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The economy 
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Source: Statistics Denmark. 
2011-2012 are estimated numbers. 

Modest growth in Danish economy

The relatively modest growth in the Danish 
economy has become even more modest. 
Exports, which for some time have been the 
engine for Danish growth, are expected to be hit 
by the global decrease in growth which amongst 
others is caused by the European debt crisis.

Private consumption is at the same time at a 
very low level. Many citizens are nervous about 
the state of the economy and are thus saving a 
large part of their income. Inflation has also 
overtaken increases in salaries. Consumer 
confidence has decreased five months in a row 
and is now at -9,2.

The factors left to stimulate the economic growth 
are public spending and public investments. The 
new government has announced that it will carry 
out an expansive fiscal policy which includes 
advancing public investments. The implementation 
of the retirement reform and payout of pension 
fund money in 2012 will also have a stimulating 
effect on growth.

Overall this means that economic growth is expected 
to be modest both this year and next year.

The seasonally adjusted unemployment is still 
around 6 percent and has been around this level 
since the beginning of 2010. With the modest 
expectations to growth significant improvements 
on the labour market is not on the horizon. This 
is supported by the newest numbers from Dansk 
Jobindex, which measures the number of new 
job ads on the internet. The number has been 
largely unchanged the last six months and is only 
half as high as the number in 2007 when demand 
for labour peaked.

Source: Nationalbanken

Exchange rates (October 2011)   
DKK per 100 units foreign currency   

EUR > 744
USD > 547
GBP > 856

SEK > 82
NOK > 95  
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Source: Oline-Lokalebørs Statistikken, Statistics Denmark and  
Danish Property Federation 

Note: The number of vacant residencies is defined as residen-
cies without personal registration. That includes all year houses 
used as summer residence, residencies under construction etc.
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It is allowed to quote the report as long 
as source is stated. Decisions concerning 
real estate should always be evaluated 
thoroughly and all parts should thus 
examine the market in depth. Even 
though we have examined and tried the 
information in the report with great care 
Colliers International Denmark disclaim 
any responsibility of losses based on 
information in this report.



Patience is necessary

The number of transactions with investment 
properties continues to be on a low level compared 
to 2005-2007. It is, however, not far from the 
level before these years, which must be considered 
extraordinary. Many of the transaction we currently 
see are with properties that are in some way or 
another in distress. A substantial part of the 
transactions is not at the open market. 

It requires patience to act on the property market 
at the moment. The process of dealing with 
properties takes time, both for considerations of 
buyers and sellers – and to get the deals financed. 
The increased caution on the market means that 
the involved parties are thorough when examining 
the different risks on the market.

It is possible to get financing but besides patience 
it is also necessary with a solid property with 
low risk. Banks and mortgage institutions are 
very focused on securing their capital. They are 
therefore focusing on location, tenants, results 
of customers, accounting standards etc.

In the cases where it is possible to get financing 
it is often possible to get it at a low price due to 
the low interest rates. Both the short and the 
long interest rates are at historically low levels.

A lot of foreign investors are looking at Denmark, 
but what they are focusing on differs. For some 
it is critical with long leases while others focus 
on very large properties. Some investors find 
prices in Denmark rather high, which is 
understandable considering yields in Denmark 

are relatively low compared to other Nordic 
countries. The differences and similarities between 
the property markets in Denmark, Norway, 
Sweden and Finland is described in Colliers Nordic 
Real Estate Review from September 2011. A new 
global study: Colliers Global Investor Sentiment 
Survey 2011 where a number of investors across 
the globe were asked about their expectations 
shows that many investors continue to be risk 
averse. Only 43 percent of the European investors 
are ready to take on more risk than they were six 
months ago.

While the majority of European investors (64 
percent) expect to invest in more properties within 
the next six months about half of those investors 
are not sure if there will be a large enough supply 
of quality property to facilitate these investments.

The Danish buyers of investment properties are 
currently very interested in residency properties 
– especially in Copenhagen and Aarhus.

Still relatively high vacancy

The vacancy for commercial premises is still on 
a relatively high level. It is not possible to directly 
compare numbers with earlier reports due to 
changes in the underlying data. Vacancy is 
somewhat higher than the Danish market has 
been used to but the level is not high compared 
to other countries. It is also worth noting that 
there are large geographical differences. There 
are large and increasing differences between 
primary and secondary locations as vacancy on 
primary locations are relatively low. 

 Office Retail Industrial Residential (newer)

Copenhagen 5.00% 4.50% 7.50% 5.00%

Aarhus 5.50% 4.50% 7.25% 4.75%

Odense 6.00% 5.25% 7.75% 5.00%

Aalborg 6.00% 5.25% 7.75% 6.00%

Vejle 6.00% 5.25% 7.50% 5.75%

Esbjerg 6.00% 5.25% 7.75% 5.75%

Market barometer Q4 2011 > Yield (%) for prime locations

Source: Colliers MarketPULSE

Investment
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Industrial and logistics
Stable demand

Vacancy for industrial and logistics premises is 
still at a relatively high level compared to a few 
years ago. Nationwide vacancy is approximately 
4 percent of premises. It is not possible to 
compare this number directly with earlier levels 
due to changes in the underlying data. But apart 
from this, vacancy has been around 4 percent 
since the beginning of 2010.

It is also worth noting that there are large 
geographical differences. Besides the regional 
differences, which are reflected by the map, 
there are large and increasing differences 
between primary and secondary locations as 
vacancy on primary locations are relatively low. 

The market is split

Demand for industrial and logistics premises is 
stable. Concerning leases there is still pressure 
on negotiations in order to secure the best 
possible conditions. However, this is not a new 
development rather the new standard.

Tenants can afford to be picky – and they are. 
The market for industrial and logistics premises 
has thus become very divided. Properties of high 
quality and good location are in high demand. 
In the capital area it is still the case that “the 
closer to Copenhagen the better”. Peripherally 
located properties are very difficult to sell. 

On the investment market there is few 
transactions – but with stable yields on prime 
locations. Both Danish and foreign investors are 
showing interest. However, they remain cautious, 
which results in long processes. Some production 
properties in distress are currently sold at low 
prices unheard of until now. 
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Market barometer Q4 2011 > Modern properties for industrial and logistics by location

Source: Colliers MarketPULSE
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Please note that due to altered data the numbers from October 2011 
on vacant premises are not compareable with previous statements.

Prime  
location

Standard 
location

Poor 
location

Copenhagen 7.50% 7.75% 8.75%

Aarhus 7.25% 7.75% 8.00%

Odense 7.75% 8.75% 9.25%

Aalborg 7.75% 8.50% 9.00%

Vejle 7.50% 8.25% 9.00%

Esbjerg 7.75% 8.25% 9.00%

Prime   
location

Standard  
location

Poor  
location 

Copenhagen DKK 450 € 60 DKK 400 € 54 DKK 350 € 47

Aarhus DKK 375 € 50 DKK 325 € 44 DKK 250 € 34

Odense DKK 275 € 37 DKK 250 € 34 DKK 175 € 24

Aalborg DKK 300 € 40 DKK 250 € 34 DKK 200 € 27

∆-area (Vejle) DKK 325 € 44 DKK 250 € 34 DKK 175 € 24

Esbjerg DKK 300 € 40 DKK 250 € 34 DKK 175 € 24

Yield (Percent)Market rent  (DKK/Euro per sq m per year – operations not included)

Vacancy for industrial and logistics 
per region in Denmark October 2011 
(Percent)

Total Vacancy for industrial  
and logistics (Percent)
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Good activity in larger cities

Vacancy for offices is still on a relatively high 
level. Nationwide vacancy is almost 8 percent 
for office premises. It is not possible to directly 
compare this number with earlier reports due 
to changes in the underlying data. But apart 
from this the vacancy for offices has been around 
8 percent since the middle of 2009. This is 
significantly higher than the Danish market has 
been used to but the level is not high compared 
to other countries. It is also worth noting that 
there are large geographical differences. Besides 
the regional differences, which are reflected by 
the map, there are large and increasing 
differences between primary and secondary 
locations as vacancy on primary locations are 
relatively low.

Attractive to build new

If one looks at the larger cities in Denmark – 
along the motorway network – in many places 
activity is increasing regarding office leasing. 
This is the case in Aalborg and the triangle area 
where many properties are leased. In Aalborg 
the activity is primarily driven by demand from 
Aalborg University that needs both offices and 
rooms for teaching. Also private companies in 
industries that are not highly affected by the 
macroeconomic uncertainty are expanding and 
relocating.

Many tenants are also considering the possibility 
of building new properties. In cities where there 
are still empty building plots close to the city 
centre it is an obvious solution as building costs 
are currently low. This is especially the case in 
Aarhus – as the city has been undersupplied 
with modern office properties for many years.

In the more peripheral locations the situation is 
very different. Here the picture is characterized 
by high vacancy and tenants can pressure lease 
conditions and rent.

The market for office premises is dependent on 
the economic situation – especially the labour 
market. Both employment, unemployment 
percentage and vacancy on the market for office 
premises are stable.

Market barometer Q4 2011 > Modern properties for offices by location

Source: Colliers MarketPULSE
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Prime  
location

Standard 
location

Poor 
location

Copenhagen 5.00% 5.25% 5.50%

Aarhus 5.50% 5.75% 6.00%

Odense 6.00% 7.00% 8.00%

Aalborg 6.00% 6.75% 7.25%

Vejle 6.00% 6.75% 7.25%

Esbjerg 6.00% 6.75% 7.50%

Prime   
location

Standard  
location

Poor  
location 

Copenhagen DKK 1,700 € 228 DKK 1,300 € 175 DKK 1,100 € 148

Aarhus DKK 1,300 € 175 DKK 1,150 € 155 DKK 1,000 € 134

Odense DKK 950 € 128 DKK 750 € 101 DKK 600 € 81

Aalborg DKK 1,100 € 148 DKK 850 € 108 DKK 700 € 94

∆-area (Vejle) DKK 1050 € 141 DKK 800 € 108 DKK 700 € 94

Esbjerg DKK 1.100 € 148 DKK 800 € 108 DKK 700 € 94

Yield (Percent)Market rent  (DKK/Euro per sq m per year – operations not included)
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Please note that due to altered data the numbers from October 2011 
on vacant premises are not compareable with previous statements.
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Retail
Low consumer confidence

The vacancy for retail is still quite high. For 
Denmark approximately 5,5 percent of the 
properties are vacant. It is not possible directly 
to compare this number with earlier reports due 
to changes in the underlying data. But apart 
from this the vacancy is higher than we have 
been used to in Denmark. Besides the regional 
differences, which are reflected by the map, 
there are large and increasing differences 
between primary and secondary locations as 
vacancy on primary locations are relatively low.

As mentioned above, the consumer confidence 
dropped to -9.2 in November. It was the fifth month 
in a row with decreasing confidence. Consumer 
confidence has not been this low since March 2009. 
The drop on consumer confidence reflects the fact 
that consumers expect that the economic situation 
in Denmark will be worse in one year than it is 
today. On the other hand consumers do not expect 
their own situation to be worse than it is today.

Despite a small increase in August retail is also 
on a very low level. The seasonally adjusted 
quantity index is on the same level as 2004 
numbers. It is thus not surprising that retailers 
feel that they are  under pressure.

The limited retail commerce is rooted in the low 
private consumption. Danish consumers are 
affected by the relatively uncertain economic 
situation, which is reflected in uncertainty on 
stock markets, a record number of properties 
for sale and a higher unemployment than we 
are used to. This means that many are choosing 
to save rather than consume.

The reluctance of consumers means that it is 
primarily the strong retail chains that are dominating 
demand for new retail premises. This also means 
that it is the best locations that are demanded.

Despite the low Danish private consumption 
many foreign retail chains continue to express 
interest in establishing operations in Denmark 
- both in Copenhagen and other larger cities.

There is thus still much caution in a relatively 
nervous market. Some lease contracts are closed 
but it is a lease holder’s market where all 
imaginable conditions in the lease contract are 
discussed. There are not many assignments – but 
they are found in strong locations.

Vacancy on prime locations is relatively low 
despite the overall numbers as vacancy is mostly 
found at secondary locations.
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Please note that due to altered data the numbers from October 2011 
on vacant premises are not compareable with previous statements.

Market barometer Q4 2011 > Modern properties in central areas by location

Source: Colliers MarketPULSE

Prime  
location

Standard 
location

Poor 
location

Copenhagen 4.50 % 5.00 % 5.50 %

Aarhus 4.50 % 5.00 % 5.50 %

Odense 5.25 % 5.50 % 6.50 %

Aalborg 5.25 % 5.75 % 6.50 %

Vejle 5.25 % 5.75 % 7.00 %

Esbjerg 5.25 % 5.75 % 7.00 %

Prime   
location

Standard  
location

Poor  
location 

Copenhagen DKK 18,000 € 2,419 DKK 10,000 € 1,344 DKK 2,750 € 370

Aarhus DKK 5,500 € 729 DKK 2,600 € 349 DKK 1,600 € 215

Odense DKK 5,000 € 672 DKK 3,000 € 403 DKK 1,200 € 161

Aalborg DKK 4,000 € 538 DKK 2,400 € 323 DKK 1,475 € 198

∆-area (Vejle) DKK 3,200 € 430 DKK 2,500 € 336 DKK 1,000 € 134

Esbjerg DKK 3,000 € 403 DKK 2,500 € 336 DKK 1,000 € 134

Yield (Percent)Market rent  (DKK/Euro per sq m per year – operations not included)

Total Vacancy for Retail (Percent)
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