
FEB 2016 | perenews.com

FOR THE WORLD’S PRIVATE REAL ESTATE MARKETS

INVESTING IN INDUSTRIAL AND LOGISTICS
A special supplement to PERE magazine 



INVESTING IN INDUSTRIAL AND LOGISTICS | PERE     3  

Fluent in real estate
There is no substitute for local expertise 
and insight when searching for the 
best real estate investments. It is this 
knowledge and experience that has built 
AEW Europe’s reputation as one of the 
leading real estate investment managers 
in Europe. AEW Europe continues to 
expand its European platform with more 
than 280 people managing real  estate 
across Europe.

www.aeweurope.com

While the largest 
logistics real estate 
investment managers 

have consistently attracted the 
largest institutional investors into 
their vehicles, there remains a 
plethora of investors left frustrated 
on the market sidelines.

For these investors, turning 
away from the asset class is not an 
option, given the widely accepted 
growth trajectory ahead for 
e-commerce. But if they are unable 
to invest via the funds of one of the 
sector’s large specialists, they must 
consider alternative routes.

James Markby, a founding 
partner at Logistics Capital 
Partners (LCP), a niche logistics 
real estate investment manager 
hailing from London, reckons 
they, in fact, have three alternatives 
choices. They either can invest 
directly into the asset class or 
they can commit their capital to a 
generalist fund manager for which logistics real estate is but 
one strategic target.

The third option is to partner with a smaller specialist 
logistics real estate investment management firm such as LCP. 

As such, Markby says a real opportunity has opened 
up for the sector’s smaller firms to impress this frustrated 
capital pool.

Nonetheless, given the sheer demand for institutional-
grade logistics real estate at present, he admits the pressure 
is on to demonstrate the benefits of working with smaller 
specialists. In the current market, anecdotes abound of 
logistics land sales attracting as many as 25 bids and Markby 
describes such an environment as “a new era for logistics”.

The niche difference 
In the first instance, Markby believes investors should not 
decide to work with smaller specialists because the products 
of their larger counterparts are unavailable. Rather, they 

should do so because of the advan-
tages this option offers. 

He says: “It is the moment to 
capture the imaginations of, not 
just those investors which are 
simply impatient with the long 
waits, governance questions, and 
limited options available amongst 
the big firms, but moreover 
those who are more consciously 
choosing to engage a more direct 
and granular approach to asset 
selection and development.”

For him, the investors that 
engage with groups like LCP 
should benefit in three areas: 
first, direct access to development 
capabilities; second, the possibility 
of direct profit-sharing; and 
third, the technical expertise that 
comes with working with sector 
specialists.

Just as development operational 
capabilities are an allure for 
investors to back logistics’ biggest 

investment management firms, so it is also a distinct selling 
point for the sector’s smaller firms. Markby says: “For logistics, 
development and investment activity are inextricably linked. 
They are a virtuous circle where one informs the other, and at 
a much faster pace than in any other sector given that projects 
can be taken from bare land to completion within six to 12 
months.”

Kristof Verstraeten, another founding partner of the firm, 
adds: “if logistics development is managed correctly, it carries 
lower risk than most developers would like to admit. The 
short timescales, and pre-letting nature of logistics makes it 
comparatively less risky compared to, say, a shopping center 
or an office tower.”

Verstraeten says that risk is further mitigated by the nature 
of lease tender processes and, when combined with shorter 
development timescales, investors are able to glean a better 
understanding of future risks as a result, something harder to 
do in the other asset classes. 
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A viable alternative  
Niche logistics property managers can attract some of the capital currently frustrated 
queuing for the sector’s biggest brands, argue the senior executives at London-based 
Logistics Capital Partners. By Gregory Morris.

Markby, Benvenuti, Verstraeten:  LCP’s leaders aims to offer 
investors another way of investing in logistics. 
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Profit sharing with  
the experts
“Enhanced returns from develop-
ment aren’t bad either,” Verstraeten 
adds. That brings us to the second of 
the three advantages. “It is not clear 
whether the biggest developers out 
there actually allow their institu-
tional real estate funds to participate 
in that side of the profits, or whether 
this is always reserved for large inter-
national management teams and 
shareholders,” he says. Verstraeten is 
keen to make the point that smaller 
firms oftentimes will be open to such 
profit-sharing arrangements. 

The third advantage comes in 
the form of the technical understanding of logistics real 
estate that, while the big specialists also have it, many of the 
generalist fund managers do not. When asked to provide 
examples of the sorts of understandings that LCP and other 
niche firms in the sector can demonstrate to their investors, 
Andrea Benvenuti, LCP’s managing director for construction 
and development, who came to the firm from one of the top 
e-commerce retailers, chooses to talk about the technical 
suitability of an asset. It is an area he describes as widely 
misunderstood by purely financially-minded investors.

Specifically, he points to load bearing capacity in the roof 
structure for air conditioning equipment. “We know this to be 
an overlooked factor by investors in the future performance of a 
facility.” He says: “E-commerce fulfillment operations require 
cooling for employees across different zones in the building 
and if the roof can’t take it, this will be disproportionately 
expensive to retrofit, and this is often not considered in 
traditional standards of logistics design concepts.”

More broadly, Verstraeten states: “The difference between 
an asset that is outperforming or underperforming through 
its lifetime is related to a multitude of incremental technical 
points that are very specific to future life and use. In addition 
to location, we are looking at where are the longer term 
commercial gains or costs in the specifications, the lease 
and intended operation types during the hold period. These 
commercial aspects are not obvious in a simple technical 
building survey.”

Beating the lottery
Even bearing these points in mind, there is no getting away 
from the fact that top-grade logistics real estate is a highly 
sought-after commodity. Verstraeten says his firm has 

encountered numerous overcrowded 
auctions. “In this environment, it is 
not surprising to have the top six bids 
be very close together. So how do you 
gain a winning edge?”

The term “lottery” is appropriate 
for many of the recent widely 
marketed sales processes, Verstraeten 
says, given how close the top bids have 
been. And he warns that valuable 
company resource and capacity can 
be wasted in such situations. “You put 
a lot in for a hit rate that is not very 
high. What you really want is a much 
better shot at a range of deals, while 
also protecting your performance 
through the hold period.” 

For him, the solution can be found by going back to 
the source of demand in the sector, the occupier, and that 
requires an in-depth knowledge of such folk in areas such 
as their operations and growth projections and what the 
detailed implications are for these areas on their buildings. It 
is a factor that Verstraeten insists is now critical for investors 
to consider as real estate markets reach cyclical highs. 

“Three or four years ago,” he recalls, “if you made a call 
on the cycle, and you got it slightly wrong on the building, 
you were still safe on the sector call. That is no longer the 
case. There has to be a fundamental understanding of the 
underlying asset, occupier, investment characteristics and 
operations of the facility.”

Whether an investor chooses to wait for a product of 
one of the logistics sector’s biggest investment managers to 
become available is an important decision. For the executives 
at LCP, however, investors which choose not to wait, for the 
reasons highlighted, determining whether to go direct, with 
a generalist fund manager or with a niche specialist is really 
not a decision at all. For them, the answer is obvious. 

 

Logistics Capital Partners (LCP) is a London-headquartered, spe-
cialized asset management and development company for logistics 
real estate in Europe. The company is led by James Markby, Kristof 
Verstraeten and Andrea Benvenuti, former senior executives at CBRE, 
Goodman and Amazon respectively with more than 40 years of experi-
ence in the logistics real estate market between them. Since its founding 
in early 2015, LCP has become active in seven countries across Europe, 
has assumed control over approximately 150 acres of development land, 
reflecting a completed value of more than €210 million, and has started 
construction on a unit of 550,000 square feet, which is pre-leased  
to retailer Primark. LCP also has secured its first asset management 
mandate with a large institution. 

“It is the moment to capture 
the imaginations of, not just 

those investors which are 
simply impatient with the long 
waits, governance questions, 
and limited options available 

amongst the big firms, but 
moreover those who are more 

consciously choosing to engage 
a more direct and granular 
approach to asset selection  

and development” 




