
 
 

The brand DWS represents DWS Group GmbH & Co. KGaA and any of its subsidiaries, such as DWS Distributors, Inc., which offers investment products, or 
DWS Investment Management Americas, Inc. and RREEF America L.L.C., which offer advisory services. There may be references in this document which do 
not yet reflect the DWS Brand.  

Please note certain information in this presentation constitutes forward-looking statements. Due to various risks, uncertainties and assumptions made in our 
analysis, actual events or results or the actual performance of the markets covered by this presentation report may differ materially from those described. The 
information herein reflects our current views only, is subject to change, and is not intended to be promissory or relied upon by the reader. There can be no 
certainty that events will turn out as we have opined herein. 

For Professional Clients (MiFID Directive 2014/65/EU Annex II) only. For Qualified Investors (Art. 10 Para. 3 of the Swiss Federal Collective Investment 
Schemes Act (CISA)). For Qualified Clients (Israeli Regulation of Investment Advice, Investment Marketing and Portfolio Management Law 5755-1995). Outside 
the U.S. for Institutional investors only. In the United States and Canada, for institutional client and registered representative use only. Not for public 
distribution. Further distribution of this material is strictly prohibited. In Australia and New Zealand: For Wholesale Investors only. For Asia: For institutional 
investors only. *For investors in Bermuda: This is not an offering of securities or interests in any product. Such securities may be offered or sold in Bermuda 
only in compliance with the provisions of the Investment Business Act of 2003 of Bermuda which regulates the sale of securities in Bermuda. 

 
/ 1 

EUROPE REAL ESTATE DEBT  
STRATEGIC OUTLOOK 
Second Quarter 2021 

IN
 A

 N
U

TS
H

EL
L 

_ Lenders have adopted a cautious approach over the last 12 months, especially around sectors such as 
retail and hotels. Pricing in certain parts of the market has already returned near to pre-crisis levels, but 
we expect further divergence between sectors given the rapid changes to shopping and working patterns. 

_ A wider market recovery is expected to take hold over the next 6-12 months, and this is where the risks 
should start to diminish somewhat. With lending margins currently elevated, we could start to see junior 
debt in particular perform well on a risk-adjusted basis. 

_ Logistics and residential would seem to offer the most attractive proposition, both for senior and junior 
lending. Retail as a whole looks challenging, and in many cases the higher return on offer is unlikely to 
justify the significant additional risk; however, we still see certain opportunities within the sector. 

Current Market Conditions 

European private real estate debt continues to grow in importance for investors. Last year represented a sharp slowdown 
in Europe-focused debt fundraising – with a general increase in risk aversion and a rapid drop in overall real estate 
transaction volumes – while the time taken to reach a final close also remained well above historical levels.1 However, 
there is still a large amount of dry powder waiting to be deployed, and of those investors who currently invest in debt, over 
40% surveyed recently said they planned to increase allocations to the sector over the next two years, with none of the 
remainder indicating that they plan to reduce allocations.2 And as overall real estate transactions pick up this year, we 
expect debt fundraising activity to gather pace again. 

 

Measuring market-wide loan terms through the course of last year was difficult due to fewer transactions taking place. In 
the United Kingdom, loan originations were down by 23% year-on-year and average loan sizes were down slightly. Almost 
a quarter of lenders surveyed didn’t lend at all over the first half of the year, although this figure dropped to just 11% in the 
second half.3 

In both the United Kingdom and Germany, lenders are currently tending to focus their attention on offices, logistics and 
residential.4 Retail and hotel financing is much more selective, with few lenders offering any sort of terms on shopping 
 
1 Preqin, April 2021 
2 INREV, January 2021 
3 Cass Business School, April 2021 
4 Cass Business School, April 2021; IREBS, September 2020 
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centres or secondary hotels. So far, defaults on existing loans have been increasing, but have been minimised due to 
loans being extended or short-term refinancing. The full effect of Covid-19 is likely to show through further this year 
though. Europe’s largest banks all increased loan loss provisions significantly in the first half of last year, which is an 
indicator of expected stress.5 And as government support schemes for tenants and businesses are wound down and 
covenant testing holidays come to an end, more lenders are likely to trigger defaults and move to foreclose on properties 
not expected to recover. 

Lending is likely to pick up this year, but accelerated changes to shopping and working patterns mean greater differences 
are likely to persist between sectors. Non-bank lenders in the United Kingdom increased their share of total new 
originations from 15% in 2012 to 25% in 2020, at the expense of the traditional lenders, although the ratio seems to have 
stabilised. But declining credit quality for certain riskier assets (e.g. retail) could mean that banks need to increase margins 
significantly (due to a higher risk weighting) so it is likely that exposure of such assets may be shifted to other lenders, with 
the banks unable to refinance them.6 

Alternative lenders remain active on the junior side, accounting for the lion’s share of junior originations in recent years – 
around 70%-80% of total junior lending in the United Kingdom since 2014, for example. But non-bank lenders would also 
need to plug the wider gap left by the withdrawal of traditional lenders, particularly from sectors such as retail. 

U.K. SENIOR LENDING MARGINS BY SECTOR 

 
Source: Cass Business School, October 2020 

Senior: Our experience suggests that on average, senior margins across Europe rose by somewhere in the region of 25-
50 basis points after the onset of Covid-19 last year, yet moving into this year, terms in some markets and sectors were 
beginning to return towards pre-Covid levels again, and in some cases may have even dropped below. 

Overall, margins on senior debt remain slightly higher than a year ago, before the pandemic took hold, while LTVs are 
down.7 However, with swaps in negative territory at the end of 2020, the total return on offer to lenders actually fell slightly 
compared to early last year – and the fall would have been greater without the assumed zero floor on rates. That said, 
swap rates have come off their all-time lows early in 2021. In the first three months of the year, euro swap rates increased 
by 20 basis points, although were still firmly negative at -0.30%, while rates in the United Kingdom were up by as much as 
50 basis points to reach their highest level since before the pandemic.8 

 

 
5 Knight Frank, February 2021 
6 Cass Business School, October 2020 
7 CBRE, March 2021 
8 Macrobond, April 2021 
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CHANGE IN EUROPEAN LENDING MARGINS (2020 Q4 VS. 2019 Q4) 

 
Source: CBRE, DWS, March 2021 
Note: *Excluding residential 

Looking at the main commercial property sectors in more detail, there are clear differences in trends. The notable premium 
on offer outside the Core European markets remains in place. Excluding the retail sector, Germany, France and the 
Benelux countries are all trading at margins of 1.00%-1.20%, while Southern Europe, the United Kingdom and Ireland are 
at 1.70%-2.10%. 

For both retail and offices, lenders still appear cautious, but particularly so for retail. Margins in the retail sector are up 
fairly universally and LTVs were typically around 5%-10% lower, with the exception of Germany, which was adjudged to 
remain unchanged. In most cases margins were also slightly higher for offices. London and Frankfurt continued to trade at 
pre-crisis levels, but margins in other markets including the Nordics, Benelux and Southern Europe remained 25-50 basis 
points higher, with LTVs slightly lower on average.  

However, logistics margins are already largely back close to their pre-Covid levels, with one or two markets already 
undercutting their 2019 rates, while LTVs were largely speaking unchanged year-on-year, indicating that lenders are more 
confident here. Logistics margins in the Central European markets were up by around 25 basis points on average, 
Germany was unchanged, but all other regions saw fractional declines. 

For residential, although data is more limited, anecdotally we see a similar situation to the logistics market. Continental 
European pricing remains generally lower than in the United Kingdom, with Germany in particular a tight market. In the 
United Kingdom, residential margins have actually widened a touch, moving out by around 20 basis points year-on-year.9 
This is perhaps due to increased home working and a desire for more space meaning people have been more inclined to 
move out of major cities during the lengthy periods of lockdown.  

At the all property level, the public debt markets can also give us some insight into European senior debt pricing. Swap 
margins on both EUR and GBP bonds saw an initial spike of 100 basis points or more in March 2020. While this may not 
have been replicated in the private market – or at least there is little data to back up a trend on this scale – swap spreads 
on real estate bonds are now back to pre-crisis levels. In the CMBS market, spreads have also come back in some way. 
As of mid-April, euro CMBS spreads were sitting around 30 basis points above pre-crisis levels, having first spiked up to 
150 basis points above.10 The fact that CMBS spreads remain slightly higher in relative terms is likely to be reflective of 
the type of asset involved, but the general trend supports the view that pricing is not too far off where it was at the 
beginning of 2020. 

 
9 Cass Business School, April 2021 
10 JP Morgan, April 2021 
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Junior: A higher level of caution among bank lenders during the pandemic has created potential opportunities for 
subordinated lenders. In Germany, the number of lenders offering mezzanine finance increased by 9 last year to reach 
155, and those surveyed provided a total of €6.9 billion of mezzanine finance, up by almost 20% year-on-year. But even 
here lenders are being more selective on what type of property they will lend to at the moment. Almost all subordinated 
lenders in Germany continue to offer finance for both office and residential properties; however, retail and smaller niche 
sectors saw notable falls in the number of willing debt providers.11 

While mezzanine capital accounts for a relatively small proportion of overall financing – around 2%-5% of total outstanding 
loans in the United Kingdom, for example – within the European non-listed debt fund universe, almost 20% of the funds 
focused on subordinated lending, with a further 30% engaging in strategies including both senior and junior lending.12 

In the United Kingdom, junior margins were reported to have risen by around 25 basis points for logistics, 50 basis points 
for offices and 75 basis points for retail during 2020.13 In Germany, returns also appear to have increased, as a majority of 
mezzanine lenders achieved returns in the 10%-12% range, up from 9%-11% in the previous year.14 

Elsewhere in Europe, upward pricing movement and a slight drop in LTVs were also suggested in one or two locations.15 
However, with fewer overall real estate transactions taking place, and lenders generally more risk averse, pricing 
movements for junior debt have generally been harder to ascertain. Our own experience suggests that pricing on the 
junior side has generally moved further than for senior over the past year, with sector trends mirroring those for senior 
lending. 

 

 

 

 

 
11 FAP, October 2020 
12 INREV, November 2020 
13 Cass Business School, April 2021 
14 FAP, October 2020 
15 CBRE, March 2021 
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EUROPEAN JUNIOR PRIME OFFICE LENDING MARGINS BY COUNTRY (2020 Q4) 

 
Sources: CBRE, DWS, March 2021 

Risk Analysis 

Methodology: The basis for analysis in this paper is to compare the total cost of debt (i.e. the return for a lender) across 
markets and sectors. However, it is vital that we also consider risk. This should always be done at the asset level, 
although we can also make observations based on wider market conditions. Here, we use our historical, current and 
forecast direct real estate data to assess risk on the debt side. While we may also consider other elements that are harder 
to capture within the available data, the main risk factors we consider directly are: 

_ Occupancy risk: measured by the current vacancy rate, as well as the short-term and long-term trends in occupancy. 

_ Interest Coverage Ratio: a measure of the ability of a property’s NOI (or rent in this case) to cover interest costs. We 
use ICR rather than DSCR as loans are assumed to be interest only for the purpose of this analysis. 

_ Debt yield premium: a gauge of the lender’s cushion vs. the property owner. The debt yield premium increases as LTV 
falls and also increases as property yields rise. 

_ Historical covenant stress test: We look at the maximum historical peak-to-trough falls in rents and values in any 
rolling five-year period and assess how this would affect the current ICR and LTV covenants if repeated. 

_ Forecast covenant stress test: We apply our maximum forecast fall in rents and values to the current ICR and LTV to 
assess whether any breach of covenant is expected. As retail is currently the only sector where we expect any notable 
fall in either rents or values, the other sectors are largely unaffected by this factor. 

These risk factors are combined into an overall rating, and then compared against the lender’s expected return to assess 
returns on a risk-adjusted basis. 

Occupancy risk is clearly an important factor here, and in recent years European vacancy has generally been on a 
downward trend (with the exception of retail). Yet some markets are now seeing rising vacancy as demand is held back by 
the pandemic. However, compared to the previous downturn, the outlook does appear more positive. Going into the 
current downturn, vacancy was somewhat lower for both offices and logistics, and while we do expect some further rise in 
vacancy, there has been much less space under construction this cycle, taking away the element of oversupply that was 
present during the GFC. 
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EUROPEAN VACANCY IN DOWNTURNS 

 
Sources: DWS, JLL, PMA, April 2021 
Note: Xxx… 

One factor not included directly, but also relevant, is the ability for landlords to collect the rent as it becomes due. Retail 
rent collection in particular has been far lower since the onset of Covid-19, typically ranging anywhere from 40% to 90% 
across Europe during the past year.16 On an absolute basis, retail lending returns in some markets could appear 
attractive, even accounting for some of the risk factors mentioned above. However, there are still significant risks on the 
occupier side. Prime shopping centre ICRs based on a fully occupied property paying all its rent in the United Kingdom 
would be over 4.0, and even accounting for an increase in vacancy, the ICR would be fairly comfortable. But with rent 
collection rates at 50% or less, this could push the ICR below 2.0. 

INCOME RISK (UNITED KINGDOM) 

 
Sources: DWS, CBRE, PMA, April 2021 
Note: *ICR adjusted for rent collection rate 2020 Q4 

 

  

 
16 Morgan Stanley, PMA, April 2021 
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Market Size and Portfolio Allocation 

Private debt market: There remain few estimates of the size of the European real estate private debt opportunity by 
country or sector. In order to assess what a pan-European real estate debt portfolio could look like, the overall real estate 
market size (i.e. value of total market stock) therefore forms a useful starting point. Without comprehensive information on 
lending across all countries, drilling down further into the debt side is difficult, but the overall real estate market size 
represents a reasonable proxy for debt market size, given similar LTVs on recent originations and relatively similar trends 
in property values (between countries) over the last five years. 

EUROPEAN REAL ESTATE MARKET SIZE BY REGION & SECTOR IN 2020 (USD TERMS) 

 
Sources: DWS, MSCI, Real Capital Analytics, April 2021 

Neutral portfolio: However, there are structural factors, relating both to the overall real estate market and specifically to 
the debt market, which might influence how much capital an investor wishes to allocate to a country or sector. Factors we 
take into account include volatility of capital values; investment momentum; transparency of the real estate market; 
country risk; institutional risk; general ease of doing business; ease of enforcement for lenders; investment sentiment and 
a forward looking measure of expected change in overall market value. 

NEUTRAL PORTFOLIO WEIGHTING 

 
Sources: DWS, MSCI, Real Capital Analytics, April 2021 
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After adjusting market size for these structural and longer-term cyclical factors, the resulting strategic allocation gives an 
indicative target range for a pan-European portfolio. It should be noted that this analysis is targeted at the whole debt 
market – the portfolio may look somewhat different for junior debt, with the United Kingdom, Germany, Southern Europe 
and the Benelux countries seeing more activity in this part of the spectrum. 

Outlook & Investment Strategies  

Here, we consider the risk and return on offer across countries, sectors and lending strategies, and examine where the 
best opportunities might lie. The return on offer from both senior and junior lending has increased compared to the 
beginning of 2020, however, the risks have also increased, for some sectors in particular. The real estate cycle has been 
disrupted by the Covid-19 pandemic, with all parts of the market seeing a reduction in direct property returns over the past 
12 months. And despite vaccination programmes being well underway across the continent, the economy is not yet out of 
the woods. 

Yet we see 2021 as the start of the recovery phase for large parts of the market. And it is at this point in the cycle that we 
could start to see junior debt in particular perform well on a risk-adjusted basis. The pandemic has brought with it 
significant economic decline, financial difficulty for (some) tenants, negative or weaker value growth across all sectors, and 
rising numbers of loan defaults. Being at the upper end of the capital stack, junior lenders are most at risk during this 
phase of the cycle. But with the recovery expected to take hold over the next 6-12 months, this is where the risks should 
start to diminish somewhat, and with margins currently elevated, junior debt begins to look attractive on a risk-adjusted 
basis. 

Within the junior lending market, we feel that retail carries too much risk for the most part. However, there are still 
attractive opportunities elsewhere. Overall, logistics would be our top pick on a risk-adjusted basis, and we feel that 
Germany, the Benelux countries and Italy offer an attractive mix of risk and return in this part of the capital stack. Within 
the office sector, the Benelux countries would again seem to present the best risk-adjusted opportunities, benefiting from 
positive long-term occupancy trends and relatively stable values. 

For senior lending, logistics again tops the table overall, and while the risks appear higher for offices in general, Italy, 
Portugal and Finland are offering stronger returns within both sectors without climbing too far up the risk curve. Absolute 
returns are lowest in the residential sector, but we feel this is justified to some extent by the lower risk. In the retail sector, 
we expect significant further capital value decline, but lending against prime assets at prevailing market LTVs of circa 50% 
should offer a buffer against potential value loss. Retail lending has the potential to increase portfolio returns, but we 
would remain highly cautious given the elevated risk of tenant failure or inability to meet rent payments. 

Return outlook: At the all property level, for both senior and junior debt, our analysis largely confirms the expected risk-
return relationship (i.e. higher return = higher risk) at the pan-European level, but drilling down to the country or sector 
level suggests where some of the opportunities may lie. 

Senior: 

_ At the all property level, the Core European countries are fairly tightly clustered in terms of risk and return at the low end 
of the return spectrum. The Nordics and France appear to offer marginally higher returns than Germany, without notable 
additional risk. 

_ The United Kingdom offers a hedged return premium of around 50 basis points over Core Europe, although with some 
extra risk. There is also still some additional risk around the consequences of Brexit. The CEE countries and Southern 
Europe offer comfortably the highest returns, although with the exception of retail, risk is also generally the highest. 

_ Overall, European retail is offering a notable return premium over the other sectors, but this comes at the cost of much 
greater risk. Within the sector, Southern and Central Europe look most attractive – low e-commerce penetration is a 
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positive, although online sales are accelerating rapidly and will eventually begin to catch up with Core Europe. The 
United Kingdom offers the highest retail returns at similar levels of overall risk to Core Europe, but occupancy risks are 
significant and rent collection remains weak. 

_ At the subsector level, there may be a limited number of opportunities within retail, such as supermarkets and to some 
extent factory outlet centres, which we would consider as potential higher-risk tactical plays. However, shopping centres 
and high street look more challenging. The best centres and retail destinations still have the potential to perform 
moderately well over the longer term, but the differential in performance between prime and secondary retail continues 
to grow. We would approach secondary retail with a great deal of caution, even for senior lending at lower LTVs. 

_ Returns are generally similar for offices and logistics, but lower volatility and lower occupancy risk mean logistics tends 
to look more attractive from a risk perspective. Within each of the two sectors, there is not a great deal to choose 
between regions, as the risk-return relationship holds fairly well. Risks for U.K. logistics appear marginally higher, 
without being compensated by additional return, although it still looks relatively attractive in an all property context. 

_ Within the office sector we would favour lending to assets in emerging and CBD locations over fringe and peripheral 
locations, as we expect a reduction in long-term office demand, with the majority of remaining demand to be focused on 
a smaller number of key locations. In the logistics sector, we are positive on most types of asset, although lending to last 
mile and last hour assets would be our top picks, given supply constraints and the accelerated trend in online sales 
spurred on by the pandemic. 

_ Residential is tending to offer the lowest returns, but with a slight advantage over logistics in terms of risk (and a bigger 
advantage over offices). The United Kingdom looks slightly more attractive overall, offering higher returns than Core 
Europe, but at similar levels of risk. Within Core Europe, France and Germany are slightly behind the Nordics on a risk 
basis. For senior, we have a positive view on most strategies within the residential market, although we would be slightly 
more cautious on high end residential due to greater volatility in pricing. 

SENIOR RISK & RETURN OUTLOOK 

 
Sources: DWS, CBRE, April 2021 
Note: Return includes estimated hedging costs into euros where applicable 
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Junior: 

_ With few lenders offering junior terms for retail at the moment, estimating market-wide pricing is more difficult. Retail 
margins are likely to be at least 100 basis points higher than offices for most markets – for some countries the spread is 
estimated to be as high as 400 basis points. But the risk rating is also significantly higher. Of all retail markets, Southern 
Europe appears to be the most attractive on a risk-adjusted return basis, although our analysis could easily 
underestimate the risks and even here we would be very cautious due to the longer-term challenges for the sector. 

_ Logistics and offices are generally offering similar returns, but the risk rating for logistics is considerably lower. For 
offices we would be even more focused on CBD and emerging locations, and would exercise caution for secondary 
locations, where we see the greatest risk around occupancy and value decline. Logistics represents our top pick on the 
junior side, as we see strong ongoing demand from both occupiers and investors across the different parts of the sector. 

_ In terms of region, Benelux logistics and offices look relatively attractive, offering similar hedged returns to other parts of 
Core Europe at lower levels of risk. Southern Europe doesn’t appear to offer much of a return premium, yet levels of risk 
are higher. 

_ At a return of less than 5.0%, junior U.K. offices and logistics don’t look particularly attractive on a risk-adjusted basis 
relative to Continental Europe, although in reality many junior lenders are likely to lend at rates closer to those in 
Germany or the Benelux countries,17 which starts to make the U.K. look more attractive. 

JUNIOR RISK & RETURN OUTLOOK 

 
Sources: DWS, CBRE, April 2021 
Note: Return includes estimated hedging costs into euros where applicable 

 

 

 
17 Cass Business School, April 2021 



Europe Real Estate Debt Strategic Outlook | May 2021 
 

  
 

This information is subject to change at any time, based upon economic, market and other considerations and should not be construed as a recommendation. 
Past performance is not indicative of future returns. Forecasts are not a reliable indicator of future performance. Forecasts are based on assumptions, estimates, 
opinions and hypothetical models that may prove to be incorrect. Investments come with risk. The value of an investment can fall as well as rise and your 
capital may be at risk. You might not get back the amount originally invested at any point in time. Source: DWS Investment GmbH 

/ 11 

Research & Strategy—Alternatives  

OFFICE LOCATIONS: TEAM: 

Chicago 
222 South Riverside Plaza 
34th Floor 
Chicago 
IL 60606-1901 
United States 
Tel: +1 312 537 7000 
 
Frankfurt 
Mainzer Landstrasse 11-17 
60329 Frankfurt am Main 
Germany  
Tel: +49 69 71909 0 
 
London 
Winchester House 
1 Great Winchester Street 
London EC2N 2DB 
United Kingdom 
Tel: +44 20 754 58000 
 
New York 
875 Third Avenue 
26th Floor 
New York 
NY 10022-6225 
United States  
Tel: +1 212 454 3414 
 
San Francisco 
101 California Street  
24th Floor 
San Francisco 
CA 94111 
United States 
Tel: +1 415 781 3300 
 
Singapore 
One Raffles Quay 
South Tower 
20th Floor 
Singapore 048583 
Tel: +65 6538 7011 
 
Tokyo  
Sanno Park Tower  
2-11-1 Nagata-cho  
Chiyoda-Ku 
18th Floor  
Tokyo  
Japan  
Tel: +81 3 5156 6000 

Global  

Kevin White, CFA 
Co-Head of Real Estate Research & Strategy 
kevin.white@dws.com 

Simon Wallace 
Co-Head of Real Estate Research & Strategy 
simon.wallace@dws.com 

Gianluca Minella 
Head of Infrastructure Research 
gianluca.minella@dws.com 

 

Americas  

Brooks Wells 
Head of Research, Americas 
brooks.wells@dws.com 
 
Ross Adams 
Industrial Research 
ross.adams@dws.com 
 
Ana Leon 
Retail Research 
ana.leon@dws.com 

Liliana Diaconu, CFA 
Office Research  
liliana.diaconu@dws.com 
 
Ryan DeFeo 
Property Market Research 
ryan-c.defeo@dws.com 
 
Joseph Pecora, CFA 
Apartment Research 
joseph.pecora@dws.com 

Europe  

Tom Francis 
Property Market Research 
tom.francis@dws.com 
 
Rosie Hunt 
Property Market Research 
rosie.hunt@dws.com  
 
Florian van-Kann 
Property Market Research 
florian.van-kann@dws.com 
 
 

Siena Golan 
Property Market Research 
siena.golan@dws.com  
 
Martin Lippmann 
Property Market Research  
martin.lippmann@dws.com 
 
Aizhan Meldebek  
Infrastructure Research  
aizhan.meldebek@dws.com 
 

Asia Pacific  

Koichiro Obu 
Head of Research & Strategy, Asia Pacific 
koichiro-a.obu@dws.com 
  
Seng-Hong Teng 
Property Market Research 
seng-hong.teng@dws.com 

Natasha Lee 
Property Market Research 
natasha-j.lee@dws.com 
 
Hyunwoo Kim 
Property Market Research 
hyunwoo.kim@dws.com 

 
 
 
 
 
  

mailto:ryan-c.defeo@dws.com
mailto:koichiro-a.obu@dws.com


European Real Estate Debt Strategic Outlook | May 2021 
 

  
 

This information is subject to change at any time, based upon economic, market and other considerations and should not be construed as a recommendation. 
Past performance is not indicative of future returns. Forecasts are not a reliable indicator of future performance. Forecasts are based on assumptions, estimates, 
opinions and hypothetical models that may prove to be incorrect. Investments come with risk. The value of an investment can fall as well as rise and your 
capital may be at risk. You might not get back the amount originally invested at any point in time. Source: DWS Investment GmbH 

/ 12 

 
 
 

The authors  
 

 
 

Simon Wallace 
Co-Head of Real Estate Research & Strategy 
 
 

 

Tom Francis 
Property Market Research 
 
 

 



Europe Real Estate Debt Strategic Outlook | May 2021 
 

  
 

This information is subject to change at any time, based upon economic, market and other considerations and should not be construed as a recommendation. 
Past performance is not indicative of future returns. Forecasts are not a reliable indicator of future performance. Forecasts are based on assumptions, estimates, 
opinions and hypothetical models that may prove to be incorrect. Investments come with risk. The value of an investment can fall as well as rise and your 
capital may be at risk. You might not get back the amount originally invested at any point in time. Source: DWS Investment GmbH 

/ 13 

Important information 
 

The brand DWS represents DWS Group GmbH & Co. KGaA and any of its subsidiaries such as DWS Distributors, Inc., which offers investment products, or 
DWS Investment Management Americas, Inc. and RREEF America L.L.C., which offer advisory services. 

This material was prepared without regard to the specific objectives, financial situation or needs of any particular person who may receive it. It is intended for 
informational purposes only. It does not constitute investment advice, a recommendation, an offer, solicitation, the basis for any contract to purchase or sell 
any security or other instrument, or for DWS or its affiliates to enter into or arrange any type of transaction as a consequence of any information contained 
herein. Neither DWS nor any of its affiliates gives any warranty as to the accuracy, reliability or completeness of information which is contained in this document. 
Except insofar as liability under any statute cannot be excluded, no member of the DWS, the Issuer or any office, employee or associate of them accepts any 
liability (whether arising in contract, in tort or negligence or otherwise) for any error or omission in this document or for any resulting loss or damage whether 
direct, indirect, consequential or otherwise suffered by the recipient of this document or any other person. 

The views expressed in this document constitute DWS Group’s judgment at the time of issue and are subject to change. This document is only for professional 
investors. This document was prepared without regard to the specific objectives, financial situation or needs of any particular person who may receive it. No 
further distribution is allowed without prior written consent of the Issuer. 

Investments are subject to risk, including market fluctuations, regulatory change, possible delays in repayment and loss of income and principal invested. The 
value of investments can fall as well as rise and you might not get back the amount originally invested at any point in time. 

Investment in real estate may be or become nonperforming after acquisition for a wide variety of reasons. Non-performing real estate investment may require 
substantial workout negotiations and/ or restructuring. Environmental liabilities may pose a risk such that the owner or operator of real property may become 
liable for the costs of removal or remediation of certain hazardous substances released on, about, under, or in its property. Additionally, to the extent real estate 
investments are made in foreign countries, such countries may prove to be politically or economically unstable. Finally, exposure to fluctuations in currency 
exchange rates may affect the value of a real estate investment. 

Investments in Real Estate are subject to various risks, including but not limited to the following: 
_ Adverse changes in economic conditions including changes in the financial conditions of tenants, buyer and sellers, changes in the availability of debt 

financing, changes in interest rates, real estate tax rates and other operating expenses; 
_ Adverse changes in law and regulation including environmental laws and regulations, zoning laws and other governmental rules and fiscal policies; 
_ Environmental claims arising in respect of real estate acquired with undisclosed or unknown environmental problems or as to which inadequate reserves 

have been established; 
_ Changes in the relative popularity of property types and locations; 
_ Risks and operating problems arising out of the presence of certain construction materials; and 
_ Currency / exchange rate risks where the investments are denominated in a currency other than the investor’s  

home currency. 

An investment in real estate involves a high degree of risk, including possible loss of principal amount invested, and is suitable only for sophisticated investors 
who can bear such losses. The value of shares/ units and their derived income may fall or rise. 

War, terrorism, economic uncertainty, trade disputes, public health crises (including the recent pandemic spread of the novel coronavirus) and related 
geopolitical events could lead to increased market volatility, disruption to U.S. and world economies and markets and may have significant adverse effects on 
the global real estate markets. 

This marketing communication is intended for professional clients only. 

DWS is the brand name of DWS Group GmbH & Co. KGaA and its subsidiaries under which they operate their business activities. The respective legal entities 
offering products or services under the DWS brand are specified in the respective contracts, sales materials and other product information documents. DWS, 
through DWS Group GmbH & Co. KGaA, its affiliated companies and its officers and employees (collectively “DWS”) are communicating this document in good 
faith and on the following basis. 

This document has been prepared without consideration of the investment needs, objectives or financial circumstances of any investor. Before making an 
investment decision, investors need to consider, with or without the assistance of an investment adviser, whether the investments and strategies described or 
provided by DWS Group, are appropriate, in light of their particular investment needs, objectives and financial circumstances. Furthermore, this document is 
for information/discussion purposes only and does not constitute an offer, recommendation or solicitation to conclude a transaction and should not be treated 
as giving investment advice. 

The document was not produced, reviewed or edited by any research department within DWS and is not investment research. Therefore, laws and regulations 
relating to investment research do not apply to it. Any opinions expressed herein may differ from the opinions expressed by other legal entities of DWS or their 
departments including research departments. 

The information contained in this document does not constitute a financial analysis but qualifies as marketing communication. This marketing communication 
is neither subject to all legal provisions ensuring the impartiality of financial analysis nor to any prohibition on trading prior to the publication of financial analyses. 

This document contains forward looking statements. Forward looking statements include, but are not limited to assumptions, estimates, projections, opinions, 
models and hypothetical performance analysis. The forward looking statements expressed constitute the author‘s judgment as of the date of this document. 
Forward looking statements involve significant elements of subjective judgments and analyses and changes thereto and/ or consideration of different or 
additional factors could have a material impact on the results indicated. Therefore, actual results may vary, perhaps materially, from the results contained 
herein. No representation or warranty is made by DWS as to the reasonableness or completeness of such forward looking statements or to any other financial 
information contained in this document. Past performance is not guarantee of future results. 

We have gathered the information contained in this document from sources we believe to be reliable; but we do not guarantee the accuracy, completeness or 
fairness of such information. All third party data are copyrighted by and proprietary to the provider. DWS has no obligation to update, modify or amend this 
document or to otherwise notify the recipient in the event that any matter stated herein, or any opinion, projection, forecast or estimate set forth herein, changes 
or subsequently becomes inaccurate. 

Investments are subject to various risks, including market fluctuations, regulatory change, possible delays in repayment and loss of income and principal 
invested. The value of investments can fall as well as rise and you might not get back the amount originally invested at any point in time. Furthermore, substantial 
fluctuations of the value of any investment are possible even over short periods of time. The terms of any investment will be exclusively subject to the detailed 
provisions, including risk considerations, contained in the offering documents. When making an investment decision, you should rely on the final documentation 
relating to any transaction. 

No liability for any error or omission is accepted by DWS. Opinions and estimates may be changed without notice and involve a number of assumptions which 
may not prove valid. DWS or persons associated with it may (i) maintain a long or short position in securities referred to herein, or in related futures or options, 
and (ii) purchase or sell, make a market in, or engage in any other transaction involving such securities, and earn brokerage or other compensation. 

DWS does not give taxation or legal advice. Prospective investors should seek advice from their own taxation agents and lawyers regarding the tax 
consequences on the purchase, ownership, disposal, redemption or transfer of the investments and strategies suggested by DWS. The relevant tax laws or 
regulations of the tax authorities may change at any time. DWS is not responsible for and has no obligation with respect to any tax implications on the 
investment suggested. 
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This document may not be reproduced or circulated without DWS written authority. The manner of circulation and distribution of this document may be restricted 
by law or regulation in certain countries, including the United States. 

This document is not directed to, or intended for distribution to or use by, any person or entity who is a citizen or resident of or located in any locality, state, 
country or other jurisdiction, including the United States, where such distribution, publication, availability or use would be contrary to law or regulation or which 
would subject DWS to any registration or licensing requirement within such jurisdiction not currently met within such jurisdiction. Persons into whose possession 
this document may come are required to inform themselves of, and to observe, such restrictions. 

© 2021 DWS International GmbH 
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