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 Demographic changes 
 Prediction of the declining population till 2025 

 The composition of the population will be changed 

 The structure of age distribution of the population will be changed 

 The national structure will be changed 
 

 Economic influences 
 Economic changes 

 Changed and decreasing demand of consumer products 

 …  
 

 Challenges to „real estates“  
 Reduction of household size 

 The ground plan of a building and the technical equipment are not adequate to today‘s 
standards 

 

 

Problem coulisse „vacancy“ 
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supply of real estate > demand of real estates 

housing stock Germany 

(rent/ property/ vacancy) 

Problem coulisse „vacancy“ 
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vacancy rate in Germany  
(East/ West) 
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Which buildings are affected by vacancies ? 

  Residential buildings in high-frequency streets 

  Multi storey dwellings 

  Real estates with bad building fabric 

  Not refurbished and equipped modern real estates 

  Office and retail buildings caused by economic changes 

  … 

„Dilapidated“ Properties 
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 Vacancy means unused spaces of real estates, while it is possible to use them 
due to legal and factual circumstances. But because of local and economic 

causes this spaces will not be used. 

Definition „vacancy“ 
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kinds of 
vacancies 

prospective vacant 
buildings 

temporary vacancy 

vacant buildings 

structural vacancy 

permanent 
vacancy 

e.g. vacancy 
caused by tenant 
change 

is to be considered 
by the loss of 
rental income risk  



FIG Congress 2010 
Facing the Challenges – Building the Capacity 
Sydney, Australia, 11‐16 April 2010 

|  4 

are …  

 The urban decline of districts and therefore the perforation of urban areas  
 Development of the submarket „vacancy“ 

 

 

 

 

 

 

 

 

 

 The absence of investments by the propetry owners into the building stock 

 The (local) property market has to reflect this trend   

 The decreasing of the property prices 

Impacts of structural vancancies 
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perforated urban 

residential 
buildings 

retail buildings 
office 
buildings 

infrastructure … 

…to stabilize the property market:  
 

 The scarcity of new building areas 

 The activation of fallow land, space between buildings and vacancies, by 

 Preversation of buildings 

 Partial demolition of buildings 

 Demolition of buildings 

 

 

Urban Strategies  
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Decreasing vacancies by the adaption of the 
offer to the changed requirements  

conservation/ adaptive reuse of real estates 

The urban strategy „adaptive reuse of real 
estates“ have to be studied due to the 

appraisement 
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Detailed due diligence and calculation of profitability 
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Regarding the appraisement… 

 the vacancy has to be considered, 

 the verification of different adaptive reuses has to occur, 

 the prediction of future usages has to be traceable and verifiable, 

 the demographic and economic development have to be considered,  

 … 

 

Appraisement 
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the appraisal of the fair market value (income method) 
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Income Method 
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gross yield (sustainable achievable 
yearly receipts) 

management costs 

net yield of estate/ property 

- 

= 

interest rate/ yield of the land 
value 

- 

land value 

property yield 

part of the net yield of the object 

= 

= 

x 

multiplier (years‘ purchase or 
annuity factor) 

x 

capitalized income value of the 
object 

land value 

= 
+ 

(tentatively) capitalized 
income value 

= 

Valuation Ordinance 

Fair market value – value-influencing parameters 
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land value 

fair market value 

 location „vacancy“  
 future usage 

building value 

vacant 

adaptive reuse 

value-influencing parameters: 
 management costs 
 maintenance costs 
 market rental value 
 demographic development 
 physical condition of the building 
 measures of modernization and redevelopment  
 energetic requirements  
 …  
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Object of valuation 

 At a high-frequency street  

 Previous use was residing 

 The ground floor is vacant 

 The upper floor is expected to be also vacant (ending of 
the rental agreement) 

 

Objective 

 The development of adaptive reuse scenarios 

 The realtime renting of the areas 

Example – Development of adaptive reuse scenarios 
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Example – Development of adaptive reuse scenarios 
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€ 

years of 
vacancy 

The impact of the vacancy of a dwelling unit onto 
the capitalized income value of a real estate 

capitalized 
income value 
during full letting 
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Example – Development of adaptive reuse scenarios 
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The impact of the vacancy of a dwelling unit onto 
the capitalized income value of a real estate 

vs.  
capitalized income value per adaptive reuse of the 

real estate 
€ 

years of 
vacancy 

capitalized 
income value 
per adaptive 
reuse 

 Adaptive reuse as an urban strategy obtains new attractiveness and qualities in 

the district, 

 and effects the stabilization of the property market, 

 The vacancy could not be countervailed completely by the possibility of adaptive 

reuses, 

 The partial demolition of buildings have to be necessary, 

 The prediction regarding adaptive reuses will not be possible without the 

monitoring of the past, 

 Different adaptive reuses have to be assessed adequate (by the probability), 

 … 

Conclusions and…  
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 Which kind of adaptive reuses will be probably ? 

 When does the adaptive reuse occur, with „sufficient certainty due to 

ascertained facts” ? 

 How does the weighting of the different future usages could be realized ? 

 Where have the future developments to be considered in the income method ? 

 What amount of measures of modernization and redevelopment have to be 

accumulated ? 

 How will the property yield be changed ? 

 How will the current planning law affect the possibilities of adaptive reuse ?  

 How will these aspects influence the property market ? 

 …  

… open-end questions 
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Contacts 

Dipl.-Ing. Silja Lockemann 
Fachgebiet Landmanagement 
Petersenstraße 13 
D-64287 Darmstadt 
 
lockemann@geod.tu-darmstadt.de 
Tel.: +49 (0) 6151 / 16 3047 
 
http://www.geodesy.tu-darmstadt.de/lm  
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