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The slightly 
more sustainable 
way of developing 
real estate
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Foreword
Dear readers,

The Althan quarter in Vienna, with the FRANCIS complex at its heart, might 
be the largest neighbourhood development project ever undertaken by 
6B47 – but this is just the start. Over the coming months and years, we 
hope that these large-scale urban developments will become an increa-
sing focus of our business. My colleagues and I are convinced that this 
asset class is the key to the cities of the future – not just because these 
projects address how people in large cities, such as Vienna, Berlin, Frank-
furt am Main and Munich, live and interact with one another, but because 
neighbourhoods as an asset class have important economic value for in-
vestors. 

Neighbourhoods have proven to be remarkably resilient, even during the 
COVID-19 pandemic, and because each one is unique, they operate lar-
gely outside of the real estate cycle for solely residential or commercial 
properties. The mix of different usage types also increases the value of 
the neighbourhood as a whole and reduces the risk because the reve-
nue streams are diversified – even right down to the level of the individual 

properties. So far so good, but at 6B47 we don't like to make life easy for ourselves. Our definition of a neig-
hbourhood is not merely a small area with a few thousand square meters of usable space. Quite the oppo-
site! The Althan quarter was just the start – our future urban development plans are much more ambitious. 
In both Austria and Germany, there are much larger sites, such as old factory premises and former barracks, 
that are just calling out for a neighbourhood development project. 

To ensure that we harness and continue to maximise the potential of these future conversion and rede-
velopment projects, we have already teamed up with strategic partners in a number of different areas 
and are actively looking to strengthen our partnerships. That's why our motto for 2022 is "6B47 goes insti-
tutional". 

In this same spirit, we have broken with tradition and elected not to sell our lighthouse Althan project to 
a single investor. We have received many fantastic offers, but we want to continue to add value to the 
neighbourhood over the long-term and improve its performance through active asset management. This 
decision will also enable us to expand our investment management activities, which we believe will form 
an important component of 6B47's future.

In this latest issue of Trends & Insights, we take a look at the opportunities for investors created by this new 
direction and explore how 6B47 plans to manage the transition to an investment management company 
alongside its existing property development operations.

I wish you engaging reading of our latest issue. 

Sebastian G. Nitsch

CEO | 6B47 Real Estate Investors AG  
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In today's economy, the innovation cycles are 
shorter than ever before. The fallout from CO-
VID-19 continues to play a role and, at the same 
time, we're seeing the growing impact of all man-
ner of different economic factors, including in-
vestment pressure and interest rates. The result, at 
least in the short term, is uncertainty in individual 
usage categories, just as we saw in the retail and 
office segment during the COVID-19 lockdowns. 

In the current economic climate, neighbourhoods 
are not simply viewed as diverse and evolving 
urban centres for residents, workers and leisu-
re-seekers. Instead, they are becoming the gold 
standard for institutional and professional/semi-
professional investors. Neighbourhoods present 
an opportunity to invest a significant amount of 
capital in an area, where – in the ideal case – the 
risks are already diversified and the cashflow is 
assured through a range of different usage cate-
gories. Moreover, there is significant potential for 

synergies, since the different spaces complement 
one another and add value.

The difficulty is that, once near completion, neig-
hbourhood development projects attract lots of 
interest from buyers, and limited supply is pushing 
prices up and putting pressure on rates of re-
turn. In the current market, classic forward deals 
are fraught with uncertainty. Supply chain issues 
mean that it's simply not possible for fixed date 
sales to be 'set in stone' months, or even years, in 
advance of completion. In addition, construction 
costs have risen steeply in recent times – up 14.6 
percent in Germany between February 2021 and 
February 2022 according to the Federal Statistical 
Office of Germany. And the figures for Austria are 
just as high. These rising costs present a real chal-
lenge, particularly for fixed-price forward deals 
agreed early on in the project lifecycle. In times 
like these, what we really need is flexibility and 
partnership – not fixed clauses – so that we can 

Fund or joint venture –         
finding the right partners   
and products for the neig-
hbourhoods of the future
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More buy-in for investors and more capital for developers – joint ventures 
offer a win-win solution

concentrate instead on achieving the best-pos-
sible development result for the neighbourhood, 
rather than focussing on contractual agreements.

Option one: joint ventures – putting 
investors at the helm

Demand for new flexible partnership models is gro-
wing fast among investors and developers alike, 
but this is nothing new. In fact, joint ventures have 
been a growing trend for many years, long before 
the emergence of the current supply chain issues. 
According to the latest Off Market Study from HPBA 
– a leading German specialist in real estate trans-
actions – around 38% of industry players that took 
part in the survey expect to see the volume of joint 
ventures increase. Less than 6% are forecasting a 
drop in volume. 

The joint venture model gives institutional investors, 
such as insurers and pension funds and traditional 
private equity investors, the added advantage of 
being involved right from the point of acquisition and 
the opportunity to take an active role in the project. 
That means they essentially sit alongside the develo-
per at the helm for the entire duration of the project. A 
good collaboration will also lay the groundwork early 
on to allow the joint venture partner to add the com-
pleted project to its own portfolio in the long-term. 

Joint ventures also offer developers an enormous 
advantage, since this model allows them to take on 
large-scale projects with limited borrowing. While 
it's certainly true that there is a shortage of sites for 
neighbourhood development projects, the biggest 
competition is for small to medium-sized projects. In 
the DACH area, there are many large development 
areas – more akin to city boroughs than smaller 
neighbourhoods – that are well-known on the mar-
ket, but the size of these sites means their acquisition 
is out of reach for most individual property develo-
pers, even the largest and most established indus-
try players. However with a joint venture partner on 
board, developers can access the capital they need.

Going forward, we at 6B47 Real Estate Investors AG 
plan to take on more of these large-scale projects 
by teaming up with strategic joint venture partners. 
A key element of this strategy will be to ensure that 
we match the right investment partners with the 
right projects. After all, every one of our potential fu-
ture joint ventures will have its own unique characte-
ristics. This new strategic direction will have no effect 
on our existing 6B47 Real Estate Club, which allows 
us to team up with several co-investors to run small 
and medium-sized projects. We plan to continue to 
use this mechanism, alongside the joint venture mo-
del, to acquire and implement many more projects 
in future.
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Althan quarter as seed investment: already operational and at an advanced development 
stage, this neighbourhood asset provides a solid starting point for the fund.

of Germany and Austria. 6B47 Real Estate Investors 
AG will take on the real estate asset management 
in collaboration with a strategic partner. Howe-
ver, the fund itself will be managed by an external 
equity management company.

A fresh approach to property invest-
ment

When 6B47 Real Estate Investors AG was founded 
in 2009, the real estate markets were crying out 
for change on many fronts. We made it our mis-
sion to bring about this change – and we succee-
ded thanks to our fresh development approach, 
combining exceptional real estate concepts and 
a sound investment strategy. All these years on, 
our fundamental approach remains unchanged. 
We remain convinced that innovative market ac-
cess strategies and modern forms of investment 
are essential if projects are to perform well and 
help create city centres that are fit for the future. 
We will therefore continue to provide market ac-
cess opportunities for as many different investor 
profiles and risk categories as possible – from the 
conservative core investor right through to the 
opportunistic investor.

Option two: the open-ended special 
fund

Alongside our joint venture strategy, we also want 
to offer another investment option for institutio-
nal investors such as pension funds. Despite re-
ceiving many attractive purchase offers, we have 
decided not to sell the Althan quarter with its four 
sub-projects – the hotel, the SOPHIE and JOSEPH 
residential buildings and the centrepiece FRANCIS 
complex – to a single investor. Instead, this major 
project will provide the seed investment for our first 
open-ended real-estate special fund. This decisi-
on was motivated not simply by our desire to keep 
hold of the property for the time being, but, more 
importantly, by cold hard economic facts. There is 
significant demand for high-quality spaces and 
well-established locations in the centre of Vienna, 
so the project has real potential to perform well in 
the long-term.

For this same reason, we have also designed our 
regulated open-ended special fund to allow us to 
add more neighbourhood development projects 
with a high proportion of residential units in the 
core and core plus risk categories into our portfo-
lio in future. This will mean prioritising investments 
in attractive locations in the metropolitan regions 
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For investors, 
your track 
record matters 
more than ever

There are currently three major factors impacting 
the property markets: rising interest rates, sub-
stantial price increases in the energy and cons-
truction sectors and supply chain issues. At the 
same time, the yield spread for government bonds 
and other liquid assets is falling. In this exclusive 
interview for Trends & Insights, Andreas Schulten, 
Chief Representative at bulwiengesa AG, explains 
why property investment can still be an attracti-
ve option for institutional investors and what the 
most important criteria are in the current climate.

Mr Schulten, is real estate really an 
attractive investment option for insti-
tutional investors right now? 

Schulten: We are currently seeing some significant 

developments that are changing the goalposts 

across the investment market. It's worth noting 

that, were if not for the high purchase prices, right 

now all the conditions are in favour of property in-

vestment. The current big trends – think reurbani-

sation, a largely robust economy, significant lack 

of supply and, last but not least, the largely in-

flation-proof nature of the property market – are 

all significant plus points for this investment class. 

I personally am much less concerned about the 

large amount of equity tied up in property in the 

DACH region than I am about other asset classes. 

For core property investments, I would expect to 

see the rate of return continue to fluctuate under 

the three percent mark. If we imagine a situation 

where an investor makes a 2% return on their pur-

chase and inflation is tracking at 4%, then natur-

ally the investor makes a loss  – especially if they 

are reliant on borrowing. In that case the invest-

ment is perhaps less attractive than other alterna-

tives; however with good asset management and 

index-linked lease agreements, these investments 

can deliver a return. A property developer or fund 

manager that is able to secure better returns with 

a high degree of security and offer the standard 

bond spread  is sure to attract lots of interest.

Interview with Andreas Schulten, Chief 
Representative at bulwiengesa AG 
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Which investor groups are currently 
dominating the market? 

Schulten:  We're currently seeing a lot of caution, 

especially among investors. The BF.Quartalsba-

rometer – a quarterly barometer to assess the 

mood among investors, which we at bulwiengesa 

have been heavily involved with for many years 

– is at its lowest point since the COVID-19 crisis 

in 2021. This means that, in the short to medium-

term, the market will be dominated by investors 

with high levels of equity. Large pension funds, 

for example, will continue to be loyal to the pro-

perty markets, and I believe that large interna-

tional institutional investors will also play a sig-

nificant role.

In recent times, France and the UK have increa-

singly emerged as alternative markets to the 

DACH region, but Germany in particular continu-

es to occupy a strong position as one of the key 

property markets worldwide.

How much are institutional investors 
changing their real estate investment 
strategies in the current climate? 

Schulten: We are seeing a number of changes. 

For instance, institutional investors have further 

increased their quality standards. They want the 

numbers to really stack up, but not just that; in 

many cases they're looking to see that a pro-

perty adds social value – that its ESG creden-

tials are spot on. Today's institutional inves-

tors have no choice but to engage with these 

topics and adapt their strategies accordingly. 

No matter how prime the investment, if it do-

esn't meet the requisite ESG standards, it will 

attract virtually no interest. The same applies 

whether  it's a modern city-centre office buil-

ding or a mixed-use urban neighbourhood, the 

latter of which are very much in vogue among 

investors right now. And here too, stakehol-

ders have become increasingly demanding. 

At bulwiengesa, we estimate there are around 

600–700 neighbourhood development pro-

jects in Germany. In 2019, we categorised these 

into six groups as part of a study conducted 

with Corestate. Among them are many success 

stories – small neighbourhoods, large 'mega' 

neighbourhoods and even vertical neighbour-

hoods – but by no means do all of these so-

called 'neighbourhoods' live up to that name. 

So we need a more detailed ana-
lysis? 

Schulten: Absolutely! I would definitely caution 

against a rash romanticised notion of a neig-

hbourhood. Creating this kind of ideal neig-

hbourhood – one where dynamic office-ba-

sed businesses sit alongside owner-run hotels 

with microliving apartments, attracting young 

professionals who go for a few drinks at the 

local bar after work – is a long process requi-

ring constant improvement. The management 

costs are also high. Without putting too fine a 

point on it, it's much easier to manage a sin-

gle-use area. The bottom line is that mixed-

use urban neighbourhoods also have to make 

economic sense – and that's where asset ma-

nagement and property management come in. 

These services are vital to ensure that any im-

provements also increase the actual economic 

value of the neighbourhood. For me, flexible, 

medium-sized businesses are perfectly placed 

for this, as it's impossible to plan a complete 

neighbourhood in advance. 

„Were it not for the high 
purchase prices, right 
now all the conditions 
are in favour of property 
investment.“

Andreas Schulten
Chief Representative, 
bulwiengesa AG
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„Has the developer 
demonstrated that 
they really 
understand the 
location and asset 
class? If the answer 
is yes, then this lays 
an important 
foundation for a 
win-win outcome 
for both sides.“

Andreas Schulten
Chief Representative, 
bulwiengesa AG

Do you think there are any underesti-
mated asset classes within neighbour-
hoods? 

Schulten: For me, the most overlooked are mo-

dern residential concepts around serviced 

apartments, particularly for the elderly. And also 

care facilities. According to bulwiengesa's calcu-

lations, Germany alone needs to create 472,000 

additional places in new and modernised care 

homes and 470,000 residential units for assisted 

living. The market for this potentially amounts to 

almost 150 billion euros.

In recent times, institutional inves-
tors and project developers have 
increasingly started teaming up on 
joint ventures. How does this work for 
each side? 

Schulten: For project developers it's all about 

stability and having the confidence to plan ahe-

ad. Time and again, we hear stories from the 

market of developers having to make someti-

mes significant recalculations when awarding 

contracts to their main contractor. The finan-

cial situation I eluded to at the start can also 

prove very challenging. A joint venture partner 

alleviates this by providing the all-important ca-

pital and also – in an ideal case – allowing for 

more flexibility. For investors, the track record of 

their potential partners is becoming more im-

portant than ever. What they want to know is: 

Has the developer demonstrated that they real-

ly understand the location and asset class? And 

if the answer is yes, then this lays an important 

foundation for a win-win outcome for both sides.

Is the situation similar for fund in-
vestments or are there other factors 
to consider? 

Schulten: Of course, the track record of the fund 

manager matters. But, in my opinion, a stable 

management structure is more important. In the 

DACH property sector, we have seen examples 

of rapid, and sometimes chaotic, management 

change as well as examples of long-term conti-

current usage requirements. Ultimately, functio-

nal structures and flexibility are more important 

than a portfolio of impressive architecture where 

the underlying real estate is unadaptable. And I'll 

say it again, active management is king.

Further information: 
www.6B47.com

nuity. It's also important to take a close look at 

the portfolios, as older funds that are managed 

less actively will have a certain amount of lega-

cy assets, most of which are not well suited to 
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How 6B47 is shaping urban centres 

Ever since the company was founded, the team 
at 6B47 Real Estate Investors AG has proven its 
ability, time and again, to implement success-
ful mixed-use and neighbourhood development 
plans. To date, we have 18 projects across Ger-
many and Austria to our name, some already 
successfully planned and implemented, others 
still in the development pipeline.  

For many years, the lion's share of our neighbourhood 
development projects were in Germany, not Austria. 
For instance, in 2011, we purchased the Louis Am Park 
new building project in the Adlerquartiere quarter of 
the already up-and-coming Gallus district of Frank-
furt am Main, and proceeded to develop the area 
over the subsequent years. Long before the acronym 
ESG became a buzzword in the real estate sector, we 
transformed the 50,000 m2 site by combining resi-
dential units with a childcare provider, sports pitches 
and playgrounds to improve the social value of the 
development. This project was followed in 2012 by 
East Village, another significant neighbourhood de-
velopment project in Frankfurt.

Neighbourhood develop-
ment projects spanning 
half a million m2 

Overall, in our first decade, we successfully develo-
ped 226,000 m2 of urban neighbourhood space in 
Germany and another 49,000 m2 in Austria. Then 
came the Althan quarter in Vienna, with the FRANCIS 
complex at its heart – an enormous project that in 
terms of the numbers and area was almost as big as 
all our previous neighbourhood development pro-
jects combined. 

Including the Althan quarter, our neighbourhood de-
velopment projects to date span 550,000 m2 or 55 
hectares. That's the same as 77 football pitches or, to 
put it another way, a small city borough.

By increasing market access to this asset class for 
institutional investors through our new fund and join-
venture models, we now hope to significantly expand 
the neighbourhood projects in our development 
pipeline. Neighbourhood development projects cur-
rently make up 60% of our total development portfo-
lio in terms of total square meterage, but we expect 
this figure to rise to 75%, or perhaps even higher, over 
the next few years.
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Neighbourhood develop-
ment projects spanning 
half a million m2 

Neighbourhood develop-
ment is our forte
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C I T Y

9 2 0,0 0 0 m 2

TOTA L  A R E A  A L R E A DY 
D E V E LO P E D

P R OJ E C T S

Berlin 16,000m2

Düsseldorf 19,000m2

Frankfurt am Main 132,000m2

Munich 40,000m2

Stuttgart 12,000m2

Graz 13,000m2

St.Pölten 

Vienna

Wroclaw

36,000m2 213,200m2

30,000m2

Total 268,000m2

23,000m2

266,200m2
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2 6 8 , 0 0 0 m 2

Tra c k  Re c ko rd

2 2 6 , 2 0 0 m 2

i n  p i p e l i n e

5 8 %
5 3 4 , 2 0 0 m 2   d e v e l o p e d 
a s  p a r t  o f  n e i g h b o u r h o o d 
d e v e l o p m e n t  p ro j e c ts
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