013-2014

25,0 %

2015-2016

2017

20,0 %

15,0 %

Both public and private sector tenants
searching for property regularly state in their
searches that proximity to a rail and/or metro
station is important. Some searches also do
not specify a geographic location other than a
requirement to be within a few minutes’ walk
of public transport intersections.
As always, a large proportion of searches end
with the tenant renegotiating its lease and
remaining in its present premises. Roughly
speaking about one half actually move.

10,0 %

5,0 %

0,0 %

Rents

Høy standard

God standard

Topp nivå

5 000
4 500
4 000
3 500
3 000
2 500

Searches on behalf of public sector tenants
have often included clusters outside the city
centre with the request for a location within

2 000
1 500
1 000

Asker/
Bærum

Lysaker

Skøyen

CBD West

CBD East

Inner centre Outer centre Nydalen

Helsfyr/ BrynØkern/Løren
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Oslo Office Market

Market rents - Continued growth
Rents rose in all areas according to
Arealstistikk’s figures for the fourth quarter of
2017 and price growth has been considerable
over the last 12 months or so. Based on
Arealstistikk’s figures price growth has been
around 13% since the bottom just two years
ago. If one looks at the development in a
longer perspective rents have largely made up
the fall that was driven, among other things,
by the collapse in the oil price. Growth since
the previous price top at the end of 2014 to
the fourth quarter of 2017 is only around 3%
as a whole, so there has not been any
inflation-adjusted growth in the last three
years.

We expect a further increase in rent levels,
but that this will not be evenly distributed in
geographic terms. The CBD areas are
expected to have the highest price growth with
aggregate growth in the forecast period of
respectively 18% and 19% for CBD West
(Aker Brygge, Vika and Tjuvholmen) and CBD
East (Bjørvika area).

nevertheless estimated a slightly lower growth
rate of 15% for the three-year period in the
inner centre as the attractiveness of the
locations tends to vary compared with the
CBD areas.

Development in rents in Oslo, 6-month average
(Source: Arealstatistikk)
2100
2000

Outside the central areas competition among
new building projects has contributed to
restrict price growth through competition. The
tendency is expected to continue.

1900

1800
1700
1600
1500

The following are driving price growth:
•

Growth in the Norwegian economy and
employment growth

•

A continued fall in vacancy.

•

The best standards and locations are
chosen first

1400
Q1
2008

Q4
2008

Q3
2009

Q2
2010

Q1
2011

Q4
2011

Q3
2012

Q2
2013

Q1
2014

Q4
2014

Q3
2015

The following are limiting growth:
•

Employment growth slowing towards the
end of the forecast period

•

New building projects outside the centre
priced at the market average being
chosen by large public sector tenants

•

A high-volume of new building

Also the best premises in the city centre are
expected to achieve high growth. We have
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Q2
2016

Q1
2017

Q4
2017

Oslo office market

Philip Pedersens vei 20, Lysaker

Letting assignment on behalf of Oslo Areal
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The transaction market

The transaction market

Gunnar Selbyg, Head of research,
DNB Næringsmegling

Økernveien 97-99, Oslo,
Sales assignment on behalf of Mikla Eiendom

Yields continued to fall in the second half of 2017 and spreads against borrowing costs
have been very low in several segments for many participants. Interest rate forecasts have
been adjusted upwards and credit margins in the bond market are expected to rise from
this coming autumn. We expect however that excess demand will contribute to yields rising
less than interest rates. Combined with the low inflation forecasts the outlook for returns
has weakened compared with last autumn. An expected recession in the USA will
contribute however to a fall in interest rates and yields from 2020.

Prime Yield
offices Oslo

Forecast Q1
2019

3.75 %

4.00 %

Trend normal
yield

Expected credit
cost

Value
development
offices in Oslo

Forecast
volume 2018

Bergen,
Trondheim,
Stavanger
2018e

NOK 80 bn.
/280
transactions

NOK 18 bn.
/90
transactions

•

Record number of transactions in 2017. The major investors wish to be net buyers this year.

•

A falling trend for yields and the yield gap in Europe is contributing positively to Norway’s relative attractiveness.

•

Oslo/Akershus: Average yield down 30 points this year, offices identified as the winner segment and transport
intersections the most in demand

Transaction market

Record high 308 transactions in 2017. We
expect another good transaction year, but
rising interest rates are starting to have
an impact
2017 was the fourth year running with a very
strong transaction market, characterised by
falling yields, a strong presence of
international investors, many buyer-initiated
transactions and a high volume. We have
seen several examples of large individual
properties that have been sold in recent
years being sold again in 2017 following the
fall in yields and the opportunity for investors
to take a profit. Measured by value the total
transaction volume last year was NOK 90
billion. We registered 16 transactions in
excess of NOK 1 billion.
Yields fell significantly in several segments in
the second half year, but compared with last
autumn the most important change has been
that interest rate increases are starting to
make an impact. Interest rate forecasts have
been adjusted upwards for both Norway and
Europe, long rates have risen markedly, and
investors have clearly indicated that interest
rate rises are their most important concern.
Nevertheless, there are good grounds to
expect continued strong interest for
investments in commercial property and a

well-functioning market:
•

•

•

Our investor survey from January shows
that the largest investors are planning
both many purchases and sales in 2018.
17 out of 25 expect to be net buyers.

Rising rent levels in several segments
will largely compensate the value effect
of higher interest rates. The rise in
interest rates will also affect alternative
investments.
The loan market is functioning well and
bond financing has become more
important with a consequential reduction
in demands on the banks.

Annual development in transaction volume measured by number and value
140

350

120

300

100

250

80

200

60

150

40

100

20

50

0

0
2002 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018
NOK bn. (left)

Forecast

Number (right)

Transaction volume in 2017 by investor category – NOK bn.
Arrangers were the largest net buyers
2017 was another good year for arrangers
(fund and syndicate investors) which were
involved in transactions in excess of NOK 45
billion and were net buyers for around NOK
14 billion. The volume reflects, among other
things, that several had raised equity capital
for funds and that it was private investors
who respectively took profits and sought
predictable returns. Several properties were
sold to other syndicate arrangers or were
transactions relating to their own resyndication.

Property comp./private/developers

Arrangers

Life/pension/insurance/bank

Kjøp
Salg

International investors

Own use, others, confidential
- 50

- 30

- 10

10

30

50

NOK mrd.

The category “property companies,
developers and private investors” were the
largest net sellers after purchases of NOK
31.5 billion and sales of NOK 45.5 billion.
They tend to buy a development property and
sell completed developments on low yields.
They completed 157 purchases and 167
sales and for cash flow properties the
purchase yield was on average 50 points
higher than the sale yield. International
investors were the next largest net buyers last
year and a handful of investors from United
Kingdom, Japan, Finland and Sweden made
their first purchases in Norway. Several
international investors are in the process of
building up organisations in Norway or have
said that they plan to do so. They will then
have a good basis for following up
development property and “working” buildings
in central and not so central locations.

Equity investors bought and sold roughly the
same amount last year (NOK 7-8 billion).
Certain sales related to the financing of
investments in the portfolio, while many were
sales of smaller, non-strategic properties. We
interviewed six of the largest equity investors
and four expected to be net buyers in 2018,
while none expected to be net sellers. They

tend to buy “safe” properties and the average
purchase last year was for NOK 670 million,
had 10 years remaining on its leases and was
bought on a yield of 4.9%.
Considerable breadth of investment
opportunities and continued strong
interest in the housing case
Offices were again last year the largest
segment with 102 transactions for NOK 42
billion, but there was considerable volume in
all segments, including 18 transactions for
NOK 5.8 billion in community buildings.
Despite the market being demand-driven
there are good reasons to describe it as
functioning well with a good breadth of
investment opportunities. Among cash flow
properties 25% had a yield of 5% or lower,
30% were between 5 and 6%, 25% were in
the range 6 to 7% and 20% were at 7% or
higher. In spite of much negative media focus
on the housing segment there is still buying
interest for sites and other properties for
residential development. Including individual
letting properties we recorded 53 housingrelated transactions for a total of NOK 10
billion last year.

The transaction market

2017 volume measured in value divided by segments
4%
6%

Offices

11 %

47 %

Retail

Warehouse and
logistics
Housing related
Community buildings

14 %

Other and confidential
16 %

Number of transactions per value range

NOK mill.

# 2017

# 2014-2017

50-150

124

455

150-300

102

304

300-1.000

66

241

1.000 and over

16

66

Total

308

1.066

Transaction market

A falling trend for yields and the yield gap
in Europe is contributing positively to
Norway’s relative attractiveness
The last report from Knight Frank shows that
the prime yield for offices fell in 17 out of 25
European cities during the first three quarters
of last year. None of the markets had an
increase and on average the reduction was
about 20 points. The trend of hunting for
yield can be clearly seen in the logistics
segment. The prime yield for logistics fell in
21 out of 25 markets and on average by 40
points. Knight Frank expects that some
markets have room for a further decline in
yields, but that the main trend will be a
levelling out in 2018. The continued attractive
yield gap means that the rise in borrowing
costs will first put pressure on yields in
Europe in 2019. Both Norway and Europe
appear to have seen a slight increase in
credit margins on bank loans last year, but a
marked fall in credit margins on bond loans.
In addition, there were differences in interest
rate developments between currencies.
Overall the figures indicate a reduction in the
yield gap in the European markets. We have
taken as an example a solid company
investing in the prime segment for offices
cross Western Europe, based on debt

finance with a mix of bond and bank loans
and a mix of short and long interest rates. In
our example the yield gap fell after full
borrowing costs by about 30 points on
average for the various markets compared
with last winter. The corresponding
calculation for prime offices in Oslo however
gave an increase in the yield gap of about 25
points. This is due to an unchanged prime
yield together with lower short-term rates and
bond margins compared with last winter
Oslo/Akershus: a hot market where
investors see offices as the winner
segment. Development property close to
transport intersections is the most in
demand.
Compared with 2016 there was a marked rise
in transaction volume in Oslo/Akershus last
year measured by value (NOK 54/45 bn.)
and number (137/158). Our summary of last
year shows among other things:

Selected Norwegian and European cities arranged by gross yield gap
Kontor

Prime yield

Brussels
Dublin
Milan
Stavanger
Helsingfors
Trondheim
Copenhagen
Amsterdam
Madrid
Bergen
Geneva
Zürich
Hamburg
Berlin
Stockholm
Paris
London WE
Oslo

4,50
4,25
4,25
5,25
4,00
5,00
4,00
3,75
3,75
4,75
3,00
3,00
3,30
3,25
3,50
3,00
3,50
3,75

%
%
%
%
%
%
%
%
%
%
%
%
%
%
%
%
%
%

10-års swap
8. febr. 2018
1,10
1,10
1,10
2,23
1,10
2,23
1,29
1,10
1,10
2,23
0,52
0,52
1,10
1,10
1,44
1,10
1,61
2,23

%
%
%
%
%
%
%
%
%
%
%
%
%
%
%
%
%
%

Number of transactions in Oslo/Akershus by value range
# 2017

# 2014-2017

•

Most marked yield fall in logistics

NOK mill.
50-150

56

213

•

Average yield down 30 points against
2016 and 120 points against 2014

150-300

51

156

300-1.000

39

151

•

A handful of transactions have yields
below 4% and square metre prices above
NOK 70,000

1.000 and over

12

37

Total

158

557

Kilde: DNB Næringsmegling og Knight Frank

Spread
3,40
3,15
3,15
3,02
2,90
2,77
2,71
2,65
2,65
2,52
2,48
2,48
2,20
2,15
2,06
1,90
1,89
1,52

%
%
%
%
%
%
%
%
%
%
%
%
%
%
%
%
%
%

•

74 different buyers, of which 8 were
international

•

Offices the largest segment with 64
transactions for around NOK 31 billion

•

34 housing related transactions for
NOK7.2 billion, of which 10 with a value
above NOK 250 million

•

Demand growth and expectations of a rise
in rents has led to further fall in office
yields outside the centre

Transaction market

Development In yields, yield gap, borrowing cost for offices Oslo
8,00

7,00

8 community building transactions for NOK
2.8 billion

Our January survey of the main Oslo investors
shows that apart from a rise in interest rates
the greatest concern is the expansion of ecommerce. They are however generally
optimistic and expect growth in office rents
and a stable prime yield, while the majority
expect that the yield trend for ordinary offices
will be downwards. Value growth in 2018 is
expected to be best in the office segment, with
logistics in second place.
Several survey respondents said they had no
plans for sales. Others will sell developed
property or smaller buildings. Only 1 out of 25
expect to be net sellers and as many as 17 out
of 25 expect to be net buyers. Purchase
preferences indicate that by far the most
attractive property in Oslo/Akershus now is
development property close to transport
intersections, offices, logistics close to the city
and long leases.

Since our report last autumn we have reduced
our yield forecast for offices with 10-year
leases in the clusters along the outer ring road
by 25 points to 4.50% (+/- 25 points) and for
normal offices by 15 points to 5.60% (+/- 30
points). The fall in yields in 2017 and the rise
in interest rates since the start of this year is
contributing to greater pressure on the yield
gap. The development means that investors
who wish to fix the interest rate for five years
or more have too high a borrowing cost to be
able to buy the best office properties in the
clusters outside the city centre as well. The
difference in borrowing costs for different
investors has grown and solid companies (IG)
have seen their funding cost in the bond
market reduced. In addition, several of the
equity-based investors are contributing to the
keen pricing of offices with long leases outside
the city centre. As a result, more investors are
having to move up the risk scale to obtain
office property - leading to pressure on the
yield for the normal segment too. A balancing
factor is lower vacancy and letting risk, as well
as expectations of rising rents.

6,00

5,00

4,00

3,00

Lånekost solid aktør m. 25 % flytende rente og 75 % m. 5-års swap
2,00

Sum lånekosntad 5-års lån m. 5-år swap
Normal yield (5 år) klyngene langs Ring 3 (+/- 30 bp)

1,00

Yield 10 års leiekontrakt langs Ring 3 (+/- 25 bp)
Prime yield kontor

0,00
Q1 2006 Q1 2007 Q1 2008 Q1 2009 Q1 2010 Q1 2011 Q1 2012 Q1 2013 Q1 2014 Q1 2015 Q1 2016 Q1 2017 Q1 2018 Q1 2019 Q1 2020 Q1 2021 Q1 2022

Q1 2018
Oslo/Akershus
15-year publ. tenant in CBD
3.50%

Bergen
4.25%

Trondheim
4.50%

Stavanger
4.60%

Prime yield offices (7 year)

3.75%

4.75%

5.00%

5.25%

Norm. yield offices (5 year)

+/- 5.60%

+/- 6.50%

+/- 6.50%

+/- 7.50%

3.75%

4.75%

4.75%

5.25%

Normal yield retail (5 y) *

+/- 6.00%

+/- 7.00%

+/- 7.00%

+/- 7.00%

Prime yield logistics (12 y)

4.75%

5.75%

5.75%

6.25%

Normal yield logistics (5 y)

+/- 5.75%**

+/- 7.25%

+/- 7.00%

+/- 8.00%

4.00%

4.75%

5.00%

5.25%

Prime yield retail

Prime yield hotels (12 y)

* Retail outside the city centre and the best retail locations, ** Logistics between Oslo and Gardermoen

The transaction market

Christian Krohgs gate 32

Sale assignment on behalf of Anthon B Nilsen Eiendom and OBOS Forretningsbygg
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Regions: Bergen

Bergen

Magnus Havikbotn Jacobsen
Analyst, DNB Næringsmegling

For the third year running Bergen recorded a transaction
volume above NOK 5 billion, which illustrates that there
is continued activity and liquidity in the Bergen market. In
the letting market we see that office vacancy is on a
downward trend, and expect rents to continue to rise.

Prime Yield
4.75%

Yield trend

Prime Rent
2 700

Office vacancy Bergen Q1-2018 in percent

5
Åsane/Bergen North

Since Q1-17

Office vacancy

-

Forecast
rents
Centre

Vacancy
forecast

9.3%

City centre

8

Laksevåg
Businesscorridor

•

20% of the office stock sold in three years

•

Conversions an important contributor to downward trend in office vacancy

3

Sandviken

17

7

8

Fyllingsdalen

Bergen South

•

Expectations of rental growth in the city centre

14

= increased vacancy
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Regions: Bergen

Office vacancy falls further
Office vacancy in Bergen has been on a
downward trend over the last year and
everything indicates that this trend will
continue. Expectations of increased
employment growth, a low level of new
building, and not least an increase in
conversion of offices to other purposes
contribute to our view that vacancy will fall
further in Bergen.
During the last year office vacancy has
fallen from 10% to 9.3%. The greatest fall
has been in the city centre and Bergen
south where vacancy has been reduced by
16,000 and 14,000 m² respectively over the
last year. The city centre is confirming its
attractiveness with a low level of vacancy,
while vacancy in Bergen south has fallen for
a second period in a row.
Our forecast indicates that vacancy will
continue to fall from the current level of 9.3%
to less than 8% during 2020. This means
that vacancy will return during a two-year
period to where it was before the oil price
collapse. An important factor in the forecast
is how much office space is converted and

major individual projects could to a
considerable extent affect vacancy in certain
areas. In order to illustrate this, in a scenario
with high conversion vacancy in Bergen will
be reduced to 6.3% in 2020, while in a
scenario with zero conversion vacancy will
be virtually unchanged at 8.8% in the same
period.
Expectations of growth in rents
Figures from DN’s rent panel show that
rents in the centre of Bergen have risen by
over 11 percent since 2014. With this,
together with Oslo CBD, they have had the
strongest city centre development among
the four largest cities. We believe this trend
will continue and that the city centre, with
low office vacancy, will be among the areas
with the strongest price pressure in a period
where we expect falling vacancy and rising
employment growth.
In areas with higher vacancy we believe it
will take longer before we see a marked
increase in rents. Despite more optimism
tenants in these areas have greater choice
which means that price pressure is still some
way off.

Office vacancy
New building net

Growth in leased space

Kontorledighet (kvm)

Vacancy in %

300000

12,0 %

250000

10,0 %

200000

8,0 %

150000

6,0 %

100000

4,0 %

50000

2,0 %

0

0,0 %
2011

2012

2013

2014

2015

2016

2017 2018E 2019E 2020E

Rents

High Standard

Top level

Office vacancy
Q1-18

Office vacancy
Q3-17

Åsane / Bergen North

1 400

-

1 700

1 700

4.5%

3.9%

Sandviken

1 500

-

1 800

1 850

2.6%

2.2%

Sentrum

1 600

-

2 600

2 700

7.0%

7.0%

Business corridor

1 500

-

2 100

2 100

7.5%

7.3%

Sandsli

1 200

-

1 600

1 950

14.2%*

15.3%*

Kokstad

1 200

-

1 600

1 600

14.2%*

15.3%*

Fyllingsdalen

1 500

-

1 900

1 900

16.5%

12.5%

Laksevåg

1 500

-

1 800

2 000

7.8%

6.8%

*Vacancy for Bergen South includes both Sandsli og Kokstad
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Regions: Bergen

Rosenkrantzkvartalet, Bergen

Sale assignment on behalf of DNB Næringseiendom AS
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Regions: Bergen

Transactions totalling NOK 21 billion in
three years
Bergen can show another solid year in the
transaction market. In the last three years
commercial property with a value close to
NOK 21 billion has been sold in Bergen, with
the office segment alone totalling some NOK
9 billion. This means that around 20% of the
office stock, based on our estimate for the
city’s office stock, has been sold during a
three-year period. This confirms the
attractiveness and liquidity of the Bergen
market, despite a “normalisation” of the
market in 2017 after the record volume we
saw in 2016.
In 2017 we recorded 25 (32) transactions for
a total of NOK 5.2 billion (9.1 billion). The
year was characterised by a large number of
housing-related transactions such as land,
city apartment buildings and not least
conversion projects. Nevertheless,
somewhat unusually, warehousing was the
largest single segment measured by
volume. Just in the last half year
transactions in warehouse properties in the
Bergen region have totalled close to NOK
1.2 billion, with three being sold on a yield
below 6%.

There is generally a falling yield trend in
Bergen, but we are not making any changes
to our estimate of the prime yield which is
considered to be 4.75%. Nevertheless, we
believe that particularly good properties with
long leases to the public sector may be
transacted up to 50 basis points below this.
As in Trondheim and Stavanger we expect
increasing pressure on low-risk properties,
and expect yields to continue a downward
trend.

Yield table
Offices

Logistics

Retail

15-year lease in CBD w. public tenant

4.25%

n.A

n.a

Prime yield offices (7-year lease)

4.75%

5.75%

4.75%

Normal yield offices (5 years, outside the centre)

6.50%

7.25%

7.00%

Transaction examples Bergen 2017
•

•

•

•

•

DNB Scandinavian Property Fund
bought the shopping centre Øyrane Torg
from Nistad Eiendom
Aberdeen Asset Management has
bought Bradbenken 1 from Herman
Friele.

Hemfosa bought the office building
Myrdalsveien 22 from DNB
Scandinavian Property Fund.
Nordea Life bought to the office building
Olav Kyrres gate 22 from Jens Petter
Teigland
Bonava bought the Tine site, Minde Allé
10, from Tine

Transaction volume 2012-2017 (NOK bn.)

Local purchasers

Non-local purchasers

10,0

30
7,1

6,0

2,0
0,0

35

9,1

8,0

4,0

Total transactions

25
6,5

3,5
2,0

5,2

5,0

2,3

1,5

1,2

2012

2013

15

2,9
0,8

4,3

1,0

20

2,1

2,0

2,6

2014

2015

2016

10
5

0,9
2017
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Regions: Trondheim

Trondheim

Magnus Havikbotn Jacobsen
Analyst, DNB Næringsmegling

25 transactions for a total of NOK 5.6 billion is the highest
we have measured in the Trondheim region. In the letting
market we expect rents to rise in the central zone and
office vacancy to level out.

Office vacancy Trondheim Q1-2018 in percent

9

Prime Yield

Yield trend

Prime Rent

Since Q1-17

Office vacancy

2 400

Unchanged

9.3%

5.00%

Rent
forecast
centre

Forecast
vacancy

7
CITY CENTRE

6

3

T UNGA/MOHOLT

ELGESETER TIL
LERKENDAL

•

All-time high in the transaction market

•

One third of the office stock sold in three years

•

Expectations of rental growth in the city centre

10
SLUPPEN

19

33

HEIMDAL

FOSSEGRENDA

= økt ledighet
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Regions: Trondheim

Stable office vacancy
The last vacancy count shows that office
vacancy in Trondheim rose slightly to 9.3%
(9.0%). Much of the new construction we
have seen in the Trondheim market over the
last year has thus largely been absorbed by
the market, even though we expect that a
high supply-side can continue to have an
impact on the market in the future. The city
centre, Moholt/Tunga and the area that
stretches from Elgseter to Lerkendal were
the districts that had the lowest office
vacancy in the last count.
At the start of 2018 we see several positive
signs on both the supply and demand side.
Fresh figures show that employment growth
in Sør-Trondelag is expected to be 1.1 % in
2018 with industry and the oil sector being
cited as sectors with high growth expected
this year. At the same time, we see that new
building activity will be much less this year,
with only two buildings totalling 18,000 m²
being expected. This is in strong contrast to
the 5 buildings totalling 60,000 m² that came
into the market in 2017. In 2019 the market
will receive a further volume of some 45,000
m² of office space when Lysgården,

Powerhouse, Lyngården and Ranheimsveien Development in vacancy in Trondheim
9 are completed. Despite many new
Net new building
buildings, more than 70% of the new building
Kontorledighet (kvm)
space coming in 2019 has already been let.
250000

Expectations of rental growth in the city
centre
We expect the strongest price development
in future will come in the central district of
Trondheim. Our forecast indicates annual
rental growth of 3% in the centre from 20182020. Today the centre has a low level of
office vacancy at the same time as few new
buildings are expected in the coming years.
Of the some 100,000 m² of new office
buildings that are expected in the market in
the years 2018–2020, only 23,000 m² are
expected in the city centre. There are many
tenants that want city centre properties and
with fewer alternatives we expect particular
price pressure for available buildings in the
city centre.
There has not been the same development
in prices in the centre of Trondheim as we
have seen, for example, in the centre of Oslo
and Bergen. We now believe that Trondheim
will start to catch up.

Forecast growth in leased space
Vacancy in %

12,0 %
10,0 %

200000

8,0 %

150000

6,0 %
100000

4,0 %

50000

2,0 %

0

0,0 %
2011

2012

2013

2014

2015

2016

2017

2018E

2019E

2020E

Rents Trondheim

High Standard

Top level

Office vacancy
Q1-18

Office vacancy
Q3-17

Heimdal

1 150

-

1 450

1 650

19,0 %

17,8 %

Fossegrenda

1 100

-

1 400

1 600

32,7 %

27,1 %

Sluppen

1 400

-

1 850

1 875

9,6 %

10,5 %

Moholt/Tunga

1 400

-

1 850

1 850

6,3 %

7,5 %

Lade/Leangen/Raheim

1 300

-

1 700

1 750

8,5 %

8,2 %

City centre

1 500

-

2 000

2 400

6,8 %

6,2 %

Elgeseter-Tempe

1 400

-

1 750

1 900

3,2 %

6,8 %
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All time high
Strong interest for low risk properties also
contributed to 2017 being a solid transaction
year in Trondheim. 25 transactions for a
total of NOK 5.6 billion resulted in an all-time
high for the Trondheim market. Syndication
arrangers alone accounted for a volume in
the market of NOK 2.3 billion, and were
together with property companies the most
active buyers in 2017. We also see a clear
trend that housing-related purchases are
becoming more important in Trondheim as
well. In 2017 the housing segment was the
second largest segment after offices
measured by the number of transactions.
City apartment buildings, development land
and conversion projects are much more
noticeable than we have seen in previous
years.

for office properties, but also a liquid
Trondheim market. Several of the new
buildings which have long solid leases have
been very attractive sale objects.
The yield trends are generally downward,
but we are not making any changes to our
estimate for the prime yield which is
considered to be 5.00% for property with a
central location in the Trondheim city centre.
Particularly good buildings with long solid
leases could nevertheless achieve a yield up
to 50 points below this. As in Bergen and
Stavanger we expect increasing pressure on
low risk properties in the current period, and
that the prime yield will be on a downward
trend.

Yield table

15 year lease in CBD w. public tenant
Prime yield offices (7-year lease)
Normal yield offices (5 years, outside centre)

•

•

•

Local purchasers

Sparebanken 1 has sold Sparebanken 1
SMN’s head office to E.C. Dahl Eiendom
for NOK 755 million

6

Starwood Capital has sold Trondheim
Innovation Centre to a Clarkson
syndicate

4

The office building Falkenborgveien 28
was sold by Realinvest to a syndicate
established by DNB Markets for NOK
370 million.

Kontor

Lager

Handel

4.50%

n.a

n.a

5.00%

5.75%

4.75%

+/-6.50%

+/-7.00%

+/-7.00%

Transaction volume Trondheim 2012-2017 (NOK bn.)

Transaction examples in Trondheim

One third of the office stock sold in three
years
In the last three years, sales of commercial
property in Trondheim have totalled close to
NOK 14 billion with offices alone accounting
for NOK 8.5 billion. This indicates, based on
our estimate of the value of Trondheim’s
office stock, that over one third of the office
stock has been sold during a three-year
period. This shows not only a good appetite

Regions: Trondheim

Non-local purchasers

5,6

5

3

3,3

3,7
1,7

20

3,3
1,2

2,5

30
25

4,5
4,2

2

1

Total transactions

2,1

2,7

2,2

15

3,0

0,5

2,6

10
2,3

1,5

5

1,1

0

0
2012

2013

2014

2015

2016

2017
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Bassengbakken 1, Trondheim

Letting assignment on behalf of Realinvest AS/Aberdeen Asset Management Norway AS
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Regions: Stavanger

Stavanger

Magnus Havikbotn Jacobsen
Analytiker, DNB Næringsmegling

Several positive signals in the market and a very active
transaction market. In the rental market we expect that office
vacancy will level out and most office areas had at the last
count reduced or unchanged office vacancy

Office vacancy Stavanger Q1 2018 in percent

5
DUSAVIKA

STAVANGER
PERIPH. SONE

RANDABERG

Prime Yield

Yieldtrend

Prime Rent

Since Q1-17

Office vacancy

Rent
forecast

Vacancy
forecast

6

STAVANGER CITY
CENTRE

9

JÅTTAVÅGEN

19

FORUS/LURA

9
STAVANGER
PERIPH. ZONE

5,25 %

2 600

Uendret

11,9 %

3
RISAVIKA

•

All-time high in the transaction market

•

7 out of 10 office areas have unchanged or reduced vacancy

7
SOLA

•

Increased optimism and expectations of rental growth in the city centre

4

SANDNES
CENTRE

1
SANDNES
PERIPH. ZONE

= økt ledighet
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Regions: Stavanger

Vestre Svanholmen 13, Stavanger

Sale assignment on behalf of Starwood Capital Group/Anvil Asset Advisors
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Regions: Stavanger

7 out of 10 office areas have unchanged
or reduced vacancy
Our fresh office count shows that office
vacancy is rising slightly to 11.9% (11.5%).
The expected increase in vacancy mainly
relates to Statoil vacating two office
buildings at Forus, which means that
vacancy in the area is rising to 19.4%
(14.6%). The total space of the two leases is
more than 65,000 m², but Seabrokers
announced last autumn that Statoil would
continue to rent just over 6,100 m².
On the positive side we see that 7 out of 10
office areas have falling or unchanged
vacancy. The largest percentage reduction
has been at Jåttåvågen/Hinna Park where
vacancy has fallen to 8.5% (20.8%). The
area is confirming its attractiveness and can
point to several signings in the last half year.
The consultancy company Bouvet’s lease of
5,000 m² at Kanalpiren is a good example of
this, but there are also examples of internal
growth where existing lessees want more
space.

Going forward we expect that office vacancy
will level out. Despite expectations of good

growth in employment we believe that it will
take some time before growth is fully
reflected in demand for office space. Many
companies after several rounds of
demanning are already well-equipped for
growth in their existing offices. New office
building of around 50,000 m² in the next two
years also means that it will take somewhat
longer before there is a marked reduction in
vacancy in the region.

Office vacancy
Net new building (from 2016)
Ledighet (kvm)

Forecast growth in leased space
Ledighet i % (h.a.)

300000

14,0 %

250000

12,0 %
10,0 %

200000

8,0 %
150000
6,0 %
100000

4,0 %

50000

Expectations of rental growth

Figures from DN’s rent panel show that
rents in the centre of Stavanger (high
standard) have fallen by about 7.5% from
the peak in 2014, which illustrates that
prices have held up well compared with the
petroleum-related areas. We believe though
that the central zones with their low vacancy
will be among the first that experience a rise
in rents in line with higher demand and a
normalisation of the market.

2,0 %

0

0,0 %
2011

2012

2013

2014

2015

2016

2017

2018E

2019E

2020E

Rents

HighStandard

Top level

Office vacancy
Q1-18

Office vacancy
Q3-17

Randaberg

1 000

-

1 300

1 400

0,0 %

0,0 %

Sola

1 000

-

1 300

1 500

6,8 %

5,1 %

Risavika

1 000

-

1 300

1 500

2,8 %

2,8 %

Sandnes peripheral

1 000

-

1 300

1 500

0,9 %

0,9 %

Sandnes Sentrum

1 200

-

1 600

1 950

3,7 %

4,7 %

Dusavik

1 000

-

1 300

1 500

4,5 %

3,2 %

Stavanger city centre

1 800

-

2 300

2 600

6,0 %

7,3 %

Stavanger peripheral

1 100

-

1 500

1 800

9,1 %

12,7 %

Jåttåvågen

1 600

-

2 000

2 200

8,5 %

20,8 %

Forus/Lura

1 000

-

1 300

1 600

19,4 %

14,6 %
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Optimism is increasing
We are seeing increased optimism in the
Stavanger region at the moment and the
contrasts are great compared to how the
market has been in recent years. The
economic barometers are pointing upwards,
unemployment is falling and the employment
forecast for the region indicates good
employment growth as we enter 2018.
Last autumn we adjusted downwards our
estimate of the prime yield to 5.25% (5.5%)
in the light of last year’s transactions.
Particularly good buildings with long solid
leases may achieve even keener pricing
than this and we saw examples in 2017.
Going forward we expect the prime yield to
remain under pressure and believe the level
is on a clearly downward trend. In line with
increased optimism we believe that the yield
gap, which historically has been high,
between Stavanger and the capital will be
reduced. Stavanger will, in common with
Bergen and Trondheim, benefit from the fact
that several large investors to a greater
extent will have to purchase property outside
Oslo in order to meet their growth ambitions.
A low level of vacancy in both the centre of
Stavanger and Sandnes, increased

optimism and not least an attractive yield
gap will make the Stavanger region
attractive for many investors.

Regions: Stavanger

Yieldtabell

All-time high in the transaction market

We already see increasing interest for
Stavanger property in the transaction
market. Sales totalling NOK 6.6 billion,
divided between 19 transactions, was an alltime high for the Stavanger region. For the
most part it is still low risk transactions that
dominate the market, where there are either
long solid leases and/or centrally located
properties. Interest has been particularly
high from national investors, and then
particularly from syndicate arrangers and life
insurance companies which together
accounted for more than 75% of the
purchase volume in the region in 2017.

Offices
4.60%

n.a

n.a

Prime yield offices (7-year lease)

5.25%

6.25%

5.25%

+/-7.50%

+/-8.00%

+/-7.00.%

Normal yield offices (5 years, outside the centre)

Transaction volume 2012-2017 (NOK .)
Local purchasers

Non-local purchasers

5

•

4

Nordea Life has bought the office and
retail building Nykirkebakken 2 and
Verksgata 1A in the centre of Stavanger.
The price was NOK 777 million.

Total transactions

7

Transaction examples Stavanger 2017

•

Retail

15-year lease in CBD w. public tenant

6,6

6

Union Real Estate Fund II has bought
Ankerkvartalet from Øgreid Eiendom

Logistics

5,6

2

18

5,8

16

4,9

14
2,8

12
5,9

3

2,5

4,6

20

5,2

10
8

1,8

6
2,0

3,0

1

1,6

0

0,3

0,6

0,3

0,5

2012

2013

2014

2015

4
0,7

2016

2017
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2
0

Bavariakvartalet and Porsche Center, Stavanger

Sale assignment on behalf of Bavaria Bil Eiendom AS
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Segment: Retail

Retail

Magnus Havikbotn Jacobsen
Analyst, DNB Næringsmegling

Galleriet Kjøpesenter, Bergen
Valued on behalf of DNB Næringseiendom

We see continued high demand for retail property with funds and syndicate arrangers
being the most active on the buyer side with purchases totalling close to NOK 5
billion. Internet shopping for goods is growing rapidly and is expected to have
reached NOK 33 billion in 2017, while shopping centre turnover grew by 1.9% in the
same year.

Prime Yield

Since previous

Total transactions

Transaction volume

3.75%

-

51

NOK 14,2 mrd.

•

Transactions in retail property total NOK 14.2 billion in 2017

•

Last autumn it was estimated that Internet shopping for goods grew by 21% in 2017

•

Shopping centres in Oslo, Northern Norway and Trøndelag had the strongest growth in 2017
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Segment: Retaill

Internet shopping is growing rapidly
Figures from DIBS annual e-commerce
report show that Internet shopping for goods
grew by 21% in 2017 to NOK 32.6 billion.
This means that 31% of Norwegians’ total ecommerce purchases are of goods. The
largest category continues to be clothing,
shoes and accessories, which as much as
44% of the population bought online during
the last year. At the same time categories
such as groceries online are also growing
rapidly. During 2017 15% (12%) of all
Norwegians bought groceries online.
However, despite strong growth grocery
sales through the Internet are still less than
1% of total grocery turnover of NOK 170
billion a year.

Continued high demand for retail
properties in the transaction market
In 2017 51 (56) retail transactions were
recorded for a total value of close to NOK
14.2 billion (15.7 billion). Syndicate
arrangers and funds were the most active
buyer group in 2017 with 19 purchases for a
total of NOK 4.7 billion, while both property
companies (NOK 4.4 billion) and
international investors (NOK 3.5 billion) were
also significant buyers. Transactions during
the year generally involved longer leases
and keener prices. The average yield for
2017 transactions was 6.1% (6.2%) but
varied from several deals at a low 4-figure to
close to 8%.

Key figures - Retail

2013

2014

2015

2016

2017

Internet trading

16%

15%

13%

16%

16%*

Retail store sales

3.3%

1.8%

3.8%

3.2%

1.9%

2,. %

1.9%

2.1%

1.4%

2.4%

1.7%

2.7%

1.9%

1.7%

1.9%

Private conspumptions

Shopping centres
*Forecasts for 2017

Retail transactions by type of transaction 2014-2017
Kjøpesenter

Gatehandel

Annen Handel

Transaction examples Retail 2017
1.9% growth for shopping centres

The shopping centres in Kvarud’s shopping
centre index had growth in 2017 of 1.9%
adjusted for space changes. Urban and
local centres had relatively greater growth
than regional centres, while the shopping
centres in northern Norway (2.9%), Oslo
(2.4%) and Trøndelag (2.4%) had the
highest growth. No counties recorded
negative growth in 2017.

•

Via Outlet bought Norwegian Outlet
Vestby from various investors for NOK
1.1 billion

•

DNB Scandinavian Property Fund
bought the shopping centre Øyrane Torg
from Nistad Eiendom

•

A Clarkson syndicate has bought a
portfolio of three buildings in Haukås
Næringspark from Profier for NOK 309.2
million.

23 %

53 %
17 %

Source: DIBS, Virke and DNB
Markets
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Segment: Hotels

Hotell

Magnus Havikbotn Jacobsen
Analyst, DNB Næringsmegling

Saga Hotell, Eilert Sundts gate 39
Valuation on behalf of Ragde Eiendom

On a national basis there is a continued strong development across-theboard. Both Oslo and Bergen are achieving record prices, although a large
capacity increase in Bergen is affecting the market. In Stavanger the situation
is still demanding, but there are signs of improvement.

Prime Yield

Since previous

RevPAR

Since previous

Total
transactions

Transaction volume

4.00%

Unchanged

529

+7.6%

11

NOK 2,3 bn.

•

For the first time the Oslo and Bergen hotels achieved average prices above NOK 1,000

•

RevPAR up 11.8% in Oslo

•

The Bergen market has had a capacity increase of 16.7% in the last year

•

RevPAR is increasing in all the main cities apart from Bergen

•

Reduced transaction volume, but several investors looking to buy
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Segment: Hotels

Growth in virtually all segments
In 2017 we saw growth in virtually all the key
figure groups. On a national basis prices are
up close to 5% while RevPAR rose by close
to 8%. 2.1% more room days were sold,
while room capacity was slightly down in the
same period.
The Oslo hotels for the first time achieved an
average price above NOK 1,000. Prices rose
by 5.3% compared with 2016, which gave an
increase in RevPAR of 11.8%. Positive
market growth and also a slight reduction in
room capacity contributed to the very good
figures. Both the Royal Christiania and
Europa hotels are undergoing total
renovation.

Bergen continue to be affected by very high
capacity growth. The number of available
rooms rose by as much as 16.7% in 2017
while the number of rooms sold increased by
6.8%. In spite of prices rising to a record
level the lower occupancy rate led to a fall in
RevPAR of 5.7%.
Trondheim show a solid increase in both
prices and occupancy. Despite the number
of days sold being virtually unchanged from
2016, a reduction in room capacity (Hotel
Britannia is being refurbished) led to an

increase in occupancy of close to 4.5
percentage points and an increase in
RevPAR of 12%.
Stavanger continues to be affected by a fall
in demand. In 2017 the number of rooms
sold was down 2.5% against 2016, while
room capacity was down by more than 9%.
This meant that occupancy rose from 51 to
54.5% in 2017. On the positive side there
was a stronger development towards the end
of the year than was seen in 2016. Radisson
Blu Atlantic (364 rooms) has now reopened
which means that capacity in 2018 will rise
somewhat.

Key figures - hotels

Room price

RevPAR

Capacity (mill.rom)

Cap. utilisation

2016

2017

2016

2017

2016

2017

2016

2017

All Norway

903

945

492

529

27.9

27.8

54.5%

55.9%

Oslo

964

1 014

663

741

4.7

4.5

68.8%

73.1%

Bergen

979

1 008

662

624

1.7

2.0

67.6%

61.9%

Trondheim

835

895

533

597

1.2

1.2

63.9%

66.7%

Stavanger

876

873

445

476

1.1

1.0

50.8%

54.5%

Hotel transactions 2014-2017
Transaction examples
There were 11 completed hotel transactions
in 2017 for an aggregate volume of NOK 2.3
billion. Examples include:

23 %

< 200 mill
•

44 %

Midstar has bought Quality Hotell Entry
from Strawberry Properties (Petter
Stordalen)

•

Strawberry properties has bought the
remaining 50% of Quality Hotell Pond
from Base Property

•

Bergen Hotel Group has bought 50% of
Dr Holms Hotell from Frydenbø Eiendom

200-500 mill
>500 mill
33 %

Source: NHC, DNB Næringsmegling
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Segment: Warehousing and logistics

Warehousing and logistics

Ketil Ervik
Letting broker, DNB Næringsmegling

More investors are pointing out that logistics is a segment
where they expect value growth. At least 46 different investors
bought into the segment last year and investor interest is
particularly high for logistics in and close to Oslo.

Warehouse clusters, Oslo and surrounding region

Gardermoen

Kløfta/Ullensaker
Næringspark

Prime Yield

Since Q1-17

Prime Rent

Total transactions
in 2017

Transaction volume
2017

4.75%

-50

1 200

65

NOK 12.5 bn.

Gjelleråsen/
Skytta

Rud

Billingstad

Berger
Hvam

Lørenskog/
Groruddalen Robsrud

Kolbotn/Mastemyr

Lierbyen
Regnbuen/Berghagan

•

The prime yield at 4.75% is among the lowest in Europe. Certain transactions in 2017 in the Oslo region were at a yield
below 5% and there were at least nine transactions in Norway with a square metre price above NOK 20,000.

•

The yield trend is also falling for warehouse property with ordinary length leases.

•

There is a rising trend for rents for warehousing in Oslo. The development in rents in Akershus is flatter as a lot of new
building has been committed.

Vinterbro

Vestby
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Segment: Warehousing and logistics:

Development and conversion of centrally
located areas to housing and office use is
continuing. To find warehousing/logistics
space, even for short-term letting, within the
Oslo city limits is challenging. Future
warehouse space in Oslo will be offered to
those companies that in addition to
warehousing need a large volume of office
space. A relatively broad range of both
existing and new warehouse/ logistics
buildings is available to the north and south of
Oslo along the axis Gardermoen to Vestby.
The majority of leases signed recently have
been for new buildings. This is mainly due to
an increased focus on bespoke design and a
modern standard, and the fact that developers
can offer good rents as a consequence of long
leases and a lower return requirement. This
again contributes to strong price pressure on
existing warehouse buildings. The top rent for
existing buildings with central locations in Oslo
is considered to be NOK 1,200 per m² /year,
while the majority of the existing warehouse
space in Oslo is in the range NOK 900 to NOK
1050 per m²/year. Rents for new
warehouse/logistics buildings outside Oslo are
in the range NOK 800 to NOK 950 per m²
/year. The wide range of rent levels for existing

buildings outside Oslo relates to the quality of
the property. On a general basis we estimate
NOK 50 - 100 per m²/year lower than prices for
new buildings with comparable qualities and
locations. We expect an increase in rents for
the few warehouse alternatives that are to be
found in Oslo. For alternatives outside Oslo a
flat price development is expected.
The transaction market
There was a clear rise in the number of
transactions last year (65 against 50 in 2016)
and 12 of the sales were on yields below 6%.
These properties had on average 10 years
remaining on their leases. We adjusted
downwards our estimate of the prime yield by
50 points to 4.75% last autumn and are
maintaining this level now. For Oslo/Akershus
we have redefined the definition of “normal
yield” to be a 5-year lease in the clusters from
Karihaugen to Gardermoen. The level has also
been falling here and we consider it now to be
+/- 5.75%.
Location has become more important and in
Akershus several properties have also
changed hands with lease lengths of +/- 10
years at yield levels around 6%.

> 6 m takhøyde

NOK/kvm

The letting market in Oslo/Akershus

Rent levels

1 300
1 200
1 100
1 000
900
800
700
600
500
0
Central, good access, e.g.
Groruddalen

0
Industry0areas with good
access to E6/E18

0
Outside
typical0
industry areas

Transactions 2017

14 %

<150 mill

150 -300 mill
51 %

>300 mill

35 %
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Holtbråtveien, Frogn Næringspark

Let on behalf of Ferd, Stiftstaden AS og NHP Eiendom
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Macroeconomy

Macroeconomy

Jeanette Strøm Fjære
DNB Markets

Read more on the economic outlook from DNB Markets
here
The upturn continues, central banks are tightening

Key figures

2017

2018e

2019e

2020e

1.8%

2.1%

2.3%

2.2%

Interest rates – 10-year swap

1.9%

2.2%

2.6%

2.6%

Inflation/CPI

1.8%

1.4%

1.7%

1.8%

Employment

1.2%

1.2%

1.2%

0.9%

GDP Mainland Norway

DNB Markets

•

Global: Powerful upturn, downside is increasing and central banks are tightening

•

Norway: Growth is picking up, but inflation remains low. Interest rates will increase from next year

•

Housing market: House prices declining this year, but it will be a moderate downturn
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Macroeconomy

Global:
The world economy took off last year with
good growth in both the industrialised and
emerging economies. The next three years
are expected to be at least as good for the
global economy overall. Growth in emerging
economies, which accounted for quarters of
global growth last year has the potential to
increase further even though growth in China
is expected to slow somewhat. Growth in the
industrialised countries well decline from next
year but nevertheless be strong enough to
support further falls in unemployment. This
will probably lead to higher wage growth and
inflation, but structural forces will continue to
dampen the increase. The economic upturn
and prospects of higher inflation mean that
the central banks will gradually reverse their
extraordinarily expansive policies. We expect
31 interest rate increases in seven countries
in the next three years. The US Federal
Reserve Bank will make eight increases until
the key policy rate reaches 3.5%. The rise in
interest rates will contribute to the US
economy going into recession in 2021 as
heavily indebted companies encounter
problems in servicing their debt. This lays the
ground for a substantial fall in investment,
reinforced by a marked increase in credit

margins. The knock-on effects will spread to
other countries and draw global economic
growth down by one percentage point to
2.5% in 2021. There is, as always,
considerable uncertainty attaching to the
forecasts and particularly with respect to an
American recession.
Norway:
Growth in the mainland economy picked up
last year as a consequence of higher growth
in private consumption and exports and a
less negative drag from petroleum
investments. Growth in the mainland
economy was 1.8% last year, close to what
we regard as normal for the Norwegian
economy. Housing investments reached a
peak last year and will probably be a brake
on growth in the coming years. Petroleum
investments on their side have reached the
bottom and together with corporate
investment will again contribute positively to
growth in 2018–2020. Private consumption
and exports will continue at a good pace,
while public sector demand will have a neutral
impact on the economy. In total we estimate
that growth will be in excess of 2% in 2018–
2020. In 2021 the Norwegian economy will be
hit by the downturn in the USA and growth
will decline to 1.5%.

Key figures - global
GDP

2018E

2019E

2020E

2021E

Eurozone

2.4%

1.7%

1.6%

1.0%

Sweden

2.7%

2.1%

1.9%

1.3%

Great Britain

1.3%

1.3%

1.5%

0.4%

10 year SWAP

2018E

2019E

2020E

2021E

Eurozone

1.20%

1.61%

1.64%

1.39%

Sweden

1.46%

1.86.%

1.89%

1.64%

Sweden

1.5%

1.9%

1.9%

1.6%

2017

2018E

2019E

2020E

GDP mainland Norway

1.8%

2.1%

2.3%

2.2%

CPI

1.8%

1.4%

1.7%

1.8%

CPI – adjusted

1.4%

1.5%

1.4%

1.5%

Private consumption

2.4%

2.2%

2.4%

2.3%

Exports of traditional goods

2.0%

3.6%

4.0%

3.8%

Employment

1.2%

1.2%

1.2%

0.9%

Unemployment rate, labour force survey

4.2%

3.7%

3.4%

3.3%

Gross investments petroleum activities

-3.5%

7.0%

8.0%

4.0%

54

61

68

80

Secondary house prices

5.7%

-3.5%

0.5%

2.0%

Interest and exchange rates

Key figures - Norway

Oil price (USD/bbl)

2017

2018E

2019E

2020E

3m NIBOR

0.9

0.9

1.2

1.8

10-year swap

1.9

2.2

2.6

2.6

EUR/NOK

9.3

9.4

9.1

8.9

USD/NOK

8.3 Kilde: DNB 7.7
7.2
6.9
Markets Økonomiske utsikter januar 2018
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Macroeconomy

Unemployment fell throughout last year. According to the national accounts employment
actually rose slightly last year. We expect that employment will continue to rise and that
unemployment will fall further in 2018–2020. Unemployment is expected to be at a
normal level as early as the end of 2018. Wage growth will pick up from 2.3% last year
to a peak of 3.2 % in 2020. Wage growth will not be high enough to take inflation above
the target and we expect that core inflation will remain at roughly 1.5% in the coming
years because a slightly stronger krone will counteract the effect of slightly higher wage
growth.

in 2018. The upturn in economic activity, low unemployment and higher wage growth
will, however, contribute to supporting the future development in house prices.
Continued low interest rates also suggests that the fall in house prices this year will be
moderate. The positive fundamental factors mean that we expect a slight rise in house
prices in 2019 and 2020, but that interest rate increases from 2019 and weaker
economic growth towards the end of the forecast period mean that house prices will fall
a little in 2021.

The rise in capacity utilisation and prospects of an increase in interest rates by our most
important trading partners mean that the Norges Bank will be able to raise the interest
rate from the record low level of 0.5%, in spite of inflation being below the target. We
expect that the first interest rate increase will be in March 2019. The key policy rate will
reach a peak of 1.75% in 2020 before the American recession gives rise to a new
interest rate cut in 2021.
House prices peaked in March 2017 after very high growth in 2016, and have
subsequently fallen. The high price level together with a tightening of the mortgage
regulations from January 2017 are probably the main explanations for the reversal. We
expect that prices will continue to fall throughout 2018 but that the future rate of decline
will be somewhat less than last year. We forecast a reduction in house prices of 3.5% in
2018. A large stock of unsold housing units and prospects of completion of many more
units this year are the main reasons why we expect house prices to continue downwards
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Boligmarkedet

Housing market
•

•

•

Increased volume of sales in the main
cities in the last quarter of 2017 – the
same trend is continuing in 2018.
Price growth in the secondary market of
2.2% in January, and growth is also
expected in February.
A lower stock of housing for sale in the
secondary market has led to a better
market balance

With the introduction of new regulations on
mortgage lending at the start of last year a
downturn in the housing market in 2017 was
expected. A period of record strong twelvemonth price growth of 11.7% to March 2017
was followed by a fall in house prices in the
secondary market up to the year-end. At the
same time roughly the same number of
housing units was sold in the secondary
market in 2017 as in 2016, while 0.5% more
units were sold in 2017 against 2016 for the
country as a whole. In particular, the
Stavanger region and Rogaland rose by
12.8%. In December turnover was markedly
higher than in 2016 in all the main cities –
35.7% more units were sold in Oslo, 11.3%
more in Stavanger, 7.8% more in Bergen,
12.3% more in Trondheim and 15.1% more in
Tromsø. This development has continued so
far this year in both the main cities and in the
country as a whole.

At the same time as demand is good, about
1% fewer housing units were offered in the
secondary market in January this year
compared with January last year, while for the
whole of last year 8.5% more units were
offered in the secondary market compared
with 2016. The short-term supply/demand
imbalance that led to a correction in prices in
the secondary market last year has been
replaced by a price rise of 2% in January with
a reduced supply-side and continued high
turnover.

The positive development in the secondary
market so far this year with a lower stock
level and price rises will contribute to an
increase in sales of new units from the end of
the first-quarter. In 2017 the price premium
between new and used rose to reach a peak
in December for the country as a whole. In
Oslo new build prices increased by 9% in the
first half year and as at December the 12month growth rate was 10.1%, at the same
time as secondary market prices fell by 6.2%.
In comparison new build prices increased in.
For the country as a whole the number of
new housing units offered for sale was down
by 4.4% and in Oslo 10.3%, while turnover
also fell significantly – particularly in Oslo.

Prices new vs. used, Oslo
Prices per sqm, Oslo
Nybygg

Brukt

85 000
80 000
75 000
70 000
65 000
60 000
55 000
50 000
45 000
40 000

Sqm.prices new housing units
Prisnivå des17
100,0
90,0
80,0
70,0
60,0
50,0
40,0
30,0
20,0
10,0
-
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Bolig

Antall solgte Oslo

1000
800
600
400
200

okt. 17

Expected completions up to 2020 – low in peripheral zones in 2019 and 2020
2019

2020

9000
8000
7000
6000
5000
4000
3000
2000
1000
0
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des. 17

jun. 17

aug. 17

feb. 17

Kilde: Econ

apr. 17

okt. 16

des. 16

jun. 16

aug. 16

feb. 16

apr. 16

okt. 15

des. 15

jun. 15

aug. 15

feb. 15

apr. 15

okt. 14

des. 14

jun. 14

aug. 14

feb. 14

apr. 14

okt. 13

des. 13

jun. 13

aug. 13

0

2018

During the whole of 2017 we saw increased selectivity in
house purchases and this will continue in future. Choosing
the right solutions for the right buyers and knowing what
sells at what price in a given area Is essential for the best
possible sales and profitability in a housing project. DNB
offers tailored analyses in the investment and design phases
for optimising housing projects over the whole country.

Antall lagt ut for salg Oslo

1200

feb. 13

With a higher price premium between new and used, the
new building market was less attractive for investors in 2017
but with a smaller price premium in 2018 this trend will
reverse. Total demand in the housing market will remain
good based on expectations of a continued low interest rate
track, rising investments and activity in the most important
sectors for GDP, increased employment and good
purchasing power – but the trend in the secondary market
and the price premium will be significant for new build
demand against the secondary market. Within new building
Stavanger and the Oslo peripheral zones will continue to
stand out, but activity in Oslo is expected to pick up during
the first half year. With a decline in construction for the
country as a whole and a low level particularly in the Oslo
peripheral zones, it is likely that there will be a noticeable
imbalance between supply and demand and a strong rise in
prices in several of the main cities and the Oslo peripheral
zones in 2019 and 2020, corresponding to that seen in
2016.

Prices new vs. used, Oslo

apr. 13

Distortions in new building

Credit

The bond market

Magnus Vie Sundal
DNB Markets

Vi venter fortsatt sterk vekst for eiendomsobligasjonsmarkedet i 2018

•

Property companies have issued NOK 24.6 billion in the bond markets so far in 2017, against NOK 23.9 billion for the
whole of 2016

•

Credit margins fell in the first half year, and have subsequently stabilised

•

In five years the number of active property company issuers in the Norwegian market has increased from 23 to 90, and
the outstanding volume has increased by around 500% to more than NOK 80 billion.

St. Olavs gate 25
Letting assignment on behalf of Oslo Turn
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Credit

The credit markets have had a good start
to the year in spite of increased volatility
The positive sentiment from 2017 has
continued into 2018. Macroeconomic
indicators are signalling strong underlying
growth in international economies. Good
corporate profitability as well as the effects of
the US tax reform have contributed to a
positive development in the markets. The
European and Japanese central banks have
continued their support buying, and
contributed to keeping credit margins at the
lowest levels since the financial crisis. Not
even the recent correction in the stock
markets has had a particularly noticeable
impact on credit margins. Although we have
seen somewhat higher credit margins for high
yield bonds, credit margins for safer,
investment-grade bonds have remained low.
Lower house prices in both Norway and
Sweden have similarly not affected the broad
market, although some Swedish
housebuilders in the high yield market have
seen a fall in their bond prices.

The credit market at a crossroads
After several years of supportive monetary
policy, the US Federal Reserve Bank recently
started to scale down its balance sheet.
During 2018 this will accelerate and by the
end of the year USD 50 billion of liquidity will
be taken out of the market each month. At
the same time, we expect that the ECB will
end its support purchases this year and that
the Bank of Japan will also step down its own
quantitative easing. Even though we expect
continued good growth in the world economy,
we believe that less supportive central banks
will lead to credit margins increasing
somewhat. In the case of the Norwegian
market we believe that the investment-grade
credit margin could increase over time by 20–
30 basis points for a 5-year loan. We expect
that this spread increase will begin in the
second half of 2018 and continue for 18
months.

Gross issue volumes, property bonds in the Norwegian market
40
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Source: Stamdata, DNB Markets
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Credit

Others

90

Rikshem

80

OBOS BBL/Forretningsbygg/Nye Hjem

70

Citycon

60

Norwegian Property

50

Steen & Strøm

40

Thon Holding

30

Vasakronan
Olav Thon Eiendomsselskap

20

Entra

10

Issuer count

jul.17

jan.18

jul.16

jan.17

jul.15

jan.16

jul.14

jan.15

jul.13

jan.14

jul.12

jan.13

jul.11

jan.12

jul.10

jan.11
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jan.07
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jan.04
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jan.03

jul.01

jan.02

jul.00

jan.01

jan.00

0

Indicative credit margin over 3m NIBOR (basis points)
200
180

Entra

160

NPRO

140
OBOS bbl

120

Olav Thon (unsecured)

100
80

Olav Thon (w/1st pri pledge)

60

Steen & Strøm ASA (Unsecured)

40

Steen & Strøm ASA (Secured)
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Most of the Norwegian property debt is still with
the banks, but we believe that the present
issue trend with increased use of the bond
market will continue in 2018. As a result, we
see potential for substantial growth in the bond
market for property companies.
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feb.13

With the banking sector hit by tougher
regulations, 2017 was a record year for
property bond issues. In addition to the wellknown names, a number of new issuers came
to the market. In total, property companies
issued bonds for a value of NOK 35 billion in
the Norwegian bond market, 47% more than in
the previous record year 2016. With the
substantial growth the outstanding amount is
approaching NOK 100 billion, and thus has
increased fivefold in the last five years. We
also see that several International companies
have raised large amounts in the market. From
Sweden Vasakronan (NOK 6.9 billion),
Rikshem (NOK 2.3 billion) and Willhem (NOK
1.75 billion) have taken advantage of the good
conditions in the Norwegian bond market. The
Finnish company Citycon has done the same
and now has NOK 3.65 billion outstanding in
the Norwegian market.

Outstanding property bond loans in the Norwegian market (NOK bn.)

apr.13

Good conditions have contributed to strong
growth
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This report has been prepared by DNB Næringsmegling
AS, which is a wholly owned subsidiary of DNB ASA.
The report is based on sources that are believed to be
reliable, but DNB Næringsmegling AS does not
guarantee that the information in the report is correct or
complete. Statements in the report reflect the opinions
of DNB Næringsmegling AS at the time the report was
prepared, and DNB Næringsmegling AS reserves the
right to change its opinions without notice. This report
should not be regarded as an offer or recommendation
to buy or sell a property, to enter into a lease
relationship or to buy or sell financial instruments or
securities. DNB Næringsmegling AS assumes no
responsibility, either directly or indirectly, for loss or
costs that are due to the interpretation and/or use of
this report. Preparation of the report was completed on
23 February 2018.
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