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AUSTRALASIA

Adelaide – Craig Strawhan, Jones Lang LaSalle.
Mark Weatherald, Jones Lang LaSalle. Roger Klem,  
Colliers International.

Auckland – Alan McMahon FRICS, Colliers International.
Brent McGregor, CB Richard Ellis. Gerald Rundle,
Bayleys. Ian Mitchell, DTZ NZ. Brian Jones, 
Hampton Jones Property Consultants Ltd.

Melbourne – Stuart Allison MRICS, GVA Grimley.
Andrew Stern, DTZ Australia. Glenn Lampard,
Knight Frank Australia. Kevin Stanley,CB Richard Ellis.
Simon Hunt, Colliers International.

Perth – Belinda Nowland, Savills. Chris Geers, 
DTZ Australia. David Cresp, Colliers International. 
Paul Craig, Savills. Peter Agostino, CB Richard Ellis.

Sydney – Ian Humphries FRICS, ICH Advisory. 
Andrew Hunter, Chesterton International (QLD) Pty Ltd.
David Walker, Strand Estates Pty Ltd. Kevin Stanley,
CB Richard Ellis. Kim Hoang, DTZ Australia. 
Robert Farrell, Laing & Simmons.

Wellington – Greg Morris, Jones Lang LaSalle.

WESTERN EUROPE

Amsterdam – S.P. Brading FRICS, Troostwijk.
Lex Cramer, Van Gool en Partners. Marrit Laning, DTZ.

Athens – Panos Danos FRICS, Danos & Associates. 
James Ward MRICS, Lambert Smith Hampton. 
Nick Chatzitsolis FRICS, Lambert Smith Hampton.
Constantin Pechlivanidis, Pricewaterhouse Coopers.
Nicky Simbouras, Cushman & Wakefield. Robert Key,
Aget Heracles. Sofia Athanassopoulou, GVA Kantor.

Barcelona – Reno Cardiff MRICS, Cushman &
Wakefield. Eusebi Carles, Cushman & Wakefield. 
Ian Cassidy, Savills.

Belfast – C Callan FRICS, Whelan.

Berlin – Nicholas Jeissing, Engel & Völkers.
Peter Birchinger, Cushman & Wakefield. 
Ursula-Beate Neisser, DTZ.

Birmingham – Charles Toogood  MRICS,
GVA Grimley. Edward Rutledge FRICS,
Lawrence & Wightman

Brussels – Christophe Van Rycke MRICS, 
Jones Lang LaSalle. Guibert de Crombrugghe FRICS,
De Crombrugghe & Partners. Philippe Winssinger FRICS,
DTZ. Tamás Polster MRICS, DBAssociates. Emeric
Inghels, DTZ. Jef Van Doorslaer, Cushman & Wakefield.
Jen Vandezande, Knight Frank. Vincent Maroy,
GVA Grimley.

Cardiff – Huw Thomas MRICS, King Sturge. 
Jeremy Rawlins FRICS, Rawlins & Madley. 
Tony Nicholas MRICS, Knight Frank.

Copenhagen – Kim Mcmillan, DTZ.

Dublin – Michael Donohoe FRICS, 
Colliers Jackson-stops. Mike Doyle, 
Hamilton Osborne King. Tony Waters FRICS, Savills.

Dusseldorf – Ulrich Dahl, Engel & Völkers.

Edinburgh – Bryce Stewart MRICS, Colliers.
David Davidson MRICS, Cushman & Wakefield 
Healey & Baker. John Clement MRICS, King Sturge. 
Les Ross MRICS, Jones Lang LaSalle. M Robertson
MRICS, Ryden.

Frankfurt – Alexander Rosinski, Colliers Property
Partners. Carlo Schöps MRICS, Jones Lang LaSalle.
Elvin Durakovic, Knight Frank. Fabian Klein MRICS,
CB Richard Ellis. Peter Birchinger, Cushman & Wakefield.
Rainer Koepke, Jones Lang LaSalle. 
Ursula-Beate Neisser, DTZ. Uta Hummel, 
Dr. Lubke GmbH.

Geneva – Alain Fernandez, CB Richard Ellis. 
Andrew Harvey, DTZ. Lorenzo Pedrazzini, Colliers Ami.
Matthew Leguen De Lacroix MRICS, CB Richard Ellis -
PI PERFORMANCE. Robert Mathieson MRICS
Key Real Estate Consultants.

Gothenburg – Anders Rydstern, CB Richard Ellis.

Hamburg – Michael Fritz, Jones Lang LaSalle.

Helsinki – Katja Makkonen, DTZ.

Lisbon – Ian Lawrence MRICS, Martin Trodden MRICS,
Cushman & Wakefield Healy & Baker. Tim Seconde,
Cushman & Wakefield Healy & Baker. Matthew Walker,
Cushman & Wakefield Healy & Baker. Isabel Dias, 
Jones Lang LaSalle.

London – Robert Ashton MRICS, Cherryman. 
C. Killen MRICS, E A Shaw. Charles McClean MRICS,
Edgerley Simpson Howe & Partners. Claire Olive MRICS,
Atisreal. David Kerr MRICS, Keningtons.
Dennis Carlton-Conway FRICS, Conway Morris.
Derek Gillmore FRICS, Edward Charles & Partners.
Duncan Holmes MRICS, Nelson Bakewell. 
Glyn Lloyd FRICS, Blanchflower Lloyd Baxter. 
Martin Berg FRICS, Michael Berman. 
Michael Perlin FRICS, Michael Perlin & Company.
Nick Sullivan BS MRICS, Dobbin & Sullivan.
Nigel Hunt FRICS, Crossland Otter Hunt.
Ray Arrowsmith FRICS, Bowyer Bryce. 
Phillip Martin, Tuckerman.

London – Outer (M25) – Steven Lang, Savills.

Luxembourg – Derek de Changy, Jones Lang LaSalle.
Romain Muller, Jones Lang LaSalle. 

Madrid – Mark Clifford MRICS, CB Richard Ellis. 
Roger Cooke FRICS, Cushman & Wakefield. 
Joanna Joyce, Cushman & Wakefield. 
Louis Martin Guirado, GVA Roan. Vanessa Gevers,
Jones Lang LaSalle.

Malta – Denis Camilleri, DH Camilleri.

Milan – Douglas Babington Smith MRICS,
Jones Lang LaSalle. Arch Feliciano Carabellese MRICS,
Pioneer Investments. Tania Garuti MRICS, 
K2Real - Key to Real. Mr Lelio Manna FRICS,
CB Richard Ellis. Patrick M Parkinson MRICS, 
Jones Lang LaSalle. Prof Andrea Ciaramella FRICS. 
Anne Neininger, DTZ. Ugo Festini, K2Real - Key to Real

Munich – Carlo Schöps MRICS, Jones Lang LaSalle.
Peter Birchinger, Cushman & Wakefield. Peter von Valy,
Jones Lang LaSalle. Thomas Daenzel, Colliers Property
Partners. Ursula-Beate Neisser, DTZ.

Nicosia – Ms Andri Michael MRICS. 
Danos & Associates.

Paris – Bill Beauclerk MRICS, CB Richard Ellis. 
Marie Chevallier MRICS, Atis Real. Philippe Perello,
Knight Frank. Daniel Erith, DTZ Jean Thouard. 
Lorena Lagueniere, Cushman & Wakefield. 
Mike Morris, Jones Lang LaSalle.

Rome – Anne Neininger, DTZ. Carlo Nappi, REAG-AA.

Stockholm – Magnus Lange, Cushman & Wakefield.
Magnus Ungmark, CB Richard Ellis. Warwick Shaw,
Colliers International.

Utrecht – Henri Grevers, Jones Lang LaSalle.

Vienna – Christian Aplienz MRICS, DTZ. 
Michael Reinberg MRICS, Reinberg & Partners. 
Karl J. Maier, GVA Immoconsult 
Immobilientreuhand GmbH. Andreas Ridder, 
CB Richard Ellis.

Zurich – Chris Miller MRICS, Cushman & Wakefield.
Matthew Leguen De Lacroix MRICS, CB Richard Ellis -
PI PERFORMANCE. Robert Mathieson MRICS,
Key Real Estate Consultants. Marc Gutzwiller,
CB Richard Ellis - PI PERFORMANCE. Roger Beier,
Colliers CSL. Andrew Harvey, DTZ.

NORTH AMERICA 

Atlanta – Andrew Lechter, Studley.

Austin – Claire Martinez, CB Richard Ellis.

Baltimore – John Blumer, CB Richard Ellis.

Chicago – Chris McDougall, Grubb & Ellis Company.
Faith Ramsour, Cushman & Wakefield. 
Michael D'Angelo, Binswanger.

Houston – Bruce Bailey, CB Richard Ellis. 
Stephen DuPlantis, CB Richard Ellis.

Jacksonville, Florida – Paul L Martin MRICS, 
Premier Atlanta.

Los Angeles – David Doupé, CB Richard Ellis. 
J.C. Casillas, Grubb & Ellis. Nicola Tuseo,
Cushman & Wakefield.

Miami – Allan White, Colliers International. 
Jeremy Larkin, NAI Miami. Donald Cartwright,
Trammell Crow

Montreal – Alexandra Faciu MRICS, Jones Lang LaSalle.
Christian Charbonneau, CB Richard Ellis. 
Michael Friedlieb, Colliers International Montreal West.

New York – Alastair Murdoch BA FRICS, 
Williams Murdoch. Michael T. Cohen, GVA Williams.
Richard Persichetti, Grubb & Ellis. Tristan Ashby,
Cushman & Wakefield.

Ottawa – Bob Perkins, CB Richard Ellis.

Philadelphia – Ann Bailey, CB Richard Ellis.

San Francisco – Gary Barboro MRICS,CB Richard Ellis.
Catherine House MRICS, CB Richard Ellis. 
Brad Van Blois, Cushman & Wakefield. Tove Nilsen,
Colliers International. 

Toronto – Philip Smith MRICS, Royal LePage Advisors.
Robin White FRICS, Avison Young. Simon Winston
MRICS, Dorset Group. Raymond Wong, 
CB Richard Ellis.
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Vancouver – David Greenwood FRICS, Avison Young.
Chris Clibbon, CB Richard Ellis. Laura Nastasa,
Colliers International.

Washington DC – Collins Ege, Jones Lang LaSalle.
Jay Olshonsky, CB Richard Ellis. Marianne Whyte,
Grubb & Ellis. Terry Hendermann, Trammell Crow.

EMERGING ASIA

Bangalore – Ankur Srivastava, DTZ. Ram Chandnani,
CB Richard Ellis. Sonia Joshi, Colliers International.

Bangkok – Annop Sangprasit MRICS, CB Richard Ellis
(Thailand) Co Ltd. David Simister FRICS, 
CB Richard Ellis. Apibarn Ariyakulkarn, Jones Lang
LaSalle. Benjawan Suewongprayoon, Jones Lang LaSalle.
Marcus Burtenshaw, Knight Frank Chartered (Thailand)
Limited. Teerawit Limthongsakul, 
Nexus Property Consultants Co Ltd.

Beijing – Andy Hurfurt MRICS, CB Richard Ellis. Michael
Hart MRICS, Jones Lang LaSalle. Julien Zhang,
Jones Lang LaSalle. Ms Yin Ye, Cushman & Wakefield
Beijing China. Philip Tang, GVA Integral. Vincent Luk,
DTZ Debenham Tie Leung.

Chennai – Ramesh Nair, Jones Lang LaSalle.

Guangzhou – Eric Chan MRICS, Jones Lang LaSalle.
Forest Xu, CB Richard Ellis. Victor Mar, Jones Lang
LaSalle.

Hangzhou – Alan Lai, DTZ Debenham Tie Leung.

Hanoi – Tuyen Nguyen, CB Richard Ellis Vietnam.
Neil Thurston, Dinning & Associates. 

Ho Chi Minh City – Tony Milton MRICS, 
MDM (Management Development & Marketing) Co Ltd.
Neil Thurston, Dinning & Associates.

Hyderabad – Vikram Agnihotri, Chesterton Meghraj
Property Consultants Pvt Ltd.

Jakarta – Lucy Rumantir, Jones Lang LaSalle.
Michael Broomell, Koll IPAC. Mike Broomell,
Colliers International. Sindiani Adinata, Knight Frank
Indonesia. Tommy Bastamy, Knight Frank Indonesia.

Kolkata – Jaydeep Roy, Chesterton Meghraj Property
Consultants Pvt Ltd.

Kuala Lumpur – Christopher Boyd FRICS,
Regroup Associates. Jimmy Foo Yat Heang, DTZ.
Ng Siok Yee, Knight Frank.

Manila – Gregory B. Billedo, CB Richard Ellis. 
Josemari Cuervo, Cuervo Far East Inc. 
Richard Raymundo, Colliers International. Tess Fernadez,
Jones Lang LaSalle Philippines Inc.

Mumbai – Akshaya Kumar, Colliers International.
Ankur Srivastava, DTZ. Anshuman Magazine,
CB Richard Ellis. Anuj Puri, Chesterton Meghraj
International Property Consultants. Chankaya Chakravarti,
Cushman & Wakefield. Rajesh Khushalani, 
Knight Frank India. Tariq Vaidya, Knight Frank India.

New Delhi – Ankur Srivastava, DTZ. 
Anshuman Magazine, CB Richard Ellis. 
Rajesh Khushalani, Knight Frank India. Vikram Malhotra,
Jones Lang LaSalle.

Pennang – Teoh Poh Huat FRICS, Henry Butcher.

Shanghai – Alan Lee MRICS, CB Richard Ellis. 
Andrew Slevin FRICS, Chestertons. Albert Lau,
Savills. Michael Hart, Jones Lang LaSalle. Simon Liu,
GVA Integral. Wayne Zane, Colliers.

AFRICA AND MIDDLE EAST

Blantyre/Lilongwe – Don Whayo MRICS, Knight Frank. 

Cape Town – Nicholas Harris FRICS, 
Ambit Properties Ltd.

Dar es Salaam – Ahaad Meskiri MRICS, Knight Frank. 

Doha – Ian Bisgrove MRICS, D G Jones 
International (UK) Ltd.

Dubai – Sophie Llewellyn MRICS, CB Richard Ellis. 
Ian Albert, Colliers UAE. Matthew Shaw, CB Richard Ellis.
Mike Ellis, EC Harris. Paul Mowat MRICS, Dubai Festival 
City LLC. U Papadopoulos, Cityspace.

Gabarone – Stephen Sedie MRICS, CB Richard Ellis.
Steve Bowie, Knight Frank. William Stocker, Stacker
Fleetwood Bird.

Harare – Francis Nyambiri MRICS, First Mutual Limited.

Johannesburg – Nicholas Harris FRICS, 
Ambit Properties Ltd.Colin Wright, JHI Real Estate. 
Marc Schneider,JHI Real Estate. Gary Steinberg, 
Norval Wentzel Steinberg Quantity Surveyors. 
Hein Smit, Cushman & Wakefield.

Kampala – Judy Rugasira, Knight Frank.

Lusaka – Tim Ware MRICS, Knight Frank.

Lagos – O.D Olubode FRICS, Kunle Olubode & Co.

Manama – Charles Acworth MRICS, 
Hamptons International.

Nairobi – Ben Woodhams MRICS, Knight Frank.
V Gitonga, CB Richard Ellis.

Pretoria – Gideon v d Nest, RMB Properties (pty) Ltd.

EMERGING EUROPE

Bratislava – Karl J. Maier, GVA Immoconsult
Immobilientreuhand GmbH.

Bucharest – Edit Vesser, CB Richard Ellis.

Budapest – Peter Számely MRICS, Eurohypo AG. Lorant
Varga, CB Richard Ellis.

Istanbul – Firuz Soyuer, DTZ. Itir Esen, DTZ. 
Onder Akpinar, CB Richard Ellis.

Kiev – Nick Cotton MRICS, DTZ Zadelhoff Tie Leung.

Moscow – Tim Millard MRICS, Stiles & Riabokobylko.
Bill Lane, Noble Gibbons. Cedric Defossez, Stiles &
Riabokobylko. Christopher Peters, DTZ Zadelhoff 
Tie Leung. David Brodersen, Noble Gibbons.

Podgonica – Robin Gellately-Smith, 
Montenegro Enterprises.

Prague – Jonathan Fothergill MRICS, Knight Frank.
Stewart Coggans MRICS, CB Richard Ellis. 
Karel Zeman, Cushman & Wakefield Healey & Baker.
Petra Papezova, DTZ. Richard James, Knight Frank.
Tewfik Sabongui, Jones Lang LaSalle.

Sofia – Colin Waddell MRICS, CB Richard Ellis.
Atanas Garov, Colliers. Valeri Leviev, CB Richard Ellis.

St Petersburg – Ben Hunt MRICS, DTZ Zadelhoff 
Tie Leung.

Warsaw – Malgorzata Zóltowska MRICS, Jones Lang
LaSalle. Aleksandra Bacciarelli, Knight Frank.
Marcin Stolarski, GVA Immoconsult Polska. 
Nigel Wade, CB Richard Ellis. Kataryna Baczynska,
Knight Frank. Marcin Waœ, Kancelaria Brochocki

LATIN AMERICA 

Buenos Aires – Axel Brostrom, CB Richard Ellis. Ignacio
Aguirre, CB Richard Ellis. Pablo Manes Marzano,
Colliers International.

Caracas – Beatriz Yilo, CB Richard Ellis.

Lima – Eric Rey de Castro, Colliers International Lima.

Mexico City – Ander Legorreta, Jones Lang LaSalle.
Mario R. Rivera, Colliers International Latin America.

Panama City – Carla Lopez, CB Richard Ellis.

Santiago – Carlos Antunez, CB Richard Ellis. 
Gonzalo Mujica, Binswanger.

Sao Paulo – Eduardo Herzog, Herzog Imobiliaria Ltda.
Helder Molina, Binswanger. Luis Gonzaga Soares Mayor,
CB Richard Ellis. Paul Weeks, Cushman & Wakefield.

DEVELOPED ASIA

Hong Kong – David Faulkner FRICS, 
Colliers International. Nick Brooke FRICS, 
Professional Property Services Limited. 
Andy Hurfurt MRICS, CB Richard Ellis. Alva A To,
DTZ. Benedict Ma, Knight Frank. Tony Lo,
Jones Lang LaSalle.

Macau – Gregory Ku, Jones Lang LaSalle.

Seoul – James Tyrrell, Jones Lang LaSalle. Juliet Cha,
Colliers Int'l Korea. Mark Latham, Colliers International.
Seong-Young Lee, Korean Appraisal Board. 
Shin Jong-Woong, Prime Appraisal Co Ltd.

Singapore – Adam Catchpole, Knight Frank.
Choonfah Ong, DTZ. Su Lin Soon, CB Richard Ellis (Pte)
Ltd. Tay Huey Ying, Colliers International.
Tay Kay Poh, Knight Frank. Wallace Chu, Savills.

Taipei – Calvin Wang, Jones Lang LaSalle. Cliff So,
Repro International. Sherry Wu, Jones Lang LaSalle.
Borling Hwang, Colliers International

Tokyo – Andy Hurfurt MRICS, CB Richard Ellis (Japan)
K.K. James Fink, Colliers Halifax. Atsushi Imuta, RISA
Partners Inc. Kiyoshi Sato, RISA Partners Inc. 
Masayoshi Takamoto, DTZ Debenham Tie Leung.
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Introduction

Welcome to the second RICS global commercial
property survey, a six monthly guide to developing
trends in the commercial property investment 
and occupier market. This edition covers market
conditions for the first six months of 2005.
Information has been collected from over 100
cities, with participants from leading international
real estate organisations and local firms.  

Global results summary
Corporate business property demand rose 
at a slower pace in most parts of the world to
varying degrees, and remains subdued in
Western Europe. Expansion in global economic
activity has felt the impact of higher oil prices.
Still, investment demand for commercial
property has accelerated in most regions.
Sustained low interest rates continue to fuel
demand, particularly in North America and
Developed Asia, but also increasingly in 
the emerging economies of Europe and Asia. 

Occupier market
The first half of 2005 continued to record very
strong increases in business occupation of
property in the emerging economies of Asia. 
Solid domestic demand in China and India have
insulated these economies from external influences
such as higher oil prices and slower growth in
world trade. A slowdown in the key markets of
Western Europe has dented export-led growth in
Emerging economies of Europe. While occupier
activity remains robust in these countries, the pace
of expansion has eased. 

Despite a widening of the trade imbalance and 
a plunge in household savings, the US economy
remains strong. Private consumption and
investment continue to grow, supporting an upward
trend in job creation. Business occupier demand
for property continued to rise firmly, and is
outpacing growth in Western Europe, Developed
Asia and Australasia.  

Across the Atlantic, the euro area economy
remains sluggish due to the detrimental impact 
of an appreciation in the euro in recent years.
Business demand for commercial property is

showing the lowest rise of all world regions.
Property demand in the UK has slowed sharply
outside of the office sector, as higher interest 
rates have resulted in a near standstill in consumer
spending and manufacturing output in the 
past year.

The Japanese economy has shown renewed signs
of life after a pause in the latter half of 2004.
Occupier activity rose at a slightly slower pace, 
but rents are clearly picking up. Employment is
rising, supported by ongoing adjustments of
company balance sheets in response to the
banking crisis.   

Investment market
As opposed to the mild slowdown in occupier
market activity, investment demand for real estate
has accelerated. Low long term lending rates have
been sustained globally despite a turn in the
interest rate cycle (most notably led by the 
Anglo-Saxon economies), raising appetite for risk 
in the real estate markets of both developed and
emerging markets.  

Very strong investment demand prevails in North
America. Long-term market interest rates have
failed to follow the increases in short-term rates
instigated by the Federal Reserve in the past year,
continuing to fuel demand for property assets. In
Developed Asia, and in particular Japan, investment
activity is also rising rapidly. Competition for
property assets has intensified amid a still very low
interest rate environment and stable economic
growth conditions.  

Investment demand is rising at a steady pace in
Western Europe overall, though this includes a
pick-up within the euro area and a mild slowdown
in the UK. Demand for real estate assets has
seemingly turned around in the previously laggard
countries of Germany and Italy despite tepid
economic performance. Investor enthusiasm for
property in Emerging Europe is unabated due to
the perception that many of these economies will
catch-up with Western European income levels. 

Measures by the Chinese authorities to cool the
domestic economy have not prevented a significant
strengthening of commercial property investment
demand. On the otherhand, in India, investment
activity rose at a relatively modest pace but asset
values have been re-priced upwards again, sharply.

Forecast
• Occupier market : The outlook for business

occupier space requirements in the second half
of 2005 are generally similar to the first half, with
Emerging Asia expected to see the most rapid
growth. Interestingly though, a firm improvement
in activity levels is envisaged in Western Europe,
most markedly in Germany. 

• Investment market: Investment demand is
expected to accelerate sharply in most regions
from already heated levels. Key exceptions are
the USA and Developed Asia where further
interest rate rises, or a turn in the monetary
cycle, may cool investor real estate demand.
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Occupier market
Occupier demand for commercial space remains
strong in China though the pace of growth
moderated slightly in both retail and industrial
sectors following government measures to cool the
economy. Demand for office space strengthened in
the first half of 2005 with WTO membership
opening up services to more foreign competition
since 2004. Financial services liberalisation,
expected to commence in late 2006, will
encourage expansion in the Chinese banking,
insurance and financial services sectors and
support demand for office space.

Commercial property rents in China continue to
rise across the board with the strongest growth
reported in the office and retail sectors. Industrial
rents are also firming having changed little in the
second half of 2004. As well as exports, domestic
spending has made a significant contribution to
growth of the economy. However, with the Chinese
currency peg being loosened and the government
tightening credit, some slowdown in the economy
is possible. Indeed, there are already signs that
domestic demand has been reigned back with
growth of imports relatively subdued. Expectations
for occupier activity and rents are positive for the 
next six months though available space has been
on the rise. 

In India, occupier demand remains firm in the office
and retail markets with rents continuing to rise at 
a moderate rate. At a city level though, New Delhi
has lagged behind other centres. Economic growth
is robust and domestic demand very hot as
indicated by a sharp jump in non-oil imports.
Business services and domestic trade are both
strong which has driven a marked rise in the
demand for offices and retail premises. 
Also encouraging is a sharp rise in manufacturing
output and exports over the last 6 to 9 months. 
As a result, occupier activity and rents in the
industrial sector have stabilised after slipping back
last year. The overall outlook is for acceleration 
in occupier demand and rents for the second 
half of 2005.

In Thailand, Vietnam, Indonesia and the Philippines,
occupier activity and rents are rising briskly as
strong growth across the region reinforces demand
in the key cities of Bangkok, Ho Chi Minh, Jakarta
and Manila. However, the continued sharp rise 
in oil prices is a key economic risk to many of 
these economies. On the otherhand, if steps by
China to revalue its currency continue, then 
other centres may see some benefit as
competitiveness improves. 

The Investment Market
Investment demand for commercial property is
rising at a faster pace in China. Commercial
property has avoided increased regulation, such as
that imposed on the residential sector in 2004.
Accordingly, investment demand from owner-
occupiers firmed in the six months to June, rising
most strongly in the office and retail sectors. Yields
were largely unchanged across industrial and office
property though they fell in the retail market. The
opening of the retail market to international
competitors (a condition of WTO entry) since June
2004 has bid up capital values for prime retail sites
putting some mild downward pressure on yields.
Foreign investment activity is also becoming 
more notable.

Investment demand in India continues to drive
down commercial property yields sharply. 
However, the pace of decline in yields has
moderated compared to the previous six months,
particularly in the retail sector. Domestic real estate
companies have been active buyers alongside
private individuals in the first half of 2005. 
Across the other centres in the region, such 
as Manila, Kuala Lumpur and Bangkok, investor
purchases were up slightly on the previous 
six months, though still at a modest pace.   

Domestic real estate companies and owner
occupiers are the most acquisitive investors.
Investment yields are generally static or rising 
with the exception of Kuala Lumpur. The outlook 
for investment demand is viewed as very positive 
but nonetheless little or no re-pricing of assets 
is expected. 

Emerging Asia

Bangalore

Bangkok

Beijing

Guangzhou

Vietnam

Jarkata

Kuala Lumpar

Manila

Mumbai

New Delhi

Shanghai

up

unchanged

down

Key for arrows



2004 H2 2005 H1

Auckland Melbourne Sydney Perth Singapore Seoul Tokyo Hong Kong

% balance of responses*

0

-30

100

Investment demand for real estate

2004 H2 2005 H1

Auckland Melbourne Sydney Perth Singapore Seoul Tokyo Hong Kong

% balance of responses*

0

-60

100

2004 H2 2005 H1

Auckland Melbourne Sydney Perth Singapore Seoul Tokyo Hong Kong

0

-60

100
% balance of responses*

2004 H2 2005 H1

Auckland Melbourne Sydney Perth Singapore Seoul Tokyo Hong Kong
-100

0
% balance of responses*

Occupier demand for real estate

Change in real estate rents Real estate investment yields (capitalization rates)



Developed Asia and Australasia

Occupier market
The Japanese economy has regained some
momentum in 2005 after a hic-up in the latter 
half of 2004. Occupier activity rose at a slightly
slower pace than in the previous survey, 
but rents are clearly picking up. There is optimism
that Tokyo will experience a sustained upturn in
both demand and rents as the domestic economy
strengthens. Employment is rising, supported by
ongoing repair of company balance sheets in
response to the banking crisis.

Seoul has recorded a moderate turnaround in
occupier demand as household debt pressures
from the credit-card binge of 2002-2003 have
reduced, leading to an improvement in consumer
spending. The main engine of growth remains
exports to China. Economic growth has
disappointed this year but interest rates have
remained on hold to prevent renewed house price
appreciation. Hong Kong recorded another strong
rise in business demand for premises across all
sectors. Rapid economic growth is being fuelled 
by rising exports and a firm domestic economy as
unemployment falls. Tourism from China has lifted
spending levels and may receive a further boost
from the opening of Disneyland in September. 

In Singapore, the economy went into reverse in
early 2005 following a sharp upturn in 2004, which
reflected a high level of sensitivity to the slowdown
in global growth. However, growth has rebounded
in Q2 and occupier demand for property continues
to strengthen as have rents, in the first half of 2005
as a whole. For Taipei, business demand for
commercial premises and rental levels have also
risen, with the economy experiencing falling levels
of unemployment and greater capacity utilisation.
Interest rates are creeping higher although
expectations remain upbeat towards occupier
activity and rents, which are expected to rise.

The Australian economy has slowed, led by the
household sector as interest rate rises and a soft
housing market have reigned back spending. 
As a result, business demand for property is rising
less firmly. However, employment levels and
business investment continue to rise at a healthy
pace. Demand for office and industrial property is
growing, but demand in the retail sector has
levelled out.

In Auckland, business demand for premises also
rose at a more modest pace. Economic growth is
slowing in New Zealand due to higher interest
rates. However, rising government spending is
expected to be of significant support to activity
going forward.

Investment market
A very buoyant investment market remains in 
place with investor appetite for real estate assets
undiminished despite a continued recovery in stock
markets across the region. Investment demand
rose firmly in Seoul where activity had slipped back
in the latter half of 2004. Investment yields are
declining further, particularly in Tokyo and Seoul.
Cross-border investment activity has been firm 
in all countries. 

In Tokyo, real estate companies are very active
buyers, with interest strong also from financial
institutions and private individuals. In Hong Kong
private individuals are reported to be the most
active buyers and the overall outlook is for stronger
investment activity. However, investment yields are
only envisaged to fall in Tokyo and Seoul. Rising
interest rates are expected to hold yields steady in
Hong Kong and Taiwan, over the next six months. 

In Australia, investment activity has shown a firm
upturn compared to the previous survey. Rising
investment interest is apparent across all cities
covered in the survey, while yields are declining,
indicating strong demand for real estate assets. 
The keenest buyers are domestic financial
institutions and private individuals. Looking ahead,
investment demand is expected to strengthen
further and yields fall. Investment activity in
Auckland showed little change so far this year,
though underlying investment demand is strong, as
shown by a drop in yields. The investment outlook
is viewed as flat, however, reflecting relatively high
interest rates.
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Occupier market
The US economy remains strong, with private
consumption and investment rising and job creation
on an upward trend in 2005. There are few signs
that higher oil prices have significantly impacted on
the economy, though a modest slowdown has
occurred from 2004 as some of the post-Iraq war
bounce in expenditures has faded. Business
occupier demand for property continued to rise
firmly in the last six months, mirroring the latter 
half of 2004. Rents are generally moving higher
amid falling availability of space. Property demand
is robust across most key centres, notably better 
in Chicago, though has shifted down a gear 
in New York.

Domestic demand has been the mainstay of
economic growth supported by a housing market
boom and historically low interest rates. As such,
consumer spending is still rising briskly and
retailers have stepped up acquisition of space
across all centres. Rising oil prices and measured
interest rate hikes have moderated industrial activity
in the first half of 2005 although this has failed 
so far to impact on occupier activity. Occupier
demand in the office sector was slightly less robust
in the first half of 2005 due to activity tapering off
in New York but most other centres are still strong,
particularly on the West coast. 

Rents are expected to increase at a firmer pace
over the next six months as is business demand for
property. Confidence is strong across most cities
with the exception of New York. However, the latest
oil price spike above US$ 60 per barrel may eat
into consumer disposable incomes and soften
spending. Also, the Federal Reserve is likely to
continue hiking interest rates due to emerging
labour cost pressures and higher commodity
prices, which may dampen domestic spending and
business activity. 

In Canada, economic growth has slowed in 2005,
led in the main by a deceleration in the
manufacturing sector. Here, a sharp appreciation of
the Canadian dollar has hurt the trade position, as
more competitively priced imports have soared.
However, domestic demand is strong on rising

consumer spending and business investment. 
In line with the economic slowdown, growth in
occupier activity slipped back. Activity is 
still rising in Toronto and Vancouver and stable 
in Montreal. 

Occupier demand in the retail market grew at a
more modest pace, but office demand continued to
see robust expansion. Available floor space
declined markedly across all sectors in both
Vancouver and Toronto, adding support to rents.
Montreal though has experienced a rise in vacant
space and rents are reported to be static. The
outlook is for further steady increases in occupier
activity and rents in the second half of 2005.

Investment Market
In the US, investment purchases in the first half of
the year expanded firmly although not at the frantic
pace observed in the latter half of 2004. Rate hikes
by the Federal Reserve have failed to significantly
restrain the investment market as long-term market
rates have dropped in the past year and kept
financing costs low. However, growth in investment
activity eased in New York, Washington and San
Francisco. The main purchasers have been US
financial institutions and real estate companies
such as REITs, as well as foreign investors.
Expectations are that investor demand will now
stabilise over the next six months as yields on
bonds rise and equity prices continue to pick up.  

In Canada, investor purchases are beginning to
stabilise following a strong rise in investor activity 
in the latter half of 2004. Yields though are still
declining due to reduced availability of stock and
still point to firm underlying demand for product. 
In Toronto investment demand has levelled out.
Investor demand remained firm in Vancouver
though growth in activity has eased. Financial
institutions are dominant buyers in the Canadian
real estate market, and the weight of money
injected into commercial property is expected 
to continue pushing yields down over the next 
six months. 
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Emerging Europe

Occupier market
Emerging Europe continues to show robust growth
in occupier activity for the first half of 2005 though
it is no longer the strongest region in the survey.
The slowdown in global growth in the past year 
has dampened previously buoyant economies of
emerging Europe, but activity remains strong. 
The pace of rise in exports and company
investment has shown a moderation from 2004
due to a sluggish Western European market, but
this has not been enough to deter greater business
requirements for premises. However, the amount of
available space on the market has risen following 
a decline in the previous survey, putting a lid on
rent rises. 

Occupier activity in Warsaw and Prague continues
to expand. In the Czech Republic, the overall
growth outlook is strong with exports still booming
and the labour market showing renewed strength
after a soft patch last year. Inflation in Poland has
subsided, reflecting high unemployment, paving the
way for sharp interest rate cuts. Though domestic
activity has slowed there are signs that retail sales
and manufacturing output have been picking-up
steam in recent months. 

Business demand for property slipped in Budapest
as economic growth in Hungary came in below its
larger neighbours. Growth is likely to be stimulated
next year by reforms which will see VAT and
income tax rates lowered, while lower interest rates
will also add to economic momentum. For the
prospective EU entrant country Bulgaria, foreign
investment is booming and unemployment has
fallen, supporting a sharp rise in business property
demand, but rents have been held back 
by rising availability of space.

In Turkey, rapid population growth, slowing inflation
and declining interest rates are supporting a robust
expansion in business demand for commercial
property in Istanbul, pushing up rents sharply.
Moreover, there are few expectations of a
slowdown in occupier activity despite speculation
that further EU enlargement will be halted by
problems over the constitution. Business property
demand is still rising in Moscow as are rents,

despite increased uncertainty in the business
climate in the past year. The jump in oil prices 
has vastly improved the trade position but 
Russian economic growth has slowed. 

Investment market
Investor enthusiasm for the region is unabated due
to the perception that many of these economies
will see a catch up in incomes to Western Europe
levels. Investment demand in the new EU states
and prospective entrants is generally dominated 
by foreign investors. Relatively high yields in prime
locations are a strong attraction for investors
against the safety of rule based government 
and security of property rights within the EU.
Moreover, low finance costs for Western European
investors have led to a further significant drop 
in yields. Purchaser activity is also apparent 
from domestic financial institutions. 

Votes rejecting the EU constitution in May appears
to have had a limited impact on investment appetite
in non-EU countries. In Turkey, investment demand
grew at a much firmer pace than in the latter half of
2004 as its potential for future ‘tiger economy
status’ attracts interest. Owner occupiers and
domestic private individuals are reported to be the
most active investors in the market though foreign
interest is also apparent. Investment activity is also
rising in Moscow though not as strongly as
elsewhere in much of emerging Europe.
Nevertheless, the search for higher returns has 
led to a notable drop in investment yields in
Moscow. Purchase activity is mainly evident 
from owner-occupiers and private individuals. 
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Western Europe

Occupier demand
The euro area economy has lost steam over the
past year. As a result, business demand for
commercial property showed only a moderate rise
in the first half of 2005, and is the slowest of all
world regions. The economic slowdown is due to a
loss of competitiveness following the cumulative
impact of the euro’s appreciation since the lows of
2002, as well as a softening of the expansion in
world trade. Ongoing corporate restructuring has
also put a cap on investment spending and
employment growth. 

However, growth has been maintained in business
and financial sectors with job creation still firm into
2005. No surprise that the improving trend in
demand for office space has been sustained.
Historically low market interest rates and rising
profitability should underpin steady increases in
occupier demand for premises in the latter half of
2005, but the economy is vulnerable to renewed
increases in oil prices.

Occupier demand for commercial property is rising
at a limited pace in France (Paris) and rents are
stable. Rising house prices and low interest rates
have bolstered the domestic economy but weaker
export activity has been a drag on output due 
to euro appreciation. In Italy, which suffered a
recession at the turn of the year, property demand
conditions are flat. In the absence of a currency
depreciation, economic difficulties can only 
be resolved through labour market reform 
and the acceptance that real wage rises need 
to be contained. 

German property demand has strengthened slightly
and rents are no longer falling. After a period of
torpor, the domestic economy is slowly turning
around as falls in labour costs give the economy an
edge in world markets, while industry has taken
advantage of growth in emerging Europe and Asia.
Job vacancies are clearly rising pointing to better
employment conditions. Business occupier demand
in the first half of 2005 rose firmly in Spain as the
domestic economy continues to expand quickly on
the back of rising construction activity and booming
house prices. 

Strong demand prevails in Dublin as expectations
by some commentators of an economic bust so far
prove misplaced. In Athens, business property
demand is improving. Demand was flat last year
due to occupier expectations that rents would fall
due to extra floorspace supplied for the Olympic
Games. Occupier activity stagnated in the Benelux
region and fell back in Lisbon.

Business appetite for property has come to a
standstill in the UK following strong growth last
year. A rapid slowdown in UK consumer spending
growth and weak industrial activity has hurt
business confidence. However, economic
conditions have now stabilised as the negative
impact of last year’s interest rate fade, though
growth is still below trend. The demand for office
space remains firm but has tapered off or dropped
for the retail and industrial sectors.

Investment demand
Investment demand for real estate continues to rise
firmly. A prolonged period of sustained low interest
rates continues to fuel market demand. While
growth in investment activity showed a clear
strengthening in the euro area, some dynamism has
been lost in non-euro countries, namely the UK,
though even here investment continues to rise.

The previously static or declining investment
markets of Germany and Italy have improved with
yields also slipping back. Investment demand
continues to grow strongly in Spain. In France
(Paris) demand is also strong though rising at a
slower pace than recorded in the latter half of
2004. Investors are still re-pricing assets as
signified by yields declining across Western
Europe. High levels of foreign investment activity in
Germany and France are particularly notable, while
financial institutions have been strong buyers in the
UK. In Spain, Dublin and Amsterdam, private
individuals are active purchasers in the market.
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Latin America

Occupier market
Occupier demand for commercial property has
increased across Latin America in the first half of
2005. Economic activity rose strongly into 2005
supported by prudent macroeconomic policies and
structural reforms. High and rising commodity
prices, driven by tremendous growth in China has
supported the economy as well.

In Sao Paulo, the commercial property market has
been relatively stagnant following significant
fiscal/monetary tightening, with growth in the first
half of 2005 weaker. Business demand for property
and rents are up firmly in Mexico City. Occupier
activity has withstood a slight cooling in exports
and a tightening of monetary policy to curb
inflation. Inflation is starting to slow which may
allow interest rates to fall.

Argentina continues to recover well from recession.
The completion of debt restructuring is likely to lift
confidence but growth is expected to slow from the
near double digit rates of 2003/2004 due to
capacity constraints. The consumer led recovery
has boosted property demand across all sectors in
Buenos Aires. Rapid growth evident in Chile has
been galvanised by strong global copper prices.
Business investment has been strong and occupier
demand for property and rents are up firmly.

Investment market
Investment demand for commercial property
increased moderately in the first half of 2005 with
the greatest rise in demand evident in the retail
sector. Debt consolidation in Argentina combined
with bankruptcy reform measures in Brazil may
inject greater investor confidence into the
commercial property investment market. 

However, political uncertainty, particularly in Brazil,
may still contain investment demand.

The introduction of REITs in Argentina and Mexico
is likely to stimulate reform in investment practice
which will encourage inflows of capital into the
sector. Private domestic individuals are generally
the most active buyers of property along with real
estate companies.
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Africa and Middle East

Occupier market
In South Africa, economic growth has eased
although domestic demand is firm due to falling
interest rates and the positive impact of rising
house prices on wealth. Consumer spending is up,
supporting retail occupier activity. Office demand
has been strong with firm expansion in financial
and business services contributing to robust
demand in Johannesburg. A strengthening Rand
and softer global growth though has reduced
output growth and occupier activity in the 
industrial market. 

In the Gulf States, high oil prices, increased 
oil production and strong export growth have 
all contributed to robust economic activity.
Occupier demand for real estate has increased at a
break neck speed reducing availability and pushing
up rents rapidly in centres such as Dubai. In UAE,
an increase in infrastructure and private sector
investment has attracted foreign direct Investment. 
Economic activity is rising at a steady pace in many

East and Southern African states at the beginning
of 2005, with growth for the sub-region averaging
5%. Fiscal consolidation has enabled governments
to reduce interest rates, which have acted as 
a stimulus to domestic economies. Occupier
demand expanded modestly although available
space is rising, offering limited support to rents. 
In Gaborone, occupier activity has been negatively
affected by a falling US dollar which has reduced
revenues from commodity exports, while
government spending has been squeezed. 
In Kenya, growth has improved in recent years, 
giving a lift to the occupier market, though it is 
a modest turnaround following stagnation prior 
to 2002.

Investment market
Investment demand for real estate assets in
Johannesburg rose strongly and yields have
dropped again significantly. Along with domestic
financial institutions, foreign investors have been
active in the market. Expansion in occupier and

investor activity across all sectors is expected 
to continue.

A favourable climate for investment is apparent 
in Dubai, with a healthy rise in investor demand 
for real estate assets. Foreign investors have
competed with domestic individuals and real 
estate companies to purchase in Dubai though
yields are edging higher. In Southern and East
Africa there is moderate purchase interest mainly
from domestic private individuals and real 
estate companies. 
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Survey method
Survey questionnaires were sent to real estate organisations in May 2005, with responses received up until the end of August 2005.
Respondents asked to compare conditions over the latest six months with the previous six months. A total of 334 responses were received. 

Responses have been amalgamated across the three real estate sub-sectors of offices, retail and industrial property at a city level, to form
diffusion indices for the commercial market as a whole. The five world regional groupings have been derived through the weighting of city level
diffusion data using city population and country gross domestic product statistics. 

Contact details
For statistical and technical queries please contact: 
Milan Khatri 
mkhatri@rics.org
+44 (0)20 7334 3774

Taking part in the RICS global property survey
If you wish to participate in the six-monthly survey, please email us at: globalproperty@rics.org to register your details. Please provide your name,
company details and the location(s) you wish to cover within the email or register online at www.rics.org/globalproperty.

Become a member of RICS
If you would like to find out more about becomming a member of RICS, please visit www.rics.org/professional

Other information

For media and distribution enquiries please contact:
Andrew Smith
asmith@rics.org 
+44 (0)20 7334 3891
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