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Introduction 
Welcome to JLL’s 2014 survey on European logistics and 
industrial trends and their impact on real estate. The survey was 
undertaken in collaboration with CoreNet Global, the world’s 
leading association for corporate real estate (CRE), workplace 
professionals and service providers.

This survey was carried out at the end of 2013 with responses 
obtained from telephone interviews or the completion of an 
online questionnaire. In total more than 60 retail companies or 
corporations that are major users of logistics and industrial real 
estate across Europe responded to our survey – a number that is 
more than sufficient to gain valid insights and conclusions at an 
aggregate level. 

Our survey was designed to learn from companies the key trends 
impacting their sectors, the key challenges they face; their main 
real estate priorities; their logistics and industrial real estate 
requirements; their views on emerging growth markets and the 
potential impact of 3D printing on manufacturing and supply 
chains.

We trust you find this report informative and insightful. We would 
welcome any feedback you may have.

Philip Marsden
Head of EMEA Logistics & Industrial, JLL
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CoreNet’s UK Manufacturing and Industrial group are pleased to have collaborated with JLL to provide a market leading 
insight on trends within the sector. The past years have seen an increasing focus on structuring real estate to be responsive 
to changing transport infrastructure conditions, locational dynamics and consumer demands. CoreNet is committed to 
providing thought leadership in this sector by providing occupiers with the information and tools to enable them to align their 
portfolios to provide competitive advantage in this multi-faceted environment. 

Neil Austin
President CoreNet UK Chapter



Key Trends and Challenges 

Corporate requirements for logistics and industrial real estate 
are driven by business and supply chain strategies that are 
subject to pressure from a variety of trends and challenges. 

Top trends that will drive the sector over the next five years

% of respondents indicating their top 3 trends

We asked companies to identify the top three trends driving 
growth in their logistics or industrial activities over the next five 
years. The most significant was the growth of e-commerce 
and multi-channel retailing, which was highlighted by some 
63% of respondents. The rising importance of emerging 
markets (and the opportunities they present for growth) and the 
implementation of new technology across supply chains followed 
as the second and third most important.  

The fact that the growth of e-commerce and multi-channel retail 
figured as the top most significant trend driving growth was very 
much in line with our expectations and supports our findings 
from other recent research.1

In addition, a fifth of respondents emphasised opportunities 
relating to urban logistics and transport collaboration, which are 
clearly linked to the growth in e-commerce and multi-channel 
retail. As more retailers grow their online business, increasing 
parcel deliveries will put rising pressure on cargo owners and 
logistics service providers. We anticipate companies will place a 
significantly higher importance on urban logistics and transport 
collaboration going forward. 

Survey findings 

E-commerce will remain as 
the main growth enabler over 
the next five years
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1 

40% 
rising energy

 costs

47% 
shorter order lead 

times from customers

73% 
rising transport 

costs

2 3 

28% 
new technology 
implementation

40%
emerging 
markets

63%
e-commerce/
multi-channel 

1 2 3 Respondents gave relatively low importance to a number of 
trends that many experts expect to have significant impact on 
economies going forward. Examples include a lack of energy 
security, changing demographics and wellness/healthcare. 

Top challenges for supply chains over the next five years

% of respondents indicating their top 3 challenges

Respondents expressed high concerns about rising transport 
and energy costs, shorter order lead times to customers and 
increasing supply chain risks. This underlines how companies 
remain under pressure to contain overall supply chain costs 
whilst improving customer service. 

We were unsurprised by the significance associated with 
mitigating supply chain risks, as this is an issue that has risen 
up corporate agendas over the past few years in response to a 
range of unpredictable climate-related events. 
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Business Real Estate Strategy  

Index from 1 = very important to 5 = less important

How important is the following for your own business strategy

2.3 
enhance customer 

service

2.1 
reduce real estate 

costs

2.4
reduce transport costs 

through location strategy

2.9
expand floorspace dedicated 

to online / multi-channel

3.2
reduce production 

cost through location 
strategy

3.1 
upgrade to modern 

space

3.6
enable modal shift location 

at a multi-modal hub

3.6
expand floorspace at 

a major seaport

From a business real estate strategy perspective, the survey 
showed that companies assign the highest priority to reducing 
real estate costs followed by enhancing customer service and 
reducing transport costs through their location strategies which 
reflects the main supply chain challenges identified in the survey.

By contrast, respondents gave relatively low significance to 
locating facilities at intermodal sites or to opening new facilities 
at major seaports. This is surprising, as both types of location 
offer significant opportunities to achieve the top three business 
real estate strategies identified in the survey. It is also surprising 
given anecdotal evidence of a rising corporate interest in rail 
freight and ‘portcentric’ logistics. Indeed, recent research that 
we have published on seaports brings to light a number of 
major examples where companies have acquired new logistics 
facilities close to ports.2 In our opinion these locations are set 
to increase in importance over the next few years as they offer 
significant opportunities to reduce costs and increase speed-to-
market. 
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Logistics and Industrial Real Estate 

How does the current real estate portfolio meet immediate 
operational requirements

Across Europe, corporate occupiers of logistics and industrial 
facilities are generally satisfied with their existing facilities in terms 
of how well they meet their current operational requirements. 
Nevertheless, continued structural change demanding significant 
supply chain alignment will drive further strong occupational 
demand and place existing facilities under pressure.

Change in facilities occupied over the next 3 years

Logistics                    Industrial

fully mostly (>70%) only partly (40-70%)

Almost two-thirds of respondents (65%) expect to increase their 
logistics floorspace over the next three years, while only 7% 
anticipate that they will require less logistics floorspace. 

Meanwhile, over a third (36%) of respondents predict an 
expansion of their industrial/manufacturing floorspace over the 
next three years. 

Considering continued high occupational demand, we anticipate 
increasing pressure on prime rents as markets will remain highly 
competitive in a market environment where existing supply will 
remain squeezed and build-to-suit development continues to 
prevail.

Floorspace

increase
decrease
no change

65%
7%
28%

36%
12%
52%

Logistics                                Industrial



JLL  7 

Drivers for portfolio change in the occupational situation

% of respondents indicating their top 3 drivers 

Responding to the level of customer demand along with a need 
to improve customer service stand out as the most important 
factors driving future changes in real estate requirements. In 
addition, over a third of respondents expect cost reduction to 
drive a further change in their occupied portfolio. The pressure 
to service growth in online and multi-channel retail is also 
increasing. 

By contrast, sustainability strategies do not appear as a strong 
driver of change, although three in ten respondents indicated 
this will have an impact on their occupational demand. This 
relatively low figure may furthermore reflect an already high 
integration of sustainability measures in respondents’ current 
properties. As a result, sustainable buildings may be considered 
to be the norm today. 

37% 
reduce overall 

occupancy costs

57% 
improving 

customer service

65% 
adjust to level of 

customer demand

1 2 

3 

37% 
service growth in online/

multi-channel retail

3 
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Most important factors when evaluating a new location

Index from 1 = very important to 5 = less important

When evaluating locations for new industrial or logistics facilities, 
respondents placed the highest importance on minimising 
transport costs. This emphasises that locations attracting more 
occupational demand going forward must provide a number 
of key attributes that will enable companies to reduce those 
costs. This will once again put higher emphasis on multi-modal 
transport hubs and gateway locations.

As road transport continues to be the most operated transport 
mode, unsurprisingly respondents regarded proximity to a 
motorway as the second most important location factor. Property 
costs appear as the third most significant factor overall.  

Standard of facilities required

Although our statistics on logistics floorspace take-up show 
that many companies occupy new buildings when they have 
a requirement for additional logistics facilities, over 35% of 
respondents to our survey indicated that a modern general 
specification is sufficient to satisfy their needs, with less than 

2.3
property costs and 

access to customers

2.0 
proximity to motorway 

network

1.9
transport costs 

1 2 3 

36% 16% 48%

standard 
modern general 

specification

build-to- 
suit or 

specific 
standards

both types are 
needed

38%
Very large 
(30,000-50,000 sq m)

32%
Medium sized 
(10,000-30,000 sq m)

30%
Small 
(below 10,000 sq m)

25%
Mega-sheds 
(above 100,000 sq m)

26%
High number of dock 
level access doors

20% of respondents saying that they have a specific need for 
new build-to-suit (BTS) facilities or facilities that incorporate 
specific standards.  Almost half of respondents said that they 
would consider both types of facilities – new and second-hand – 
when they have a requirement for additional space. 

While companies do not necessarily require new or highly-
customised space, good-quality space remains important, with 
respondents expressing a clear preference for modern space / 
new build space or modern space up to 10 years old as well as 
for energy efficient space. 

Building specification 

% of respondents indicating floorspace requirements



From a building size perspective, almost a quarter of 
respondents said that they have a need for mega-facilities         
(> 100,000 sq m) - a distribution building size category that has 
only emerged across the European logistics landscape in recent 
years. Meanwhile, large distribution centres between 30,000 
to 50,000 sq m were the most common size band required, 
followed by medium-size distribution centres (10,000 to 30,000 
sq m) and small facilities (< 10,000 sq m).  Requirements for 
cross-docking facilities also showed a strong uplift. 

Responses reveal a rising need for a high number of dock level 
access doors and extensive yard space, which likely reflects an 
ongoing shift from storage to distribution functions in logistics 
facilities. 

These real estate findings largely confirmed existing market 
evidence on increasing occupational demand for larger facilities 
and buildings supporting the fast turnover of products,  including 
mega fulfilment centres, parcel hubs and local parcel distribution 
centres. 

Preferred lease length

The survey shows continuing high demand for comparatively 
short lease terms, albeit longer leases are more attractive 
particularly where companies are investing significantly 
in a building’s fit out. Some 16% of respondents said that 
their preferred lease length was below three years, while an 
additional 18% said that they would consider a lease of up to 
seven years.
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less
than 3 
years

3-5 years

5-7 
years

7-10 
years

more 
than 10 
years n/a

16%  43%   18%   8%    6%    19%
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55% 
on-site waste 
segregation

61% 
electrical power 

reduction

73%
heating energy 

reduction

1 2 3 

From a sustainability perspective, our survey asked about nine of 
the most common sustainability measures found within existing 
facilities holding a LEED or BREEAM certification. Responses 
indicate that several of these measures are already highly 
incorporated into current real estate. 

Heating energy reduction, electrical power reduction and on-
site waste segregation stand out as measures integrated by a 
majority of respondents. Nevertheless, there is still considerable 
room to improve, and reducing heating energy and electrical 
power, in particular, will continue to see further strong adoption 
over the next few years.

By contrast, risk prevention such as flood risk management, 
overheating mitigation and reinforcements to roofs to cope with 
extreme weather (i.e. heavy snowfall) still receive a significantly 
lower consideration. This is probably explained by a historically 

Currently integrated sustainability measures

Planned integration of sustainability measures              
over the next 3 years

36%  
renewable carbon 
power generation

50%  
 heating energy 

reduction

59% 
electrical power 

reduction

1 2 3 

% of respondents indicating their top 3 measures
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mild climate in large parts of Europe which had limited exposure 
to such risk. That said, recent events such as heavy flooding 
in the UK this year or in large parts of Germany and Central 
Europe early in 2013, hurricanes hitting the north-western 
European regions during November and December 2013, and 
heavy snowfalls in Turkey and Cyprus at the end of 2013 clearly 
highlight the risk of adverse weather conditions. Going forward 
this will put increasing pressure on sustainable risk management 
as a consideration in the real estate decision making process. 

Climate change will put 
increasing pressure on 
sustainable risk management
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Growth Markets 

Countries expected to emerge or develop further                
over the next 5 years

% of respondents indicating their top 3 markets

When asked to select the top three countries within EMEA 
that offer significant potential to emerge or develop further 
as major industrial and logistics markets over the next five 
years – excluding the established Western European markets 

Poland
Logistics  43%                       
Industrial  24%

Turkey
Logistics  48%                      
Industrial  26%

Russia
Logistics  64%
Industrial  41%

– the same three countries appeared at the top of the ranking 
for both logistics and industrial and in the same order: Russia 
was identified as the country with the strongest market potential 
followed by Turkey and Poland.   

We were largely unsurprised by this ranking as these countries 
have relatively strong economic growth outlooks, a large growing 
middle class population and extensive transport infrastructure 
planning and finance already largely in place, which presents a 
high market potential. As a result, we maintain the ranking reflects 
the challenge to grow operations in these markets, but does not 
necessarily sustain short term occupational demand. On the other 
hand, both Russia and Turkey also present companies with a 
range of real estate risks and challenges. Political developments 
that have emerged or deteriorated subsequently to the closure of 
our survey might also lead to increased caution and the down turn 
of real market opportunities at least over the short term.



3D printing

The impact new technologies will have on manufacturing and 
global supply chains is expected to increase. The segment 
generating currently most discussion is three-dimensional 
printing (3D printing). At present, it is mostly used to produce 
models and prototypes whilst its overall contribution to 
manufacturing is low. Nevertheless, many experts project 
that this technology could start to transform certain parts of 
manufacturing and as such significantly impact global supply 
chain strategies. Therefore, we were keen to learn if major 
occupiers of logistics and industrial real estate share this view. 

How important will the impact of 3D printing become in 
industrial/manufacturing

When will 3D printing become important for your 
own business

20% never
26% within the 
next 5 years

24% over the 
next 10 years

30% not in the
 foreseeable future
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very important
important

somewhat important
not important

    18%
            22%
   36%
24%

Although a high number of experts predict that 3D printing will 
become an important feature in manufacturing going forward, 
respondents to our survey remain cautious about the short-term 
potential of the technology. Still, half of respondents expect 3D 
printing to become important to their own business within at least 
the next 10 years, which could start to have an impact on supply 
chain operations and real estate requirements. 

Whilst our survey highlights that ‘the jury is still out’ on the 
impact on 3D printing we believe this technology could play a 
significant role in future manufacturing. Recent research we 
have undertaken on the Evolution of Manufacturing3 indicates 
that the technology could become significant in a number 
of industries particularly those involved in low volume and 
customised production. 
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Conclusions

With well over two-thirds of respondents indicating further 
floorspace expansion over the next three years, occupier 
demand will remain buoyant across Europe leading to 
competitive market dynamics. 

As this demand will predominantly focus on modern quality 
units, there will be sustained pressure on prime rents as 
existing supply will remain squeezed and build-to-suit 
development will continue to prevail.

As expected, respondents identify e-commerce and multi-
channel retail as the major growth driver over the next few 
years – highlighting further healthy demand for dedicated real 
estate solutions. 

Intermodal and port-centric location strategies are given 
limited consideration among survey respondents. This result 
contradicts general market sentiment and already identified 
increasing demand for facilities at major seaports and 
intermodal interchanges. 

Although respondents remain cautious about the potential of 
3D printing a healthy 25% expect it to become important for 
their own business over the next five years which in turn would 
drive a not insignificant demand for standardised warehouse 
units.

Respondents indicate a high standard of sustainability across 
their occupied facilities. While sustainability is given low 
importance in the decision making process, there remains 
further high demand as most respondents expect to implement 
/ improve sustainable measurements. Consequently, new 
facilities will be required to provide advanced sustainable 
standards in order to be competitive.  



Continued high demand for a large range of different types of 
facilities will provide significant opportunities for developers 
and investors across Europe as the logistics and industrial 
asset class evolves further. 

Occupiers of logistics and industrial facilities, along with 
developers and investors, will need to understand how 
structural changes will impact real estate requirements and 
which locations and building specifications will best support 
future operational needs. Staying ahead of the curve will then 
allow them to optimise their respective strategies and get best 
value from their real estate portfolios from an operational or 
financial return perspective. 

Developers need to focus on acquiring sites offering cost 
reduction potential through location as well as on teaming 
up with sustainability experts to provide the most advanced 
sustainability solutions that will help occupiers achieve further 
reductions in environmental impacts and operational costs. 

Opportunities in emerging/further developing logistics and 
industrial markets are significant but occupiers, developers and 
investors need to recognise associated risks in order to gain 
best value from the growth potential in these markets. 

Implications for 
occupiers, developers 
and investors
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