
Hybrid work and structural decline have dominated the European office narrative, but the fundamentals reveal a 
more nuanced picture. Prime assets in supply-constrained markets have been seeing some of the strongest rent 
growth of any real estate sector in the region. As AI reshapes the workplace, the flight to quality is expected to 
accelerate: The best spaces will matter more, not less.

Three Forces Driving the Opportunity

1. The Flight to Quality Has Been Accelerating
Occupier preferences have sharpened significantly, driving more intense competition for Grade A space while a 
great deal of secondary stock sits empty.

The European Prime Office Rebound
A compelling opportunity in supply- 
constrained markets

Proprietary Research

Stark Difference in Average/Prime CPPI  
for Office: % Cumulative Since Q4 20191

-33.7% -6.7%
Office Industrial

-8.5% -6.5%
Retail Residential

Result: Strong competition for the best stock, 
historically tight prime vacancy, and a widening gap 
between winners and laggards.

Key figure: Prime office CPPI has diverged from 
average office values by 33.7% since Q4 2019, the 
widest bifurcation of any European real estate sector.1

Takeaway: The gap between prime and average has 
continued to widen.

2. Supply Has Been Critically Constrained 
Rising construction costs, tight financing, and planning restrictions have combined to impede new office 
development across European central business districts (CBDs). 
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Result: Markets with the least Grade A vacancy have 
seen the strongest rent growth; the inverse relationship 
has been clear and consistent across European 
submarkets.2

Key figure: In London’s West End, Dusseldorf’s CBD, 
and Amsterdam’s Zuidas, new stock under five years 
old has fallen below 3% of total inventory.2

Takeaway: Quality and location have become 
imperatives.

Rents Up Where Supply is Thin: CBD Stock <5y Old & Rent Growth %2

3. Rents Have Significant Room to Run
Constrained supply and intensifying occupier demand have driven prime rents sharply higher.  
Across the EU-15, growth has totaled 35.6% since Q4 2019.2

Result: Rents in most markets have remained below 
their historical earnings median, which suggests there 
may be meaningful room for growth.

Key figure: In Paris, rents moved from very affordable 
levels in Q4 2022 to only slightly above median at 

the end of 2025, suggesting significant capacity for 
occupiers to absorb further increases.3

Takeaway: Entry today could position investors to 
capture growth ahead.

Rising Rents, Rising Earnings: Prime Rent to Corporate Earnings Percentile Score3
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EU-15 Prime Rent Growth  
Since Q4 2019

+35.6%2

Latest Year-on-Year  
Prime Rent Growth

+7.1%2

Office Starts vs.  
Recent Peak

-80%4

Supply-Demand Gap: Starts Down, Rents Trend Up

Hines View

Concentrated demand and minimal new 
stock appear to be driving the European 
prime office rebound, continuing to place 
upward rent pressure on the sector. Hines 
research indicates this thesis should hold 
even as AI reshapes how people work, 
accelerating the divide between spaces 
that command premium rents and those 
left behind. Our analysis gives us the 
conviction to move into the Buy phase.

– James Purvis, Head of European Research

Where Hines Sees Opportunity

	� Not limited to the core CBD
	� Well-connected transport hub submarkets: 

	� May offer meaningful discounts to adjacent prime markets 
	� Could present compelling entry points as demand spills outward

	� Frankfurt Hauptbahnhof: 
	� Trades at a 23% discount to the CBD2

	� Areas near London's King’s Cross: 
	� Trade at a 37% discount to the West End.2

For more insights or to learn about investment opportunities, visit 
hinesprivatewealth.com

1.	Source: CBRE, Green Street, and Hines Research. As of Q4 2025.
2.	Source: BRE and Hines Research. As of Q4 2025.
3.	Source: Hines Research. As of Q3 2025.
4.	Source: RCA, Hines Research, Q4 2025.



Investing in real estate involves a high degree of risk. Real estate investments may be highly illiquid and can engage in leverage and other practices that may 
increase volatility and risk of loss. International investing involves additional risks, including the burden of complying with a wide variety of foreign laws and 
the uncertainty of such laws, the tax treatment of transaction structures, political and economic instability, foreign currency fluctuations, and inflation and 
governmental measures to curb inflation.

Represents subjective opinions of Hines Interests Limited Partnership (“Hines”) and should not be viewed as financial advice. Other market participants may 
reasonably have differing opinions. There is no assurance that the experience of and management by Hines will translate into positive results for any investment 
available through Hines Private Wealth Solutions LLC (“Hines Private Wealth Solutions”). Investors are not acquiring an interest in Hines.

This communication is for general information purposes only and does not constitute an offer or solicitation to buy or subscribe for securities, units or other 
financial instruments, nor does it constitute financial promotion, investment advice or an inducement to participate in any offering or investment.

The use of “we” and “our” refers to Hines.

This material contains forward-looking statements (such as those concerning market forecasts, investment objectives, strategies, economic updates, other 
plans and objectives for future operations or economic performance, or related assumptions or forecasts) that are based on our current expectations, plans, 
estimates, assumptions and beliefs that involve numerous risks and uncertainties. Any of the assumptions underlying the forward-looking statements could 
prove to be inaccurate and results could differ materially from those expressed or implied. You are cautioned not to place undue reliance on any forward-
looking statements. We undertake no obligation to publicly update or revise any forward-looking statements.

Past performance cannot guarantee future results.

This article contains information in the form of charts, graphs and/or statements that we indicate were obtained by us from published sources or provided to us 
by independent third parties, some of whom we pay fees for such information. We consider such sources to be reliable. It is possible that data and assumptions 
underlying such third-party information may have changed materially since the date referenced. You should not rely on such third-party information as 
predictions of future results. None of Hines, its affiliates or any third-party source undertakes to update any such informa-tion contained herein. Further, none 
of Hines, its affiliates or any third-party source purports that such information is comprehensive, and, while it is believed to be accurate, it is not guaranteed to 
be free from error, omission or misstate-ment. Hines and its affiliates have not undertaken any independent verification of such information. Finally, you should 
not construe such third-party information as investment, tax, accounting or legal advice.
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