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t’s spring 2020: from Canary Wharf in
London to Bankenviertel, Frankfurt’s
business district or the Paris CBD, all of
the main business districts are deserted. In La Défense, the square where 180,000
employees cross paths daily, the leading
economic centre in Europe –it’s strangely
quiet. The emergence of the Covid-19 health
crisis triggered a lockdown for millions of
people across the world, leading to a heavy
and sometimes forced reliance on remote
working. Even though some companies had
already implemented measures to encourage
remote working, others had to adapt their
operational functions as a matter of urgency.

At a time when companies have an opportunity to reinvest in their premises, many of
them are questioning the relevance of the traditional office model. Compared to an organisation that conducts most of its work remotely, the question of where this could be
more advantageous for the well-being of employees or the environment is pertinent.
However, the remote working experience wasn’t for everyone. In just a few days, millions of
employees had to implement a new way of working so that they could juggle their emails,
meetings via Zoom or Teams, preparing meals and helping children with their homework.
According to a Eurofound study, four out of ten Europeans, worked from home during
the pandemic, with Finland and Holland taking the lead, and Romania coming in
at last place. Even though this meant that business activity could still take place to
a certain extent, the idea of working remotely 100% of the time, something which is
currently being considered by numerous company directors, is unlikely to go down
well with some employees. Social contact and innovation are also cultivated around
the coffee machine or spontaneously in the company’s corridors. It seems unrealistic to imagine a corporate culture built exclusively on using online communication.
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“This upcoming period
calls for a deeper look into
the future of work and the
use of spaces”
This upcoming period calls for a deeper look
into the future of work and the associated
spaces, from the “traditional” to working
from home, including the emergence of third
places such as co-working spaces which have
been experiencing accelerated growth over
the past few years. It was not only working
from home that appealed to workers during
this exceptional time but also the flexibility that this type of work permitted, making
room for more autonomy, a freedom in the
management of their time, the elimination
of commute time or even the opportunity to
concentrate on other projects.
The post-Covid workspace raises many
questions: will offices as we know them now
have to reinvent themselves again? What
will the new functions of the office building
be? Will the layout of workspaces change for
good? Will we see new hybrid spaces emerging in response to employee demand and to
new health challenges?
As we enter a new era, and now more
than ever, BNP Paribas Real Estate is fully equipped to become a central player in
these reflections and in closely supporting
its clients. Full of interviews, analyses, case
studies and expert and international business-people’s perspectives, this new TrendBook will shed some light on these insights
and on how to execute an agile and sustainable real estate strategy.

2

3

p.4

Headquarters, companies,
office real estate, what are
the post-Covid observations?

p.6

A resilient office real estate market
despite unprecedented shocks

p.8

The company is at the heart
of our working lives

p.10

Head offices and their ability
to meet challenges

p.12

Covid-19, a crisis that teaches us
about the future challenges
in the world of work

p.14

New expectations of office buildings

p.22

Companies’ new demands

p.26

Is remote working going to become
the norm?

p.28

Touching base: what does investment
currently look like across Europe?

p.32

The headquarters is still a must-have
and the hybridisation of work premises
is becoming the norm

p.34

Remote working is inevitable but offices
are here to stay!

p.36

The office building has
a new role to play

p.38

A company headquarters
has become a second home

p.40

Offices, home office, third places and
co-working, what’s the next chapter?

p.42

Co-working: giving new meaning
to offices

p.44

Flexibility first

p.46

The trend for flexible office space
is only going to become more apparent

p.50

Paving the way for the offices
of the future

3

OFFICES
T H E N E X T CHAP TER

4

1

HEADQUARTERS, COMPANIES,
OFFICE REAL ESTATE,

WHAT ARE THE POST-COVID
OBSERVATIONS?
“The shock was brutal, all-consuming and global because no-one ever
imagined that such a crisis scenario was possible. All companies had to
adapt to ensure business continuity: work organisation, forced acceleration
of the digital transformation and a reconfiguration of their relationships
with employees as well as clients.”

I

n the spring of 2020, 3.5 billion people
had to self-isolate to some extent in
nearly 80 countries in an attempt to
curtail the Covid-19 pandemic. Today,
this unprecedented worldwide event
has called into question the way that
we live, consume, how we approach social
connection, and of course, work.
As stated in a survey carried out by Eurofound
(European Foundation for the Improvement
of Living and Working Conditions) this April*,
since Covid-19’s appearance more than 37%
of the European workforce worked remotely,
while in 2017 Eurostat estimated this number would only be 5% **. The health crisis has
indeed had a profound impact on the way
companies function, prompting widespread
and unexpected scrutiny of remote working:
in the space of 48 hours, the exception suddenly became the rule and this meant tens of
millions of people began working from home
throughout the world. Even though home
working allowed many companies to continue
functioning, others didn’t have the choice and

had to halt some operations and even resort
to furloughing or making staff redundant.
Decentralised work, new collaborative tools,
remote team management - what have we
learnt from this unprecedented period in
terms of the organisation of work? Will the
role of the headquarters evolve? Will real estate prove itself to be the main facilitator for
better collaboration and in confronting the recent economic pressures? Will remote work
become the new norm with employees alternating between coming to the office or third
places depending on the type of interactions
between colleagues, as and when required?
Covid-19 gave us a glimpse of the responses
to these questions, as this crisis served as the
unexpected driving force in an already established shift in the service sector. Thereby
heralding a long-term disruption to work
organisation but also the way in which we
see office buildings and the new roles of
headquarters.

*Eurofound/April 2020
** Eurostat/2017 data – 2018 study
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Richard Malle
Global Head of Research
BNP Paribas Real Estate

A RESILIENT OFFICE REAL
ESTATE MARKET DESPITE
UNPRECEDENTED SHOCKS

A STRONG FOUNDATION

First of all, rentals in the main European hubs are going to
experience a sharp decline in 2020, taking into account the
lockdown but also the health and economic incertitude which
is causing many people to hold back on making decisions.
Nonetheless, rental values can, to a certain extent, weather
a temporary fall in demand as the market is under-supplied
as a general rule, particularly in the main business districts.
As for the investment market, it has been experiencing instability with high price levels. Regardless, the returns on
real estate are still very attractive when compared to other
bonds, which is unprecedented in the wake of an economic
downturn. Thereby, returns and prices should not fluctuate
much in comparison with previous crises, notably in regards
to “premium” assets in particular in areas where hazards are
well-compensated.

A BETTER BREAKDOWN OF RENTAL VALUES

In contrast, rental values have not been representative of the
buildings’ quality or location for several years. Also, independent of the risk the returns had the tendency of converging.
From now on, the value of office assets should be better broken down according to their profiles, both by the rental prices
and by the returns. The economic downturn will trigger a
resurgence of a better restructuration of rental value.

King’s Cross, London – United Kingdom, Google’s headquarters

Since the beginning of
the Covid-19 crisis, not only
has office real estate faced
unfamiliar challenges
in terms of a building’s function
and its relationship with the
workspace but also market
equilibrium.
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MOVING TOWARDS
A DIFFERENT KIND OF OFFICE

It is clear that Covid-19 has impacted building function as
well as the working methods during but also subsequent to
the lockdown period. Some already existing trends in the
recent past could accelerate, others could evolve, notably in
the location of spaces or the organisation of work. Nonetheless, the office building will continue to occupy an important
place in supporting companies and its resources in their quest
for enhanced performance and well-being.

EUROPEAN OFFICE MARKET
KEY FIGURES
BNP Paribas Real Estate – International Research Department

The total lockdown of Europe has resulted
in the shutting down of the markets.
Consequently, office demand and
investment volumes will fall significantly
this year. However, thanks to the market
fundamentals being strong before the
outbreak of the pandemic – low vacancy,
rising rental values, the fall of the market
will be limited and able to recover.

-41%
The demand for offices is likely to significantly decrease in 2020, particularly in Q2 and Q3. The overall
takeup in Europe will fall 41% compared to 2019.
However, we are expecting the recovery of the market to begin at the end of 2020 and carry on into 2021.
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The impact of the Covid-19 crisis on prime rental
values in Europe should remain extremely modest as
a decrease around -3% is expected on average. CBDs
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offices the most appealing assets for office occupiers.
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Advisory 9 (11 cities) (Brussels, Barcelona, Madrid, Dublin, Milan, Rome,
Luxemburg, Amsterdam, Warsaw, Prague, Bucharest)

Paris Region

+110 bps
The increase in office vacancy will also remain limited. As such, an average +110 bps is expected in the
main European markets. However, the vacancy rate
has fallen continuously since 2009, reaching its lowest point at the end of 2019. Consequently, no oversupply situation is expected in Europe.
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Germany Big 6 (Berlin, Cologne, Düsseldorf, Frankfurt, Hamburg, Munich)

Central London

€190 bn
We foresee the commercial real estate investment
volumes in Europe reaching €190bn for 2020, a drop
of -33% over one year despite a record Q1. Volumes
are likely to remain two times higher than during the
2009 global financial crisis.

European office prime yields (average)

+10 bps
No significant increase in office prime yields will be
seen in 2020. Strong occupiers’ fundamentals will
help to support the market, specifically a very low
overall vacancy rate.
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THE COMPANY IS AT THE HEART
OF OUR WORKING LIVES
OPINION PIECE

creativity and thought processes, through
informal exchanges and interactions.
During the lockdown, we noticed a new
appetite for remote working and an acceleration of the digitalisation of our tools.
Throughout this period, our company
proved its resilience. The last remnants of
opposition to remote working disappeared
and, in the end, remote working has been
very successful. I think that our company
culture, which is based on trust, proximity
and empathy, contributes to this.

Anne du Manoir
Head of International Human Resources
BNP Paribas Real Estate

H

aving to work from home on
such a large scale, solidified
our ability to adapt and use
our normal working tools
in a different way, but this
didn’t take away our sense of belonging
to office. As a place of socialisation, it is a
conducive to productivity and a driver of

This now begs the question about a more
regular coordination between the office
workplace, third places and the home office. In my opinion, “only remote working”
wouldn’t be effective in the long-term.
Obviously, all of this is going to be subject
to a deep thought process in the set-up of
office premises and particularly that of our
future headquarters, Métal 57. Perhaps also
more widely on the role that office real estate must play during this transition.
What should we expect from an office
building? The headquarters will obviously

James Strevens
Leasing Expert London City Agency,
Senior Director
BNP Paribas Real Estate UK

MAJOR SURGE
IN VIRTUAL VIEWINGS
OF COMMERCIAL
BUILDINGS DURING
LOCKDOWN IN THE UK
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be considered the flagship, a strategic location with strong potential and representative of BNP Paribas Real Estate: a showcase
office for our expertise, which promotes our
values. We can see this clearly in the retail
sector, where the omnichannel approach
dictates a hybridisation of distribution. Exclusively digital companies want to have a
physical presence.
More generally, I believe that the company
is going to become a destination in which
we will find employees, clients, service providers, and future employees. A meaningful
space with high added value which enriches
social connections and encourages productivity, especially when it is intelligently orchestrated, with the right balance of remote
working, to give flexibility and an increase
in professional energy.
I believe that the underlying trend – reinforced by the health crisis – is the merging
of HR concerns with those of the real estate
sector. The human being is now more than
ever an essential component of real estate
projects.
Read the full version here

Virtual viewings have proven
to be a vital tool during lockdown,
paving the way for new interactions
with commercial real estate.

S

ince the start of the lockdown, BNP Paribas Real Estate UK has
experienced a significant surge in virtual viewings of its commercial properties. In London, views of virtual tours were up
93% in the early days of May, compared to the first few weeks
in March, before the UK went into lockdown.
BNP Paribas Real Estate has been an early adopter of virtual viewings, embracing the technology’s benefits and showcasing commercial
properties since 2019, with the help of Matterport’s 3D technology.

(...) “Once real viewings
have returned to some
level of normality, virtual
inspections are likely
to remain an important
tool to be used by overseas
decisionmakers, be it
investors or occupiers.”

The majority of our business commercial property
portfolio was available to view virtually before lockdown and launching properties online has been an
important part of the marketing strategy of office
space. As James Strevens points out, “Around 60%
of our residential properties, through our residential arm Strutt & Parker, are available to view virtually. We’ve even sold residential properties entirely
through virtual inspection.”

VIRTUAL VIEWING WON’T STOP
AFTER LOCKDOWN

The technology speeds up the search process for
office space, which is beneficial for both landlords
and businesses. It allows businesses, looking for new
workspace, to narrow down their search list before
undertaking viewings. Organisations get a much
greater sense of the space, and how it will work for
them before even setting foot on the property.
Virtual viewings will continue to play a significant
role in minimising unnecessary contact and go on to
be a vital part of the leasing process long-term. James
Strevens sums up the ongoing importance of virtual
viewings by saying, “Going forward, the impact of less
international travel is going to lead to an inevitable
increase in the need for virtual inspections. Once real
viewings have returned to some level of normality,
virtual inspections are likely to remain an important
tool to be used by overseas decision makers, be it
investors or occupiers.”

Csongor Csukas
Head of International
Property Management
BNP Paribas Real Estate

THE HEALTH CRISIS GAVE
US AN OPPORTUNITY TO
BUILD ON OUR EXPERTISE

F

or countries across the world, the Covid-19 health
crisis presented a twofold challenge; how can we
ensure people’s safety whilst supporting the economy and allowing business to continue? This was a
pivotal question for our clients when the pandemic caused
buildings to be partially or completely closed. As such,
Property Management became the first point of contact
for investors, tenants and landlords.
Indeed, throughout lockdown, many tenants requested
rental arrangements and the increase in such demands
was significant. In Spain, demand went up by 58%, in
Poland by 47% and in the Netherlands by 31%. This
put us as Property Managers in a central position for
tenants and landlords, driving us to provide the needed
answers and occupying a role that supported the
different stakeholders.
During this time, the Property Management team at BNP
Paribas Real Estate was able to rely on the expertise and
knowledge that we have built up over the years in order
to learn how to face the new challenges that lay ahead.
We learnt how to be even more responsive, producing
weekly reports and developing interactive exchanges
with our clients. This intensified level of communication,
and the expertise that we were able to provide, has
helped us solidify our position as an advisor, capable
of maintaining a central position within the real estate
industry. It is in part, thanks to the new experiences we
underwent, that we have been able to identify the areas
that we need to focus on in order to provide the best
service as we go into the future.
Amid the health crisis, Property Management had an
opportunity to revaluate the crucial needs of those
within the industry, in particular by closely monitoring
the progressive return to the workplace. This was done
not only in order to support our clients with guidelines
for going back to the office, but also in order to be better
prepared for future crises. Digitalisation, collaboration
and communication will be vital for the future in order
to confront different situations and scenarios. Working
with others in the industry will allow us to be more
efficient and ultimately prove the worth of Property
Management within the real estate ecosystem. Having
worked in this way, we emerge from the crisis side-byside with investors and occupiers.
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HEAD OFFICES AND THEIR
ABILITY TO MEET CHALLENGES
What perception and power of centralisation will head offices have
after the health crisis? Are there disparities between different European
countries? Two of our Corporate Services experts give us answers.

WHAT HAS BEING FORCED INTO
REMOTE WORKING TAUGHT US?

Tom Bolland
Head of Occupier Solutions
BNP Paribas Real Estate UK

What are the sociological
consequences of the crisis?

The crisis has suddenly forced a global
workforce into remote working – and not
everyone was ready with the right working
environment at home. It’s been culturally
challenging because the office for many organisations was ingrained as the best way
to collaborate and achieve the best results,
professionally and personally.
For me, the head office will become more
important than ever because it is essential
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in shaping an organisation’s cultural environment and sense of belonging. You cannot
substitute the informal exchanges you encounter from working in a collaborative office environment with video conferencing,
and I believe lockdown has been a wake-up
call for many businesses to make their offices
even more productive and collaborative.

How can we rethink the
organisational structure of the
company while maintaining
well-being, confidence and
productivity at work?

As organisations redefine the way they operate for a post-Covid world, the goal is to
create a way of working that gives options
that enable each individual to work as productively as possible, so collectively the
organisation can be more productive. For
certain situations, such as bid preparation,
not being in the same room makes work
much harder – leading to frustration and
inefficiency.

How do your service offers or
products respond to these new
challenges?

Our focus is to make sure our clients’ real
estate strategy is aligned with their business strategy. How the real estate portfolio
supports the business to work operationally
to its optimum, as well as support the balance sheet. I believe we’re well-positioned
to help clients understand the organisational structure that suits them, to optimise their space to promote collaboration,
as well as overlay a portfolio strategy to
deliver maximum value to the business.

Do you have an example of a
customer you are supporting
on these issues?

Most are reviewing their portfolios to see
where any gains can be made, whether
reviewing service charges, business rates,
lease events or engaging proactively with
all landlords for rent free or deferment
in 2020. We are also supporting clients as
they change their payment structures from
quarterly to monthly to help with cashflow.
As well as undertaking wider strategic reviews for return to work and HQ strategies,
including headcount changes, transportation strategy and figuring out how their
staff can get back to the workplace.

THE HYBRIDISATION OF SPACES

T

he health crisis has raised many questions regarding the head office and its
role as a central and symbolic entity. By shaking up our habits, and with
no time for a transition period, we
had to react quickly, leaving our offices and putting remote working into immediate effect. I think
that this episode has only further highlighted the
breaking down of our traditional workspace. Not
all companies were ready but we were able to continue our activity, maintain our meetings and find
a daily rhythm in spite of everything. I think that
the conditions have now been planted and that
this trend will continue to take root. Recent crises have shown the need to be able to work from

Sylvain Hasse
Head of Corporate Services
BNP Paribas Real Estate France

home, to anticipate certain problems related to
the climate, social movements or transport problems. Companies are going to have to reinvent
their office spaces and new forms of communication should become a sustainable part of the
future. Before the health crisis, the strategy was to
maximise space and encourage collaboration in a
flexible way. The company building was seen as
the centre, where people converged and communicated. Will we return to dedicated spaces and more
traditional office design? Quite the contrary! If we
work two to three days a week from home, we will
see new hybrid spaces blossom that have yet to be
invented. These will be neither residential spaces,
nor offices, nor hotels, but a merging of all of this
at the same time, third places in short. Co-working
spaces, in partnership with head offices, will also
have to adapt, they will have an important role to
play and will have to offer new forms, in line with
health issues and the new needs of employees. This
is where, with the hybridisation of space, that the
company building plays a major role, attracting both
talent and investors.
A crossroads of opportunities. That doesn’t mean
that offices will offer less square metres, but, if I
dare say so, “more square metres”. We will have to
take advantage of these renewed spaces for a more
enhanced and inspiring service approach. Nothing
can replace contact; non-verbal communication,
those spontaneous social cues that make it possible
to obtain information, to follow up with a colleague,
to organise a short impromptu meeting, to respond
to a problem and to make concrete progress on a
task. Work is a place of exchange, emotions and experience, which only the company building can truly
offer. “
Read the full version here
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COVID-19, A CRISIS
THAT TEACHES US ABOUT

THE FUTURE CHALLENGES
IN THE WORLD OF WORK
“Even though we cannot deny that many companies ran into difficulties
and the repercussions will be felt for many months to come, companies
have proved that even if they were not well prepared, they were able to
display resilience. At BNP Paribas Real Estate, we accompany our clients,
investors and occupiers to help them to make and implement decisions
in the wake of the crisis.”

W

ork organisation has, for
many years, been experiencing huge shifts: the human
being is now at the centre
of the organisation and the
concept of well-being at
work has proved itself a valuable HR tool to
appeal to talent, boost their creativity and, of
course, foster loyalty. Moreover, a study carried out in 2018 by Harvard and MIT showed
that “happy” employees are two times less
likely to be sick, six times less likely to be absent, nine times more loyal, 31% more productive and 55% more creative. QWL (Quality
of Work Life) is now indistinguishable from
an organisation’s performance. Moreover, in
order to ensure the well-being of their employees and a better work-life balance, companies are rethinking the layout of their work
spaces, increasing employee services, introducing new roles (Hospitality Manager for
example) and implementing remote working.
In the post-Covid world, working from home
could be seen as a given as employees asso-

ciate it with a better quality of life, enhanced
concentration levels, as well as a reduction in
commute-related fatigue. As for companies,
some seem persuaded by this widespread
experiment into decentralised work: PSA
announced in May 2020 that remote working is to become the norm for non-production based roles, as is the case with Twitter,
which has allowed its employees to work
from home “indefinitely”. Could working
from home be the solution? The answer is
still very much up for grabs as some American pioneers of remote working have now
started to backtrack, citing a decline in the
creative output of their employees.
While the crisis calls into question the very
essence of a company’s organisation, how
will the work environment evolve? Are the
already discernible underlying trends going
to intensify? What will employees and companies have learnt from this unprecedented
period? What are the new expectations and
what actions can be taken in order to meet
them?
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NEW EXPECTATIONS
OF OFFICE BUILDINGS
SHARED OPINION

With access to international real estate opportunities
tailored to your risk profile and investment strategy, our
teams assist you in the acquisition of assets outside your
domestic market, including on and off market opportunities
and development projects. Today these teams give you an
overview of investors’ expectations and challenges.

What fears, expectations and challenges have your investor clients
shared with you in light of this new situation?
FRANCISCO LÓPEZ RAMÓN / Investors are highly
concerned about the future evolution of the GDP and
its impact on real estate, as it is highly correlated.
In addition, financing is becoming more difficult, so
value add-projects and development are struggling.
There are considerations from investors regarding
new ways of working that are affecting the office
sector and new ways of consumption for retail and
logistics. Expected recovery should be mid-late
2021 and the main challenge is to decipher the cycle
and understand when the right moment to invest/
divest is.
DANIELE MARTIGNETTI / The challenge that investors are facing today is the difficulty in making
decisions. It is not a problem of liquidity (actually,
pressure is even higher, since they have lost 3-4
months and they need to deploy equity) it is a problem of underwriting and assumptions. What is the
right ERV? Which are the best asset classes? What
are tenants doing? These are all variables that are
currently almost impossible to define.
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KENNETH ROUSE / The greatest fear is simply, the
uncertainty! Will there be a second wave across
Europe? How much more of a battering can economic KPIs take? Will the office environment or retail
experience ever be the same again? What it the fair
price for an investment property? These are all legitimate questions we talk through with our clients
on a daily basis but like them, we’re simply unable
to give definitive answers, offering instead the best
guidance and advice based on our up-to-date research and real time data. However, investors generally expect commercial real estate in Ireland to
bounce back quite strongly with a robust outlook for
the economic fundamentals in the medium to long
term. The market has matured, strong relative value,
in comparison to other European cities persists and
the diversity of occupiers remains compelling for
pan-European investors.
VINCENT VOLLENBRONCK / Clients with whom we
have a sales mandate are mostly concerned about
the timing. During the peak of the Covid-19 crisis,

most investors were closed for business and decisions about buying an asset or portfolio were put
on hold. As restrictions ease, it means investors are
slowly re-opening again. However, it is difficult to
assess the right timing for the start of a sales process.
Do you wait for the market to recover further? Or do
you start now, in order to benefit from being one of
the few propositions on the market (it is expected
that many propositions will come to the market after the summer), and at the same time limiting the
impact of a possible second wave in Q4?
GRÉGOIRE DE MONTPELLIER / Our clients are paying
close attention to how capital markets will evolve
in the coming months, in terms of pricing and liquidity. This is why we are guiding them through
this complicated and uncertain period by providing
them expertise and support. Our investor clients are
vigilant regarding the evolution of today’s market
figures. They are eager to learn what will happen
next and how office space will evolve. Their main
concern is whether co-working will make it through
the crisis and become the new norm.

SIMON GLENN / Covid-19 has presented unprecedented challenges in all markets and as we start to
go back to normality, new ones will arise particularly
linked to the health of the economy, in the UK and
globally. Rent collection is a concern for both landlords and tenants. The Government’s voluntary code
of practice on rent collection has been welcomed by
many in the industry and should offer a level of guidance in terms of managing the tenant/ landlord relationships going forward. The future of offices is also a
big talking point. I believe demand for prime, well-located office space will remain. The office is very much
part of a business’ identity and flagship space is essential in attracting talent. Although technology has
helped us all to stay connected during lockdown, it
can’t replace the human interaction with colleagues
and clients. How rent levels will develop over the next
year is another aspect to follow. As we still anticipate
demand for quality space, there are no indications
rents will fall. We’ll see a shift towards more flexible
space, the co-working operators already started this
long before the pandemic and this has driven forward
new trends around workspace.

Francisco López Ramón
Co-Head Capital Markets,
BNP Paribas Real Estate
Spain

Daniele Martignetti
Head of Capital Markets
Advisory
BNP Paribas Real Estate
Italy

Kenneth Rouse
Managing Director & Head
of Capital Markets
BNP Paribas Real Estate
Ireland

Vincent Vollenbronck
Senior Associate Director,
Capital Markets
BNP Paribas Real Estate
Netherlands
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ERIK DRUKKER / The activity of many businesses has
been negatively impacted by the lockdown but has
created opportunities and growth for others. This
will certainly affect the situation in the real estate
market. Today however it is too early for precise
figures. Globally we are observing increased caution from investors. Many transactional decisions
needed to be re-evaluated as bank financing in our
industry came to a hold and yield levels were being
questioned. The transaction activity may be impacted up to 30% in comparison to last year’s results. Additionally, it is not clear among market participants
what the consequences may be on the demand for
office space in the short to medium term.
OLIVIER AMBROSIALI / After many months at the
centre of a remarkable health crisis, caution is key.
Both from the health and safety point of view and
the real estate investment one. Even though many
events are sparking debates about the number of
m2 needed by companies and the decentralisation
of headquarters, I think that our duty as real estate
professionals is to remain humble. At the moment,
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we cannot predict what the disruptions to the market will be. There must be a period of reflection,
construction, and support, before a slight tendency becomes a real trend. In my opinion, the office
doesn’t seem to be on its last legs. On the other
hand, I think that the health crisis has been an accelerator for hybrid buildings.
SVEN STRICKER / The majority of investors hope and
expect that we will return to normal business as soon
as possible. They hope that regulatory measures such
as social distancing and wearing masks will keep the
infection rates low and they will clearly be relieved
if a vaccine is found in the near future. Core transactions carried out during the lockdown, as well as
currently upcoming sales with prices at pre-Covid-19
level, underline the fact that large investors, in particular with correspondingly longstanding market
expertise and research capacities, believe in the
markets. Against this backdrop, extensive price reductions do not seem to be very likely. This is all the
more true when the unchanged favourable financing
environment and the scarcely available investment

alternatives are taken into account. A major question
concerns the rise of the home office in the future.
Here, opinions differ greatly about coming back to
the office. Will we see more hybrid solutions or a mix
of home and office working? This raises the following
questions: will companies cut back on space or will
they need more room in order to maintain social distancing? Most of our clients are long-term investors.
They see the Covid-19 pandemic as a big challenge
but also as an opportunity to sharpen their investment profile.
FADI ALKHATIB / The Arabian Gulf region has recently relaxed lockdown rules significantly which
is contributing to a gradual economic recovery,
supported by stabilizing oil prices at circa $40+
per barrel of brent crude. Curfews are still in place

for some countries in the region, although they
have been lifted completely in the UAE and Saudi
Arabia. Nonetheless, the impact is being felt across
all economic sectors, with businesses furloughing
staff and cutting salaries, whilst banks’ balance
sheet quality has witnessed some deterioration.
The decline of oil prices will continue to weigh on
sentiment and will be a drag on the fiscal position
of Gulf countries in the next 12-18 months, as most
government fiscal breakeven occurs at $50 - $65
per barrel of brent crude. Most investors continue
to closely monitor their portfolios, doing stress
tests and scenario analysis as well as loan covenant assessments, and are focused on collecting
as much rent as possible with various rates of success, ranging from 50% to 90% depending on the
quality of the properties.

Grégoire de Montpellier
Director Advisory
BNP Paribas Real Estate
Belgium

Simon Glenn
Investment expert, co-head,
BNP Paribas Real Estate
London

Olivier Ambrosiali
Head of Capital Markets
Advisory
BNP Paribas Real Estate
France
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What types of projects
do they want us to support them in?

Marcus Zorn
Deputy Chief Executive Officer Advisory
BNP Paribas Real Estate Germany

In the wake of the COVID-19 crisis, investors are
increasingly asking us how we assess the short
and also long-term impact of the pandemic on the
office markets. There are more and more voices
forecasting strongly negative developments in
purchase prices – some are predicting reductions
of up to one third for 2020. From the perspective
of BNP Paribas Real Estate Germany, however,
these news cannot be substantiated or supported
by those transactions that have been carried
out again in the second quarter of this year. Core
transactions closed during the lockdown as well as
currently pending sales for which prices are paid
at pre-corona level underline the fact that large
investors in particular, with longstanding market
expertise and research capacities, have come to a
comparable assessment in their analyses.
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FRANCISCO LÓPEZ RAMÓN / Mainly core and core+
projects in logistics, residential, offices and alternative investment such as healthcare and student
housing. Those are the most in demand segments in
Spain today. The real estate market has been polarised with value-add and development the most
affected as market hypothesis are still not clear
and because of the required discounts, offer and
demand are not intersecting yet.
DANIELE MARTIGNETTI / We need to implement an
active model of research. Today it is fundamental to
be able to provide our clients top quality research,
not only in real estate (providing trends and predictions, based on a strong database) but also at a more
macro level.
KENNETH ROUSE / We are talking to clients on a
number of fronts. The conversation is mainly focused on investment opportunities arising post crisis. We have been extremely busy educating potential
new entrants about the Irish CRE market. There has
also been a strong focus on speaking with corporate
clients along with CIB clients about how to release
value from their real estate holdings in order to alleviate potential short-term cash flow restraints. Our

this has not changed. The issue with a shortage of
prime assets remains as vendors like to hold on to
them and they see no reason to sell.
ERIK DRUKKER / Many investors are taking a “wait
and see” position in order to have a better understanding of the lockdown’s impact on the economy,
rents and yields. However, it can be said with certainty that the best assets will continue to whet
investors’ appetite. Moreover, the prime assets
seem to be more resistant to the change of rent and
yield levels. There is still a strong demand for core
offices with low vacancy rate and long WAULT. On
the other hand, secondary locations and new office developments in the regional cities are under
greater pressure.
OLIVIER AMBROSIALI / Reassuring, responsible and
agile are the three criteria which are highly sought
after by investors, with the need for reassurance
coming out on top. The desire to take advantage
of a moderate risk investment (core/core+) is the
priority for many investors, even if the market still
has room for diversification. The safety aspect also
includes the stability of the rental values, the quality of the tenants, the environment and how well
connected it is.
Capital Advisory Dept has also been inundated with
requests about how to deal with their lenders in this
trying time.
VINCENT VOLLENBRONCK / They mostly ask for
specific input on market sentiment. Both buyers and
sellers are now in greater contact with brokers to
get market information. As momentum is picking up
again, investors are eager to know exactly what is
going on, in order to better estimate the right time
to sell or buy. In addition, both parties are keen on
estimating the pricing effects of the Covid situation.
This is challenging as the amount of transactions has
dropped to a record minimum, and pricing effects
are difficult to estimate. One certain aspect is the
increase in financing terms (higher spread) which influences the total return an investor is able to make.
SIMON GLENN / In times of uncertainty, investors
are drawn towards well established markets. The
unrest in Hong Kong is another factor, in addition
to the pandemic, that is driving Asian investors’
interest in Europe. London in particular is seen as
a safe haven, offering attractive yields compared to
many other European cities. Before the pandemic,
we had a wealth of money targeting London and

FADI ALKHATIB / Regarding demand for new property acquisitions from Gulf based investors, the
picture is mixed; liquidity is shrinking and banks
are bracing for a potential deterioration in their
loan books. The immediate demand is from capital
aggregators, benefiting from investor appetite for
property which remains quite solid in the Gulf region, with some syndications of recent deals ongoing with additional available equity on the sidelines.
Interestingly, some investors seem to be shunning
single let properties in favour of multi-let assets,
almost a complete reversal from pre-Covid times,
as worries about credit risk permeates the markets.
Whilst numerous family offices have taken a ‘wait
and see’ attitude due to the financial uncertainty, a
few select private investors remain on the lookout
for new investments. Investors are aware that due
diligence efforts and speed of execution are largely
impacted given the constraints in carrying out inspections and technical due diligence for new properties, as well as securing fresh bank funding. Some
investors are able to buy for cash and refinance post
acquisition and will likely be our focus. In any case,
investors expect prices of property especially in the
office sector to correct.

Erik Drukker
CEO
BNP Paribas Real Estate
Central & Eastern Europe

Sven Stricker
Managing Director &
Co-Head Investment
BNP Paribas Real Estate
Germany

Fadi Alkhatib
Managing Director & Head
of Investment Export
BNP Paribas Real Estate
Middle East
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How do your service offers or products
respond to the new challenges you have
described? Do you have an example of a client
that you are supporting on these issues?

FRANCISCO LÓPEZ RAMÓN / We are trying to give an
all-encompassing approach to customers. An example of this can be seen with B&B where we are providing a service that includes land/project/investment
in order to identify opportunities – make a first fit-out
and find a potential investor to finance the deal, as
bank financing is getting more difficult.
KENNETH ROUSE / Our service is bespoke to the
individual clients, with our advice always research-led. Through the Research Department in
Dublin, the Economics team in London and the International Research team based in Paris, we have
been able to give comfort with the most up-to-date
statistics and thought leadership across all the real
estate sectors.
SIMON GLENN / During lockdown, virtual viewings
have been invaluable, we have continued to receive
enquiries regarding assets and it has helped us to
continue to support our clients safely. It will remain
an important tool allowing us to showcase properties
to investors across the globe
ERIK DRUKKER / In order to properly respond to the
market’s needs in such a dynamically changing environment, we had to demonstrate a flexible approach,
quick adaptation, and predict events in a situation
that had not happened before. Vendors expect assistance in keeping yields and pricing unchanged
despite Covid-19’s impact. They want us to find investors who would agree to this model. We are asked
by our clients to be more detailed in our analyses for
tenants, to really understand their business and resilience to further shocks like Covid-19. To sum up,
companies are watching the situation and waiting for
it to develop. Signals from most developers looking
to deliver office buildings over the coming two years
have indicated that there have been no delays caused
by Covid-19 thus far, which is very positive. Looking
back in a year or two, we do not expect a significant
increase in vacancies and decreases in rental rates.
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At the same time, we will be looking with interest at
older buildings, which, provided they are well located
and well managed, may see a come back and turn out
to be an interesting alternative.
OLIVIER AMBROSIALI / In order to give you an example of how febrile the real estate investment market
currently is, I will touch upon the sale of a multinational headquarters situated in the West of Paris on
the periphery, which we were appointed by a large
real estate company. At least ten of our agents were
asked to gauge the value of the building, which is
exceedingly rare. Investors need our strategic vision
and our expertise more than ever. It’s in our power
to reassure them, support them and to provide them
with high-value content which gives them the food
for thought that will make all the difference in the
future. I think that the challenge is to offer the same,
if not even higher quality. Our capacity to encounter
and examine different investors and risk profiles,
while carrying out our activities, is a significant advantage in the current situation. We are included in
our investor clients’ strategic decisions partly because of this information.

SVEN STRICKER / In our opinion, investors have more
or less the same requirements as before. Investors
are seeking out more logistics assets because the sector is booming due to the extra boost the pandemic
has given to the already rising e-commerce sector.
Residential assets continue to be very popular with
investors. If working from home grows, people will
probably need more space. Demand in office investment remains unbroken. The retail market is divided.
Right now, shopping centres are struggling, while local supply centres have a high demand. Investments
in hotels are more restrained and case-related.
FADI ALKHATIB / IIG Gulf’s plan is to continue to work
closely with BNP Wealth Management , and to keep in
close contact with our clients and prospects via video
conferencing and phone calls, sharing property deals
whenever appropriate. Another strategy is sending
out high quality research pieces and updating clients
on our overall European business and plans going
forward. Clients expect opportunities at attractive
pricings to start emerging 3- 6 months from now. Our
focus will be on the smaller deals with select family
offices that can buy for cash, as well as logistics and
select office deals, whilst in parallel working with a
handful of clients that can do larger deals.
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COMPANIES’ NEW DEMANDS
SHARED OPINION

When it comes to buying,
selling or renting a property
asset, BNP Paribas Real
Estate is a partner of choice.
No other market player can
match the quality of our
offering, whether in terms
of geographic coverage,
variety of asset types to
choose from, or the range
of complementary
expertise. Our local experts
share their vision in a
post-Covid crisis context.

T
Eric Siesse
Deputy Managing Director,
Head of Lettings,
BNP Paribas Real Estate
Paris Region

he office building must respond to a new paradigm which is characterised by agility, resilience and
appeal and a new form of safety expected by our occupiers. Appeal will be boosted by the spirit of a
place, a meaningful location and one that is recognised as such by its occupiers or in attracting new
recruits. Agility will result in more flexible, reversible and even inclusive spaces when possible, in
order to accommodate greater hybridisation in how buildings are used and promote collective, creative and
collaborative intelligence. Design that is adapted to how we interact with space is a must-have! Resilience
will be closely linked to this notion of “square metre quality over square metre quantity” or a space that often changes. Safety will arise in terms of air quality, space modularity, furniture adaptability, making spaces
private, flow optimisation etc. Even though I am sure that the office building will maintain its central role,
it will become more and more of an “activity hotel”, digital, transverse and customisable. Co-working and
remote working will simply complement this.
When we start going to the office because we need to, to consolidate a project, to meet, to take part in training
sessions, and to collaborate we will completely disrupt the perpetual routine of going back and forth from
work and give more meaning to the commute. The office, whether it be the headquarters, middle or back
office will hold pride of place for the employees, be a flagship and a trust catalyst for clients and an essential
advocate for the employer’s brand in order to attract new recruits.
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Ilan Dalva
Head of Offices
BNP Paribas Real Estate Madrid

Jordan Adair
Senior Director in London Markets,
BNP Paribas Real Estate West End Agency

F

W

On the other hand, social distancing measures dictate that
space between employees inside buildings has to be greater. This could increase occupancy rates as well as the size
of transactions. This context will highlight how efficient,
flexible, and hygienic occupiers’ physical space actually is in
comparison with teleworking.

The concern for landlords is that demand for London offices
could reduce with more employees working from home. Should
an influx of tenant sublet (grey) space also reach the market,
this will put pressure on rental growth in the short-medium
term. So far in the West End, we have not seen a huge influx
of grey space and the market still has a chronic shortage of
high quality office stock, meaning rents are remaining robust.

or the rest of the year, demand requirements in the
early search stages are being put on hold until the
situation normalises and occupiers can make decisions with less uncertainty. We have however observed a decrease in the size of requirements as some companies reconsider if they will really need the space to maintain
pre-Covid 19 productivity levels.

We are entering a market in the process of transformation,
but it is still too early to make an exact diagnosis of the consequences for demand after Covid-19.

ith the majority of the population working from
home, the question both landlords and occupiers
are asking is: “When will cities formally reopen?”.
While there are a number of socio-behavioural
predictions, we are seeing a shift in priorities depending on individual business drivers.

Locational requirements for occupiers such as public transport
and bars/restaurants are still important but we are seeing
bicycle/EV charging points and enhanced wellness facilities
rising up the priority list. Sustainability credentials were important pre-Covid, but new office developments will target Net
Zero and include ‘greener’ construction methods. In the short
term, occupiers may favour lower rise buildings which limit
bottleneck issues with lifts. We are currently advising landlord
clients regarding improving existing building specifications to
ensure their assets stand out from the crowd and stand the
best chance of letting quickly, ahead of the competition.
With the post-Covid increase in occupier demand for lease
flexibility and landlord-fitted ‘CAT A+’ space, the BNP Paribas
Real Estate team has developed a service offering to streamline occupier relocations and remove traditional barriers to
entry. For our landlord clients, this offers a win-win solution
of reducing void costs, plus increasing headline rents/capital
values. For tenants, it allows them to occupy space quickly,
without the typical hassle and delays of fitting out.
Read the full version here

Riza Demirci
Managing Director and
Head of National Office
Advisory
BNP Paribas Real Estate
Germany

What are the main questions your occupier
customers are asking after this crisis?
Essentially, our customers are concerned with the
question of future space requirements. Will more
space be needed if the spacing arrangements have to
be maintained after the crisis? Or less, if more home
office space has to be offered? In terms of how our customers can get their employees back to work safely, we
have a team of experts who, if necessary, develop holistic workplace design and space utilisation concepts,
taking into account the increased hygiene standards
and distance regulations.
What type of projects do they want us to support?
It is about concrete support in change management
with regard to new working environments and, if necessary, also the modification of the property.

How do your service offers or products respond
to the new challenges you have described?
Do you have an example of a customer that you
are supporting with these issues?
We respond to these new challenges by hiring experts
who are well versed in such topics. In Frankfurt, for
example, we have hired a director with 16 years of
professional experience in this field and are in the
process of recruiting a new Head of Project Solutions
who will focus exclusively on the current issues facing
our clients. Thus, we are well prepared for the current
situation, both theoretically and practically.
I have already mentioned our adapted service offer,
which is called “Safe Working Spaces” above.
Furthermore, thanks to analyses and reports published regularly by us, our clients can stay informed
about the effects of the crisis on the office markets.
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T

he Covid-19 emergency has caused a lot of uncertainty and the impact has been the tendency to
postpone decisions. For agreements that had already been executed, in some cases tenants have
asked us to approach respective landlords to request temporary suspension of rent payments
to alleviate cash flow in 2020. For projects that were just starting, most tenants are reassessing
their real estate needs and future strategy.

Fabio Mantegazza
Head of Letting & Sales
Advisory
BNP Paribas Real Estate
Italy

Many companies experimented with the efficiency of working from home. As a result, some tenants, if
they have the possibility to within their current traditional leases, are evaluating a reduction of the area
occupied in favour of implementing new co-working/smart working workplace strategies or looking into
serviced office opportunities.
The Letting and Sales Department has taken advantage of the lockdown period, using it an opportunity
for innovation, to collect market inputs and be ready to restart.
As an example, we are supporting an international law firm that has approached us for defining their ‘revised’
real estate needs and strategies in the long-term, considering both traditional offices to maintain the
company identity and co-working spaces to give their employees the maximum flexibility.

T
Martijn
Van Den Heuvel
Associate Director
Corporate Solutions,
BNP Paribas Real Estate
Netherlands
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here’s still a lot of uncertainty regarding the direct and indirect impact of this pandemic. The
main questions for our clients are related to measures that need to be taken in the office in order
to provide a safe working environment. Will social distancing alone be enough, or do we need to
implement more measures? In the long run, how will this manifest?

This pandemic has accelerated the acceptance of remote working. However, working from home does
not provide the same facilities and equipment, sometimes also due to the lack of space at home. In addition,
people are not trained to work from home. An office does not only provide a social environment but also a
place to touch base, exchange knowledge and experiences. In this way, we believe new offices will derive
from a clear and balanced vision of work, healthcare, technology and business culture.
In a very short time, organisations have put in place all kinds of measures in the field of ‘social distancing’.
Bacterial and virus hazards have long been taken into account in design processes for healthcare envirnments such as hospitals. This medical and care-related knowledge can also be applied in other work
environments, such as offices. Over the last couple of weeks, BNP Paribas Real Estate Netherlands has
collaborated with a team of specialists from the medical, pharmatech and virology industry. Together with
our partner MMEK we have developed a specific programme entitled Real Estate Distancing (RED). RED is
about finding a professional balance between ‘behaviour’ (people) in an adjusted ‘environment’ (office).
The RED programme has received very positive feedback and the first assignments have been received,
among which four new large developments.

Bertrand Cotard
Director Letting & Sales,
Head of Brussels Office Department
BNP Paribas Real Estate Belgium

T

he main challenge our customers are facing is to know how the use of office space
will evolve in the coming years. Of course,
they are paying a lot of attention to the
kind of offices their employees are expecting. The
questions as to whether homeworking will become
the new trend or whether “coming to work” will
be limited to meetings, are frequently raised. This
prompts another recurring question regarding rental
prices of offices: will the prices go down with the lack
of demand and the fall of take up?
Our customers are primarily concerned with assessing what their office needs will be in the coming
weeks and months. Due to the health crisis, one of our
customers has decided to push their project forward
and accelerate the process. Questions regarding the
use of office space, the workplace environment and
well-being are central. Organising visits during the
health crisis was impossible. This led to a particular situation where a company who was signing a
new lease in a new building with a competing broker was obliged to stop the negotiation and decided
to renegotiate their current lease. We are currently
working on the renegotiation on behalf of the current
landlord.

Eoin Feeney
Deputy Managing Director
BNP Paribas Real Estate Ireland

I

n the retail sector the majority of tenants are
looking for rent holidays for the period when
shops were shut. This causes obvious difficulties
for landlords as they have their own financial
commitments. We have been active in a lot of restructuring of leases whereby the tenant gets a rent
holiday and the landlord gets a break or lease term
pushed out. In one particular Dublin Retail Park we
are in the process of restructuring all tenancies in the
scheme through the provision of Covid-19 rent relief
in exchange for extended lease terms. All parties are
happy, in particular the landlord who will receive an
increase in capital value.

Erik Drukker
CEO
BNP Paribas Real Estate
Central & Eastern Europe

T

he arrival of the pandemic took us all
a bit by surprise. We had to face many
challenges as clients’ needs changed
and needed an immediate response.
Office tenants are wondering whether the space
they occupy is being used optimally and if there
is a need to adjust space to the current and potential future circumstances as the way in which
we work and use office space are evolving. They
need expert support and views in this area. Among
specific responses, there are ongoing cost optimisation processes, a growing number of renegotiated contracts, temporarily suspended decisions
on location changes and space expansions and/ or
contractions.
Landlords have focused not only on cost optimisation, but above all on assuring tenants and all
building users about the safety of the property,
as well as new regulations and safety measures
that must be obeyed in the building. Most companies are in the slow process of returning to the
office, while maintaining social distancing and increased safety measures, split team mode rules,
and following government regulations. One of the
first steps we took within our organisation was
to implement solutions to guarantee employees’
and visitors’ safety and provide for appropriate
working conditions in our offices and facilitate
things for those returning to the office. In addition,
working remotely has made us revise our plans
regarding the space layout of our new office. The
fit-out concept we were working on allowed us to
verify many of our previous plans and assumptions.
Having tested on ourselves what challenges we
face, we decided that we could share our experience with the market, as many companies will
face similar challenges and decisions to make, and
directions to take.
For this reason, we created the First Aid Kit, which
includes both infrastructural solutions and an
active antimicrobial and antivirus coating to protect office surfaces. Temperature measurement
cameras, collectomates to handle incoming post
and many expert solutions help organise office resources and centralise occupiers’ needs. Our tailor-made offer allows us to assist our clients with
the adaptation of space to the current situation,
as well as the optimisation of costs in the future.
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IS REMOTE WORKING
GOING TO BECOME
THE NORM?

A

ccording to a study carried out in April
and May 2020*, for 71% of French
people, 64% of British people and
66% of German people, the idea that
remote working means being less
productive, is no longer the case. The health crisis
has certainly accelerated home working, which was
a trend already gathering momentum. This “social
experiment” across the world has made it possible
to test the reliability of servers and networks, but
also the availability of the necessary digital tools
and the organisation of companies when facing such
an unprecedented situation.
Long before the crisis, many people were heralding
the virtues of working from home, while others were
questioning its effectiveness. For employees in certain sectors such as real estate, the normal working
week still consisted of five days at the office: 82%
in France, 66% in the UK and 49% in Germany. The
reduction of travel time, flexible working hours, the
ability to stay focused on a task for longer periods
of time, or the more efficient nature of meetings,
are proving to be valuable arguments in favour of
remote working for those who have experienced it.
In a service-oriented economy and increasingly
efficient home technology, “production” tools are
no longer necessarily confined to the building and
are becoming widely available remotely. If self-employed workers were the first ambassadors of remote working, the flexibility afforded to us by communication tools has convinced many employees,
even those more reluctant to use digital tools, of
its benefits. With an increase of 668% people using
Zoom and a 491% increase for WebEx in 30 days**
during lockdown, this episode has indeed proved
to the wariest employees and managers, that
working from a distance is very much possible.
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SIDE NOTE
HOW WE WORK AND
THE CHALLENGES
WE FACE

I

n the coming years Europe’s population will
age considerably, as a result of the low levels
of fertility and extended life expectancy rates.
The proportion of people aged 55 or over in
Europe is expected to increase by 10% by 2030,
with that group occupying 40% of the total population in Europe. This will pose two challenges for real
estate, the first for office design, and the second on
office demand.

(...) “Production” tools are no
longer necessarily confined
to the building and are
becoming widely available
remotely.

Whilst the crisis has highlighted the power of remote working, it has also revealed the importance
of the office as a place for socialising and creating
human relations. According to an Okta survey, only
16% of respondents said they would be willing to
work primarily from home. Between a quarter and a
third of respondents (24% in the UK, 33% in France,
30% in Germany and 33% in the Netherlands) state
that they want to return to the office on a full-time
basis.
The office remains the cornerstone of collaboration
and confirms the major role that commercial real
estate will still have to play in the future.
*Study carried out by Okta and YouGov on a sample of 6,000 office
employees in France, Germany, the Netherlands and the United Kingdom
between April and May 2020.
**Businesses Study @work/Okta-2020

Millennials, or Generation-Y quickly became the enablers that drove change in the real estate landscape,
whether it was their home buying preferences to the
way they work. An emphasis on teamwork, collaboration and flexibility transformed the office layout,
as well as the workplace culture. Landlords adapted
offices to accommodate the changing working methods by pushing agile working solutions, such as teleworking, co-working and desk sharing.

A large proportion of the workplace will be over the
age of 55, and it is important to recognise their needs
will be much different, from their expectations of a
work environment to their working arrangements.
A large proportion of the workplace will be transitioning into retirement, retiring from the office not
work. Faced with the potential of a shortage in the
labour pool, employers will be keen to retain their
much more experienced employees, just as they were
eager to attract millennials. Employers will actively offer flexible working arrangements that include
part-time or reduced hours, introduce ‘transition into
retirement’ programmes and be more receptive towards working from home.
Want to know more? Read our “New Decade Europe”
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TOUCHING BASE: WHAT DOES
INVESTMENT CURRENTLY LOOK
LIKE ACROSS EUROPE?
Sharing their opinions are Sigrid Duhamel, Global CIO,
BNP Paribas REIM, Dominique Jones, Chief Executive Officer and
General Manager of BNP Paribas Real Estate Investment Management
Italy, and Claus Thomas, CEO of BNP Paribas REIM Germany.
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Sigrid Duhamel
Global CIO,
BNP Paribas REIM
France

Will the current health care crisis change
offices and how they are used? Will companies require less square metres or perhaps square metres that are reimagined?
Will investors become less confident in
the office asset class?
SIGRID DUHAMEL / There are many questions at the
moment concerning how office space is going to be
used, but I absolutely believe that the office asset class
will not become ‘has been’. Office space has always
been in a state of evolution, whether that is open-plan
offices, flexible space or co-working and history has
shown that these evolutions have not reduced the
need for square footage but have changed how we use
the space. Office space reflects the constant change
in employment and how those in employment want
to interact with it. Covid-19 has of course been a huge
accelerator and tested our ability to carry out remote
working on a large scale. The fact that this period has
highlighted the joys of not commuting but also how
much we miss direct exchanges and being with the
people we have chosen to work with, shows that offices will naturally evolve. We will surely find that
remote working, third places and the office become
interlinked, responding to new demands and trends.
DOMINIQUE JONES / It’s still a little bit early to say
what the effects of Covid-19 will be, but as far as I can
see, companies will likely reduce some of their office
space as they have understood that having more employees working from home means it’s possible to
reduce costs. This is especially true for the smaller
firms, the bigger ones may remain unchanged as they
require a flagship head office with larger amounts
of space.
Large companies are likely taking stock of the fact
that their own spaces won’t be used as much as they
were in the past, with less people in the office at any
one time. This means flexibility is going to be vital. For
headquarters, this might mean opening up the office
to the community, allowing space to be used during
evenings and the weekends. This would certainly promote the ESG side of our business.

Dominique Jones
CEO and General Manager
of BNP Paribas REIM, Italy

Claus Thomas
CEO of BNP Paribas REIM,
Germany

CLAUS THOMAS / The Covid-19 crisis has shown that
working from home is possible, and on a large scale.
However, over the long term, we have to consider the
social element, the spontaneous exchanges that we
have with colleagues are missed and it makes the case
on a permanent basis for offices.
This means that we will call into question how we
use the space. If we haven’t got 100% of the staff in
the office, the function of the office is going to change
and what happens in the office will be of greater significance. Offices will be used, in a more significant
way, for meetings, social interactions and become a
place that corporate identity is centred around. The
space needs to be attractive, functional and provide
tools and experiences that you can’t have at home.

The hybridisation and diversification
of space inside a building are now key
topics of conversation. As an asset
management company, are there specific
recommendations they you are making
investors aware of (co-working, different
layouts, third places) in order to optimise
the building?
SIGRID DUHAMEL / For investors, there are of course
many questions and we are in a prime position to respond to them. BNP Paribas Real Estate is at the heart
of these conversations, covering all aspects: transaction, end users and the investment side. We are one
of the players that can address these questions and
help offices evolve.
DOMINIQUE JONES / Some work will have to be
done on the way that space is structured in the office
and how it’s furnished and allocated. The trend for a
hybrid office, with mixed-space allowing for team and
individual work, which was already in place before
the crisis is only going to become more prominent.
The office will be a place where you meet and collaborate, so different spaces will be required, which encourage social interactions. Whilst offices will evolve
and prices could be affected, there are still many deals
to be made for quality offices, in town centres. Where
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the office has already been designed intelligently,
these are still attractive investments.
CLAUS THOMAS / The quality of the building, in terms
of the space, services and location will become even
more important. I would say that you may need
slightly less space but not significantly. In terms of
the German market, before the pandemic, there
was a scarcity of good quality office space and we’re
not expecting big changes there. When you are a large
occupier, you will still have the problem of finding the
space, if you want to be in the city centre. The office
class will not be seen as less attractive, although the
pressure will be taken off slightly, and investors will
be more price conscious, so rents may not go up in the
way we would have expected before.
It was already important, but now the flexibility of
space has become even more crucial. We need to have
the ability to convert space. A building that allows
you to do that is more valuable, both in terms of rent
and as an investment. This will probably mean people
are more demanding when it comes to space and less
willing to settle for space that isn’t optimal for them.
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In terms of future investments, how are
you monitoring changes in the market
and what products are you currently
promoting?
SIGRID DUHAMEL / We are constantly managing real
estate on behalf of our clients and their projects so
this has not changed with Covid-19. The work and
activity of investment and asset management is to ensure returns for our investors through management
of the investments and properties of our clients. We
must always consider the positioning of investments
and how they can be made more appealing for end
users, after all we have two clients: the investors and
the end users.
BNP Paribas Real Estate REIM is also involved in the
designing of space, making sure that we understand
how to adapt buildings in the best way. The office sector will be a sector where we’ll have to really work on
this continuous change. Unsurprisingly, we’re seeing
that the appetite for the office sector across Europe
remains incredibly strong and competitive, specifically on core and core+ investment opportunities.

For this reason, our strategy remains the same, driven
by ESG, innovation and being strongly pan-European,
serving both our private and institutional investors.
DOMINIQUE JONES / Being in the real estate business,
it is our job to anticipate trends. We were very much
aware of the need for flexibility and hybrid spaces. We
need to be sure that our investors are also well aware
of these advantages and take them into account when
investing in spaces. By providing good asset management and helping investors restructure the office, we
are able to help add value to their buildings and office
space.
During this time, we have remained in close contact
with our clients. We have taken advantage of this situation to present our views of the future, backed up
by research, from an economic and real estate point
of view. This has been a very valuable time for us and
solidified the predictions we had made before the crisis. I feel we are ready for future challenges, as we too
have incorporated flexibility into our way of working.
CLAUS THOMAS / For some investors like pension
funds and life insurance, investments are made on a
long-term basis. As such, many asset classes that they
amend to choose from will not necessarily provide
the returns that they need to match their liabilities.
In times of crisis, this means turning to alternative
assets such as real estate. When you have an office
space with a 10 or even 15-year lease, with a good
credit company, you will be able to enjoy a fixed income stream that is above other asset classes
Our relationship with our clients grew even stronger
during the crisis, communication and transparency
were key and we needed to show that we were proactively considering all elements. Therefore, we were
speaking to the tenants who were trying to pay their
rent, and responding to questions about the impact on
clients’ portfolios. In difficult times, it is particularly
important to communicate bad news timely but also
provide information about solutions and how to tackle such issues, which has been very much appreciated.

SIDE NOTE
COVID-19,
WHAT’S THE
FEEDBACK
FROM INVESTORS?
Future projects

50%

of investors say they a
 re pursuing
their i nvestment projects

Lease flexibility: a
 n important
factor in the coming months

54%

of investors do not c onsider
them fl
 exible enough

METHODOLOGY
The study was conducted by BNP Paribas
Real Estate with a sample of 131 investors and/or
office building owners, clients or prospects, from
12th-26th May 2020. The interviews were carried
out using a questionnaire. The most represented
investor category is private investors (22%),
followed by family office (18%), Asset and Fund
Managers (18%), investments funds OPCI and closed
funds (12%), insurance companies and banks (11%),
Promoters (11%) SCPI, OPCI public and open-end
funds (8%) and sovereign funds (1%).
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OFFICES
T H E N E X T CHAP TER

Métal 57, Boulogne-Billancourt – France, BNP Paribas Real Estate’s futur headquarters
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THE HEADQUARTERS
IS STILL A MUST-HAVE
AND THE HYBRIDISATION OF WORK
PREMISES IS BECOMING THE NORM

“Remote working will not be the end of the office building. Hybridisation
was already in place in some buildings, and this is going to become the case
for workspaces: flexible office space, working from home and third places.
The office building gives rise to creativity, interactions, a sense
of community, innovation and of course company culture.
The headquarters is still the flagship of any company!”

“P

erhaps this idea of putting
7,000 people in a building
is a thing of the past”. This
short phrase uttered by the
CEO of Barclay’s bank quite
succinctly sums up the impact of Covid-19 on
corporate real estate. Severely disrupting the
organisation of workspaces, this unparalleled
pandemic doesn’t signal the end for the office
building, it has transformed and accelerated
the shifts that have already been underway
for many years.
Incidentally, if we believe the Yougov/Otka
study, even in a flexible future, European employees are not willing to completely give up
on the office and still appreciate their place
of work: more than half of the people asked
(57%) said that they miss face-to-face conversations with their colleagues. Since, for
a large majority of workers, coming to the
office means belonging to a community.

“Physical contact is part of the system that we
use to establish our relationships, our friendships and our family allegiances” states Robin
Dunbar, Emeritus Professor of Evolutionary
Psychology at the University of Oxford.
It would seem that in this post-traumatic period, the office is proving itself more than ever
to be the important cornerstone in fostering
social bonds and the feeling of belonging for
employees. Of course, it is evolving – in favour
of the hybridisation of work premises (home,
co-working, company premises) or its own hybridisation with spaces set up according to the
function – but it remains an essential meeting
place for clients, partners, service providers and
employees who enjoy gathering for team meetings, discussions with colleagues and creativity.
The office space as a collaborative hub, company flagship, integral managerial tool and
strategic leverage for organisations has still
got a promising future ahead of it.
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REMOTE WORKING
IS INEVITABLE BUT OFFICES
ARE HERE TO STAY!

T

he next few months will provide the
opportunity for many companies to rethink their real estate strategy and to
take stock of what impact Covid-19 has
had on their business. The deployment
of mass remote working will have been an opportunity for some to make the rather radical decision of doing away with their offices and letting their employees work remotely. However, they are the exception
to the rule, most seem to stand by their offices and
what they mean for the company and their employees. What does the future of remote working really
hold? Which early decisions have been favoured by
occupiers?

1 Le Monde
2 Les Echos
3 Les Echos
4 The Wall Street Journal
5 Ze Village
6 All things
7 Business Immo
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CEO and founder of Facebook, Mark Zuckerberg1,
announced on 21st May during an online conference,
that he wanted the company to be perceived as the
most advanced in terms of remote working, before
presenting his recovery plan. Nearly 95% of employees will continue remote working until the end of the
year and nearly half will carry out all of their work
remotely in the medium-term (5 to 10 years). Jack

Dorsey2, the CEO of Twitter has also announced that
he has allowed some of his employees to continue
working remotely “forever”. While the employees
whose physical presence is required, and those who
weren’t won over by remote working will be welcomed back to the office. Director of Human Resources Xavier Chéreau3 for the PSA Group, has also announced via a LinkedIn live video that he wants to
make remote working “a rule and not an exception”
for jobs that aren’t directly linked to production. The
remote working craze has well and truly hit!
Even though on the surface the main reasons that are
cited are the well-being of employees and a new setup which is more in keeping with their expectations,
the underlying factor is that remote working allows
for economies of scale. At least in the short-term.

Agility remains fundamental
and the flexible office seems
to be the best option.

SIDE NOTE
COVID-19,
WHAT’S THE
FEEDBACK
FROM OCCUPIERS?
Even though these announcements are seen as little rebellions, IBM’s4 2017 announcement was just
as surprising. After 20 years of extensive remote
working for nearly half of its employees, the company ended up doing away with it. A decision which
was made in order to counter the lack of creativity in teams. Facts which have been corroborated
by Google5, who conducted a study the same year
with its employees about remote working, which
concluded that it could cause lack of enthusiasm,
a feeling of isolation, as well as a lack of interest in
virtual meetings and less free time to think about
new ideas.

74%

state that their activity
has been slowed down

52%

do not question
the m²/work station ratio

55%

Yahoo’s6 HR department agrees with this analysis
and has just informed their employees by letter that
remote working is over, saying that, “We need to be
one Yahoo! and that starts with physically being together”. An outlook that is supported by Bertrand
Jasson, Real Estate Director for Orange7 who told
Business Immo on 22nd June 2020 that: “The office
remains a strategic tool for our company. With remote working, we lose creativity and an ability to
overcome problems that arise. I am convinced that
we need to meet and interact with each other”.

do not wish to
outsource all or part
of their surface area

84%

expect their
Property Manager
to rethink the roles
of the physical building

It’s important to note that many large transactions
have been finalised since the end of the lockdown,
like EDF who renewed its commercial lease for a
period of 12 years in the PB6 tower at La Défense
(38,000m2). Or Total, who gave the go-ahead on the
construction of their new headquarters in La Défense
in Paris (The Links Tower) and committed to a 12year renewable lease.

METHODOLOGY

Working remotely 100% of the time isn’t the best
solution for all occupiers. Agility remains fundamental and the flexible office seems to be the best
option as championed by Accenture, Cap Gemini or
even Devoteam. Companies must be ready to redesign their premises in the event of new crises and
work on utilising their surface area as best as possible. Employees are aware that this new practice of
remote working and more flexible work conditions
will undoubtedly mean that their workspaces will
change. All of these are subjects which will pose organisational challenges in the future.

The study was carried out by BNP Paribas Real Estate
with a sample of 157 occupiers between 12th-26th May
2020. Participants were asked about the layout of their
offices, their real estate projects and their relationships
with landlords and Property Managers. Out of the 157
people who took the online questionnaire, 45 were CEOs/
Directors, 30 were managers, 20 were Building Managers
and 15 were Administrative and Financial Directors. The
rest were Communication Directors, Logistics Directors,
General Service Managers, Human Resources Managers,
Purchasing Directors, Consultants, Commercial/Director
Assistants and some Asset Managers.
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THE OFFICE BUILDING
HAS A NEW ROLE TO PLAY

W

e must stop thinking
that the arrival of new
trends, innovations and
behaviours are going to
completely revolutionise our lives. Taking a
wrecking ball to a building is an image that
we’ve seen time and time again, symbolising the destruction of one era and the phoenix-like arrival of a new one. That however
is simply not the case anymore.

Thomas Charvet
Head of Commercial
Property Development
BNP Paribas Real Estate
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The Covid-19 pandemic has undoubtedly
shaken our office buildings, but the foundations are still holding strong. In reality, this
is not going to be the only event that will
affect our society and our professional lives
so whilst our office buildings must adapt,
they will not be completely reinvented. The
health care crisis has certainly highlighted
some key changes to be made. The sharing
of space is unlikely to be as widespread as
it was before and the quality of air in our offices is going to be a key talking point. More
than anything though, the crisis highlights
the need for intelligent, sustainable and
flexible office buildings that foster human

connection. Our office buildings must now
be built to adapt to such events. The use
of partitions to create affordable, easy and
more importantly reversible changes to a
building, are going to become increasingly
prominent. We may currently want to create separate spaces throughout the office
but perhaps in in the future we’ll want to
once again break these down. This will also
allow our office buildings to transition between different services, meaning an office
building could easily become a residential
building or even encompass the two. In the
face of the Covid-19 crisis, we have seen
the need to have easy access to our work,
supermarkets and services within the town
centre. Buildings must therefore be able to
function on a multidisciplinary level.
Technology will help the office building to
achieve such flexibility, but this too will
need constant updates and will serve as a
mechanism to ensuring that the office building fulfils its ultimate aims: to be ready for
change, to bring people together and to offer
the right services to those using the building.

GOOGLE, LONDON, UK
It’s not just talk. Look at Google in London. Their staff
restaurant is on the top floor, with a big terrace looking out
over London. That’s where a conventional building would have
installed the directors. The stairs, which used to be hidden
behind the lifts, have been brought centre stage, and the car
park turned into bicycle parking. The message is clear: this is a
business with both physical and intellectual vigor.

MÉTAL 57,
BOULOGNE-BILLANCOURT, FRANCE
Our new headquarters, Métal 57 will
be distinguished by an architectural
and urbanistic signature that will
illuminate the original saw-tooth
roofs of Claude Vasconi (1984) while
conceptualising new inclusive and
disruptive workspaces. With innovation
part of BNP Paribas Real Estate’s DNA,
it will be a connected, intelligent,
responsible building, perfectly in tune
with tomorrow’s practices, promoting
quality of life at work.
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A COMPANY HEADQUARTERS
HAS BECOME A SECOND HOME

In terms of work organisation
and workplaces, the crisis
has raised new expectations
from employees, what about
companies?

Matteo De Brabant
Founder & Chairman, Jakala

What do you think the role
of the headquarters and the
company is?
A company headquarters is the second
home for many collaborators and the first
business port for its guests. It represents a
variable that contributes to the well-being
of those inside it, and at the same time a
representation of the company for customers and stakeholders.
For this reason our Jakala office in Milan,
the crossroads of all our activities, was designed to be a workplace that puts people
living inside it at ease, trying to match the
spaces with the history and culture of the
company itself.
A modern building blends with a historical
one, both connected by an easy, smart and
young style as we are. Different cultures that
live harmoniously in one dimension. We
wanted to build a storytelling of the building
that represents our company history: that’s
what the headquarters of a company should
be, to represents its identity.
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Instead of crisis, I prefer to talk about a critical moment that once again stimulated reflections and challenges for the future. This
situation has forced us to rethink private
and corporate spaces with a much more
flexible approach. Before the lockdown
many companies had activated initiatives
to transform the way we interacted with
work spaces, such as smart working, free
and clean desk policies, technological
implementation (wireless connection extended to all work spaces, simpler video
call systems to use like Teams and Zoom for
example). The lockdown period has accelerated these processes and activated them,
even in those company that were not yet
part of this transformation. Furthermore,
this situation has shown us that we have
more margins than we thought, to increase
space optimization and consequent costs.

Could you consider a work
organisation that was 100%
remote?
My experience as an entrepreneur has
taught me that the strength and effectiveness of our results have always passed
through people and relationships: ideas
and motivation often arise from personal
and casual interactions. In recent months
we have had confirmation that smart working is a facilitator allowing us to go through
the storm and come out on top, so we must
take note that it is an important tool. and we
can’t help it. However we have to remem-

ber that people make the difference and
networking is important and fundamental.
We must not undervalue the fact that in
these months of remote working we have
worked on projects that have been designed and planned before the lockdown.
A total and permanent remote model, even
in the project design phase, could not guarantee the same results.

What model has your real estate
strategy been based on until now?
How has the crisis changed your
strategy?
I can say that I have not had an accurate
real estate strategy to date, instead I have
always tried to follow the needs of our company. Jakala’s growth and the consequent
need to expand, brought us to our current
location. Before the lockdown, we were
considering expanding again and occupying
all the remaining space in the same building. Because of the themes of space and
cost optimisation post lockdown, Jakala
(like many other companies) is rethinking
work spaces and real estate needs and we
decided to keep it as it is and not add other
work spaces. Smart working and remote
working actually worked out well, and this
could introduce new variables on the real
estate market. That could mean a reduction
of companies’ space needs and could lead
to the re-evaluation of private spaces, in a
dynamic compensation between private
and corporate spaces.

Has this crisis raised questions
about leases, their duration
and flexibility?
As a real estate specialist
how do you feel?

Laurent Pavillon
Global Head of Business Marketing & Communications
BNP Paribas Real Estate

In my opinion, flexibility remains the main
value that we will carry into the future.
The fall in sales and mortgage applications,
therefore the contraction in real estate
trade, could shift users from purchase to
lease, because it is certainly a more compatible solution with mobility and with
short-term economic commitment.
After this period I think customers will
observe with greater sensitivity the performance of the mediator and their ability
to adapt to this new normality and to new
customers’ needs.
For this reason, mediators can become a
truly important protagonist in re-evaluating situations, re-negotiating rental fees
and therefore promoting more flexible
contract solutions.
The contractual bureaucracy is also at a
crossroads: whoever manages to simplify
it, will win. All procedures should be integrated with digital tools that can guarantee
security, avoiding endless passages of paper
between one office and another, and with a
considerable saving of time.
Furthermore, the fact that smart and remote working allows people not to commute every day to go to work, could shift
the purchasing axis of private properties
to peripheral areas, because with the same
budget you can afford larger homes than in
city centres and also with outdoor spaces,
which made a great difference for families
during the lockdown.
Real estate is a market that will have to
consider many variables and what decisions companies make. Internal policies
about remote and smart working will also
impact the purchase and lease decisions of
residential customers.

In communications and marketing understanding the
customer experience, the ideas that you adopt and how
a product is used are essential notions. Engagement,
search for meaning and the user experience are
fundamental loyalty drivers. Can we draw inspiration
from these ideas in order to understand a headquarters’
added value and role.
The Covid-19 crisis raises the question of what it means to get back
to the office after many months of lockdown and remote work that
was not always optimal. What will headquarters’ raison d’être be in
a world of workspace fragmentation and hybridisation (third places
etc.)? We can find the answer in collective intelligence, combined with
spontaneous intelligence, stimulation and lastly competition. As a collaborative space, the headquarters allows us to discern usable and often
informal information. A coffee break can for example provide the perfect
opportunity to share information between people and departments.
This is what I call proximity intelligence, coupled with stimulation and
competition for teams and of course managers. While we associate
headquarters with real estate cost, why not place a value on its contribution to company culture, to the sharing of informal or sometimes
essential information, a stimulation hotspot so to speak. Why not also
include its performance contribution in order to highlight ROI (Return
on Investment) but mainly, a Return on Intelligence.

How do marketing techniques also known as the
“customer experience” operate in an office space and
what kinds of experience can they provide?

Remote working is to the headquarters what e-commerce is to a shopping centre. The growth of e-commerce could lead to a decline in customers going to shopping centres. In response to this, shopping centres
have to create new experiences in order to attract customers. We can
easily draw parallels with the problems offices are having. With technology, working, just like shopping can take place anywhere. Setting
ecological concerns aside, people willingly accept to travel to a place
because of the experiences on offer. The headquarters should become
an experience, even multi-faceted depending on the different communities/audiences/targets who will be coming in. Employees, clients,
prospects, candidates, suppliers, partners, service providers, each of
these profiles (or personas in marketing terms) will have its respective
customer experience. The challenge will be defining these customer
experiences while also maximising the value-added experiences, both
for the individual and the company.
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OFFICES, HOME OFFICE,
THIRD PLACES AND CO-WORKING,
WHAT’S THE NEXT CHAPTER?

A

ccording to a Eurostat study released
in 2018, 5.2% of 15-64 year old Europeans worked mainly from home. In
France, only 6.6% of the workforce
worked from home compared to 14%
in Holland or 13.3% in Finland. However, since then
the health crisis has completely overturned the reference points for many companies.

Lauric Leclerc
Deputy Chief Executive Officer of BNP Paribas
Real Estate in charge of Property Management

“The sharing economy, technological
change, new employee aspirations and
the current health crisis have forced us
to rethink our companies' organisation
and the way we work. In this context,
flexible workspaces, that are not subject
to rigid leases, are becoming increasingly
popular. They allow large companies
greater agility, a key factor in their transformation and small companies to have
access to spaces, services and sometimes
a location that they could not have afforded in conventional real estate.”

40

Decentralised work (the home office, co-working
or third places) has allowed companies to decrease
numbers in office premises by enforcing social distancing. Still, the mobile office also meets the new
expectations of employees, won over by this new
experience. Moreover, according to a Deskéo Survey
(April 2020), 77% of women and more than 82% of
men would be quite open to not having an assigned
desk in the office, so that they could work from home
more often.
This trend has been adopted on a European level as
well. According to a survey conducted by Yougov/
Otka with 6,000 employees from the UK, Germany,
France and Holland, 62% of participants said that
this new flexibility has allowed them to concentrate more on work. 55% of participants estimated
that their productivity had increased and working from home gave them more control over the
organisation of their workday.
Mobile and remote working, at home or in a third
place, have proven that decentralised work is here
to stay. This will undoubtedly prompt organisations
to update their real estate strategy in order to consolidate their agility.

NOW CONNECTED,
THE HYBRIDISATION
OF FLEXIBLE, PROFITABLE
AND REVERSIBLE SPACE

N

o matter what each person’s perception about the use
of space during this unprecedented period has been,
we can see a growing demand for flexibility. These
spaces allow large companies to take advantage of adaptable
surface areas in order to increase agility, which is necessary
to respond to their current challenges or to help them in their
transformation. Small companies have access to spaces, professional services and sometimes a location they could never
have had in a classic building. Faced with this growing demand, a large number of owners want to improve the quality
of their buildings by transforming some of their available m2
into flexible space. This generates the conditions needed to
retain occupiers and ensure that their buildings’ position is in
line with market trends. The Now Coworking association with
BNP Paribas Real Estate, through an operational offer on behalf
of third parties, called Now Connected, operates in this way by
allowing the client owners, occupiers and tenants to benefit
from the creation of value, as a result of the activity generated
from the flexibility of space.
“Now Connected allows owners and occupiers to integrate the
codes and tools of co-working into their real estate strategy,
while benefiting from security and better profitability from
their surface area. It also promotes flexibility in the usage
contracts: a first in the market because it merges together
two expectations which were, until now, completely opposed”,
sums up Pierre Henri Dekeyzer, one of the Co-Founders of Wojo,
who joined BNP Paribas Real Estate in order to launch the Now
Connected offer with Now Coworking. Now Connected’s role
is to literally “connect” each building to a network of spaces
of shared DNA, incorporating professional and digital solutions at work, which allow occupiers and their employees to
have a unique and special work experience. In these particular
circumstances, the following characteristics are key to the
response that had to be made: the interoperability of these
spaces, as well as the flexibility and versatility with which
these spaces can be used. Even more than a strong space identity, with a stylish “designer” and customisable interior offer,
Now Connected proposes a hybrid and reversible model in
order to address the challenges of work organisation and the
adaptation and optimisation of spaces. Challenges which are
more prevalent than ever in the current climate.
Read the full version here

Now Connected’s
offer in detail
By combining the experience and the stability of
BNP Paribas Real Estate, European leader of office
real estate, and the expertise of Now Coworking,
independent co-working player, the Now Connected
offer can be deployed in just four months and
includes:
• A feasibility and reversibility study:
the space is adapted for final occupier use and for the
specificities of the location in order to create
a unique experience
• The conception and the layout of spaces:
no standard design, clients benefit from
customisable office furniture and design elements
which are specially made for them in France
• The commercialisation and the exploitation
of spaces, with the commercial strength
of BNP Paribas Real Estate and the appeal
of the Now Coworking’s network.
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CO-WORKING:
GIVING NEW MEANING TO OFFICES
SHARED OPINION

Will the business model of
co-working centers change?

Dan Bayley
Senior Director Central London
Tenant Representation
BNP Paribas Real Estate UK

Will tomorrow’s co-working
centers still be on a 5m2 model?

In the short to medium term, social
distancing regulations will oblige operators to provide more space. Even
in the long term, I think people will no
longer accept the extreme densification
that was the norm for certain operators like WeWork. We are also likely to
see more WCs and kitchenettes being
created to limit contact between different companies sharing the same floor.

Yes, probably. In London, the default model
for serviced office operators has been longterm leases and fixed rents. I think we’re
going to see that model evolve toward
management agreements with low or no
rent, like we’ve already seen in the Thames
Valley. In other words, the serviced office
operator will share part of their income
with the landlord. We’re also likely to see
more building owners providing their own
serviced offices.

Will the proportion of co-working
in relation to office space
be reversed?

We’re probably going to see the line blurring
between serviced offices and normal offices. The crisis means that many occupiers of
traditional office buildings have a surplus,
so they may be willing to let a floor on a
much shorter licence with all the fittings –
and even to provide a facilities management

this model. Minimum distances must be
observed, an adequate ventilation system
must be established and how people move
around the building must be defined.
José Martínez
Managing Director
and Regional Director Frankfurt
BNP Paribas Real Estate Germany

Will tomorrow’s co-working
centres still be on a 5m2 model?

Of course, we anticipate a change due to
the current situation. Some co-working
models are based on offices with five workstations spread over 25m². Due to the current hygiene and social distancing rules,
co-working companies have had to adapt
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Will the business model
of co-working centers change?

Their business model will logically change,
because the density of workplaces is not
possible anymore in the current situation.
This leads us to question what the economic orientation will be in the future. It
depends also on the willingness of companies, to what extent they are prepared
to rent office space. Hygiene standards
must be raised and cleaning needs to be
improved. The subject is complex, as different users have different requirements,
e.g. some need 1.5m minimum distance,
others request 2m.

service. So, they’ll essentially be offering a
product very similar to a serviced office. In
uncertain times like these, serviced offices will be particularly attractive to SMEs
looking for a flexible commitment to space
without having to spend CapEx.

Do you have an example of a client
you’re supporting on the issues of
offices/co-working spaces/third
party premises?

We’re currently supporting one of our clients in looking for a new London HQ. The
client is a major international corporate
that wants to convince the future landlord to lease part of the same building
to a co-working provider. For them, it’s a
win-win situation, because they will have
access to extra meeting rooms and the
expertise of smaller companies for ad hoc
project teams. I think it’s going to be easier
to convince landlords to accept this kind of
arrangement in the current climate.

Will the proportion of co-working in relation to office space
be reversed?

It is too early for us to give definitive answers. Flexibility is key – the office space
has to be designed to respond quickly
and be ready for the “new normal”. New
concepts have to be created, including
for common space like telephone booths,
small lounge-corners or retreat areas. It is
not just co-working that is affected. New
protocols are also necessary for shared
office space, for example if 100 employees share 70 workplaces, people will move
around during the day and therefore cleaning concepts have to be developed. Or will
a change back to a 1:1 concept be necessary? What we certainly can’t imagine is
a movement back to the single offices of
former years.

Frédéric Godard
Director
Partner, Paris Office Leasing
BNP Paribas Real Estate France

Can you see an evolution
in the requirements of CBD occupiers
as a result of the health crisis?

As we have navigated the health crisis, we have seen
that financial directors have been working more
closely with HR directors, while supervising real estate projects for their occupiers. We have observed
a notable shift and suspect that in this post-Covid
period, companies will act with caution, and be more
willing to transform their fixed costs into variable
costs. Perhaps this is the reason for the emergence of
co-working, which has taken on a new form. Co-working which was, at first, a way for companies to set
themselves apart and to be at the forefront of attracting new recruits, has now become a way to respond
to this demand for flexibility, expressed by occupiers.
Companies are anxious to take advantage of having
more agility, from their spaces to their leases.

According to you, will the health crisis
increase the use of co-working spaces? Or
will co-working evolve in response to it?

Beyond flexibility, I foresee three trends which will
incite companies to use co-working. The delays in
construction work caused by lockdown will force
companies to use temporary spaces while their offices are being finished. Some companies will postpone
their real estate projects, and might look for flexible
and short-term office solutions that remain close by.
Co-working spaces could serve as alternative spaces,
acting as third places between home working and the
gradual move back to the office.

How does your service offer or your
products meet the new challenges?
Can you give us an example of a client
that you are supporting through these
issues?

Since the beginning of lockdown, we have noticed a
larger proportion of occupier clients considering flexible co-working solutions. Flexible solutions often rival
traditional solutions for occupiers. Our service offer
was already open to co-working offers, since the boom
in 2016. We have adapted our website to help occupiers to better understand the available co-working
offers market by making a list of the 250 co-working offers in Paris. Our ever expanding knowledge of
how different providers operate is what allows us to
guide occupiers in the right direction. We have decision-making tools which allow us to benchmark the
operators against each other, as well as co-working
solutions against those that are more traditional.

CO-WORKING POST COVID

TOO EARLY FOR
CERTAINTIES BUT
THERE ARE REAL
OPPORTUNITIES
ON THE WAY

C

o-working is now a widespread
phenomenon in Europe. Operators
have entered the market in cities of all
sizes. Even though the pace of takeup
by co-working brands seemed to be
slightly fading last year in most of Europe, almost
3 million m2 were taken-up by co-working operators in a sample of 25 cities across the continent
between 2017 and 2019. In Central London, the main
“co-working city” in Europe, they represented almost 14% of the total takeup over this period.

It’s probably still too early to assess the actual impact of the health crisis on the co-working market.
However, the flexibility made possible by this model could be the guarantee of its sustainability. Companies that will have to reduce their costs could use
co-working spaces as a way to lease space without
being tied into specific time frames. The crisis will
probably lead to the postponement of many office
schemes in Europe. Once again, co-working spaces
could be the solution for companies waiting for the
delivery of their new building. Lastly, the return to
the office will be gradual. Not all employees will
be able to be in the office at the same time in order
to respect social distancing measures. Office occupiers could therefore use co-working centres as
a way of accommodating some of their employees.
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FLEXIBILITY FIRST
SHARED OPINION

As a result of the health crisis, offices must now, more than ever, be able
to adapt to whatever is thrown at them in terms of space and how it is
used. More than the classic definition of co-working, these hybrid third
places, which straddle the gap between home and work, are currently
being created. Here experts share their vision of the future of co-working.

this, our centres were heavily solicited and
stayed open for the whole lockdown period.

Paulo Diaz
CEO Southern & Western Europ,Middle East,
Africa, Brazil, IWG (Regus, HQ and Spaces)

Flexibility is what matters now!

Even though for some flexible working
space centres, the crisis is believed to have
weakened their business model, others believe that it has been reinforced. We need
to forget the term co-working because the
right terminology doesn’t exist yet. Interview with Paulo Dias, CEO Southern and
Western Europe, Middle East, Africa-Brazil,
IWG (Regus, HQ and Spaces).

Could third places be the answer
to the problems encountered
during this health crisis?

The Covid-19 health crisis has profoundly
impacted the company universe. Largescale remote working has allowed us to test
and legitimise work beyond the walls of the
company. It has also allowed us to enhance
and provide exposure for business districts,
co-working spaces and other third places.
The period that we have traversed hasn’t
been easy for everyone because working
from home requires optimal conditions in
terms of space, connectivity and concentration. Remote workers quickly understood

As a result of the crisis, have you
seen a change in the nature of
requests that you receive?

Large corporations are now using these
types of spaces more and more and the average size of the headquarters is decreasing. For obvious reasons such as flexibility,
accounting, the rationalisation of costs and
lack of important CAPEX investment, third
places are very sought after.

Do you think that the Covid-19
crisis will increase the use of third
places? Or will we see some
evolution towards other models?

The sites situated near to employees’ places
of residence or easily accessible on foot or
by bike, are used more frequently by existing
clients and receive more requests. Work-life
balance is now more of a priority than ever.
I’m not convinced by remote working 100%
of the time but more by using third places.
The next step will be to find a good balance
for companies between the headquarters,

Spaces / IWG Group / DR
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remote work and the possibility of having
third places at their disposal. The challenge
behind this hybridisation quest lies in the
efficient distribution of work resources according to where they are situated. We’ve
believed in this since day one! We use strategic networks and partnerships with our
clients so that they can have access to many
centres. In terms of change, I think that we
must revisit the terminology of these places.
Often grouped together under the umbrella
term of “co-working”, among the co-working
spaces, 85% of the space is used by companies. The communal and service areas only
represent a small part of the spaces and
uses. I think that they shouldn’t be referred
to as co-working spaces but rather as places
which provide flexible and private offices for
companies. I think that the crisis will allow
the principal players to consolidate their
model. The industry will continue to develop
and go a step further in what they offer their
employees. Flexible spaces are the future of
decentralised working environments and
are asserting themselves as an asset class
of their own!
Read the full version here

Maciej K. Król
Acting Managing Director at Business Link,
an operator of flexible leases in the CEE

“Demand for flexible
office space solutions
continues to grow”
How have co-working spaces
weathered the crisis?
What observations have you
made during this time?

It’s been quite a test! Both for business models
and the promised standard of service offered
among flexible office market players. Those
that claimed to be pure co-working operators
(mostly open-spaces targeted towards freelances) were facing serious challenges. Those,
like Business Link, perceived as flexible/ser-

Joe McGinley
CEO and Founder of Iconic Offices,
Ireland’s leading flexible workspace provider
with 16 locations across Dublin’s Central
Business District

During lockdown, Iconic Offices remained
open to essential workers. Since the 8th
June, the staff has returned, and today,
around 20% of members are back using
their spaces on a daily basis.

How can members be enticed back
to their co-working space?

In the short term, the plan is to reassure
workers by creating an environment that is
as safe and hygienic as possible. Iconic Offices has established a Covid-19 Response
Action Plan including 15 different measures
to reduce risk to a minimum. Desks have
been spaced further apart, with plexi-glass
erected between workstations. Health packs
including reusable face coverings, disposable

viced-space providers, whose client portfolio
is mostly composed of corporate clients, did
better, working hand-in-hand with clients,
supporting them in their role as responsible
employers. In general, we observed a slight
drop in the number of enquires, but it was
mostly motivated by how companies deal
with risk-management in the short-term.

Do you think this crisis is
redefining the co-working
business model? Does it solidify it?

If we look back at other economic crises
such as the Subprime Mortgage Crisis, they
shook up long-term perspectives and expectations. Companies were not willing to
commit to long leases. The Covid-19 crisis
has done the same thing. As such, the modus operandi of flex-space has become even
more attractive.

Have you noticed a change
in the nature of the requests that
you’ve received?

Questions about “rotational access” have increased, a mixture of working from home and
from the office. Employees can choose when
and where they work. As such, we decided to
launch a new service called “Business Link

gloves, personal hand sanitiser and a contact
free door opener are provided for free for all
2,200+ Iconic staff and members. The biggest
investment has been a thermal camera at the
entrance of each building, a touch-free health
and safety measure where every person visiting has to pass through the thermal scanner
in order to gain access. This system will not
only act as a health and safety measure but
also create comfort for staff and members
through transparency. “We’re getting a lot
of questions about our preventive measures
from people who haven’t yet returned to their
workspace,”says Joe McGinley. “Many people
are anxious, so this is our way of reassuring
them”.

Flexibility as the new norm

As companies prepare to return to the
workplace, Joe McGinley is convinced that
flexibility will be in further demand – making co-working and fully serviced offices
an attractive option. In Ireland, companies
looking for a traditional office space are required to sign a contract of at least 10 years.
But many companies will be reluctant to
commit when the future is so uncertain. The
economy is struggling, and social distancing
means companies need to revaluate how
much space they need – without knowing

Business Link / DR

Rotate”, tailor-made for these clients. It’s becoming more and more popular, especially
with employers who have decided to split
their teams or introduce shifts.

How could co-working provide
a solution to the problems
encountered during this health
crisis?

Companies have realised that with greater
connections between the office and home,
they don’t need to have huge amounts of office
space. People can work in places like ours and
change the space depending on their needs.
This gives employees much greater flexibility,
which is currently very attractive. Solutions
built on top of such needs are enticing for
employers looking for cost-effective workplace solutions, who also benefit from leasing
adapted space, even for short-term periods.

how long these requirements will be enforced. “That’s why we’re confident the
demand for our workspaces will increase
by Q1 2021,” says Joe McGinley. “Companies
will want to monitor the situation and have
the potential to adapt their space or their
contract whenever they need to.”

Long-term prospects

In all probability, social distancing measures
will be short term – but the way we work is
set to change for good. “Video conferencing
will definitely be used more widely,” says Joe
McGinley, “but certain types of meetings will
still need be face-to-face because they require a higher level of engagement. The most
likely scenario in the long term is the ‘hybrid
working model’ where people will split their
time between homeworking and co-working
spaces,” he says, “and we offer the flexibility
they need to do just that.”

Iconic Spaces / DR
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THE TREND FOR FLEXIBLE
OFFICE SPACE IS ONLY GOING
TO BECOME MORE APPARENT
Robert Rackind is Partner and Head of EQT Real Estate
Advisory Team. Here he provides his perception of the
office sector and the potential for its future.

Robert Rackind
Partner and Head of EQT
Real Estate Advisory Team

How has the Covid-19 pandemic
affected your investment
strategy?

Prior to the Covid-19 pandemic, EQT Partners
had been moving towards sectors that are
considered more resilient, real estate was
no exception. This has meant focusing on logistics (including urban logistics) and living
strategies (Build-to-Rent, student housing,
elderly living and care homes). Our strategy
has not changed post Covid-19 and thanks
to the robust and resilient nature of these
sectors, we have gained greater courage in
our conviction.
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Our strategy does of course vary from
country to country, but that has always
been the case for us thanks to a “local with
locals” approach to investing and a thematic focus on future-proof strategies that have
not been impacted by the crisis.
Furthermore, given the lower levels of finance in the industry, compared to the
Global Financial Crisis (GFC), we do not
expect to see much distress materialise in
the market. If this is the case, it will not be
immediate and our funds are always able to
invest opportunistically, despite our heavy
thematic approach to investment.

This crisis has raised many
questions about leases, their
duration and flexibility. What do
you think this means for offices?

Before the Covid-19 crisis, the question
for investors was centred around how
co-working was going to affect future office
demand. Now the debate has transformed
into: “How will the pandemic affect the levels of home working and subsequent demise
of the central office location?’. Furthermore,
‘To what extent will this potential reduction
in demand for space be offset by a reduction
in co-working space and increased use of office space due to additional social distancing
measures within the office?’.

The demand for shorter, more flexible
leases was prominent and increasing before the pandemic because of the flexibility co-working space provided. We believe
this trend will continue with the growing
presence of remote working, juxtaposed in
the short to medium term with an economic
downturn.

What will demand for office space
be like going forward?

Our sentiment is that occupier demand for
space will decrease in the short term, with
a rebound in the medium term. There will
however be downward pressure on Net Effective Rents in certain markets due to grey
space being offered as a result of company
failures and resulting job losses.
In regards to co-working, we believe that
given the current over-supply of space
and in the face of increased competition
to secure clients, there will be a “race to
the bottom” in terms of cost per desk. This
will likely result in viability issues for some
operators and industry consolidation will
follow, in fact we are seeing this already.
Co-working is here to stay, but it is likely
to continue to supplement occupiers’ traditional office needs, rather than entirely
replace them.

Office asset, ‘Influence 2’ acquired in April 2020 by SCPI Accimmo Pierre, located in Saint-Ouen, France.

INVESTORS ARE STILL CONFIDENT
IN THE OFFICE ASSET CLASS

C

ompletely unexpected, the
Covid-19 health crisis has had a
major impact on European countries and their economies, even
though we don’t know yet what
the lasting effects will be.

The office real estate markets are no exception. The volume of transactions dramatically decreased in the second quarter, and significant disparities are already
noticeable , for example between Germany where the activity seems high and the
pricing maintained, and the UK which must
also prepare for Brexit (with very uncertain
conditions).
All over Europe, each market will respond
according to its own fundamental characteristics, not only impacted by government’s decisions or the strictly health-related impact of the virus.
As with every period of “reversal” in the
real estate cycle, we can observe some
recurrent themes. For example, investors
tend to limit themselves to their domestic
or geographically close markets. There is

little hope that there will be capital invested in Europe coming from other regions in
the world, in particular Asia, over the next
few months.
I am convinced that another recurrent
theme is that real estate will continue to
play a role as a safe investment and show
its capacity for resilience.
Whatever investors’ diversification strategies are, the office will remain one of the
top asset classes, simply because it meets a
fundamental need for the business in many
sectors and because it relies on a legal and
economic system which is quite easily modeled, symbolised by the medium/long-term
lease.
In short, occupiers are not so much asking
for “fewer square metres” in the medium
term, but “better square metres” with more
services and more collaborative and flexible spaces. The office building will remain
an invaluable space for social interactions,
training, identity, a point of reference and
work comfort.

Nathalie Charles
Deputy CEO and Global Head of Investment
Management
BNP Paribas REIM

Here we are facing exciting challenges: occupiers’, companies’ and individuals’ new
expectations; incertitude in the market, in
the economy and in health at work; but all
of these factors provide opportunities for us
to reinvent ourselves.
I am convinced that the office will have to
adapt, but it is and will remain essential to
collective work and as such, a profitable
and attractive investment opportunity.
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Kevin Cardona
Chief Innovation Officer
BNP Paribas Real Estate

THE HEADQUARTERS
OF TOMORROW,
CENTRAL AND CONNECTED

T

he health crisis has sped up the transformations that were
already in motion and cemented new trends. Faced with the
spread of the virus, we had to ask ourselves many questions,
particularly about the perception of our living spaces, our
methods of consumption and in turn, our way of approaching work.
Kevin Cardona, Chief Innovation Officer at BNP Paribas Real Estate
shares his vision of the changes to come.
Everyday, we spend a significant amount of time in meetings or appointments. The occupancy rate of a building in the tertiary sector is
estimated to be between 50-60%, which is relatively low, evoking the
fact that there are new, more effective ways to use space. The office
building is therefore under-used. If we put this figure into perspective,
along with the scarcity of land, the limited amount of resources and energy, we realise that every square metre must be better used and better
connected to transport links. The need for upholding a central location is
therefore crucial for the headquarters of tomorrow. We are moving to-
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wards an even more obvious hybridisation; with the confirmed
success of remote working, an appreciation for intermediaries
such as third places (co-working spaces for example) and the
physical headquarters which are indispensable and viewed
as the mother ship of a company’s organisation. This flagship
aspect can be conveyed through its aesthetics, a distinct and
unique design capable of transmitting a recognisable identity
through the buildings’ curves and shapes.

TECHNOLOGY WILL BE THE KEY
TO STREAMLINING

It’s how we use the building that creates value, and these functions evolve cyclically. The office building must be as reversible
as possible. In a world of finite resources, it is crucial to preserve the environment, along with biodiversity and I think that
the future of construction will be found, in part, in renovation.
In order to do this, it is essential to be able to measure and
eventually, generate profit. This is where technology comes in,
in this process of rationalisation. By knowing when and how
spaces are used, we can adjust so that they can be used optimally. This can and will apply to all buildings, as has already
been the case for energy consumption. Today, working with
start-ups, BNP Paribas Real Estate is developing this type of
tool which will better enhance the building and let occupiers
adapt, vacate, or grow as the circumstances dictate. Innovation also happens through space modularity when “real estate” becomes “furniture”.
Why couldn’t three individual offices become a meeting room
for half an hour? The possibilities are endless and especially,
in the long-term, it will cost less for the company because the
building structure will become less of a constraint and more a
way of leveraging the lay out.
Read the full version here

Catherine Papillon
Global Head of Sustainable
Development/CSR
BNP Paribas Real Estate

SUSTAINABLE
AND INCLUSIVE CITIES
ARE THE WAY FORWARD

D

espite the success of remote work during the lockdown, the
office will retain and even gain in appeal. The office will continue to be a destination for employees, a space for meeting,
collaboration and interaction, where the company’s culture
will be reinvented.
We have already glimpsed new trends that will become a part of our
“new normal” and will have an impact on the real estate sector.
First of all, the increase in real estate capital allocations and the
strengthening of investments, which meet ESG requirements. According to Morningstar & MSCI World, ESG funds withstood the fi-

nancial crisis well during the Covid-19 period. The companies who factored in environmental, social and governance
criteria into their decisions experienced less decline than
companies who weren’t committed to ESG criteria. Furthermore, with the growth of e-commerce, which requires three
times more logistics space than traditional retail, industrial real estate will adapt to meet the new requirements of
consumers and should open up opportunities for investors.
Urbanisation will also be re-examined in order to develop
solutions for sustainable and inclusive cities: transport outside city limits, flexible smart city solutions, public infrastructure investments, with an emphasis on public health
and safety.
This crisis has woken people up to the part real estate has
to play in the environment and society. The sector contributes to greenhouse gas emissions, urbanisation and urban
fragmentation – factors in biodiversity loss – as well as the
exploitation of natural resources. We should put questions
about climate change, the circular economy and biodiversity
at the centre of our thought processes, so that it has a positive
environmental and social impact.
This is what BNP Paribas Real Estate is committing to with
its CSR Inspire Real Estate policy.
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PAVING THE WAY FOR
THE OFFICES OF THE FUTURE

Thierry Laroue-Pont
Chairman & Chief
Executive Officer
BNP Paribas Real Estate

A

s a result of the lockdown
period that we’ve experienced this year, many
employees have become
familiar with the advantages of remote working.
Employees have proved to
companies and their management that most
tasks can be carried out from afar, and just as
efficiently as in the office.
It is because of these revelations that remote
working has been the success story of lockdown. Despite the fact that it’s still too early
to say what the scale of this change will be in
the months and years to come, what’s clear
is that remote working will continue to be
more dominant, a real turning point in our
perception of this practice.
Needless to say, remote working will not
completely replace being in the office. The
home office has its downsides, on-site work
has its advantages. Many companies don’t
advocate working from home on a full-time
basis, as they continue to view their offices
as irreplaceable.
The two models will co-exist. Post-Covid
work will be hybrid: office, remote work
and even third places. Only time will tell
how much weight is given to each one and the
office building will have a major and inescapable role to play in this distribution. More
than ever before, it will be vital as a place
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for socialising, connecting, training, identity
and will provide access to the most recent
technology and better working conditions.
The headquarters will be a major draw for
future recruits and investors-bursting with
opportunity.
The company will become a place which employees, clients, service providers and new
recruits are attracted to. A high value-added space which makes room for social connection and provides what remote working
cannot.
More than ever before, employees’ health,
safety and well-being will be the main concern for companies.
At BNP Paribas Real Estate, before lockdown,
10% of our staff worked remotely once a
week. This percentage will grow in the future.
Being in the middle of creating our Métal 57
headquarters in Boulogne, on the outskirts
of Paris, we have decided to reconfigure the
interior layout in light of these changes.
Our goal isn’t to have a smaller office but
a better office. We will still have as many
workspaces, but fewer traditional spaces
and more collaborative and flexible options.
We will make “project mode” a priority and
create space to encourage meeting, enable
interactions and stimulate creativity. We will
focus on project tables, meeting rooms, small
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“hubs”, mini amphitheaters and whatever
else promotes an agile and versatile layout,
with co-working space on the ground floor.
We believe that the main reason that our
employees want to come to the headquarters is to see each other, to mix, to interact
and to work as a team. One of our priorities
will be the well-being that we can provide
for our teams, in particular, acoustic comfort,
whether that be collaborative areas or individual workspaces with four-person benches
separated by four soundproof dividers.
All of these work areas will be readily available and in line with the principles of a flexible office. As a result, our employees will have
more choice, more autonomy and, as mentioned before, greater comfort.
We are also going to focus on communal spaces and places to relax, such as the concierge,
fitness suites and a rooftop. There will be a
more varied selection of restaurants, with
an office canteen and seven kiosks situated
within the interior street, which will be one of
the key strengths of our new building.
Our future headquarters will be the flagship
of our company and exist in perfect harmony
with the trends of the future office that we
expect to see. We hope that it will showcase
our ambitions, our company’s values and our
ability to adapt.
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