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M I S S I O N  S T A T E M E N T .

D I O K  O F F I C E ,  C O L O G N E

DIOK RealEstate acquires commercial real estate in Germany with 

cash flow positive generating assets, while maintaining a lean 

organizational structure .

The company is building a portfolio, focused on the sizable and liquid 

EUR 25bn p.a. market for secondary office locations in Germany. 

As an active property portfolio manager and with a highly 

experienced Management Team the goal is it to combine a manage-

to-core strategy with a steady growth of value and income. 

DIOK RealEstate stands out with superior sourcing capabilities , 

leveraging on its extended network from management, shareholders 

and supervisory board members. 

The medium-term goal of DIOK RealEstate , as defined by 

management and founders, is to acquire and to manage a real estate 

portfolio of more than EUR 2bn GAV.

With its extensive deal pipeline and knowledge , DIOK RealEstate is 

best positioned for profitable growth in its targeted niche market 

within the German commercial real estate segment.

INTRODUCTION1. 2. 3. 4. 5.
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MARKET  
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Prime office rent in Top 7 cities ▪ The ECB’s low interest rate policy in the last years has put

downward pressure on prime office yields with the average going

down from around 4.8% to 3.3% since 2014

▪ Strong demand for office space has led to an 20% increase in

prime rents over the last four years

▪ Transaction volumes showed continuous increase in secondary

cities, stabilizing at around EUR 25bn

▪ Office property segment is consistently the most active across

asset types

Average

Average

41% 47% 40% 39% 42% 44% 44% 45% 37%

EURbn

MARKET OVERVIEW1. 2. 3. 4. 5.
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S O X  – I n d i c a t o r s

1 ) Ec o no my: DAX – G e r ma n  S t o ck  I n d e x ,  D I MAX 

– G e r ma n  Re a l  Es t a t e  S t o ck  I n d e x ,  ES I  -

Eco n o mi c  Se n t i me n t  I n d i ca to r  ( se a so n a l l y  

a d ju s t e d ,  i n  p o i n t s ) ,  Re a l  g r o ss  d o me s t i c  

p r o d u c t  ( r e g i o n a l )  i n  mi l l i o n  Eu r o s  ( ch a n g e  

co mp a r e d  t o  p r e v i o u s  ye a r ) .

2 ) Pub l i c  f i na nc e s : Ba s i c  i n t e r e s t  r a t e  a cco r d i n g  

t o  § 2 4 7  HG B * ,  1 0 - ye a r  g o ve r n me n t  b o n d s  

( i n %) ,  a f t e r  Ma a s t r i ch t  c r i t e r i a  * *

3 ) L a b or  ma rk e t : SVP e mp l o yme n t  ( ch a n g e  f r o m 

Pr e v i o u s  ye a r ) ,  O f f i ce  e mp l o yme n t  ( ch a n g e  

co mp a r e d  t o  P r e v i o u s  ye a r ) ,  Q u o t e :  O f f i ce  

wo r ke r s  a t  SVP e mp l o ye e s ,  SVP co mmu te r  

( p l a ce  o f  wo r k ) ,  M i g r a t i o n  b a l a n ce ,  Nu mb e r  o f  

s t u d e n t s  a t  u n i ve r s i t i e s

4 ) O f f i c e  ma rk e t : Ap p r o va l  o f  o f f i ce  a n d  

a d mi n i s t r a t i ve  b u i l d i ng s  ( i n  sq m NF ) ,  n e w 

o f f i ce  sp a ce  a cce ss  ( i n  sq m MF G ) ,  o f f i ce  

sp a ce  p e r  o f f i ce  wo r ke r  ( i n  sq m) ,  Va ca n cy  r a t e  

O f f i ce  MF G  ( i n %) ,  o f f i ce  sp a ce  t u r n o ve r  ( i n  

sq m MF G ) ,  a ve r a g e  r e n t  O f f i ce  C i t y  ( i n  EUR /  

sq m MF G )

5 ) Of f i c e  inve s t me nt  ma rk e t : I n ve s tme n t  vo l u me  

( i n  mi l l i o n  Eu r o s ) ,  n e t  i n i t i a l  y i e l d  o f f i ce  ( i n %) ,  

Ca p i t a l  G r o wt h  ( ye a r - o n -yea r  ch a n g e  i n %)

Source: bulwiengesa AG, 2019.

Secondary locations outperformed primary locations over the last two decades

Secondary-office-index vs. A cities

MARKET OVERVIEW1. 2. 3. 4. 5.

S E C O N D A R I E S .          

T h e  b e t t e r c h o i c e
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S E C O N D A R Y  L O C A T I O N S .
S o l i d  a b s o l u t e  &  r e l a t i v e  p e r f o r m a n c e
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Trends in office employment (2009-2018)

▪ Average office rents have increased in all secondary locations since 2009,

with a growth of up to 45% during that period

▪ Over the same time period, office vacancies in all secondary cities except

for Freiburg went down

▪ The economic growth of the past few years has fueled the creation of white-

collar jobs in Germany

▪ All secondary (and primary) cities in Germany except for Stralsund registered

an upward trend in the number of office jobs since 2009 putting market

pressure on vacancy rates and rents

Note: 1 SOX based on five indicators: Economy, Public finances, Labor market, Office market and office investment market.
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L o w  

V a c a n c i e s

S t e a d y

G r o w t h

H i g h e r  

Y i e l d s

Office Space 

Vacancy Tendencies

Office Space 

Market Rent Development

Office Space 

Yield

H i g h l i g h t s

Posi t ive tenant markets and sustainable

high demand for of f ice space are

reducing the average vacancy rate

Secondary locat ions have lower

volat i l i ty in vacancies and higher rental

yie lds compared to the TOP 7 locat ions

(caused by a less speculat ive bui ld ing

act iv i ty)

Secondary locat ions generate bet ter 

r isk reward rat ios and higher yields

compared to pr ime locat ions

Higher manage to core rat io,  generated

by lower purchase prices and bet ter 

y ie ld

- - - A –locations   Tier 2 locationsSource:  Bulwiengesa

M A R K E T  

O P P O R T U N I T I E S .
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Historically low vacancies – Significantly less volatility in occupancy and rent – Similar market rent growth to primary locations

Market inefficiencies are driving higher yields

MARKET OVERVIEW1. 2. 3. 4. 5.
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COMPANY AND STRATEGY1. 2. 3. 4. 5.
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OFFICE PURE PLAY

DIOK focusses exclusively on office buildings with reputable 

tenants, while outsourcing property management

FOCUS ON SECONDARY LOCATIONS IN GERMANY

Secondary cit ies with appealing fundamentals are DIOK’s sweet 

spot in terms of rent levels and target tenant base

EXPLOITING NICHE MARKETS

DIOK’s target deal size is in the range of EUR 5 -25m with a 

focus on off-market transactions

CASH FLOW POSITIVE FROM DAY ONE

Strict focus on commercial real estate with cash f low positive 

producing assets

DIVERSIFIED RISK PROFILE

Risk management via geographic and tenant diversif ication as 

well as through overhead minimization and outsourcing activit ies

D I O K  B U S I N E S S  M O D E L .

COMPANY AND STRATEGY1. 2. 3. 4. 5.

Top 7  c i t ies C i t ies  >100k  inhab i tants
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m

High yield properties in secondary locations 

– no f lagship assets in t ier one locations

W AL T  <5  ye a r s

▪ Po t e n t i a l  f o r  

s u c c e s s o r  t e n a n t s

▪ Ab o ve  a ve r a g e  y i e l d s

W AL T  >5  ye a r s

▪ St r o n g  t e n a n t  b a s e

▪ H ig h l y  d i ve r s i f i e d

▪ Su s t a i n a b l e  

p r o f i t a b i l i t y

Value AddCore  Portfolio

75% 25%

Strict focus on existing properties 

– no development, no projects involving high r isk capex

COMPANY AND STRATEGY1. 2. 3. 4. 5.

I N V E S T M E N T  S T R A T E G Y .  

M a n a g e - t o - c o r e
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Location
Industry Gross Rental Income

(in %)

Sales 2018 
( EURb n )

Employees
( k ) Rating

Ulm Networks 10% 23 103 BB+

Essen Power 9% 37 43 BBB

Aachen Trave l  Sof tware 6% 5 17 BBB

Freiberg a.N. Sof tware 6% 25 96 A

Ulm Conglomerate 4% 18 77 BBB+

Ulm Conglomerate 2% 83 380 A+

Hattingen Federa l  author i t y 2% (budget) 35 96 AAA1

HIGH QUALITY.  

Se lec ted  tenants

Note: Tenant data based on public annual reports. ¹ Germany sovereign rating. 

Limited dependency on single tenants due to large tenant base

COMPANY AND STRATEGY1. 2. 3. 4. 5.

Diversif ied, blue chip tenant base with long standing rental  contracts as a key of pi l lar of DIOK’s de-risked business model
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E X T E R N A L  E X P E R T S .

O u t s o u r c i n g  P M / F M

COMPANY AND STRATEGY1. 2. 3. 4. 5.

• DIOK RealEstate has an exc lus ive contract  wi th VIRIDES Asset and 

Property Management ,  Ber l in

• VIRIDES is  an Asset and Property Manager for  real  estate 

• Over 20 years of  exper ience

• In the top,  VIRIDES managed a port fo l io wi th a valuat ion of  more 

than EUR 10bn wi th 650 employees

• Special ised in 

• Reducing property running costs and

• Technical  and accounting control l ing competence

• Reducing vacancies

• By partner ing wi th VIRIDES ,  DIOK is  able to part ic ipate in VIRIDES’

highly eff icient IT and reporting system

• Given they are DIOK’s exc lus ive partner,  we have access to one 

single set of reporting data for  the ent i re port fo l io

• The fee s t ructure of  the asset  management  contract  incent ivizes 

VIRIDES to maximize apport ionable service charges

PRAEDIA

Property Management

Facility Management

Asset Management

PRAEDIA

Internal

External

Sourcing

Portfolio 

Management
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PO RT F O L I O  
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P O R T F O L I O .    

D i v e r s i f i e d  l o c a t i o n s

Strong Underlying Portfolio Locations

• Focus on secondary cit ies with posit ive fundamentals and 

economic growth while at the same time providing a resil ient 

rent and yield prof ile

• Portfolio locations are centered around densely populated 

areas with the key portfolio locations in large cit ies outside the 

Top 7

• The majority of the portfolio is located in metropolitan areas 

and the commuter belts of larger German cit ies with strong 

macroeconomic fundamentals

Rhineland 37%

Ruhr Area 18%

24%

Bavaria 21%

Total GRI

EUR 6.8m 

HY 2019

Geographic distribution 

55 km

97 km

43 km 46 km

Baden-Wurttemberg Bavaria Rhineland Ruhr Area

Average minimum distance to next Top 7 city

Baden-

Wurttemberg

PORTFOLIO OVERVIEW1. 2. 3. 4. 5.
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Series 2

H I G H  Q U A L I T Y .  

T e n a n t  b a s e

Tenant mix

Low level of upcoming lease maturity

Lease Expiry Schedule (based on GRI)

WALT: 5.9 years

… with income predictability

• More than 25 high-quality tenants across our existing portfolio

• Our tenant base is composed of blue chip (65%), German 

Mittelstand (30%) and small enterprise (5%) tenants

• Bluechips include SAP, Siemens, STEAG, Nokia, Philips, 

Creditreform, Jobcenter, Innogy and Amadeus

• 5.9 years WALT provides high visibil ity of future cash f lows

• Typical contract is a double net lease and indexed

• Growing tenant base diversif ication with growing asset base

>25 Tenants

GRI EUR 6.8m

PORTFOLIO OVERVIEW1. 2. 3. 4. 5.

Roll-over 

contracts

Nuvisan 21%

Creditreform 15%

Nokia 10%
Krantz / STEAG

9%

Innogy 9%

Amadeus 6%

SAP 6%

Philips 4%

STAWAG 2%

Jobcenter 2%

Siemens 2%

Other 13%
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D I O K  P O R T F O L I O  H Y  2 0 1 9 .

Asset Cluster Occupancy rate (%)
GAV 

(EURm)

GRI p.a. 

(EURk)

GAV/m2

(EUR/m²)

GAV yield

(%)
WALT

Neu-Ulm Core+ 100% 24 1,472 1,980 6.3% 9.9

Aachen Core+ 100% 21 1,101 1,911 5.3% 5.0

Ulm Core+ 94% 21 1,146 2,109 5.8% 9.4 / 4.91

Essen Core+ 100% 11 620 1,526 5.7% 5.8

Freiberg Core+ 100% 7 384 1,713 5.6% 1.2

Bochum Core+ 92% 6 412 1,513 7.4% 2.9

Würselen Core+ 100% 6 416 966 6.9% 3.0

Core+ 96 5,551 1,761 6.1% 6.4

Neuss Value-Add 100% 15 982 2,016 6.4% 1.5

Hattingen Value-Add 28% 4 225 468 5.4% 4.5

Value-add 19 1,207 1,556 5.6% 2.0

TOTAL 90% 114 6,758 1,622 5.9% 5.9

Note: 1 Two assets. 

PORTFOLIO OVERVIEW1. 2. 3. 4. 5.
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N E A R  T E R M  G R O W T H .  

A c q u i s i t i o n s  O u t l o o k

Asset Occupancy rate (%)
GAV 

(EURm)

GRI p.a. 

(EURk)

GAV/m² 

(EUR/m²)

GAV yield

(%)
WALT

Cologne 100% 25 1,299 2,470 5.2% 4.1

Gelsenkirchen 100% 7 542 1,774 5.6% 5.3 

Magdeburg 78% 4 237 913 7.5% 3.1 

TOTAL 97% 36 2,078 1,938 5.7% 4.3 

Asset Occupancy rate (%)
GAV 

(EURm)

GRI p.a. 

(EURk)

GAV/m² 

(EUR/m²)

GAV yield

(%)
WALT

Current Portfolio 90% 114 6,758 1,622 5.9% 5.9

Phoenix Portfolio 97% 36 2,078 1,938 5.7% 4.3

TOTAL 91% 150 8,836 1,689 5.9% 5.0

Phoenix Portfolio

Pro forma DIOK portfolio overview

PORTFOLIO OUTLOOK1. 2. 3. 4. 5.



W W W . D I O K - R E A L E S T A T E . D E 2 2D I O K  P O R T F O L I O  R E P O R TW W W . D I O K - R E A L E S T A T E . D E 2 2

APPENDI X

N E U S S B O C H U M

APPENDIX1. 2. 3. 4. 5.



W W W . D I O K - R E A L E S T A T E . D E 2 3D I O K  P O R T F O L I O  R E P O R T

O V E R V I E W  O F  T E R M S .

D I O K  B O N D  2 0 1 8 / 2 0 2 3

Type

Coupon

Volume

Maturity

Call protection

6.00% p.a.

Up to EUR 250m

2023 (5 yrs)

NC2 

(104%, 102%, 100%)

Issuer Diok RealEstate AG

Senior notes, unsecured

ISIN DE000A2NBY22

LTV covenant

Reporting

Unencumbered 

assets

Semi-annual reporting

Min. 10%

Dividend policy
No dividends al lowed unt i l  LTV <75%, 50% dividend al lowed 

at LTV 65%-75%, 100% dividend al lowed at LTV <65%

Max. 85% Net LTV

Use of proceeds
Asset acquisit ions, business development and general 

company use

Call premium 2% i f LTV > 75% at redemption

Change of 

control

Redemption at 104% (unt i l 09/21), 102% (unt i l 09/22), 100% 

(unt i l 09/23) incl .  potential  cal l premium in case of CoC

Note: All terms and conditions as per corresponding Private Placement Memorandum. 
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S E C O N D A R Y  L O C A T I O N S .
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Net initial yields 2017/18

▪ Net initial yields declined in all cities from 2017 to 2018 due to increased pressure from the market environment, with an average net initial yield of 5.1%

across all secondary cities

▪ The lowest net initial yield of all secondary cities is one percentage point above the average yield of all A cities

Average: 5.1%

APPENDIX1. 2. 3. 4. 5.
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D I O K  R E A L E S T AT E  A G

Kleingedankstraße 11a

50677 Köln

Deutschland

D A N I E L  L .  G R O S C H
Vorstand

Tel +49 221 80 14 98 00

Fax +49 221 80 14 98 11 

Mobil +49 172 130 22 80

d.grosch@diok-realestate.de

www.diok-realestate.de

M A R K U S  D R E W S
Vorstand

Tel +49 221 80 14 98 00

Fax +49 221 80 14 98 11 

Mobil +49 173 1000 355

m.drews@diok-realestate.de

www.diok-realestate.de
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D I S C L A I M E R

This document is being presented solely for informational purposes and should not be treated as giving investment advice. It is not, and is not intended to

be, a prospectus, is not, and should not be construed as, an offer to sell or the solicitation of an offer to buy any securities, and should not be used as the sole basis

of any analysis or other evaluation and investors should not subscribe for or purchase any securities of the company on the basis of or in reliance on the information

in this document. Any decision to invest in the notes to be issued by the company shall only be made based on the “private placement memorandum” dated

2018/08/20 separately prepared for a private placement of the notes.The company has not decided finally whether to proceed with any transaction.

This document contains certain projections and forward-looking statements with respect to anticipated future performance of the company. Such projections

and forward-looking statements may reflect various assumptions of the management concerning the future performance of the company, and are subject to

significant business, economic and competitive uncertainties and contingencies, many of which are beyond the control of the company. Accordingly, there can be no

assurance that such projections and forward-looking statements will be realized or occur.

In the European Economic Area (“EEA”), this presentation is only addressed to and directed at persons in member states who are “qualified investors” within the

meaning of Article 2(1)(e) of the Prospectus Directive (Directive 2003/71/EC and amendments thereto, including Directive 2010/73/EU and any implementing

measure in each relevant member state of the EEA (“Qualified Investors”). In addition, the information does not constitute an offer document or an offer of securities

to the public in the United Kingdom to which section 85 of the Financial Services and Markets Act 2000 of the United Kingdom applies. In the United Kingdom, this

presentation is being distributed only to, and is directed only at Qualified Investors who (i) are investment professionals falling within Article 19(5) of the Financial

Services and Markets Act 2000 (Financial Promotion) Order 2005, as amended (the “Order”) or (ii) are high net worth entities falling within Article 49(2)(a) to (d) of

the Order, or (iii) are persons to whom it may otherwise lawfully be communicated (all such persons together being referred to as “Relevant Persons”). This

information is not intended to provide the basis for any evaluation or any securities and should not be considered as a recommendation that any person should

subscribe for or purchase any securities. Any investment or investment activity to which this document relates is available only to Relevant Persons in the United

Kingdom and Qualified Investors in any member state of the EEA, other than the United Kingdom, and will be engaged in only with such persons.

The company has not registered and does not intend to register any of its securities under the U.S. Securities Act of 1933, as amended (the “Securities

Act”). Securities may not be offered or sold in the United States absent registration or an exemption from registration under the Securities Act.

This document may not be distributed or transmitted into the United States, Australia, Canada or Japan or any other jurisdiction where such distribution

is unlawful.


