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Retail Parks:
Resilience of the built environment

SPAIN

The pandemic is reorganising the various 
real estate segments. 

With an estimated drop of 10% in Spain’s 
Gross Domestic Product for 2020 (Bank of 
Spain), a number of business sectors face 
tough conditions in terms of operations and 
performance. Some property segments are, 
however, showing a greater degree of 
resilience. 
Alongside the logistics sector, boosted by 
the growth of e-commerce, Retail Parks 
remain strong in the face of new shopping 
habits. With open-air common spaces and 
operators belonging to sectors enjoying 
vigorous demand, such as DIY and 
household and sporting goods, Retail Parks 
are showing clear potential for growth in 
the post-Covid period. 

In general terms, those sectors most 
capable of adapting rapidly to the duality of 
online and offline consumer behaviour will 
continue to shape new shopping trends. 

In Spain, Retail Parks with areas 
exceeding 10,000 sq m account for 
almost 3 million square metres GLA 
(gross lettable area) at the end of 2019. 

Some 43% of floorspace corresponds to 
medium-sized Retail Parks.

Density at a national level amounts to 63 
sq m per 1,000 inhabitants, far below the 
figures for other countries, such as the 
UK (159 sqm) and France (114 sqm). This 
means that the Spanish market still has 
considerable room for growth in terms 
of retail park floor area.
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“Retail Parks are positioning as 
attractive assets for investors 
due to their differentiating 
characteristics”
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In terms of the existing Retail Park 
offering, there is significant potential 
for optimisation and improvement.
Two thirds of the GLA are more than 
10 years old and some 32% exceeds 
15 years of age.

These assets could improve their 
positioning through comprehensive 
or partial refurbishment, and also by 
transforming their retail mix through 
the integration of new F&B 
operators and leisure models 
adapted to current requirements.

in RETAIL
PARKS
Answering to this potential, Retail Park 
floorspace will grow by some 8% up to 2021 
as a result of 8 new openings spread 
throughout Spain. All developments have 
ploughed ahead despite the pandemic and 
are expected to open on time. 
These new openings will increase the GLA 
by approximately 245,000 sq m. This will 
take density up to 68 sq m/1,000 
inhabitants, a figure still considerably below 
those of France and the UK.

It is anticipated that a number of the 
projects currently under construction will 
open prior to the close of 2020, such as 
Alcora Plaza (Madrid), Way Dos Hermanas 
(Seville) and Bahía Real (Cantabria).

The autonomous regions with the greatest 
Retail Park floor areas correspond to those 
with the highest population (Andalusia, 
Madrid and Valencia, with an average 
density of 93 sqm/1,000 inh.). 
The exception to this is Catalonia, with a 
density of just 28 sq m/1,000 inhabitants. 
This represents an opportunity for new 
developments in the latter region.

Breakdown of GLA by age
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The format of Retail Parks enables them to 
adapt to the changes impacting all retail 
segments:

• Strategic locations on the outskirts of 
major cities or population centres which 
can consolidate as “click and collect” and 
“click and delivery” centres.

• Moderate degree of competition between 
projects in this retail segment due to the 
limited offerings in terms of floorspace and 
the preference of operators in seeking 
common locations according to catchment 
area. What is more, there is significant 
leeway in terms of increasing the offering 
of Parks due to active demand for space on 
the part of operators.

• Rents currently being paid by tenants 
remain stable and have followed this trend 
over recent years. 

• There is additionally a high degree of 
transparency on the operator side, it is 
even possible in many cases to gain access 
to sales figures demonstrating business 
viability.

• Sturdy demand for floorspace on the part 
of ‘winning’ retailers during the pandemic 
(household, DIY, sporting goods, 
electronics).

• Investor interest in Retail Parks incentivised 
by long-term rents and the solvency of 
major national and international operators.

• Low tenant turnover and reduced service 
costs for operators, acting independently 
to attract customers through their own 
marketing actions.

• Reduced exposure to e-commerce thanks 
to the types of product (furniture, DIY, 
appliances, etc) that shoppers acquire at 
Retail Parks, meaning less competition.

• Although the current situation is different 
in terms of both origin and scope, the 
previous crisis may serve as a frame of 
reference in order to evaluate the impact 
on various economic sectors. 

• The economic crisis of 2008 had no 
significant consequences in terms of rent 
levels on retail parks.

• The rise in e-commerce has likewise had 
rather little negative impact on Retail 
Parks expansion plans, although the sizes 
of stores on these have been revised.

• A number of operators have optimised 
their stores and the majority of these have 
incorporated omni-channel operations 
through click and collect.

• This merges the online and traditional 
store models, leveraging the sales of bricks 
& mortar stores due to the exposure of the 
product (typical behaviour: I saw it, I liked 
it, I bought it).

• Even prior to the pandemic, the search for 
independent plots for large format stores 
near to Retail Parks was intense.

• Smaller scale operators are also looking for 
space on or very close to retail parks in 
order to take advantage of the flow of 
shoppers visiting these centres, meanwhile 
generating a more varied and attractive 
retail mix.

• Plans to increase the share of leisure and 
F&B within Retail Parks represent strategic 
vision over the short and medium term, 
bearing in mind that over the very short 
term leisure activities will be subject to 
limitations.

• The new retail mix will act as a lever to 
increase the shoppers’ dwelling times 
within Retail Parks.

Structural characteristics Pre-Covid and Post-Covid

“The view among investors that Retail Parks represent a resilient 
retail asset within the current market context is becoming ever 

more common.”

TRANSPARENCY
In RETAIL PARKS
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Although investors remain interested in 
the acquisition of this type of asset, 
financing conditions have become ever 
more restrictive. 

Core capital remained interested in Retail 
Parks even during the lockdown period. 
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This report contains publicly available information which has been prepared by Cushman 
& Wakefield on the basis that this is accurate and complete. Cushman & Wakefield 
accepts no liability whatsoever should this not be the case. No warranty nor 
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completeness of the information herein, this being subject to errors, omissions, changes 
in price, rent or other conditions, retraction without prior notice and any other special 
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The acquisition of On Plaza (Torrejón) in July was 
an example of this.

As a consequence of Covid-19, a number of 
retailers are speeding up the adaptation of their 
portfolios, though the majority of the main 
operators have already made the necessary 
changes as part of their omni-channel strategy.

Prime rents on Retail Parks have remained 
stable since the close of 2019 in both 
Madrid, Barcelona and the leading 
provincial capitals. No impact on rent 
levels has been noted as a consequence of 
the recent health crisis.

Prime yields (net initial) for the best parks 
are at levels above those of other retail 
segments (shopping centres, high street 
premises) and other classic assets such as 
offices and logistics units. The trend points 
towards these prime yields remaining at 
around 6.0% up to the close of 2020.

Although there is growing demand on the 
part of investors, particularly in terms of 
value-add product in this sector, vendors 
are still not willing to accept the lack of 
institutional capital and downward price 
adjustments.

The difficulty in finding portfolios would 
imply a price premium for products of 
these characteristics.
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