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Macro Insights

Megatrends affect the logistics segment
• Geopolitical risk has surged multiple times in recent 

years and is likely to continue to contribute to a high 
demand for production and warehouse facilities closer 
to the domestic market in the future

• Increased online retailing has led to a rising demand 
for warehouse and logistics areas, and ahead, we 
expect online retailing to continue to gain market 
share from traditional stores

• Considerations for sustainability, jobs, and housing 
for the population are likely to limit the amount of 
space released for warehouse and logistics facilities 
in Norway in the years to come

Increasingly more relevant

Market Views
 - analysis and updates from the Norwegian real estate market

Commercial Real Estate

Mind the (yield) gap 
• Demand for logistics space remains strong, 

contributing to high rental price growth in recent years 
alongside a weak supply side

• Logistics properties constitute an increasing share of 
transaction volume in both Norway and Europe, rising 
from 10 to 20 percent

• In Europe, the yield gap between office and logistics 
has significantly decreased, currently averaging 25 
basis points

• However, Norway has not seen the same trend, but 
with further maturation of the logistics segment, the 
yield gap between office and logistics is likely to 
decrease in the future

Yield-gap office and logistics

Yield-gap office and logistics

February 2024

E-commerce will continue to gain market share

Global geopolitical risk rises again
Source: Economic Policy Uncertainty
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Increased geopolitical risk

Retail sales and e-commerce
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Macro | Megatrends affect the logistics segment
In recent years, the world has undergone a 
pandemic, and geopolitical risks have surged 
multiple times. Ahead, geopolitics is likely to be a 
significant source of uncertainty. Many companies 
are seeking partners closer to themselves, either 
physically or in terms of values. ”Near-shoring” 
and ”friend-shoring” are concepts that have 
emerged and are becoming increasingly relevant. 
This, in turn, has contributed to an increased need 
for production capacity and warehouse facilities 
closer to the domestic market.

Another highly important driver behind the 
demand for warehouse and logistics space is 
the strong trend of online retailing. Although 
consumer spending has been weak lately, online 
retailing has outperformed overall retail sales. 
The share of online retailing is still relatively low 
in Norway, and going forward, we expect online 
retailing to continue to gain market share from 
traditional stores.

While the demand is increasing in the warehouse 
and logistics market, there are some factors that 
may limit the supply side ahead. Increased focus 
on sustainability has led local policymakers in 
several areas to be more restrictive in allowing the 
development of untouched natural areas or arable 
land. If areas are to be developed, politicians 
often prefer purposes that contribute to jobs or 
housing for residents. These considerations are 
likely to limit the amount of space released for the 
construction of warehouse and logistics facilities 
in Norway in the years to come.

Geopolitical risk and a strong trend in online 
retailing thus suggest that the need for warehouse 
and logistics facilities in Norway will be high in the 
coming years. At the same time, considerations 
for sustainability are likely to limit the amount 
of space that can be utilised. Overall, this may 
contribute to a greater scarcity of available space 
in the warehouse and logistics market than we 
have observed up to now.

CRE | Mind the (yield) gap
Despite turbulent market conditions, the demand 
for logistics space remains strong. Positive 
developments and strong underlying trends 
have created an expectation of increasing space 
requirements in the years ahead, although 
short-term growth in demand for goods appears 
slightly lower. High construction costs and 
limited availability of space in central areas have 
contributed to ongoing weakness in the supply 
side. Consequently, there has been a significant 
increase in rental prices in recent years.

In the commercial real estate transaction market, 
there are clear signs of a growing interest in 
logistics properties. While logistics transactions 
accounted for around 10 percent of the total 
transaction volume in both Norway and Europe in 
the years before the pandemic, this proportion has 
increased to approximately 20 percent of the total 
volume in the last three years, both domestically 
and in the European transaction market.

Increased investor appetite for logistics real estate 
over the past decade has led to significant yield 
compression both in Norway and internationally. 
In Europe, the average yield for logistics has 
fallen more than for office spaces, resulting in a 
lower yield gap between the two segments. In 
2014, the difference between prime office yield 
and prime logistics yield averaged almost 180 
basis points in Europe, whereas today it is only 
25 basis points. Norway has not experienced the 
same trend, and the yield gap between office and 
logistics has remained more or less unchanged 
over the past decade. Further maturation of the 
logistics segment domestically, along with strong 
underlying trends, is likely to lead to a reduction 
in the yield gap between office and logistics in 
Norway in the future.

Executive summary
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Geopolitical risk has intensified recently and is likely to be a significant source 
of uncertainty going forward. Meanwhile, e-commerce continues to gain market 
share from traditional retail. In the future, the demand for warehouse and logistics 
properties is likely to remain high, while the supply side is constrained, partly 
due to sustainability concerns.

Megatrends affect the logistics segment
by Kari Due-Andresen, Managing Partner & Chief Economist - Akershus Eiendom

Geopolitical risk 

After the financial crisis and up until Donald 
Trump became president of the United States, 
there were relatively few geopolitical challenges. 
Trump initiated a trade war with China, we have 
gone through a pandemic, and geopolitical risk 
has intensified several times in recent years

Figure 1: Geopolitical Risk Rising AgainGlobal geopolitical risk rises again
Source: Economic Policy Uncertainty
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The rivalry between the USA and China has 
intensified in recent years, forcing entities to take 
sides to a greater extent. China’s saber-rattling 
towards Taiwan could potentially escalate further 
and make trade with China or trade routes via 
the South China Sea difficult Russia’s invasion 
of Ukraine means that raw materials must be 
sourced from new suppliers, and flying over 
Russia is no longer possible, necessitating 
detours. The armed conflict between Israel and 
Hamas has contributed to making the Red Sea 
and the Suez Canal nearly impassable routes. 
This has, in turn, led to increased freight costs.

Figure 2: Shanghai Containerized Freight Index
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There is a presidential election in the USA 
this year, and if Donald Trump wins, he has 
signaled that the USA will not defend NATO 
allies who do not spend enough on their own 
defense. This may be a campaign tactic, 
but it nonetheless contributes to increasing 
geopolitical uncertainty. In the coming years, 
geopolitics is likely to be a significant source of 
uncertainty, and for manufacturing companies 
and trading entities, this argues for adopting 
a precautionary approach to production and 
inventory to reduce vulnerability in the value 
chain. Many companies are seeking partners 
who are closer to themselves, either physically 
or in terms of values. ’Near-shoring’ and ’friend-
shoring’ are concepts that have emerged and 
are becoming increasingly relevant. This has, 
in turn, led to an increased need for production 
capacity and warehouse facilities closer to 
the domestic market. Probably, geopolitical 
uncertainty will contribute to keeping the 
demand for warehouse and logistics space high 
in the coming years.

Macro
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E-commerce is gaining market share
Another very important driver behind the demand 
for warehouse and logistics space is the strong 
trend of e-commerce. In Norway, e-commerce 
began to gain momentum from 2010 and 
received an extra boost during the pandemic.

Figure 3: E-commerce as a percentage of total Retail salesRetail sales and e-commerce
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The pandemic contributed to a significant growth 
in goods consumption at the expense of services. 
Since the restrictions were lifted, consumption 
patterns have normalised again, resulting in a 
weakening of goods consumption. However, 
e-commerce has fared better than overall retail 
sales. Nevertheless, the share of e-commerce is 
still relatively low in Norway.
Figure 4: Norway: E-commerce as a percentage of total retail 
salesNorway: e-commerce, share of total retail

sales
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As of today, e-commerce accounts for 7-8 
percent of total retail sales, while in Sweden it 
accounts for around 15 percent. Going forward, 
we expect e-commerce in Norway to continue 
gaining market share from traditional stores.

Figure 5: Sweden: E-commerce as a percentage of total 
retail sales

Sverige: netthandel som andel av samlet
detaljomsetning

Pr
os

en
t

0,0
2,5
5,0
7,5

10,0
12,5
15,0
17,5

2010 2015 2020
kilde: Statista 2024

This also suggests that the demand for 
warehouse and logistics space in Norway will 
continue to rise in the years to come. However, 
over the next year, relatively weak economic 
growth is expected, both domestically and 
internationally. According to retail players in 
the regional network of the Norwegian Central 
Bank, they anticipate further declines in sales.

Figure 6: Retail trade: Expected Sales Growth for the 
Coming Quarter (Norwegian Central Bank Regional 
Network)

Retail trade: expected output next quarter
- Norges Bank Regional Network
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Weak consumption may temporarily dampen the 
need for warehouse capacity. On the other hand, 
many retailers take a relatively long-term view of 
their capacity needs.

Sustainability considerations

While demand is increasing over time, there 
are factors that may limit the supply side in 
the warehouse and logistics market. Increased 
focus on sustainability has led local politicians in 
several areas to be more restrictive in allowing 
development on untouched nature or arable land. 
If areas are to be developed, politicians often 
prefer purposes that contribute to job creation 



Akershus Eiendom
M

arket View
s

February 2024 5

or housing for residents. These considerations 
are likely to limit the amount of space available 
for the construction of warehouse and logistics 
facilities in Norway in the coming years.

Conclusion

Geopolitical risk and a strong e-commerce 
trend suggest that the demand for warehouse 
and logistics facilities in Norway will be high 
in the coming years. However, considerations 
for sustainability are likely to limit the amount 
of space that can be used for warehouse and 
logistics purposes. Overall, this could over time 
contribute to a greater scarcity of available space 
in the warehouse and logistics market than we 
have observed up to now.
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Continued robust leasing market

Despite turbulent market conditions, the demand 
for logistics space remains strong, both in 
Norway and internationally. This has been driven 
by changing consumption habits, increased 
online shopping, and increased focus on Just-
in-Case (JIC). This development has created an 
expectation of increasing space requirements 
in the years ahead, even though in the short 
term, there is slightly lower growth in the overall 
demand for goods (see the macro section for 
elaboration). Additionally, high construction costs 
and fewer available spaces in central areas have 
contributed to a strained supply side. This has 
led to high rental price growth in recent years.

Increased investor interest

The logistics sector has undergone significant 
professionalization in the past decade. At the 
same time, geopolitical risks and a strong online 
shopping trend have increased the segment’s 
attractiveness due to the belief in a solid leasing 
market. This has led to increased investor 
interest in logistics real estate, which is evident 
in the transaction market.

In the years before the pandemic, logistics 
accounted for around 10 percent of the total 
transaction volume, both in Norway and in 
selected European countries with established 
and attractive logistics areas. Over the past three 
years, this share has increased significantly. 
From 2020 to 2023, logistics transactions 
accounted for around 20 percent of the total 
transaction volume in both Norway and Europe.

Figure 1: Percentage of transaction volume logistics as a 
share of total volume, Europe, and Norway (JLL & Akershus 
Eiendom)
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Data from JLL shows a clear change in the 
strategies of property fund managers in Europe 
in recent years. According to JLL, core funds’ 
capital allocation to logistics real estate in 
Europe increased from 16 percent in 2016 to 31 
percent in 2023. 

Commercial Real Estate

Increased investor appetite for logistics real estate over the past decade 
has contributed to significant yield compression both in Norway and 
internationally. However, in Europe, the average prime yield for logistics 
has compressed more than for offices, resulting in a steadily decreasing 
yield gap between these two segments, while the corresponding yield gap 
has remained more or less unchanged in Norway. With strong underlying 
trends, we believe that logistics will increase its attractiveness relative to 
other segments in the times ahead.

Mind the (yield) gap  
by Birgitte H. Ellingsen, Deputy Head of Research and Kristian Småvik, Analyst - Akershus Eiendom
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Figure 2: International capital allocation (JLL)
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Logistics yields has compressed the 
most

Increased appetite for logistics real estate has 
contributed to significant yield compression. 
In Europe, the average yield for logistics has 
compressed more than for offices, contributing 
to a steadily decreasing yield gap between 
the two segments. At the beginning of 2014, 
the difference between prime office yield and 
prime logistics yield on average was almost 180 
basis points, while today, 10 years later, it is 
only 25 basis points. In some European cities, 
the difference between office and logistics has 
actually been completely erased.
Figure 3: Development in average yield gap office vs 
logistics in selected European cities
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Like the rest of the European commercial real 
estate market, logistics yields have trended 
upwards since the first half of 2022. At the same 
time, the yield gap between logistics and office 
has remained stable over the past two years in 

Europe.

Norway stands out in Europe

However, in Norway, we have not observed the 
same trend, and the yield gap has remained 
more or less unchanged over time.

Figure 4: Yield-gap, office vs logistics in Norway
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At the beginning of 2014, according to our 
observations, the difference between prime 
office yield and prime logistics yield was 125 
basis points. Today, the difference is 100 basis 
points, and Norway has one of the largest yield 
gaps between office and logistics in Europe. The 
yield gap was temporarily at 70 basis points but 
retracted during the second half of 2022 and has 
remained stable since.

Figure 5: Yield-gap selected capitals in Europe

One reason for not observing the same trend 
in Norway as in the rest of Europe may be that 
the maturity of logistics as an asset class has 
progressed further in the cities on the continent. 
A further maturing of the segment in Norway 
could contribute to narrowing the gap between 
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office and logistics here as well.

Additionally, internationally, there has been 
a decline in the popularity of office as an 
investment object in the years following the 
pandemic due to increased use of remote work, 
while the appetite for logistics has increased in 
the same period. Although we have not seen 
the same widespread use of remote work here 
in Norway, we still experience that international 
investors are increasingly avoiding offices here 
and instead consider other property segments, 
such as logistics.

It is also worth noting that the most attractive 
logistics hubs in Europe are largely located 
near some of the world’s largest and busiest 
ports. Norway and Sweden are slightly outside 
Europe’s trading center, which may partly explain 
why the yield gap between office and logistics is 
higher today. The question is how much higher 
it should be compared to the rest of Europe in 

the future.

Conclusion

Significant professionalization of the logistics 
sector over the past decade has contributed to 
a significant yield compression, which became 
particularly evident during the pandemic. 
However, while in Europe, the yield gap between 
logistics and office has been steadily decreasing, 
the same trend has not been observed in Norway. 
A further maturing of the logistics segment in 
Norway, along with strong underlying trends 
supporting the segment’s attractiveness, is likely 
to lead to a lower gap between prime yield office 
and prime yield logistics here as well. The gap 
may not necessarily become as low as what we 
have observed in the most attractive logistics 
hubs on the continent, but there is reason to 
believe that the gap will decrease somewhat 
from its current level.
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