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A A C H E N

F Y  2 0 1 9

G AV  E U R  

2 0 4 . 6 m

1 5  A s s e t s

11 3 . 7 5 2  s q m

A c q u i s i t i o n  o f  

M i n d e n  i n  Q 2  

2 0 2 0

+ E U R  5 . 6 m  G A V

+  4 . 7 2 9  s q m

- S t r a t e g i c  s a l e 1

- 2 . 1 4 0  s q m  

R e n t  a t  E U R  1 1 . 8 m n

W A L T  4 . 4  y e a r s

1 . 8 0 7  E U R / m ²  G A V

Y i e l d  ( G A V )  5 . 7 %

H Y  2 0 2 0

G AV  E U R  

2 1 0 . 2 m

1 6  A s s e t s

11 6 . 3 4 1  s q m

INTRODUCTION1. 2. 3. 4.

1Planned demolision instead sale, not reflected in Valuation



W W W . D I O K - R E A L E S T A T E . D E 5D I O K  P O R T F O L I O  R E P O R T

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.

W ith 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.
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MARKET  

OVERVIEW –

GERMAN 

OFFICES IN 

SECONDARY 

LOCAT IONS

MARKET OVERVIEW 1. 2. 3. 4.
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Top 7 cities - aver. 3.00%

Office investment volume indicates high liquidity in German secondary cities

▪ High Liquidity in the Market for secondary office

investments

▪ Office property segment is consistently the most active 

across asset types

Top-7 cities(1)

Ø 3.0%

Average office rents in German Top-7(1) cities 

Comparison of office yields in selected secondary and Top-7(1) cities (2018A)



W W W . D I O K - R E A L E S T A T E . D E 8D I O K  P O R T F O L I O  R E P O R T

 60

 70

 80

 90

 100

 110

 120

 130

 140

 150

 160

Top-7 cities Secondary Office Index (SOX)

SOX (Secondary-Office-Index)(1) vs. Top-7 cities(2)

S O X  – I n d i c a t o r s

1) Economy: DAX – Ge rm an S tock I nde x, DI MAX – Ge rm an

Real Es t ate Stoc k I nde x , E SI - Eco nom ic Se n ti me nt

I nd ic a to r (se aso nal l y ad j us ted , i n po i n ts ) , Re al g ross

domes t ic p rod uc t (reg io nal ) i n mil l io n E uros (c hange

compared to previous year).

2) Publ ic finances : B as ic i n te res t r a te acco rd i ng to §247

HGB * , 10 - ye ar go ver nme nt bo nds (i n% ), af te r Maas t r ic ht

c ri te ria **

3) Labor market: SV P emp lo yme nt (c hange f rom P re vio us

ye ar ), Of f ice e mplo yme nt (c hange comp ared to P re vio us

ye ar ), Q uo te : Of f ice wo r ke rs at SV P emplo yees , SVP

comm ute r (p l ace o f wo r k ) , Mig r a tio n b a l ance , Numbe r o f

s tudents at unive rs it ies

4) Of f ice marke t: App ro val o f o f f ice and ad mi n is t r a t i ve

bui ld i ngs (i n sq m NF ) , ne w of f ice sp ace access ( i n sqm

MFG ) , o f f ice sp ace pe r o f f ice wo r ke r (i n sqm ) , V acanc y

r a te Of f ice MF G ( i n% ) , o f f ice sp ace t u r no ver ( i n sq m MF G ),

average rent Of f ice City (in EUR / sqm MFG)

5) Of f ice inves t men t marke t: I nves tme nt vo l ume ( i n mi l l io n

Euros ), ne t i n i t i al y ie ld o f f ice (i n%) , C ap it a l G ro wt h ( ye ar-

on-year change in%)

Secondary locations outperformed primary locations over the last two decades

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

MARKET OVERVIEW 1. 2. 3. 4.

Source: Company information, CBRE, Bulwiengesa

(1) SOX index (created by Bulwiengesa) includes economic activity indicators, interest rates (i.e. basic rate of interest & 10 year government bond yield), employment data, office market data as well as office investment market data

(2) Top-7 cities defined as Berlin, Cologne, Duesseldorf, Frankfurt, Hamburg, Munich and Stuttgart
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“The German economy has been growing for many years. At the same time,

the sound fiscal policies of recent years have steadily increased the

resilience of German public finances. The federal government is therefore

able to support people and the economy both during the short-term response
to the crisis and after the acute phase of the crisis is over”

GERMAN STABILITY PROGRAM, FEDERAL MINISTRY OF FINANCE, 28-Apr-

2020

“The main aim of economic policy in this situation must now be to alleviate
uncertainty. No healthy company should go bankrupt due to corona, no job
should be lost. We are therefore putting a comprehensive protective shield
in place for employees and companies”

PETER ALTMAIER, FEDERAL MINISTER FOR ECONOMIC AFFAIRS AND 

ENERGY, 13-Mar-2020

I M P A C T  O F  C O V I D - 1 9 .
H I G H L Y  R E S I L I E N T

MARKET OVERVIEW 1. 2. 3. 4.

Impact of COVID-19 on demand for secondary real estate

86%

51%

20%

85%

45%

20%

92%

63%

24%

Top-7 cities Secondary cities Tertiary cities

Pre-COVID-19 Mar-20 Apr-20

% of investors

+12%

“To date, none of the more than 40 office tenants has asked for deferral of rent

payments, nor have there been any rent losses. Corresponding requests were only

received from four tenants in smaller practice areas […], which together represent […]

around 0.17 percent of the total annual net cold rent of the portfolio” [Rent payments have

already partially resumed by respective tenants]

DIOK PRESS RELEASE, 20-Apr-2020

Impact of the COVID-19 pandemic on Diok’s operations 

German governmental response to the COVID-19 pandemic

Source: Company information, McKinsey, Colliers, Federal Ministry of Finance, Federal Ministry for Economic Affairs and Energy 
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COMPANY AND 

ST RAT EGY

COMPANY AND STRATEGY1. 2. 3. 4.
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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 cities 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 flow positive 

producing assets

DIVERSIFIED RISK PROFILE

Risk management via geographic and tenant diversification as 

well as through overhead minimization and outsourcing activities

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

Top 7  c i t ies Cit ies  >100k inhab itan ts

COMPANY AND STRATEGY1. 2. 3. 4.



W W W . D I O K - R E A L E S T A T E . D E 1 2D I O K  P O R T F O L I O  R E P O R T

m

High yield properties in secondary locations 

– no flagship assets in tier one locations

W A L T <5  y e a r s

▪ P ot en t i a l  fo r  

s u c c es s or  t en an t s

▪ A b ove averag e y ie l d s

W A L T >5  y e a r s

▪ S t ron g  t en an t  b as e

▪ Hig h l y d i vers i f i ed

▪ S u s t a in ab le  

p ro f i t ab i l i t y

Value AddCore  Portfolio

75% 25%

Strict focus on existing properties 

– no development, no projects involving high risk capex

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

COMPANY AND STRATEGY1. 2. 3. 4.



W W W . D I O K - R E A L E S T A T E . D E 1 3D I O K  P O R T F O L I O  R E P O R T

Location
Industry Gross Rental Income

(in %)

Sales 2018 
(EURbn)

Employees
( k) Rating

Ulm N etwo rks 5,7% 23.3 98 BB+

Essen P o wer 5,2% 35.4 35 BBB

Aachen T rave l S o f tware 3,5% 5.6 18 BBB-

Freiberg a.N. S o f tware 10,2% 26.9 100 A

Ulm C o ng lo mera te 2,7% 3.8 14 BBB+

Ulm Co ng lo mera te 1,2% 86.8 385 A+

Hattingen Federa l autho r i t y 1,3% (budget) 35 96 AAA1

Minden ro bo t i cs ,  po wer 3,5% 28.0 144 A

H IGH  QU ALITY.  
S E L E C T E D  T E N A N T S

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

Limited dependency on single tenants due to large tenant base

Diversif ied, blue chip tenant base w ith long standing rental contracts as a key of pilla r of DIOK’s de-risked business model

COMPANY AND STRATEGY1. 2. 3. 4.
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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

• DIOK RealEsta te has an exclusive contract with VIRIDES Asset and 

Property Management ,  Berlin

• VIRIDES is an Asset and Property Manager f o r real estate 

• Over 20 years o f  experience

• In the top, VIRIDES managed a portfo lio  with a valuatio n o f  more 

than EUR 10bn with 650 employees

• Specia lised in 

• Reducing property running costs and

• T echnica l and account ing controlling competence

• Reducing vacancies

• By partneri ng with VIRIDES ,  DIOK is able to  participate in VIRIDES’

highly effic ient IT  and report ing system

• Given they are DIOK’s exclusive partner, we have access to one 

single set of report ing data f o r the entire portfo lio

• The fee structure o f  the asset management contract incentivizes 

VIRIDES to  maximize apportionab le service charges

Property Management

Facility Management

Asset Management

Interna l

Externa l

Sourcing

Portfolio 

Management

COMPANY AND STRATEGY1. 2. 3. 4.
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PORT FOLIO 

OVERVIEW

N E U S S B O C H U M

PORTFOLIO OVERVIEW1. 2. 3. 4.



W W W . D I O K - R E A L E S T A T E . D E 1 6D I O K  P O R T F O L I O  R E P O R T

Baden-
Wuerttemberg; 

10,32%

Bavaria; 
25,60%

Hesse; 
5,75%Rhine Area; 

32,34%

Ruhr Area; 
19,91%

Saxony; 
3,26%

Saxony-Anhalt; 
2,82%

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 positive fundamentals and

economic growth whi le at the same time providing a

resilient rent and yield profile

• Portfol io locations are centered around densely populated

areas with the key port folio locations in large cities outside

the Top 7

• The majority of the port folio is located in metropol itan

areas and the commuter belts of larger German cit ies with

strong macroeconomic fundamentals

Total GRI

EUR 11.8m 

HY 2020

Geographic distribution 

PORTFOLIO OVERVIEW1. 2. 3. 4.
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Other; 
22,22%

Nuvisan; 
11,71%

Yazaki; 
10,99%

SAP; 
10,24%

Verband der 
Vereine 

Creditreform; 
8,35%

Krantz; 
6,30%

Nokia; 
5,66%

Land NRW; 
5,48%

Innogy; 
5,22%

SupplyOn; 
4,18%

Amadeus; 
3,48%

ABB; 
3,47%

TRUMPF; 
2,70%

H I G H  Q U A L I T Y .  
T E N A N T  B A S E

Tenant mix

… with income predictability

• More than 40 high-quality tenants across our existing portfolio

• Our tenant base is composed of blue chip (70%), German 

Mittelstand (25%) and small enterprise (5%) tenants

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

Creditreform, Jobcenter, Innogy and Amadeus

• 4.4 years WALT provides high visibility of future cash flows

• Typical contract is a double net lease and indexed

• Growing tenant base diversification with growing asset base

>40 Tenants

PORTFOLIO OVERVIEW1. 2. 3. 4.
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P O R T F O L I O  O V E R V I E W  
K P I s .

PORTFOLIO OVERVIEW1. 2. 3. 4.

Source: Company information, Winters & Hirsch valuation reports

Portfolio KPIs

Geographic footprint

Ulm / Neu-Ulm

Cologne

Munich Airport
(Hallbergmoos)

Offenbach

Aachen

Neuss Hattingen
Essen

Bochum
Gelsenkirchen

Magdeburg

Freiberg

Wuerselen

Minden

GAV:

€210.2m

Net rental income:

€11.8m

Number of units:

16

Portfolio size:

116k sqm

NRI yield:

5.7%

Vacancy rate:

6.1%
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SELECT ED 

ASSET S 1

H A L L B E R G M O O S

A A C H E N

G E L S E N K I R C H E N

U L M  

N E U - U L M

1Note: For more Information check: https://www.diok-realestate.de/de/portfolio.html

https://player.vimeo.com/video/434771971?autoplay=1&color=ffffff
https://player.vimeo.com/video/352518187?autoplay=1&color=ffffff
https://player.vimeo.com/video/378288063?autoplay=1&color=ffffff
https://player.vimeo.com/video/360563892?autoplay=1&color=ffffff
https://player.vimeo.com/video/359035703?autoplay=1&color=ffffff
https://www.diok-realestate.de/de/portfolio.html
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D I O K  R E A L E S TAT 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 WS
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

CONTACT.
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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 (i ii) 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 Ac t. 

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.

v

DISCLAIMER.


