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Ultimately, it’s 
a gut feeling 
that leads to 
the decision
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»  SPREADSHEETS CAN’T 
MAKE DECISIONS. 

»  THOSE WHO ARE 
FLEXIBLE AND OPEN 
CAN MANAGE 
COMPLEXITY.

»  WE NEED ANALYSES 
AND INTUITION.

How long will the low-interest phase last, how 
stable are the markets and how predictable 
are the policymakers? These are the  questions 
that we are asking ourselves, that the real es- 
tate sector is asking itself – but no one seems 
to have any clear answers. Any answer that can 
be given is merely an assessment of the 
 current situation that tries to take into account 
the increasing complexity of the world around 
us. People then talk about how complexity 
might be reduced, how a risk can be made cal- 
culable, and how uncertainty can be made 
tangible, so to speak. Here, the word uncertain- 
ty is often used interchangeably with risk, and 
thus equated with it. This is wrong, as a brief 
excursion into the world of decision theory 
illustrates. 

In the case of known risks, statements can be 
made with regard to the probability of the 
occurrence of defined factors. We can effective-
ly manage real estate risks. We know the risks 
associated with the purchase and management 
of a property. We plan alternatives or know 
what to do if a risk materialises. These are all 
routine processes that we’ve conducted count- 

less times. It is not possible to manage uncer- 
tainty in a situation whose probability of 
occurrence cannot be determined. In this case, 
there is no probability that can be assigned 
to the potential occurrence of the situation. Un- 
certainty takes reason to its limits. This idea 
has long since led to the emergence of a  special 
scientific research field.

In most cases, the real estate business intrin-
sically involves a long-term outlook that is 
difficult to plan for. We rely on forecasts and 
specialist reports. We are aware of the com-
mon school of thought, and we utilise calcu-
lation programs to quantify and depict the 
complexity of a given transaction. 
However, spreadsheets cannot make the de- 
cision in favour of or against a long-term 
investment for us. That’s why discussion in a 
small group is an absolute must for me. Such 
a discussion is the final and perhaps most im-
portant step that occurs in a project before we 
go ahead and make an investment of several 
million euros. Four or five of us, with between 
ten and 30 years of experience in various disci- 
plines, get together and discuss reports and 
analyses, the situation at hand, the concept, 
the utilisation framework and the state of 
development in the city in which the property 
is located. On the basis of these discussions, 
we express how we feel about different options. 
In other words, we counteract uncertainty by 
relying on our intuition.

André Zücker
Managing Director, Real Estate
KGAL Investment Management



Location, location, location – there is no getting round this industry rule 
of thumb when you invest in real estate. Ferdinand Geiger is an engineer 
and an industrial engineer. He and his colleagues define strategies for 
real estate funds. This means they need to focus on more than location. 

Its beauty lies 
in its 
complexity.”

“
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Ferdinand Geiger 
Portfolio Manager 
KGAL Investment Management

Mr Geiger, real estate is considered 
a solid investment, but perhaps a bit 
dry. What do you find appealing 
about real estate?

Well, we’re talking about buildings here, and 
a building is very complex and has a lot of 
stories to tell. A house is part of a city and in 
this sense expresses an attitude. From an 
aesthetic point of view, a building has many 
refinements that moveable assets may not 
have.

You develop investment strategies. 
How do you begin this process?

The first step is to observe and analyse the 
market. For example, you might notice that 
on the demand side, you’re seeing a growing 
number of investors interested in medical 
centres. You can then use this information to 
define an idea and a scope for your approach.

What type of idea are you talking 
about?

It could be something like “invest in econo-
mic conurbations in southern Germany”, 
or “invest in serviced apartments in northern 
cities”. It’s a very complex issue, especially 
as markets in Europe exhibit great differen- 
ces when you look at them closely. The resi- 
dential real estate markets in France, 
 Germany and England all work differently, 
for example. 

Markets and issues seem to be very 
different then.

Yes, and that’s why experience is so impor- 
tant. KGAL has a lot of properties in its 
portfolio. When we look at how these proper- 
ties develop, we can identify trends. For 
example, if doctors’ surgeries in shopping 
centres or malls are developing in a very 
stable manner, we consider weighting that 
component more strongly when starting a 
new fund.

Do you actually go out and visit 
 shopping centres?

That’s not necessarily the first thing we do. 
Usually, we get together with project deve-
lopers and other real estate experts because 
there are a lot of aspects to be considered. 
Every market segment has its own particular 
characteristics. We use the EXPO REAL trade 
fair to make ten or maybe even 20 appoint- 
ments with specialists because we want 
to be able to understand how the market per- 
ceives the issue at hand and how it deals 
with it.

»  REAL ESTATE 
IS COMPLEX.

»  A BEAUTIFULLY 
DESIGNED PROPERTY 
CAPTIVATES WITH 
ITS ELEGANCE AND 
REFINEMENTS.
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What sets a good strategy apart from 
the rest?

A good strategy formulates a complex issue 
in a concise and effective manner that 
associates the issue with the fund in ques-
tion; it’s like an art form. There’s also a type 
of formula involved here, namely that in 
sales you need to avoid too much comple- 
xity, but some of the things you do must be 
well thought out nevertheless. For example, 
the idea of “offices in southern Germany” is 
easily understood, but it’s not sufficiently 
specific and detailed to be used as a strategy.

Do you need to be imaginative in 
order to be able to develop a good 
investment strategy?

It depends on the quality of the strategy. 
You don’t have to be imaginative to develop 
a commonplace strategy, just like a buil-
ding can be a roof with walls and a door, 
or a structure that’s designed for a specific 
purpose.

You observe trends. Could you give us 
an example of how this works?

Take the topic of mobility: These days it’s 
completely normal for students to study 
abroad for a semester or a year and anyone 
who’s been on holiday recently knows how 
rapidly the tourism sector has grown. So, 
in terms of real estate, mobility can mean 
student apartments, boarding houses or 
hotels.
 

You also studied architecture. Isn’t 
drafting a strategy boring when com-
pared to designing a building?

I don’t think that’s the case at all. The ap-
proach involved is actually similar when you 
consider the fact that, in both cases, there’s 
no single best solution for the task you need 
to complete. Studying how markets move 
is not an exact science; it’s more like an art. 
There are no gravitational constants involved 
here. Although things develop logically in 
general, surprising twists can also occur. 
A good strategy is therefore not written in 
stone but instead has to be flexible. 

Does the “location, location, location” 
rule of thumb still apply? 

Naturally, I think about which type of buil-
ding will work best in a certain location 
in a city. Here, I differentiate between central 
locations, well frequented locations and 
copy-protected locations. Five years ago, we 
assumed that offices work well in a cen- 
tral location in a city. It turns out we were 
right. Companies need to offer something 
to graduates with perfect or near-perfect 
grades. Cities like Munich and Hamburg are 
extremely popular these days.

That leaves the two other location 
types …

A well frequented location doesn’t necessa-
rily have to be in the centre of a city, but it 
has to be near a transport hub. A typical well 
frequented location is Pasinger Hofgärten 
across from the Munich-Pasing railway sta- 
tion. Copy-protected locations are at the edge 
of cities. Retail parks offer a stable investment 
opportunity in such areas, especially because 

»  THE INVESTOR’S RISK 
APPETITE DEFINES THE 
STRATEGY.

»  A DIVERSIFIED 
PORTFOLIO IS MORE 
STABLE.
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consumers like to be able to see food up close 
and touch it before they buy it. We always 
say that supermarkets are able to withstand 
online competition. For example, a firm com- 
ponent of the shopping ritual these days is 
the opportunity to choose between ten diffe-
rent varieties of olive oil.

Investment strategies are complex: 
Does that mean it’s difficult to im- 
plement them?

The beauty of an investment strategy lies 
precisely in its complexity. I myself am 
surprised and fascinated by how different 
the people involved are in terms of their pro-
fessional backgrounds. After all, a tax adviser 
is not a solicitor or a transaction or asset 
manager. Diversity is a must if you’re going 
to manage properties effectively.

You travel a lot. What are your favou-
rite cities?

I think Hamburg and Berlin are great, but my 
favourite city by far is London.

And when you’re looking for less 
hustle and bustle?
Then I prefer a small city like Mantua. I once 
stopped there on the spur of the moment on 
my way back from Montecatini Terme, and 
I thought it was fantastic. It’s an impressive 
city steeped in history, and with architecture 
that takes you back 500 years into the past. 
When you go there, you quickly realise that 
more things have remained the same there 
than have changed. Humans are the time-
less components of architecture.

»  LONDON IS URBAN, 
DENSE AND VIBRANT.



 “ You cannot separate the 
buildings out from the 
infrastructure of cities and 
the mobility of transit.”
NORMAN FOSTER
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DRN – 
with a view 
of Prague’s 
Old Town

Haval Salihi 
Civil engineer and industrial engineer, 
real-estate economist 
Portfolio Manager

“Drn” is a Czech word that means tuft of grass. 
It’s a fitting name for a new office building 
with a green façade. The old baroque building 
that DRN is connected to is listed and has 
been completely restored. The complex com- 
bines ambitious architecture and modern 
design at a central location. A coworking firm 
at DRN provides modern workstations that 
meet the requirements of start-ups and the 
millennial generation.

“There’s so much about DRN that I love. The 
architecture and design are very appealing and 
of extremely high quality. The combination 
of a grass façade and baroque elements makes 
the building immediately recognisable. The 
location is perfect: It only takes a few minutes 
to walk to the metro station or the Charles 
Bridge, and the Prague National Theatre is prac- 
tically around the corner. The roof terrace 
with a panoramic view of Prague’s Old Town is 
truly unique.

Comfort and sustainability played a major role 
in the development of this property, which 
attracts young dynamic people who want to 
feel at ease and relaxed. We also refer to this 
aspect as the quality of stay, and it includes 
the idea that even people who don’t work in 
the building will want to go inside. That’s why 
the ground floor has a cafe, a restaurant and 
a car sharing company, for example. 

It’s important to us to ensure a high yield 
during the holding period and throughout the 
entire lifecycle. The aesthetic appeal of the 
DRN complex and the quality of stay will also 
pay off when the property is sold. Prague 
represents a further component of our interna-
tionalisation. We’ve already purchased proper-
ties in Budapest, Dublin, Warsaw and Vienna, 
as well as at a location near Amsterdam. DRN 
fits in well with this portfolio.”
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“SParK is 
Beautiful!”

Spark is a modern office property located in 
the Wola district of Warsaw, which is the new 
heart of Warsaw’s business centre. The buil- 
ding has received LEED (Leadership in Energy 
and Environmental Design) Platinum certifi-
cation and WELL Silver certification. The WELL 
Building Standard was developed by medical 
professionals, scientists and architects. The 
standard defines attributes that relate to 
people’s health and wellbeing. KGAL acquired 
Spark in the autumn of 2018; it was the first 
property purchased by the company in Poland.

Spark is a top-class building that sets new 
standards with regard to green buildings and 
digitalisation. Employees who work in the buil- 
ding can use an app to reserve parking spaces 
or conference rooms. The ventilation system 
was designed to ensure a natural climate in the 
offices, where it’s never too dry or unnaturally 
warm or cold. The entire building is flooded 
with light. There are lounges, lifts for bicycles 
and a small garden. Tenants say they feel very 
good in Spark. What I like about Spark is that it 
has clear structures and lines. It boasts beauti-
ful architecture and is aesthetically pleasing.

Spark also stands for social interaction, as the 
building complex in the new centre of Warsaw 
is also meant to serve as a meeting point for 
everyone in the local community.”

“Building C of the Spark complex enabled KGAL 
to enter a new market. We waited until the 
autumn of 2018 to invest because up until that 
time we had not been successful to find a 
property of such high quality in such a good lo- 
cation in Poland. Spark also has very good 
tenants. Rental prices are in the healthy mid- 
range of the scale of prices in various capitals. 
It was a good decision because prices and 
rents are rising in Warsaw and we’ve already 
seen a significant increase in the value of the 
property. 

Adam Scheitza 
Civil engineer, MBA 
Transaction Manager
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“I particularly love how the Dock with its 
wave-shaped pinnacle and brick accents 
combines both the history and develop- 
ment of the harbour area. The Medienhafen, 
located just south-west of the Düsseldorf 
city centre, mixes historic harbour architecture 
with contemporary showpieces such as the 
Frank Gehry customs building.

What makes the Medienhafen particularly 
exciting is its animated mixture of offices, 
restaurants, homes and the broad promenade 
along the water that draws tourists and locals 
as well as tenants. On evenings and weekends, 
as well as during normal office hours, it’s the 
“place to be” in Düsseldorf.

I feel the acquisition really showcases KGAL’s 
ability to combine multiple levels of location 
research – from the block development all the 
way up to international mega-trends to identi-
fy future CBDs (Central Business Districts) with 
attractive pricing and to access our incredibly 
deep market network to obtain just the right 
asset for a particular client.”

Dock – 
at the  
heart of the 
harbour

The Dock in Düsseldorf is a prominent, 
multi-let office tower located at the heart of 
the fascinating harbour neighbourhood 
known as the “Medienhafen”. The fully-leased 
10,000 square meters asset, built in 2002, was 
acquired by a KGAL fund in early 2016. 

Christine Fritz (MRICS) 
Portfolio Manager 
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https://www.quotespace.org/quotes/You-cannot-separate/447777

Adresses: 
DOCK, Kaistraße 2, 40221 Düsseldorf, Germany 
DRN, Národní 135/14, Prague 1, Czech Republic 
Spark, 173, Solidarności Avenue, Warsaw, Poland

Contact
André Zücker
Managing Director for the Real Estate asset class
Email: andre.zuecker@kgal.de
KGAL Investment Management GmbH & Co. KG
Tölzer Straße 15, 82031 Grünwald, Germany

KGAL-Group
KGAL has been active on the real estate market since the company was founded in 1968. To date, it has acquired real estate in 
individual or portfolio transactions for more than €20 billion. In the real estate sector, the company focuses on three areas: offices, 
retail and mixed use and residential. The Group is a leading, independent investment and asset manager with an investment 
volume of around €20.5 billion. The investments focus on long-term capital investments for institutional investors in the real estate, 
infrastructure and aviation sectors.

Ferdinand Geiger
Portfolio Manager Real Estate
Email: ferdinand.geiger@kgal.de

This document may not be duplicated without explicit approval from KGAL GmbH & Co. KG (“KGAL”), either in full or extracts thereof. The information in this 
document comes from sources that we consider to be reliable, but have not reviewed in detail. KGAL therefore does not guarantee that the data and informati-
on are current, accurate and complete. The accounts and explanations included in this document reflect the respective assessment of KGAL at the time that the 
document was created, and may change without advance notice. The content of this document does not represent investment advice or other recommendation 
for action, and does not under any circumstances replace professional investment advice or the as-sessment of individual circumstances by a tax adviser. 
No liability of any kind is accepted for damages or losses that result directly or indirectly from the distribution or use of this document or its content.

.


