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Management summary – Swiss office property market 

  

Office market at interim peak 
Write off a real estate market at your peril. In the wake of the COVID-19 pandemic, 
Switzerland’s office property market was pronounced to be on death row by many an 
observer. But demand for office space is currently at a peak, which is due to robust 
growth in employment. One black cloud still looms large, however: Home working is 
weighing on absorption, hence the overall supply of space is falling less markedly than 
in previous recovery phases. 
 
Strong employment growth since the second half of 2021 has buoyed demand for office space. 
Many companies that refrained from renting premises during the pandemic found themselves una-
ble to dither any longer and were forced to act. Reports of letting successes began to accumulate, 
and tenants felt compelled to nail down letting agreements in certain locations in order to avoid 
missing out altogether. 
 
The flexibilization of the working world due to the home working trend is a reality. Even after the 
return of many workers to the office, occupancy rates remain well below pre-pandemic levels. Alt-
hough there are major differences from sector to sector and company to company, the majority of 
employers are now offering flexible working models – not least to remain attractive as employers. 
Given that many employees are only to be found in the office sporadically, the role of the office is 
also changing. The significance of the office as a place of communication and exchange is in-
creasing, which is in turn reflected in changed tenant needs. 
 
The robust revival of demand for office space would make it only logical to anticipate a corre-
sponding reduction in the volume of advertised space and therefore a declining supply rate. And 
indeed, Switzerland’s supply rate has recorded a year-on-year decline to 5.6%. In the office prop-
erty markets of the large centers, letting successes have been reported by around 54% of all ad-
vertised premises offering more than 1000 m² of office space. Although few large office buildings 
are fully let, the volume of advertised space is shrinking. At the same time, however, vacated 
premises are requiring reletting in existing buildings elsewhere. The overall amount of available 
space is therefore coming down only partially, as in some cases there has simply been a shift of 
vacant space from one property to another. In view of the robust level of employment growth, the 
only modest reduction in the supply rate suggests that absorption is sluggish. In other words, the 
home working trend is leaving its mark on demand for office space. 
 
The decline in the supply rate is due to the performance of the Lausanne and Zurich office mar-
kets in particular. In Lausanne, strong demand has driven down the available supply of space de-
spite vibrant construction activity. In Zurich, the further decline in the supply rate has been as-
sisted by a subdued level of construction activity dating back years. By contrast, Basel has found 
it less easy to digest the high construction activity of recent years, and now has the second-high-
est supply rate behind Geneva. The latter appears to be stabilizing, although the rolling conveyor 
belt of new office space has prevented this city from reducing its supply rate in a meaningful way.  
 
The approved volume of investment in office space over the last twelve months was some 11% 
below the long-term average. In the large centers, planned investment volume over the last year is 
as much as 23% below the long-term average. Investors are therefore clearly still adopting a cau-
tious stance. And with good reason – as with a very few exceptions, the areas with the highest 
level of recent construction activity are clearly those with rising supply rates.  
 
The interim peak came at exactly the right time for the Swiss office market: Thanks to declining 
vacancies and rising rents, it can at least confront the hostile headwinds of next year in somewhat 
better shape. If there is a gloomy side to the picture, it is the fairly high level of Switzerland’s sup-
ply rates. Particularly in the suburbs of the large centers, an increasing number of vacant premises 
have faced marketing difficulties in recent years. This trend is continuing, hence the option of use 
conversion is increasingly on the agenda. However, such conversions are much more difficult to 
implement than is commonly believed, as we explain in our focus article.  

Interim surge 
in demand 

Home working 
here to stay 

Supply of space 
declines – but less 
strongly than 
assumed 

Zurich and Lausanne 
perform well 

Planned volume of 
investment remains 
below long-term 
average 

Outlook: Fortified as 
downturn approaches 
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Demand in the Swiss office property market 

  

Interim surge in demand 
Boosted by pandemic-related catch-up effects, the vibrant labor market situation has 
driven an interim surge in demand for Swiss office property. Due to the impending 
recession in the Eurozone, however, demand for space is likely to lose significant 
momentum going forward. 
 
Switzerland's gross domestic product rose by 0.2% quarter-on-quarter in Q3 2022. The recovery 
is thus continuing despite the war in Ukraine and sharp rises in energy prices. This picture was 
confirmed by November’s Purchasing Managers’ Index (PMI) for manufacturing, which at 
54 points remained – unlike its Eurozone counterparts – above the growth threshold of 50 points 
(Fig. 1). Due to price regulation, the strong franc, and the small proportion of the average Swiss 
household budget accounted for by energy, the inflated wholesale prices of oil, gas, and electricity 
have so far had relatively little impact on the spending habits of the Swiss consumer. What’s 
more, at just 3.0% in November 2022, inflation in Switzerland remains well below that of other 
countries. The healthy labor market situation has offset the impact of the energy crisis for house-
holds and supported consumer spending, as have (resurgent) immigration numbers. 
 
Due to its lower dependency on natural gas for purposes of manufacturing and electricity produc-
tion, Switzerland is generally less vulnerable to the current energy crisis than its European neigh-
bors. Nonetheless, Swiss companies are not fully immune to price increases and potential ration-
ing. What’s more, voluntary disruptions to production are conceivable in the face of high energy 
prices. However, measures such as short-time working compensation should keep the negative 
effects within certain limits. Although the Purchasing Managers’ Index for manufacturing has yet 
to indicate any contraction, the impending recession in the Eurozone will weigh on the Swiss ex-
port industry too. Swiss economic growth is therefore likely to slow from 2.0% in 2022 to 1.0% in 
2023. 
 
Employment is currently at a record level. After peaking at 3.7% in January 2021, the unemploy-
ment rate declined to 1.9% in October 2022 – the lowest figure recorded since October 2001. At 
3.2% (+127,000 jobs), employment growth over the last 12 months has been stronger than at 
any time since 2008. Only the telecoms industry has recorded a decline in headcount (Fig. 2). By 
contrast, with a total of 44,100 new jobs created, a third of the total increase in Swiss employ-
ment was recorded in the hotels & catering (+27,500) and healthcare (+16,600) sectors. This 
brings the level of employment in the former back to pre-pandemic levels, while the latter now em-
ploys as many as 327,000 people – a new high.  
 

 

Economic recovery 
persists despite war 
and energy crisis 

Sharp decline in 
growth expected, 
but no recession 

Employment at 
record level 

Fig. 1: GDP growth and PMI leading indicator  Fig. 2: Employment growth by sector 

GDP annual growth rates and trend growth of Purchasing Managers’ Index (PMI) for 
manufacturing 

 Annual growth (as per end Q2) of selected service providers on a full-time basis 

 

 

 

Source: State Secretariat for Economic Affairs (SECO), procure.ch, Credit Suisse    
Last data point: 11/2022 
 
 

 Source: Federal Statistical Office, Credit Suisse                 Last data point Q2/2022 
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Where the demand for office space is concerned, the general employment situation is less im-
portant than the development of office-based employment. Generally speaking, the proportion of 
employment accounted for by the latter is rising in all sectors due to increasing digitalization. 
Whereas the sectors with a high share of office workers emerged from the pandemic relatively un-
scathed, growth in sectors with a fairly low proportion of office workers is currently being driven by 
catch-up effects – such as in healthcare and the hotels & catering area, for example. Nonethe-
less, the number of office-based employees likewise recorded a year-on-year rise in the second 
quarter of 2022, namely 2.9%.  
 
In addition to the hotels & catering and healthcare sectors, corporate services also contributed to 
the growth in employment with a total of 16,000 new jobs, even though growth momentum in this 
sector slowed from an annual 5.4% in the first quarter of 2022 to 2.4% in the second quarter. 
This decline is primarily attributable to a base effect, as employment numbers bounced back in the 
second quarter of 2021 after four quarters of stagnation or decline at the height of the pandemic. 
However, a proportion of the decline in the second quarter of 2022 can also be explained by the 
fall in demand for temporary workers in the face of an impending economic slowdown. 
 
Although many companies abandoned their reluctance to rent new premises when the last of the 
coronavirus lockdown measures were lifted, hybrid forms of working and particularly working from 
home have left their mark. This is made very clear by Swiss mobility data (Fig. 3). Specifically, 
footfall in the Swiss workplace in the fall of 2022 was almost 10% below its pre-pandemic level. 
In an environment characterized by a shortage of specialist labor, employers have increasingly 
been resorting to fringe benefits such as flexible working models as incentives to recruit and retain 
staff. In the PMI survey of July 2022, 78% of industrial companies and 85% of service providers 
indicated that they were increasingly offering flexible working models (or planning to do so in the 
future) in order to remain attractive as an employer.  
 
Hybrid working models and increasing digitalization are affecting not just the quantitative need for 
office space, but also the qualitative demands made of this space. For example, there is an in-
creasing need for well-located and modern premises that will strengthen the identification of em-
ployees with the company and offer flexible forms of use as required. As focused individual tasks 
are increasingly being carried out in the homes of employees, the importance of the office as a 
place of communication and exchange is growing strongly.  
 
Due to the very healthy labor market situation, demand in the Swiss office property market is cur-
rently at an interim high. Following the pronounced period of restraint ushered in by the pandemic, 
catch-up effects and strong employment growth have temporarily led to very dynamic additional 
demand for office space. For the current year we are therefore predicting high additional demand 
of 840,000 m² in total. However, the economic dislocations triggered by the war in Ukraine will 
weaken growth and therefore lead to a cooling of the labor market. As the latter appears to have 
peaked for now, we are anticipating additional demand for office space to stabilize at a much 
lower level of around 295,000 m² in 2023 (Fig. 4). 
 

 
  

Office employment 
records solid growth 

First weakening 
evident in temporary 
positions 

Working from home 
here to stay 

Growing demand for 
quality office 
premises 

Interim surge before 
expected slowdown 

Fig. 3: Mobility data for Switzerland  Fig. 4: Additional demand for office space 

Moving 7-day average; 0 = ref. value prior to pandemic  Estimated additional demand compared to prior-year quarter in 1,000 m²; 
Forecasts for Q4 2022 and for 2023 

 

 

 

Source: Google                                                           Last data point: 15.10.2022  Source: Credit Suisse, Federal Statistical Office                Last data point: Q2/2022 
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Supply in the Swiss office property market 

  

Home working hinders 
absorption 

Given the strong growth in employment, the advertised supply of space should really be 
declining sharply. But the fact that we can only discern a modest reduction in carefully 
aggregated data on publicly available premises suggests that the home working phe-
nomenon has noticeably – albeit not excessively – reduced demand for office space.  
 
The unexpectedly strong growth in employment that has accompanied the recovery from the 
COVID-19 pandemic since mid-2021 has led to a noticeable pick-up in demand for office space. 
Many potential tenants that essentially adopted a wait-and-see approach during the pandemic 
suddenly found themselves unable to postpone their office rental decisions any longer. As the 
economy recovered from the coronavirus crisis, offices started to see more workers return, which 
increasingly dispelled fears of vacant premises. Reports of letting successes began to accumulate, 
and tenants felt compelled to nail down letting agreements in certain locations in order to avoid 
missing out altogether. In the wake of this development, hopes also grew that supply rates – 
which had risen further during the pandemic – were on the verge of a trend reversal.  
 
This expectation has proved correct: Around 54% of office premises advertising space have suc-
ceeded in reducing their vacancy levels over the last 12 months, hence the decline in the supply 
rate for three successive quarters (Fig. 5). However, the fall in the supply rate is not that pro-
nounced. This is because – in addition to new space relating to newbuild projects being advertised 
at an early stage – space in various existing buildings has required reletting as existing tenants 
have served notice. Accordingly, the amount of available space has only come down in certain 
places, and partly reflects a shift of vacant space from one property to another. Given the dynamic 
level of demand and a backdrop of employment growth, this relatively modest level of absorption 
would suggest that the home working trend has weighed on demand for office space.  
 
Whereas the supply of space in Switzerland’s central business districts recorded only a slight year-
on-year decrease and declined by just a few percentage points in the neighboring city areas (mid-
dle business districts), supply increased further in the outer suburbs (Fig. 6). The Geneva and Ba-
sel markets were major contributors to this development. The theory that inner-city locations are 
better positioned to enjoy superior absorption rates due to the trend toward flexible working mod-
els appears to have been borne out. What’s more, the gap is widening due to the greater volume 
of new construction projects focusing on the outer business districts. In other words, the challenge 
facing marketers of office space currently differs considerably in the individual markets – depend-
ing on whether a property is based in the heart of the city or on its periphery.  
 

To what extent is 
employment growth 
boosting absorption? 

Supply of space 
declines, but 
only weakly 

Gap between center 
and periphery 
widens further 

Fig 5: Supply of office space in Switzerland  Fig. 6: Supply of office space in the large centers 
Total quarterly (online-)advertised space (existing stock and newbuilds), in m²  Total quarterly (online-)advertised space (existing stock and newbuilds), in m² 

 

 

 

Source: Credit Suisse, Meta-Sys                                             Last data point: Q2/2022 Source: Credit Suisse, Meta-Sys                                             Last data point: Q2/2022
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Supply in the Swiss office property market 

  

Restrained newbuild activity 
Planning applications and construction approvals for new office properties remain 
below the long-term average across Switzerland. At the same time, applications for 
conversions (including refurbishment) exhibit an upward trend, which points to energy-
related renovations and necessary adjustments in the working world of the future.  
 
While demand for office space has recovered rapidly from the pandemic-related slump, investors 
remain hesitant about newbuild projects in the office property sector. Over the last 12 months, 
nominal investment volumes of just CHF 1,717 million were approved in this sector (Fig. 7). Alt-
hough this figure does indicate a certain recovery compared to the previous year, it is still a hefty 
11% below the long-term average since 1995. Similarly, planning applications are almost 10% 
below the long-term average. Bearing in mind construction cost increases, the planned expansion 
of space in real terms is languishing even further below the long-term average. On the one hand, 
uncertainty over the future need for space due to the rise of hybrid working models has still not 
been fully eliminated, and this is holding back newbuild activity. On the other hand, higher financ-
ing costs and construction inflation are not conducive to higher investment volumes.  
 
Planned investment volumes for conversions/refurbishment did decline as a result of the COVID-
19 pandemic but have recovered to some extent since the start of 2022. At CHF 539 million, the 
average volume of such applications over the last 12 months was slightly higher than the average 
over the last 27 years (CHF 532m). The volume of planning applications in this area is currently 
as much as 18% above the long-term average. A number of factors lie behind this development. 
Firstly, energy-related renovations are rising in popularity given the huge increase in ancillary build-
ing costs. Secondly, hybrid working models mean that older office buildings are having to be ad-
justed to changed needs. And thirdly, the combination of potential rises in vacancies and a scarcity 
of building land for apartments means that conversions to residential use are increasingly being 
considered (cf. our excursus on use conversions on page 11). 
 
The individual office markets of Switzerland’s large and mid-sized centers are displayed in Figure 
8. The vertical axis shows the future expected expansion of space compared to the long-term av-
erage. With the exception of Lausanne, the anticipated increase in space is below the long-term 
average in all large centers. In the majority of mid-sized centers too, planning activity is at a rela-
tively low level. This restraint on the part of investors is helping to improve the market situation, 
particularly as rising supply rates in recent years have for the most part coincided with above-aver-
age construction activity. It is therefore unlikely that large imbalances will build up in the majority of 
office markets over the next few quarters. 
 

Little dynamism in 
newbuild applications 
and approvals 

By contrast, 
conversion and 
refurbishment activity 
has enjoyed a growth 
spurt 

Construction activity 
subdued in most 
large and mid-sized 
centers  

Fig. 7: Planned expansion of office space  Fig. 8: Expansion and supply in the large and mid-sized centers 
Planning applications and construction approvals, moving 12-month average, in CHF 
mn 

 Size of circle: existing office space; expansion: construction approvals over last 5 
years compared to the long-term average; supply rate as % of existing stock 2020 

 

 

 

Source: Baublatt, Credit Suisse                                               Last data point: 08/2022 Source: Credit Suisse, Meta-Sys, Baublatt                               Last data point: 06/2022
 
 

0

500

1,000

1,500

2,000

2,500

3,000

3,500

4,000

4,500

2005 2007 2009 2011 2013 2015 2017 2019 2021

 New construction permits  New construction applications
 Conversion permits  Conversion applications
 New construction permits, average  Conversion permits, average

Zurich

Geneva

Bern
Basel

Lausanne
Lucerne

St. Gallen
Zug

Lugano

Winterthur

Fribourg

Aarau

Biel

Baden

Neuchâtel

Solothurn

Sitten

Chur

Schaffhausen

Olten

Thun

-100%

-75%

-50%

-25%

0%

25%

50%

75%

100%

0% 1% 2% 3% 4% 5% 6% 7% 8% 9% 10%11%12%13%14%

Expected expansion

Supply rate



 

 Swiss office property market 2023 | December 2022 9 

Market outcome in the Swiss office property market 

  

Fortified as downturn 
approaches 

The interim surge on the demand side due to the healthy labor market situation is 
reflected in the office property markets of Switzerland’s large cities by declining 
vacancy rates and rising contractual rents.  
 
Thanks to the economic revival, the office markets of the large centers have recovered from the 
ravages of the COVID-19 pandemic. Vacancies have fallen in all regions for which official figures 
were compiled[1] (Fig. 9). In some cases the declines were only small, however, such as in the 
Lausanne region (–2%) and Canton Neuchâtel (–1%). Where more significant falls were recorded 
such as Geneva (– 16%) and the two Basel cantons (– 14%), this development may not be sus-
tainable given rising supply rates in both markets. Here the higher level of supply can be expected 
to feed through into vacancies too after a certain time lag. Overall, the volume of all measured va-
cancies remains at a relatively high level, and the next downturn is just around the corner.  
 
In addition to robust employment growth and lower supply rates, Lausanne and Zurich have also 
reported superior rental price growth (Fig. 10). In Lausanne, last year’s growth in rents (+7.1%) 
was higher than the average of all large centers (+4.4%). The second-highest rent growth was 
that of Zurich (+4.5%). However, all large centers recorded strong growth in contractual rents in 
excess of 3%. The significant rise in the cities is likely due to the fact that many companies are 
exhibiting a greater willingness to pay for high-quality, energy-efficient, and centrally located space 
– perhaps with a view to having a potentially lower space footprint in the future. However, special 
rental terms – i.e. incentives – are absent from contractual rent figures, which only reflect the suc-
cessful aspect of offerings. The average year-on-year decline in advertised rates of 2.6% shows 
that the situation has changed where the totality of advertised space is concerned. 
 
Strong employment growth should ensure robust demand for office space into next year at least. 
However, the rise of flexible working models will leave its long-term mark and make the task of 
marketers more challenging. This is particularly true of peripheral premises, energy-inefficient ex-
isting buildings, and premises with rigid floorplans that are not easily adapted to new forms of 
working. Given the added factor of an impending economic downturn, we are therefore anticipat-
ing a rise in vacancies outside of the main centers. By contrast, vacancies should fall further in 
central locations. We are expecting rents to drift sideways (contractual rents and advertised rents 
aggregated). 
 

 
[1]The City of Zurich published no vacancies for commercial real estate in 2022. In the City of Bern, the corresponding statistics were 
discontinued. *In Fig. 9 the value for Geneva is interpolated. **The figure given for the City of Zurich is that of 2021 in order to facilitate an 
overall comparison.  

Vacancies decline 
again 

Rents increase 
sharply 

Outlook varies 
depending on 
quality and location 

Fig. 9: Office vacancies   Fig. 10: Regional office rents 
Vacant office space as per June 1, in thousand m²  Hedonic rental price index on the basis of signed contracts, index: 2005 = 100. 

 

 

  

Source: Various govt. statistical sources, Credit Suisse              Last data point: 06/2022 Source: Wüest Partner, Credit Suisse                                      Last data point: Q2/2022
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2023: Demand flattening off due to economic  
slowdown, but should remain positive

2023: Supply gap between center and periphery  
becomes more accentuated

Slowdown to follow interim  
high of 2022 

Office property – outlook 2023

2023: Further decline in vacancies in central  
locations but a rise elsewhere 

2023: Lower growth in contractual rents

Vacancies Rent growth (contractual rents)

Demand 
Additional demand for office space (in 1,000 m2)

Supply 
Advertised supply of space, in m2

2023: Ongoing investor restraint prevents excessive rise in supply rates

Approved volume of office construction Supply rate 
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2023

∅ 2011– 2021 20232022

+2.6%

+1.0%+1.1%

 2021  2022

1,500

1,000

500

0

-500

-1,000

-1,500
2005 2007 2009 2011 2013 2015 2017 2019 2021

0 500,000 1,000,000

2023

Large centers, central 
business districts

Large centers, middle 
business districts

Large centers, outer 
business districts

Outside of  
large centers

Supply rates generally higher in regions with high level  
of recent expansion

Approved construction volume of office space  
11% below long-term average

2022: 
CHF 1,717 million

Long-term 
average

2022 and 2023 
+ 1,135,000 m2

2021 20232022

5.8 % 5.6 % 5.6 %



 

 Swiss office property market 2023 | December 2022 11 

Use conversions 

  

From home working to office 
living 

Given the scarcity of residential space in cities and the increasing prevalence of vacant 
offices, use conversions look like a logical way forward. However, this process is more 
complex than one might think. First of all, such conversions must meet zone planning 
criteria. Then the technical difficulties need to be resolved. And above all, the high 
investment costs must translate into higher income. All of this presents quite a 
challenge. 
 
Changes in the world of work, which were heavily accelerated by the COVID-19 pandemic, are 
putting the office property market under pressure. Home-working and desk-sharing concepts are 
reducing the square meters of office space required per employee. Although this trend will be 
more than offset in the long term by employment growth, digitalization, and tertiarization, we are 
still anticipating a one-time reduction of some 15% in office space requirements due to the persis-
tently reduced office-based headcount in many companies (Fig. 11). As an additional factor, com-
panies now have very different requirements of modern office premises. They are typically after 
properties that meet the latest technical and environmental requirements while at the same time 
offering flexible floor plans so that the office can thrive as a place of communication and collabora-
tion. While workforce consolidations at a single location remain a driver of demand, this phenome-
non also leaves vacant premises elsewhere. Even if cyclical demand for office space has recently 
picked up sharply, changes in the world of work are presenting structural problems for properties 
situated in poor micro-locations in particular. There is now a scarcity of accommodation in urban 
centers, which will be further compounded in the future by demand-side factors such as immigra-
tion, urbanization, and the trend toward ever smaller households, as well as a scarcity of building 
land on the supply side. In short, many cities are now home to an increased number of vacant of-
fices but only a small number of vacant apartments (Fig. 12). The conversion of existing office 
buildings into apartments looks to be a logical solution, particularly as this would open up the op-
portunity to develop attractive inner-city apartments despite a scarcity of building land.  
 

  

Too many offices, too 
few apartments 

Fig. 11: Home working to dominate office market in short to me-
dium term  

 Fig. 12: Vacancy levels far higher for offices than apartments 

Forecast of required office space (in mn m²)  Office and apartment vacancy rates in selected centers 

 

 

 

Source: Ecoplan, KPMG, Federal Statistical Office, Rutzer & Niggli, Credit
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 Source: Various regional statistical offices, Federal Statistical Office, Credit
Suisse 
Last data point: 06/2021 
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In addition to contributing to the densification of inner cities and the creation of new living space, 
converting office buildings to residential use can also help to meet environmental policy targets. 
For one thing, the energy use per m² can be dramatically reduced through the incorporation of 
modern energy standards. In addition, preservation of the existing building shell significantly re-
duces the “gray energy” footprint. Gray energy is the term used to describe the amount of energy 
sunk into a building through construction, production, and logistics. Given that the existing building 
shell can be reused when converting offices to apartments, the gray energy footprint of a use con-
version is far smaller than that of an equivalent residential newbuild. 
 
Accordingly, the question of whether empty offices can be made into new apartments is growing 
in importance. For this question to be answered, however, the various legal, technical, and eco-
nomic aspects have to be analyzed. In the initial phase, legal clarification is required, as a use con-
version must be compliant with Switzerland’s zone planning laws. Trivial as this might sound, this 
phase is often described by project developers as one of the major hurdles to a higher office build-
ing conversion rate. This is particularly true if the building in question is not located in a residential 
zone, a mixed zone, or a central zone. What’s more, even if the zonal situation would permit con-
version to residential use, many office locations are not suitable for conversion, as the level of 
noise and pollutants from busy roads may be inappropriate for apartment residents, for example. 
Furthermore, the infrastructure around the building to be converted should be suitable for resi-
dents, in particular with nearby shopping facilities and leisure amenities such as green spaces.  
 
If nothing stands in the way of conversion from a zonal planning or location-specific perspective, 
the next question is whether the office building is suitable for conversion to residential space from 
a technical perspective. As the use of a building also impacts on the way it is constructed, static 
requirements can sometimes differ considerably. For example, due to their construction with load-
bearing outer and inner walls, Switzerland’s popular and often centrally-located historic buildings 
have a much lesser degree of flexibility when it comes to floor plan design than properties built in 
more recent decades. Older buildings also pose major challenges from a fire protection and noise 
insulation perspective, or because many of the materials used in their production no longer meet 
modern standards. As a compounding factor, the protected status of many old buildings acts as 
an additional barrier to their conversion. 
 
Irrespective of the age of the existing building, the issues of natural light and access can often 
present a challenge for conversions from office to residential property. For example, office build-
ings typically have a level of spatial depth that barely provides enough light for residential pur-
poses. Indeed, converting offices into apartments often requires measures to be taken to improve 
the natural light situation, such as reducing window breast heights or installing balconies. In addi-
tion, the position and number of so-called “access cores” in office buildings are above all dictated 
by legal construction requirements for escape and emergency routes. As residential complexes 
are made up of many smaller-scale units, access needs to be secured in a different way, which 
can often necessitate additional stairwells. The same applies for the sanitary infrastructure: 
whereas a few centrally-located shafts will suffice for the supply of kitchenettes and sanitary areas 
in office buildings, considerably more space needs to be created to fit out apartments with new 
kitchens and bathrooms.  
 
Additional stairwells, elevators, and supply shafts within the building core not only give rise to costs 
during the conversion process, they also reduce the rentable floor space. Accordingly, the ratio of 
rentable space to gross floor area is often lower in a conversion than in the original building or 
equivalent newbuild. Furthermore, when office premises are rented out, the corresponding circula-
tion areas can be rented out at the same time, which is not possible with the letting of apartments. 
For this reason, additional stories or add-on structures often need to be created in many conver-
sion projects in order to expand the amount of residential space.  
 
Due to the frequently unique nature of buildings and only a small number of reference projects, it 
is very difficult to put a figure on what a conversion project will cost in advance. A guideline range 
of 75%-80% of the costs of a newbuild is often cited as a rough ballpark figure. According to a 
study carried out by the “Arbeitsgemeinschaft für zeitgemässes Bauen” (“Modern Building Consor-
tium”, a Kiel-based building research institute), the cost of converting office to residential space is 
on average much less than the cost of building a new property. However, other studies show that 
the expense of converting a non-residential building into a property suitable for residential use is 
just as high – and in some cases even higher – than a comparable newbuild project. But most im-
portantly of all, conversion projects tend to be dogged by numerous uncertainties with the potential 
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to increase the construction cost risk during the conversion phase. In addition to the pure con-
struction costs, the conversion of offices to apartments requires core renovation work to be carried 
out in most cases. During the construction period – which is rarely much lower than for a newbuild 
project – this will mean a 100% loss of rental income.  
 
From an investor perspective, high conversion costs per se are not an obstacle as long as the in-
come generated after conversion ultimately suffices to deliver the desired return. As such, market 
factors such as expected rents and vacancy levels in the corresponding segments play an im-
portant role alongside property-specific conversion costs. Specifically, investors need to weigh up 
how much lower the vacancy level and how much higher the m2 rental price must be to compen-
sate for the costs of the conversion and deliver at least an equivalent return on a potentially 
smaller amount of rentable space (Fig. 14). In other words, the key to success is the yield differ-
ence resulting from the conversion, which will typically be unique to each situation. 
 
On the one hand, this yield difference results from the difference between the expected magni-
tude and expected duration of vacancies. Given the much higher average vacancy levels in the of-
fice segment compared to the residential segment, one may assume that conversion to residential 
use will bring about a considerable improvement here (Fig. 12). Accordingly, the expected rental 
income loss for apartments is much lower than for offices. This low risk is also reflected in the 
lower discount rates applied when valuing residential properties as opposed to office properties, 
thus augmenting the importance of vacancy risk in the investment decision. Although vacancies 
are a less frequent phenomenon in offices, they are typically much more serious and last for 
longer when they do occur. This makes the conversion solution a tempting one in such cases. 
 
On the other hand, the yield difference also results from the different market rents charged for of-
fices and apartments. Figure 13 shows the median rents charged for office and residential prop-
erty in the different districts of Switzerland’s five large centers. With the exception of the central 
business district of Geneva, where advertised office rents are some CHF 95 per m²/year above 
residential rents, and the central business district of Lausanne, where the rents of the two seg-
ments are more or less equal, the market rents for apartments are typically higher than those of 
offices. Other than in Zurich the bandwidth is fairly narrow, however. In Zurich, where the scarcity 
of housing is at its most acute, the average annual price charged per m2 of residential space is be-
tween CHF 73 and CHF 109 (or 31%) above that of office space, depending on the district. In 
the other large urban centers, apartment rents are an average CHF 21 (or 10%) higher per 
m²/year. However, when comparing these figures it should be remembered that in the typical 
conversion scenario the existing rents for office use are usually median rents, whereas following 
the conversion to residential use – in keeping with the rents charged for newbuild properties – 
above-average rents are more likely to be generated. This increases the yield difference greatly.  
 

 
Due to the stark differences in segment-specific market rents, many of the Swiss conversion pro-
jects realized so far have been in the city of Zurich. Back in 2014, for example, the former office 
building of RUF AG was converted into condominiums. Another prominent example is the conver-
sion of the former Swissmem complex to create 23 exclusive condominiums. More recently, the 
Octavo II building in Zurich-Oerlikon was converted into 82 rental apartments. As with the former 
Swissmem headquarters, this was a case of a single office tenant moving out, leaving the threat 
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Fig. 13: Residential and office rents  Fig. 14: Factors influencing the conversion decision 

Median net residential and office rents (in CHF/m²/y) in selected cities  Schematic representation for the conversion of offices to apartments 
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of vacant premises in a location well suited to residential use. Furthermore, the structure of the 
building made it possible to create attractive apartments of between 1 and 4.5 rooms without the 
need for any additional access cores. In the conversion of the Baslerpark complex in Zurich-Alt-
stetten, existing access modalities were exploited to create micro-apartments that could be ac-
cessed between the long former office corridors and the facade. Moreover, small apartments gen-
erate higher prices per square meter, which increases the yield difference between residential and 
office use and thereby increases the return on the conversion.  
 
In recent years, the number of conversions of office buildings to apartment blocks in Bern has 
outstripped even that of Zurich. Although the difference in rent charged for office and residential 
use is less pronounced in the Swiss capital than in Zurich, the decision by the likes of Swiss Post, 
SBB and various federal departments to move to (or consolidate their workforces at) new loca-
tions outside of the city center has freed up considerable office space, which has acted as a cata-
lyst for the conversion drive. What’s more, prolonged office vacancies loomed as a genuine threat 
here, as demand from business for office space is less dynamic in Bern than in other major cen-
ters. For this reason, a number of property owners took the decision to convert at an early stage. 
A good example is Bern’s Schönburg complex, which previously served as headquarters and 
workplace for 1,400 Swiss Post employees. Three wings were converted into 142 apartments in 
2019, while the fourth and final wing was converted into a hotel.  
 
In addition to conversion to apartments, conversions to school use have become increasingly com-
mon. For example, two towers of the office building on Bern’s Nussbaumstrasse overlooking the 
motorway are set to house the “Volksschule Baumgarten” upper secondary school. In Bussigny 
close to Lausanne, a business village long plagued by vacancy problems has been home to the 
cantonal grammar school with around 800 pupils since last year. Compared to the work required 
for residential use, the conversion to school premises is much less costly from a technical per-
spective. For that reason, construction costs are relatively low and the time required for the con-
version is shorter, which in turn drastically reduces the loss of income during the conversion pe-
riod. What’s more, schools are typically attractive tenants with long-term horizons and low default 
risk. Conversions to school premises could therefore be described as the ideal scenario for many a 
beleaguered office property owner. 
 
The momentum behind conversion is also growing internationally. In the Netherlands, the conver-
sion of the former headquarters of ING Bank in Amsterdam West is viewed as a flagship project 
due to the creative form of access – via elevators integrated into the facade, which transport resi-
dents to their upper floor gardens from where they can access their apartments. A similar thing 
was achieved in Vienna’s Althan Park, where developers created 237 apartments in the former 
headquarters of the Austrian post office. Due to the scarcity of residential space in Germany, the 
idea of converting vacant office premises into social housing or more affordable living space is be-
coming more widespread. Since the pandemic, many large US cities have been confronted with 
rising vacancy levels in office buildings. Indeed, the City of New York – where office vacancy rates 
still stand at more than 15% according to real estate consultancy firm JLL –created a task force 
this summer to drive forward the conversion of vacant office premises into apartments. 
 
Even if the question of suitability for conversion can ultimately only be answered on an individual 
basis, it would appear reasonable to assume that implementation from a technical perspective – 
subject to compatibility with Switzerland’s zonal planning restrictions – is in principle possible for 
most properties. The key problem is rather profitability, as the construction costs involved in con-
verting a property often come close to those of newbuild projects, and hence the expected income 
generated by new apartments must significantly outstrip the rent generated through office use. As 
a consequence, it has typically been properties with high and above all persistent vacancies that 
have been converted in the past. If the prospects of even a minimum level of office rental income 
look bleak, owners will often bite into the “sour apple” of conversion. The result is then typically 
upscale condominiums or rental apartments. This in turn makes the location of such projects criti-
cal, as the conversion to residential use must not only reduce vacancies substantially, but also 
push rents to levels well beyond those achievable through office use. Despite elevated office va-
cancy rates and a scarcity of housing in many places, these prerequisites make use conversions 
extremely challenging – which is why they remain the exception rather than the rule. However, 
given the steep rises in the prices of commodities and building materials and the growing im-
portance of sustainability considerations, the question of whether renovating an existing property 
makes sense (rather than simply tearing it down and erecting a newbuild) is becoming increasingly 
pertinent. This issue can be expected to remain a topic of debate going forward. 
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Regional office property markets 

  

Large and mid-sized centers 
In addition to the table below covering the office markets of the large and mid-sized 
centers, the following pages explore the situation in the large centers in greater detail. 
 
Figure 15 provides an overview of Switzerland’s key office property markets. 64% of existing 
Swiss office space is accounted for by these 21 office property markets. For the most part, supply 
is concentrated in Switzerland’s five largest conurbations, which in 2022 account for some 63% 
of all available office space in the Swiss market. Together with the largest mid-sized centers listed 
below, these account for 74% of available office space. At 5.6% of existing space, the supply 
rate for Switzerland as a whole has recorded a slight year-on-year decline. The expansion of 
space in the large centers going forward is likely to be a hefty 23% below the long-term average 
for office investment, whereas investment in the mid-sized market is set to be significantly higher 
than the long-term average (+27%). 
 
Fig. 15: Total and advertised space in the largest office property markets 
Existing space at the end of 2020, available space (existing and new) in m², Q2 2022; supply ratio in % of existing space in 2020 

 
Source: Credit Suisse, Meta-Sys, Baublatt 

 

Note on available office space and supply rate: 
We define the supply rate as the total of all office space advertised for rental in a quarter, insofar as office use is clearly 
suitable as well as quantifiable, divided by the total office space in the area in question. The point in time at which the 
space will be available is irrelevant to us here, as the market is only influenced by the current amount of space being 
offered. When compiling the data, we rely on all publicly accessible offers on the internet for any given quarter. These 
offers are not just restricted to real estate websites, but also include other publicly available sources (e.g. individual 
websites). In terms of geography, the supply rates each refer to the entire office space market of a large or mid-sized 
urban center. The map illustrations of the large urban centers on the following pages provide information about any rel-
evant expansions, which we demarcate at hectare grid level.  

Large centers Total office space Available space Supply rate

Zurich 10,260,951                 726,924                  7.1%

Geneva 4,072,411                   534,540                  13.1%

Bern 3,401,188                   198,221                  5.8%

Basel 3,293,334                   317,540                  9.6%

Lausanne 2,683,501                   200,122                  7.5%

Mid-sized centers

Lucerne 1,565,965                   34,953                    2.2%

Zug 1,401,591                   32,991                    2.4%

St. Gallen 1,323,805                   26,542                    2.0%

Lugano 1,101,892                   82,291                    7.5%

Winterthur 900,088                      23,880                    2.7%

Fribourg 653,372                      16,614                    2.5%

Aarau 581,863                      14,134                    2.4%

Biel 551,758                      26,061                    4.7%

Baden 484,018                      15,373                    3.2%

Neuchâtel 462,013                      9,837                      2.1%

Solothurn 451,772                      8,881                      2.0%

Sion 440,570                      4,307                      1.0%

Olten 412,840                      11,778                    2.9%

Schaffhausen 404,961                      11,052                    2.7%

Chur 396,473                      7,308                      1.8%

Thun 378,853                      7,002                      1.8%

Switerland 55,375,761                 3,127,668               5.6%

Overview of regional 
office property 
markets 
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Zurich 
Fig. 16: Spatial development of office employment in Zurich 

Change in office employment, absolute per ha, 2016–2020 

 

 
Demand for office space is heavily influenced by employment growth. We have therefore identified 
local differences in demand for space based on the development of employment from 2016 to 
2020. In Zurich, while employment rose by 4.2% during the above period, office employment rose 
by as much as 5.0%. The drivers of this development were the public sector (+10.8%), which 
comprises healthcare and public administration, corporate services (+13.1%), and the IT and 
communications industry (+15.0%). Growth in office employment, which accounts for a good half 
of total employment in Zurich, was heavily focused on the city area (Fig. 16). In particular, office 
employment grew strongly in the middle business district (9.1%). Particularly striking on the map 
are the healthy developments in Binz, in Kreis 5 close to Hardbrücke, in the area bordering Alt-
stetten and Albisrieden, and along the Vulkanstrasse by Altstetten station. In Oerlikon, both the 
immediate station area and the Leutschenbach district have been thriving. In the inner city, office 
employment growth was slightly above-average at 4.7%, and was mainly generated close to Lake 
Zurich and in the Enge district. By contrast, away from the city center in the outer business district 
employment momentum proved weak (+0.9%). 
 
Employment growth bounced back following the recovery from the COVID-19 pandemic of 2021, 
significantly boosting demand for space in the Zurich office market. As a consequence, the supply 
rate has fallen from 7.2% in 2021 to 7.1% most recently. Both the city center and the periphery 
contributed to this development, albeit to differing degrees (Fig. 17). In the central business dis-
trict (CBD) the supply of space shrank by 13%, in the middle business district by about 10%. On 
the outskirts of the city, by contrast, there was no decline registered.  
 
In the inner city, many smaller vacant premises have been snapped up, and the supply rate is 
therefore languishing at the very low level of 3.1%. Although some larger premises are on the 
market thanks to conversions and repositionings, these are few and far between. They include the 
Weisses Schloss on Lake Zurich, which will once again offer commercial space following a com-
prehensive renovation from the spring of 2023 onward; a large office building on the Sihlporte, 
which was only briefly on the market in the second quarter; and the imposing Hochhaus zur 
Schanzenbrücke, which continues to seek tenants. Upscale new office space is also being offered 
in premises that were previously used for retail, namely in the Modissa building on Bahnhofstrasse 
or across the road in Brannhof, where the renovation is taking place.  Recent letting successes 
include the former bank building at Dianastrasse 5 in the Enge district, and the former headquar-
ters of Alusuisse in Seefeld, which now houses the law firm Pestalozzi.  

Growth of office 
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on city area 

Strong demand 
reduces supply rate 
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Low supply rate in 
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Outside of the CBD too, there have been letting successes for the great majority of properties on 
the market elsewhere in the city area. As a result, the supply of space declined from 5.5% the 
previous year to just 5.1%. Significant letting progress has been made by the Airgate and the for-
mer Holcim Towers in Leutschenbach, the Franklinturm by Oerlikon station, and the similarly lo-
cated Next11 building, in which an IT consultancy firm has taken almost all available space follow-
ing the departure of FIFA. It is striking that the IT industry is playing an increasingly prominent role 
in the Zurich office market. There has also been a reduction in available space in the Prime Tower 
by Hardbrücke and in the West Park near the Technopark, with only a few hundred square meters 
of space remaining available in each case. However, the supply side is being fed by new prem-
ises: Swisscom is expected to vacate the Bluewin Tower in mid-2023, for example, while UBS 
has removed its IT department from the Flurhof in Altstetten. The home working trend has also 
left its mark on the office property market. A greater decline in the supply rate has been prevented 
not just by home working, but also by new office space that has sprung up and is being marketed 
in the new Messeturm in Leutschenbach, as well as in newbuilds in Binz and Manegg.  
 
There have also been reports of letting successes in the outer business district. For example, va-
cancy levels have come down in various buildings in the Glattpark and the Sood area of Adliswil. 
Other Zurich suburbs have likewise seen a certain amount of space absorbed. However, when 
tenants move out of office buildings the resulting vacancies are usually difficult to fill. For example, 
the consolidation of the entire workforce of Sunrise UPC in Ambassador House has left behind 
vacant premises in the Richtiring complex next to Wallisellen station. The supply rate in the outer 
business district accordingly remains high at 13.0%, a level that continues to present a challenge 
to marketers. 
 
Precisely how vacant office space in the city of Zurich has developed in the wake of the pandemic 
cannot be ascertained. For reasons not explained, the City of Zurich has not carried out a census 
of vacant space in 2022. There is therefore a break this year in these statistics, which have pro-
vided valuable information ever since 1994.   
 
Investors have displayed a reluctance to push ahead with newbuild projects in the Zurich office 
market for some years now. At just CHF 112 million, the volume of construction projects ap-
proved over the last 12 months is only around a third of the long-term average since 1995 
(Fig. 18). There is no reason to expect any rapid resurgence in building activity. Almost no plan-
ning applications for major office projects have been submitted since the outbreak of the pan-
demic. The only exceptions are long-term projects such as the Haus zum Falken by Stadelhofen 
station, premises geared around the life sciences industry, and office areas of major data centers. 
Pure office complexes – such as that being developed by PSP in the heavily coveted Binz district 
– have become a rarity. Office property investors are clearly still rattled by uncertainty over the 
consequences of the breakthrough of the flexible working phenomenon. Given the only slight ex-
pansion of office space going forward, it therefore looks likely that supply will be closely in step 
with subdued demand, with shortages even manifesting themselves in some areas.  
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Fig 17: Supply of office space  Fig. 18: Approved construction volumes for new office premises 
Total of quarterly advertised space (existing and newbuild) in m2  12-month total and long-term average for Zurich market, in CHF mn 

 

 

 
Source: Meta-Sys, Credit Suisse                                             Last data point: Q2/2022 Source: Baublatt, Credit Suisse                                               Last data point: 08/2022
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Geneva 
Fig. 19: Spatial development of office employment in Geneva 
Change in office employment, absolute per ha, 2016–2020  

 

 
At 4.4%, growth in office employment in Geneva over the period 2016–2020 was of a similar 
magnitude to that of Lausanne (+4.4%) and Zurich (+5.0%), but far higher than in Basel or Bern. 
This employment growth was broad-based, with growth being supported not just by the public 
sector (+10.3%) and the IT and communications industry (+8.8%), but also by the construction 
trade (+10.2%) and the transport sector (+10.3%). Over the observed period, the growth in office 
employment was above all focused on the middle business district (+8.4%), which gained consid-
erable appeal due to the construction and operationalization of the Léman Express (Fig. 19). The 
map shows that employment growth was particularly pronounced around the Sécheron, Lancy-
Pont-Rouge, Lancy-Bachet, Champel, and Eaux-Vives urban railway stations, which offer easy 
access to the city center. In contrast to the larger urban centers of German-speaking Switzerland, 
employment growth in Geneva also extended to the outer business district. This is particularly true 
of the area in the direct vicinity of the railway station serving Geneva airport. In the central busi-
ness district (CBD), by contrast, growth worked out at zero. A fall in employment was particularly 
evident in the expensive office buildings in close proximity to the harbor, which was primarily at-
tributable to headcount reduction in the financial services sector. 
 
Following the decline in the advertised supply of space in 2020, which reflected the healthy eco-
nomic development of Geneva up until the outbreak of the COVID-19 pandemic, the conse-
quences of the coronavirus crisis have now led to a supply increase (Fig. 20). The volume of ad-
vertised office space rose to a new record level of some 535,000 m2, equivalent to a supply rate 
of 13.1%. The lion’s share of this figure relates to the outer business district (Geneva’s suburbs), 
where the supply of space recorded a year-on-year rise of more than 7%. By contrast, the volume 
of advertised space declined significantly in the CBD, whereas in the middle business district (re-
maining city area) the decline remained modest at around 2%. 
 
A proportion of the supply of space in the Geneva office market relates to the heart of the CBD, 
and first and foremost reflects structural changes. For some time now there, a small number of 
sizable office premises that have undergone renovation have been back on the market. Premises 
of this kind should not have much difficulty finding tenants, as demand in the heart of the city has 
picked up recently. The decline in available space in the CBD is attributable to various lettings suc-
cesses, including in the newly positioned Confédération Centre building and in Tour Lombard, 
which has been fully let to a state institution for the first time since the previous tenant (French 
bank BNP Paribas) moved out in 2019.  
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Outside of the CBD there has been an increase in the volume of office space awaiting tenants, 
particularly in the Sécheron district. As the map illustrating office employment growth shows, how-
ever, this location is developing positively thanks to good connections to the city center. Large 
premises remain on the market in the newbuilds of the Quartet project in Charmilles and the large-
scale Pont-Rouge project close to the edge of the Lancy district. However, these projects have 
made good progress in letting their state-of-the-art premises. 
 
The largest volume of available space – or some 57% of the total office space available – is 
clearly to be found in Geneva’s suburbs. This phenomenon is most pronounced in Plan-les-
Ouates and close to Geneva airport. Large-scale premises in Blandonnet, in the huge Bird and 
Link commercial buildings, and along the Avenue Louis-Casaï have been vacant for a while, and in 
some cases for years.  Moreover, to the south-east of Blandonnet the Quartier de l’Etang is being 
developed – another large-scale project that will on its own offer some 44,000 m² of office space. 
In many areas of the outer business district the volume of available space has not changed signifi-
cantly over the last 12 months. Taking into account premises being advertised in properties that 
are currently under construction or being renovated, the supply rate in the outer business district 
recently clambered to a new high of 22.1%.  
 
According to official figures released by the Statistical Office of Canton Geneva, the volume of va-
cant office space has fallen once again this year, and is now around a third below the peak rec-
orded in 2019. In particular, vacancies are supposed to have declined in Plan-les-Ouates and 
Meyrin. However, this supposed decline is difficult to comprehend on the basis of the current sup-
ply rate. Even allowing for certain letting successes in the Espace Tourbillon and the Stellar and 
Bluebox buildings, the volume of advertised space has increased further in Plan-les-Ouates alone. 
The average vacancy duration in the Geneva office market, which has now risen to 21 months, 
likewise suggests that the marketing situation in this city and its surrounding region remains diffi-
cult. By way of comparison, back in 2012 the average vacancy duration amounted to just nine 
months. The highest vacancies are being reported in buildings built between 1981 and 1990 and 
those in the medium price segment (CHF 300/m² – CHF 599/m²). 
 
A key reason for the persistently high volume of available space in the Geneva office market is the 
relatively high level of construction activity. Unlike in the large centers of German-speaking Swit-
zerland, the number of construction projects approved in Geneva over the last five years is close to 
the long-term average (Fig. 21). In view of the supply-side challenges, this has been excessive. 
However, the trend is continuing – over the last 12 months, office projects with a volume of some 
CHF 105 million have been approved for construction, which is 26% above the long-term average 
since 1995. It is striking that these projects are in many cases not focused on Geneva City itself, 
but on the suburbs. For example, two new office buildings have been approved for construction in 
Lancy in the last year. Given the many development sites in and around Geneva, the supply of 
space is likely to exhibit a continuous increase over the coming years 
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Fig. 20: Supply of office space  Fig. 21: Approved construction volumes for new office premises 
Total of quarterly advertised space (existing and newbuild) in m2  12-month total and long-term average for Geneva market, in CHF mn 
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Bern 
Fig. 22: Spatial development of office employment in Bern 

Change in office employment, absolute per ha, 2016–2020  

 

 
Between 2016 and 2020, overall employment growth in Bern amounted to just 1.1%, lower than 
the Swiss average. Of Switzerland’s large centers, only Basel recorded lower growth. Nonethe-
less, Bern has benefited from a rise in employment in a number of key sectors. For example, 
headcount increased by 2,400 in the healthcare/public services area (+2.6%), by 1,900 in the 
transportation sector (+12%), and by 1,100 jobs in corporate services. However, in addition to 
hotels & catering, which suffered a pandemic-related decline in headcount (–9.7%), the IT and 
communication sector (–3.2%) and the retail trade (–3.9%) also suffered declines in their total 
number of employees. 
 
With growth of 1.4%, office employment has developed slightly more dynamically than overall em-
ployment. In the central business district (CBD) it increased by a handsome 3.9%, with the east 
of the Monbijou district at the heart of the CBD standing out with particularly impressive growth 
(Fig. 22). The growth in office employment in the CBD came about despite the fact that numer-
ous employees working in the healthcare/public services area were relocated from the CBD to 
Bern’s outer business district as part of the federal government’s 2024 personnel consolidation 
strategy. The huge hole left by their departure was offset by large numbers of IT and communica-
tion personnel moving to the heart of the city. To some extent this development can be explained 
by the closure of the Swisscom site in the Liebefeld business park in Köniz and the subsequent 
redeployment of the corresponding staff to other locations. At 3.6%, the middle business district 
surrounding the CBD (the perimeter of which includes Wankdorf City) registered similar growth to 
the CBD.  SBB consolidated not only its IT department but also other services in Wankdorf City 
following completion of the Byte building, thereby contributing to positive employment growth in 
the middle business district.  
 
Strong employment growth since the second half of 2021 has noticeably increased demand in 
Bern’s office property market, pushing the advertised supply of space back below the 200,000 
m² level and resulting in a supply rate of 5.8% (Fig. 23).  In the two inner-city office markets 
where the supply rates are already very low (2.3% in the CBD and 2.6% in the middle business 
district) there were no significant overall changes. In the CBD, large office premises with more 
than 1,000 m² can be counted on the fingers of one hand. These include the Bubenberg Center 
newbuild close to the station, which will not be ready for occupancy until 2025. Space is in simi-
larly short supply in the middle business district, where there are likewise only five available sets of 
premises offering more than 1,000 m². Furthermore, in May 2022 the Bern electorate gave the 
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green light for the plan to convert empty offices located at Nussbaumstrasse 29 into school prem-
ises. However, this striking building with its seven towers (known as the “Turminal”) continues to 
offer a significant amount of space. Elsewhere, the first letting successes of the BERN 131 de-
velopment project have prompted Swiss Prime Site to give the go-ahead for the construction of 
the building at the heart of the main Wankdorf traffic intersection. However, these premises will 
likewise not be ready to house tenants until 2025.  
 
In contrast to most other large centers, the supply of space in Bern has declined as a conse-
quence of the scarcity of supply in the outer business district of the city area too – i.e. in Bern’s 
suburbs. The majority of the 40 or so properties offering more than 1,000 m² in this district have 
succeeded in reducing their vacancy levels. By contrast, there are still a number of large office 
premises that are proving difficult to let following the departure (or announced departure) of exist-
ing tenants. These include the above-mentioned business park in Liebefeld previously used by 
Swisscom and the Forum West at the Ausserholligen focal point of development, where the 
planned relocation of the Swiss Agency for Development and Cooperation (SDC) to Meielen at the 
end of 2023 is already making itself felt.  
 
Just like Zurich, Bern has not published any vacancy figures for 2022. According to the Cantonal 
Statistical Office, the survey of vacant commercial property has been discontinued altogether in 
the Swiss capital.  
 
Whereas investors in other large German-speaking urban centers have been exhibiting a reluc-
tance to invest in new office projects since the coronavirus pandemic at the latest, this has not 
been the case in Bern (Fig. 24). Here the volume of office construction investment approved over 
the last 12 months currently stands at CHF 170 million, well above the long-term average of CHF 
112 million. This is primarily attributable to two major projects initiated in March this year: On the 
one hand, Building D was given the green light for construction as part of the second building 
phase of the Guisanplatz administration center. This is scheduled to provide a total of 1,200 flexi-
ble workplaces for employees of the Federal Department of Defence, Civil Protection and Sports 
(DDPS) by 2026. On the other hand, the above-mentioned project BERN 131 also received the 
go-ahead in March.  
 
Due to ongoing building activity and the relocation of various federal departments to new admin-
istration centers, marketing is set to remain challenging in Bern’s outer business district going for-
ward, making any meaningful reduction in the supply rate difficult here. This trend is being further 
strengthened by structural change and the simultaneous reduction in headcount at the publicly-
owned companies of the federal government based in Bern – SBB, Swiss Post, and Swisscom. 
The strategy of converting the use of empty office buildings (see Focus article), in which Bern is 
playing a clear pioneering role, has already helped to prevent the supply of space from mushroom-
ing in the Swiss capital in the past, and is likely to keep the vacancy situation in the Bern office 
market at a manageable level in the future too.  
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Fig. 23: Supply of office space  Fig 24: Approved construction volumes for new office premises 
Total of quarterly advertised space (existing and newbuild) in m2  12-month total and long-term average for Bern market, in CHF mn 
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Basel 
Fig. 25: Spatial development of office employment in Basel 

Change in office employment, absolute per ha, 2016–2020 

 

 
Total employment stagnated in Basel between 2016 and 2020, in contrast to Switzerland’s other 
large centers. This is partly explained by the 0.6% pandemic-related decline in employment be-
tween 2018 and 2020 (including in hotels & catering). Most notably, sectors with a high propor-
tion of office workers were hit less hard by the pandemic as they were able to switch to home 
working. However, these sectors recorded only modest growth between 2016 and 2020, hence 
total office employment growth proved weak (+0.4%). The latter increased above all around Aes-
chenplatz (Fig. 25) and in the middle business district close to the station, with the growth contri-
butions mainly coming from the high-growth areas of corporate services and health/public ser-
vices. By contrast, office employment declined in the outer business district (–2.0%). 
 
The consolidations of the pharma giants at their main headquarters and the dynamic development 
of the BaseLink campus in Allschwil continue to leave their mark on the Basel office market. Fol-
lowing completion of the second Roche tower and the relocation of staff to Grenzacherstrasse, 
there are now empty premises at the Elsässertor by the station, at the VIA property across the 
road, and in the building on Hochstrasse in the Gundeldingen district. A total of more than 32,000 
m² of additional space has been freed up by the relocation of Roche employees, although the 
building on Hochstrasse is set to be converted into the City Pop Basel modular residential concept 
by Artisa Group. It therefore appears that the conversion of vacant office premises into residential 
space is gathering pace in Basel too. Nonetheless – and despite the pick-up in demand since 
2021 – the volume of advertised office space in Basel has risen again this year. The supply rate 
for the overall market has increased from 8.8% to 9.6% (Fig. 26). 
 
In the CBD, the movements described above have resulted in the supply of space rising further, 
from an already high 8.7% to 11.2%, even though various premises (both large and small) in the 
inner city have successfully found tenants in recent months, such as the Peter Merian Haus West, 
where only a handful of square meters of space remains available. But in addition to the move-
ments of the pharma multinationals, the home working trend is also leaving its mark. For example, 
UBS has scaled back its space requirement at Aeschenplatz, which explains why a significant 
amount of space there is now being advertised for interim use before the building is refurbished 
from 2027 onward (a joint project of Steiner AG and the City of Basel). 
 
On the other side of the SBB station toward the motorway, the market is also seeing plenty of ac-
tivity. The city is effectively growing in a south-easterly direction due to new space being created 
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on the Grosspeter site and through development projects in the Dreispitz area and by the Wolf 
freight handling station. While the Grosspeter Tower is now fully let and other letting successes 
have been recorded thanks to the arrival of Moderna, there are still premises available. For exam-
ple, the Peter Merian Haus Ost still has over 2,300 m² available, health insurer Sympany is look-
ing for third-party tenants for two floors of its main building, and space remains available in the 
Grosspeter newbuild projects CLIME, TEC and B-City, which will be ready for occupancy from 
2023. Furthermore, the law and science faculties of Basel University are expected to vacate 
premises in the Jacob Burckhardt Haus in 2028 when they move to Münchenstein. One recent 
development is the announcement of the large-scale conversion of the “Rostbalken” from 2024, 
where a further 50,000 m² of office space will be created next to the main station as part of the 
“Nauentor” project. For now however, the pick-up in demand since 2021 has led to a decline in 
available space in existing properties, with the result that the supply of space in the middle busi-
ness district has declined from 7.6% last year to 6.8% in 2022. 
 
In the outer business district, the situation could hardly be more different. The volume of adver-
tised space here has risen to more than 190,000 m², which equates to a supply rate of 9.9%. 
While this is not a bad figure compared to the outer business districts of other large centers, it 
likewise reflects the mismatch that has emerged in recent years between the expansion of office 
space supply and the market’s additional space needs. Although the majority of properties adver-
tising space have booked letting successes over the last 12 months, newly available space has 
sprung up elsewhere against a backdrop of only moderate employment growth. Combined with a 
cluster of newbuild projects in the context of various site developments – e.g. Hagnau Schänzli in 
Muttenz and BaseLink in Allschwil – this is driving an increase in the volume of advertised space.  
 
The high supply of office space continues to be reflected in very high vacancy levels. That said, 
following the peaks recorded in 2021, both Basel-City and Basel-Country reported a decline in 
the volume of vacant space as per June 1, 2022. In Basel-City, vacancies declined by 9.6%, 
leaving 110,000 m² of available space. Despite the decline, this is still the second-highest va-
cancy figure reported by the city canton since vacancies were first recorded in 1995. By contrast, 
vacancies in Basel-Country declined by a more impressive 19.5%, although here too the latest 
recorded figure of just over 71,000 m² remains a hefty 21% above the long-term average.  
 
Given the many ongoing or impending site developments – including the Grosspeter site, Hagnau 
Schänzli, Volta Nord, and expansions in Stücki Park – that have driven up construction approval 
volumes in recent years, there is unlikely to be any meaningful decline in supply pressure over the 
next few quarters. On the other hand, the volume of office building permit issuance over the last 
twelve months currently stands at just CHF 19 million, well below the long-term average (Fig. 27). 
This provides some grounds for hope that the sharp rise in the volume of advertised office space 
will come to an end. The pharma multinationals at least have no current need for further office 
space. Many more companies are now taking the decision to switch to desk-sharing models, 
which has the effect of reducing the overall need for space. Above all, this means that the larger 
players on the demand side are in no hurry to rent additional premises.  
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Fig. 26: Supply of office space  Fig 27: Approved construction volumes for new office premises 
Total of quarterly advertised space (existing and newbuild) in m2  12-month total and long-term average for Basel market, in CHF mn 
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Lausanne 
Fig. 28: Spatial development of office employment in Lausanne  

Change in office employment, absolute per ha, 2016–2020 

 

 
Employment in Lausanne increased by 4% between 2016 and 2020, a similarly impressive 
growth rate to those reported in Geneva and Zurich. In the office sector it rose by as much as 
4.4%, as all sectors with a high proportion of office-based employees increased headcount during 
this period. For example, office employment rose by an eye-catching 15.1% in the IT/communi-
cations area, and the corporate services and healthcare/public services areas also recorded hand-
some growth rates of 8.1% and 6.7% respectively. All districts of the Lausanne office market 
recorded employment growth. The increase was at its most dynamic (6.7%) in the central busi-
ness district (CBD) (Fig. 28), primarily driven by the corporate services area. In the middle busi-
ness district, employment growth was particularly strong in the west of Lausanne in areas close to 
urban railway stations, reflecting various construction projects underway there.  
 
The dynamic growth in employment in Lausanne over the period 2016-2020 is likely to have per-
sisted over the last two years given the high employment growth recorded across Switzerland. As 
a consequence, the supply of space in the Lausanne office property market has shrunk noticeably 
to 200,000 m2 (Fig. 29). The supply rate stood at 8.7% as recently as 2019, but had declined to 
8.2% last year and recorded a further fall to 7.5% this year. The modest rise during the corona-
virus pandemic proved to be short-lived. The decline in the supply rate in Lausanne is particularly 
striking, particularly as construction activity here has been above-average in recent years. This 
points to robust demand for office space in and around the city.  
 
However, the various expansions of space over the last few years at easily accessible locations 
have come at a cost for the inner city, i.e. the CBD of Lausanne: Here the supply rate currently 
stands at 4.7%, which is slightly higher than a few years ago. This is mainly attributable to the 
greater supply of small and medium-sized premises, as vacant large office premises in Lausanne’s 
CBD remain few and far between. In the middle business district the supply rate currently stands 
at 8.8%, which is more or less unchanged. Consequently, the outer business district has been the 
main driver of the decline in the supply of office space in Lausanne. The supply rate here is now 
7.9%, only slightly higher than for the Lausanne office property market as a whole. 
 
 
Nonetheless, there is evidence of saturation following the strong recent increases in space: Some 
offerings have recorded no letting progress at all over the last year, such as the Quartier des Hal-
les in Morges, the Lake Geneva Park in Tolochenaz, the Ensemble Point Rive in Lausanne, the 
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former headquarters of the International Olympic Committee in Pully, and the Romandie head-
quarters of CSS next to Campus Biopôle. However, these are the exceptions – the majority of 
space offerings relating to existing buildings or construction projects have recorded letting suc-
cesses, although even in these cases the marketing process is rather drawn out. For example, in 
the major Central Malley project for SBB, where premises have been advertised for four years 
now, there is still 19,000 m² of office space available. On the other hand, the prolonged market-
ing phase may also relate to the fact that the first premises in this development will not be ready 
for occupancy until the end of 2024. The start of construction for the fifth building only got under-
way in June of this year, following issuance of the corresponding building permits last November.  
 
Examples of the relatively strong performance of the outer business district include, for example, 
the fact that the office premises in the Parc du Simplon are now fully let, while in Morges just 190 
m² is still available in the Îlot Sud newbuild project and the Lake Geneva Center has halved its va-
cancy level. The higher supply of space available in the World Trade Center in Lausanne-Blécher-
ette is currently attributable to a planned renovation. No new tenants will be sought for space set 
to be vacated by existing occupants, as this would complicate the renovation process. Lausanne’s 
outer business district stands out when compared to those of Switzerland’s other large centers, as 
it is the only one with a supply rate clearly in single-digit territory (7.9%).  
 
The official vacancy figure for the Lausanne region, which comprises the two districts of Lausanne 
and Ouest lausannois, is almost unchanged. Whereas 53,000 m² of office space was reported to 
be vacant last year, the equivalent figure in 2022 was 52,000 m². While Ouest lausannois rec-
orded a slight decline, Lausanne recorded a slight rise. In the Morges district, office vacancy levels 
were likewise almost unchanged. The vacancy figure for Canton Vaud as a whole is down 10%. 
 
Despite a relatively strong increase in space, Lausanne’s office property market has managed to 
keep its supply rate at a healthy level in recent years. This is one probable reason why additional 
space continues to be planned and realized. The investment volume for office construction to have 
received planning approval over the last 12 months currently stands at CHF 170 million, 81% 
above the long-term average (Fig. 30). This high figure is primarily due to the large-scale Central 
Malley project, which accounts for more than half of all planned investment in the Lausanne office 
property market. Building activity is mainly focused on the city proper and the Renens area, in 
whose center the office and commercial building “Le Closel” at Rue de Lausanne 62 will be com-
pleted at the end of 2023. Similarly advanced is construction of the Cocoon development in Bus-
signy. With its 38,000 m² of office and commercial space, this project is comparable in size to 
Central Malley. Both of these major projects are already included in our supply rate, as the corre-
sponding premises have been on the market for some time. Another interesting project is the 
Square One innovation park, which is planned by the Lausanne-based high-tech company SICPA 
– a manufacturer of security ink – in Prilly. The company is seeking to expand this into a research 
center focusing on security technologies in collaboration with the Ecole Polytechnique Fédérale de 
Lausanne (EPFL). In short, there is plenty going on in Lausanne’s office property market. 
 

Supply of space 
relatively sparse in 
outer business 
district 

Barely any change in 
official vacancy figure 
for Lausanne 

Construction activity 
remains high 

Fig. 29: Supply of office space  Fig 30: Approved construction volumes for new office premises 
Total of quarterly advertised space (existing and newbuild) in m2  12-month total and long-term average for Lausanne market, in CHF mn 
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Important Information 
 
This report represents the views of Credit Suisse (CS) Investment Solutions & 
Sustainability and has not been prepared in accordance with the legal require-
ments designed to promote the independence of investment research. It is not 
a product of the CS Research Department even if it references published re-
search recommendations. CS has policies in place to manage conflicts of in-
terest including policies relating to dealing ahead of the dissemination of in-
vestment research. These policies do not apply to the views of Investment 
Solutions & Sustainability contained in this report. Please find further important 
information at the end of this material. Singapore: For accredited investors 
only. Hong Kong: For professional investors only. Australia: For wholesale cli-
ents only. 
 
Risk Warning 
 
Every investment involves risk, especially with regard to fluctuations in value 
and return. If an investment is denominated in a currency other than your base 
currency, changes in the rate of exchange may have an adverse effect on 
value, price or income.  
This document may include information on investments that involve special 
risks. You should seek the advice of your independent financial advisor prior 
to taking any investment decisions based on this document or for any neces-
sary explanation of its contents. Further information is also available in the 
information brochure “Risks Involved in Trading Financial Instruments” availa-
ble from the Swiss Bankers Association. 
Past performance is not an indicator of future performance. Perfor-
mance can be affected by commissions, fees or other charges as well 
as exchange rate fluctuations.  
Financial market risks  
 
Historical returns and financial market scenarios are no reliable indicators of 
future performance. The price and value of investments mentioned and any 
income that might accrue could fall or rise or fluctuate. You should consult 
with such advisor(s) as you consider necessary to assist you in making these 
determinations.  
Investments may have no public market or only a restricted secondary market. 
Where a secondary market exists, it is not possible to predict the price at 
which investments will trade in the market or whether such market will be liquid 
or illiquid.  
Emerging markets  
 
Where this document relates to emerging markets, you should be aware that 
there are uncertainties and risks associated with investments and transactions 
in various types of investments of, or related or linked to, issuers and obligors 
incorporated, based or principally engaged in business in emerging markets 
countries. Investments related to emerging markets countries may be consid-
ered speculative, and their prices will be much more volatile than those in the 
more developed countries of the world. Investments in emerging markets in-
vestments should be made only by sophisticated investors or experienced pro-
fessionals who have independent knowledge of the relevant markets, are able 
to consider and weigh the various risks presented by such investments, and 
have the financial resources necessary to bear the substantial risk of loss of 
investment in such investments. It is your responsibility to manage the risks 
which arise as a result of investing in emerging markets investments and the 
allocation of assets in your portfolio. You should seek advice from your own 
advisers with regard to the various risks and factors to be considered when 
investing in an emerging markets investment. 
 
Alternative investments  
 
Hedge funds are not subject to the numerous investor protection regulations 
that apply to regulated authorized collective investments and hedge fund man-
agers are largely unregulated. Hedge funds are not limited to any particular 
investment discipline or trading strategy, and seek to profit in all kinds of mar-
kets by using leverage, derivatives, and complex speculative investment strat-
egies that may increase the risk of investment loss.  
Commodity transactions carry a high degree of risk, including the loss of the 
entire investment, and may not be suitable for many private investors. The 
performance of such investments depends on unpredictable factors such as 
natural catastrophes, climate influences, hauling capacities, political unrest, 
seasonal fluctuations and strong influences of rolling-forward, particularly in 
futures and indices. 
Investors in real estate are exposed to liquidity, foreign currency and other 
risks, including cyclical risk, rental and local market risk as well as environ-
mental risk, and changes to the legal situation.  
 

Private Equity 
 
Private Equity (hereafter “PE”) means private equity capital investment in com-
panies that are not traded publicly (i.e. are not listed on a stock exchange), 
they are complex, usually illiquid and long-lasting. Investments in a PE fund 
generally involve a significant degree of financial and/or business risk. Invest-
ments in private equity funds are not principal-protected nor guaranteed. In-
vestors will be required to meet capital calls of investments over an extended 
period of time. Failure to do so may traditionally result in the forfeiture of a 
portion or the entirety of the capital account, forego any future income or gains 
on investments made prior to such default and among other things, lose any 
rights to participate in future investments or forced to sell their investments at 
a very low price, much lower than secondary market valuations. Companies or 
funds may be highly leveraged and therefore may be more sensitive to adverse 
business and/or financial developments or economic factors. Such invest-
ments may face intense competition, changing business or economic condi-
tions or other developments that may adversely affect their performance. 
 
Interest rate and credit risks  
 
The retention of value of a bond is dependent on the creditworthiness of the 
Issuer and/or Guarantor (as applicable), which may change over the term of 
the bond. In the event of default by the Issuer and/or Guarantor of the bond, 
the bond or any income derived from it is not guaranteed and you may get 
back none of, or less than, what was originally invested. 
 
Investment Solutions & Sustainability 
 
Investment Solutions & Sustainability is responsible for multi-asset class strat-
egy formation and subsequent implementation in Credit Suisse’s (CS) discre-
tionary and advisory businesses. If shown, Model Portfolios are provided for 
illustrative purposes only. Your asset allocation, portfolio weightings and per-
formance may look significantly different based on your particular circum-
stances and risk tolerance. Opinions and views of Investment Solutions & Sus-
tainability may be different from those expressed by other Departments at CS. 
Investment Solutions & Sustainability views may change at any time without 
notice and with no obligation to update. CS is under no obligation to ensure 
that such updates are brought to your attention. 
 
From time to time, Investment Solutions & Sustainability may reference previ-
ously published Research articles, including recommendations and rating 
changes collated in the form of lists. The recommendations contained herein 
are extracts and/or references to previously published recommendations by 
CS Research. For equities, this relates to the respective Company Note or 
Company Summary of the issuer. Recommendations for bonds can be found 
within the respective Research Alert (bonds) publication or Institutional Re-
search Flash/Alert– Credit Update Switzerland. These items are available on 
request or via online banking.  
 
Disclosures are available from: 
https://www.credit-suisse.com/disclosure 
 
Global disclaimer / Important information  
 
The information provided herein constitutes marketing material; it is not in-
vestment research. This document is not directed to, or intended for distribu-
tion to or use by, any person or entity who is a citizen or resident of or located 
in any locality, state, country or other jurisdiction where such distribution, pub-
lication, availability or use would be contrary to law or regulation or which would 
subject CS to any registration or licensing requirement within such jurisdiction. 
 
References in this report to CS include Credit Suisse AG, the Swiss bank, its 
subsidiaries and affiliates. For more information on our structure, please use 
the following link: https://www.credit-suisse.com 
 
NO DISTRIBUTION, SOLICITATION, OR ADVICE: This document is pro-
vided for information and illustrative purposes and is intended for your use 
only. It is not a solicitation, offer or recommendation to buy or sell any security 
or other financial instrument. Any information including facts, opinions or quo-
tations, may be condensed or summarized and is expressed as of the date of 
writing. The information contained in this document has been provided as a 
general market commentary only and does not constitute any form of regu-
lated investment research financial advice, legal, tax or other regulated ser-
vice. It does not take into account the financial objectives, situation or needs 
of any persons, which are necessary considerations before making any invest-
ment decision. You should seek the advice of your independent financial ad-
visor prior to taking any investment decisions based on this document or for 
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any necessary explanation of its contents. This document is intended only to 
provide observations and views of CS at the date of writing, regardless of the 
date on which you receive or access the information. Observations and views 
contained in this document may be different from those expressed by other 
Departments at CS and may change at any time without notice and with no 
obligation to update. CS is under no obligation to ensure that such updates 
are brought to your attention.  
FORECASTS & ESTIMATES:  
Past performance should not be taken as an indication or guarantee of future 
performance, and no representation or warranty, express or implied, is made 
regarding future performance. To the extent that this report contains state-
ments about future performance, such statements are forward looking and 
subject to a number of risks and uncertainties. Unless indicated to the con-
trary, all figures are unaudited. All valuations mentioned herein are subject to 
CS valuation policies and procedures.  
CONFLICTS:  
CS reserves the right to remedy any errors that may be present in this report. 
CS, its affiliates and/or their employees may have a position or holding, or 
other material interest or effect transactions in any securities mentioned or 
options thereon, or other investments related thereto and from time to time 
may add to or dispose of such investments. CS may be providing, or have 
provided within the previous 12 months, significant advice or investment ser-
vices in relation to the investments listed in this report or a related investment 
to any company or issuer mentioned. Some investments referred to in this 
report will be offered by a single entity or an associate of CS or CS may be 
the only market maker in such investments. CS is involved in many businesses 
that relate to companies mentioned in this report. These businesses include 
specialized trading, risk arbitrage, market making, and other proprietary trad-
ing. TAX: Nothing in this report constitutes investment, legal, accounting or 
tax advice. CS does not advise on the tax consequences of investments and 
you are advised to contact an independent tax advisor. The levels and basis 
of taxation are dependent on individual circumstances and are subject to 
change.  
SOURCES:  
Information and opinions presented in this report have been obtained or de-
rived from sources which in the opinion of CS are reliable, but CS makes no 
representation as to their accuracy or completeness. CS accepts no liability 
for a loss arising from the use of this report.  
WEBSITES:  
This report may provide the addresses of, or contain hyperlinks to, websites. 
Except to the extent to which the report refers to website material of CS, CS 
has not reviewed the linked site and takes no responsibility for the content 
contained therein. Such address or hyperlink (including addresses or hyper-
links to CS’s own website material) is provided solely for your convenience 
and information and the content of the linked site does not in any way form 
part of this report. Accessing such a website or following such a link through 
this report or CS’s website shall be at your own risk.  
DATA PRIVACY:  
Your Personal Data will be processed in accordance with the Credit Suisse 
privacy statement accessible at your domicile through the official Credit Suisse 
website:  
https://www.credit-suisse.com/  
In order to provide you with marketing materials concerning our products and 
services, Credit Suisse Group AG and its subsidiaries may process your basic 
Personal Data (i.e. contact details such as name, e-mail address) until you 
notify us that you no longer wish to receive them. You can opt out from re-
ceiving these materials at any time by informing your Relationship Manager. 
Distributing entities 
Except otherwise specified herein, this report is distributed by Credit Suisse 
AG, a Swiss bank, authorized and regulated by the Swiss Financial Market 
Supervisory Authority Bahrain: This report is distributed by Credit Suisse AG, 
Bahrain Branch, a branch of Credit Suisse AG, Zurich/Switzerland, duly au-
thorized and regulated by the Central Bank of Bahrain (CBB) as an Invest-
ment Business Firm Category 2. Related financial services or products are 
only made available to Accredited Investors, as defined by the CBB, and are 
not intended for any other persons. The Central Bank of Bahrain has not 
reviewed, nor has it approved, this document or the marketing of any invest-
ment vehicle referred to herein in the Kingdom of Bahrain and is not respon-
sible for the performance of any such investment vehicle. Credit Suisse AG, 
Bahrain Branch is located at Level 21, East Tower, Bahrain World Trade 
Centre, Manama, Kingdom of Bahrain. Brazil: This report is distributed in 
Brazil by Credit Suisse (Brasil) S.A. Corretora de Títulos e Valores Mobiliários 
or its affiliates. Chile: This report is distributed by Credit Suisse Agencia de 
Valores (Chile) Limitada, a branch of Credit Suisse AG (incorporated in the 
Canton of Zurich), regulated by the Chilean Financial Market Commission. 
Neither the issuer nor the securities have been registered with the Financial 
Market Commission of Chile (Comisión para el Mercado Financiero) pursuant 

to Law no. 18.045, the Ley de Mercado de Valores, and regulations there-
under, so they may not be offered or sold publicly in Chile. This document 
does not constitute an offer of, or an invitation to subscribe for or purchase, 
the securities in the Republic of Chile, other than to individually identified 
investors pursuant to a private offering within the meaning of article 4 of the 
Ley de Mercado de Valores (an offer that is not “addressed to the public in 
general or to a certain sector or specific group of the public”). DIFC: This 
information is being distributed by Credit Suisse AG (DIFC Branch). Credit 
Suisse AG (DIFC Branch) is licensed and regulated by the Dubai Financial 
Services Authority (“DFSA”). Related financial services or products are only 
made available to Professional Clients or Market Counterparties, as defined 
by the DFSA and are not intended for any other persons. Credit Suisse AG 
(DIFC Branch) is located on Level 9 East, The Gate Building, DIFC, Dubai, 
United Arab Emirates. France: This report is distributed by Credit Suisse 
(Luxembourg) S.A. Succursale en France (the “France branch”), which is a 
branch of Credit Suisse (Luxembourg) S.A., a duly authorized credit institu-
tion in the Grand Duchy of Luxembourg with registered address 5, rue Jean 
Monnet, L-2180 Luxembourg. The France branch is subject to the prudential 
supervision of the Luxembourg supervisory authority, the Commission de 
Surveillance du Secteur Financier (CSSF), and of the French supervisory au-
thorities, the Autorité de Contrôle Prudentiel et de Résolution (ACPR) and 
the Autorité des Marchés Financiers (AMF). Germany: This report is distribu-
ted by Credit Suisse (Deutschland) Aktiengesellschaft regulated by the Bun-
desanstalt für Finanzdienstleistungsaufsicht (“BaFin“). Guernsey: This report 
is distributed by Credit Suisse AG Guernsey Branch, a branch of Credit 
Suisse AG (incorporated in the Canton of Zurich), with its place of business 
at Helvetia Court, Les Echelons, South Esplanade, St Peter Port, Guernsey. 
Credit Suisse AG Guernsey Branch is wholly owned by Credit Suisse AG and 
regulated by the Guernsey Financial Services Commission. Copies of the lat-
est audited accounts of Credit Suisse AG are available on request. India: This 
report is distributed by Credit Suisse Securities (India) Private Limited (CIN 
no. U67120MH1996PTC104392), regulated by the Securities and Ex-
change Board of India as Research Analyst (registration no. INH 
000001030), as Portfolio Manager (registration no. INP000002478) and as 
Stock Broker (registration no. INZ000248233), having registered address at 
9th Floor, Ceejay House, Dr. Annie Besant Road, Worli, Mumbai – 400 018, 
India, T- +91-22 6777 3777. Israel: If distributed by Credit Suisse Financial 
Services (Israel) Ltd. in Israel: This document is distributed by Credit Suisse 
Financial Services (Israel) Ltd. Credit Suisse AG, including the services of-
fered in Israel, is not supervised by the Supervisor of Banks at the Bank of 
Israel, but by the competent banking supervision authority in Switzerland. 
Credit Suisse Financial Services (Israel) Ltd. is a licensed investment mar-
keter in Israel and thus, its investment marketing activities are supervised by 
the Israel Securities Authority. Italy: This report is distributed in Italy by Credit 
Suisse (Italy) S.p.A., a bank incorporated and registered under Italian law 
subject to the supervision and control of Banca d’Italia and CONSOB. Leb-
anon: This report is distributed by Credit Suisse (Lebanon) Finance SAL 
(“CSLF”), a financial institution incorporated in Lebanon and regulated by the 
Central Bank of Lebanon (“CBL”) and having a financial institution license 
number 42. Credit Suisse (Lebanon) Finance SAL is subject to the CBL’s 
laws and circulars as well as the laws and regulations of the Capital Markets 
Authority of Lebanon (“CMA”). CSLF is a subsidiary of Credit Suisse AG and 
part of the Credit Suisse Group (CS). The CMA does not accept any respon-
sibility for the content of the information included in this report, including the 
accuracy or completeness of such information. The liability for the content of 
this report lies with the issuer, its directors and other persons, such as ex-
perts, whose opinions are included in the report with their consent. The CMA 
has also not assessed the suitability of the investment for any particular in-
vestor or type of investor. It is hereby expressly understood and acknowl-
edged that investments in financial markets may involve a high degree of 
complexity and risk of loss in value and may not be suitable to all investors. 
The suitability assessment performed by CSLF with respect to this invest-
ment will be undertaken based on information that the investor would have 
provided to CSLF as at the date of such assessment and in accordance with 
Credit Suisse internal policies and processes. It is understood that the English 
language will be used in all communication and documentation provided by 
CS and/or CSLF. By accepting to invest in the product, the investor expressly 
and irrevocably confirms that he fully understands, and has no objection to 
the use of the English language. Luxembourg: This report is distributed by 
Credit Suisse (Luxembourg) S.A., a duly autho- rized credit institution in the 
Grand Duchy of Luxembourg with registered address 5, rue Jean Monnet, 
L-2180 Luxembourg. Credit Suisse (Luxembourg) S.A. is subject to the pru-
dential supervision of the Luxembourg supervisory authority, the Commission 
de Surveillance du Secteur Financier (CSSF). Mexico: This document repre-
sents the view of the person who provides his/her services to C. Suisse Ase-
soría México, S.A. de C.V. (“C. Suisse As- esoría”) and/or Banco Credit 
Suisse (México), S.A., Institución de Banca Múltiple, Grupo Financiero Credit 
Suisse (México) (“Banco CS”) so that both C. Suisse Asesoría and Banco 
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CS reserve the right to change their mind at any time not assuming any lia-
bility in this regard. This document is distributed for informational purposes 
only and does not imply a personal recommendation or suggestion, nor the 
invitation to celebrate any operation and does not replace the communication 
you have with your executive in relation to C. Suisse Asesoría and/or Banco 
CS prior to taking any investment decision. C. Suisse Asesoría and/or Banco 
CS does not assume any responsibility for investment decisions based on 
information contained in the document sent, as the same may not take into 
account the context of the investment strategy and objectives of particular 
clients. Prospectus, brochures, investment regimes of investment funds, an-
nual reports or periodic financial information contain all additional useful in-
formation for investors. These documents can be obtained free of charge 
directly from issuers, operators of investment funds, in the Internet page of 
the stock exchange in which they are listed or through its executive in C. 
Suisse Asesoría and/or Banco CS. Past performance and the various sce-
narios of existing markets do not guarantee present or future yields. In the 
event that the information contained in this document is incomplete, incorrect 
or unclear, please contact your Executive of C. Suisse Asesoría and/or 
Banco CS as soon as possible. It is possible that this document may suffer 
modifications without any responsibility for C. Suisse Asesoría and/or Banco 
CS. This document is distributed for informational purposes only and is not a 
substitute for the Operations Reports and/or Account Statements you re-
ceive from C. Suisse Asesoría and/or Banco CS in terms of the General 
Provisions Applicable to Financial Institutions and other Legal Entities that 
Provide Investment Services issued by the Mexican Banking and Securities 
Commission (“CNBV”). Given the nature of this document, C. Suisse Aseso-
ría and/or Banco CS does not assume any responsibility derived from the 
information contained therein. Without prejudice to the fact that the infor-
mation was obtained from or based on sources believed to be reliable by C. 
Suisse Asesoría and/or Banco CS, there is no guarantee that the information 
is either accurate or complete. Banco CS and/or C. Suisse Asesoría does 
not accept any liability arising from any loss arising from the use of the infor-
mation contained in the document sent to you. It is recommended that the 
investor make sure that the information provided is in accordance to his/her 
personal circumstances and investment profile, in relation to any particular 
legal, regulatory or fiscal situation, or to obtain independent professional ad-
vice. C. Suisse Asesoría México, S.A. de C.V. is an investment adviser cre-
ated in accordance with the Mexican Securities Market Law ("LMV"), regis-
tered with the CNBV under the folio number 30070. C. Suisse Asesoría 
México, S.A. de C.V. is not part of Grupo Financiero Credit Suisse (México), 
S.A. de C.V., or any other financial group in Mexico. C. Suisse Asesoría 
México, S.A. de C.V. is not an independent investment adviser as provided 
by LMV and other applicable regulations due to its direct relationship with 
Credit Suisse AG, a foreign financial institution, and its indirect relationship 
with the entities that make up Grupo Financiero Credit Suisse (México), S.A. 
de C.V. Netherlands: This report is distributed by Credit Suisse (Luxembourg) 
S.A., Netherlands Branch (the “Netherlands branch”), which is a branch of 
Credit Suisse (Luxembourg) S.A., a duly authorized credit institution in the 
Grand Duchy of Luxembourg with registered address 5, rue Jean Monnet, 
L-2180 Luxembourg. The Netherlands branch is subject to the prudential 
supervision of the Luxembourg supervisory authority, the Commission de 
Surveillance du Secteur Financier (CSSF), and of the Dutch supervisory au-
thority, De Nederlansche Bank (DNB), and of the Dutch market supervisor, 
the Autoriteit Financiële Markten (AFM). Portugal: This report is distributed 
by Credit Suisse (Luxembourg) S.A., Sucursal em Portugal (the “Portugal 
branch”), which is a branch of Credit Suisse (Luxembourg) S.A., a duly au-
thorized credit institution in the Grand Duchy of Luxembourg with registered 
address 5, rue Jean Monnet, L-2180 Luxembourg. The Portugal branch is 
subject to the prudential supervision of the Luxembourg supervisory authority, 
the Commission de Surveillance du Secteur Financier (CSSF), and of the 
Portuguese supervisory authorities, the Banco de Portugal (BdP) and the 
Comissão do Mercado dos Valores Mobiliários (CMVM). Qatar: This infor-
mation has been distributed by Credit Suisse (Qatar) L.L.C., which is duly 
authorized and regulated by the Qatar Financial Centre Regulatory Authority 
(QFCRA) under QFC License No. 00005. All related financial products or 
services will only be available to Eligible Counterparties (as defined by the 
QFCRA) or Business Customers (as defined by the QFCRA), including indi-
viduals, who have opted to be classified as a Business Customer, with net 
assets in excess of QR 4 million, and who have sufficient financial knowledge, 
experience and understanding to participate in such products and/or ser-
vices. Therefore, this information must not be delivered to, or relied on by, 
any other type of individual. Saudi Arabia: This document is distributed by 
Credit Suisse Saudi Arabia (CR Number 1010228645), duly licensed and 
regulated by the Saudi Arabian Capital Market Authority pursuant to License 
Number 08104-37 dated 23/03/1429H corresponding to 21/03/2008AD. 
Credit Suisse Saudi Arabia’s principal place of business is at King Fahad 
Road, Hay Al Mhamadiya, 12361- 6858 Riyadh, Saudi Arabia. Website: 
https://www.credit-suisse.com/sa. 

Under the Rules on the Offer of Securities and Continuing Obligations, this 
document may not be distributed in the Kingdom except to such persons as 
are permitted under the Rules on the Offer of Securities and Continuing Ob-
ligations issued by the Capital Market Authority. The Capital Market Authority 
does not make any representation as to the accuracy or completeness of this 
document, and expressly disclaims any liability whatsoever for any loss arising 
from, or incurred in reliance upon, any part of this document. Prospective 
purchasers of the securities offered hereby should conduct their own due 
diligence on the accuracy of the information relating to the securities. If you 
do not understand the contents of this document, you should consult an au-
thorized financial advisor. Under the Investment Fund Regulations, this doc-
ument may not be distributed in the Kingdom except to such persons as are 
permitted under the Investment Fund Regulations issued by the Capital Mar-
ket Authority. The Capital Market Authority does not make any representation 
as to the accuracy or completeness of this document, and expressly disclaims 
any liability whatsoever for any loss arising from, or incurred in reliance upon, 
any part of this document. Prospective subscribers of the securities offered 
hereby should conduct their own due diligence on the accuracy of the infor-
mation relating to the securities. If you do not understand the contents of this 
document you should consult an authorized financial adviser. South Africa: 
This information is being distributed by Credit Suisse AG which is registered 
as a financial services provider with the Financial Sector Conduct Authority in 
South Africa with FSP number 9788 and / or by Credit Suisse (UK) Limited, 
which is registered as a financial services provider with the Financial Sector 
Conduct Authority in South Africa with FSP number 48779. Spain: This doc-
ument is a marketing material and is provided by Credit Suisse AG, Sucursal 
en España, legal entity registered at the Comisión Nacional del Mercado de 
Valores for information purposes. It is exclusively addressed to the recipient 
for personal use only and, according to current regulations in force, by no 
means can it be considered as a security offer, personal investment advice 
or any general or specific recommendation of products or investment strate-
gies with the aim that you perform any operation. The client shall be deemed 
responsible, in all cases, for taking whatever decisions on investments or 
disinvestments, and therefore the client takes all responsibility for the benefits 
or losses resulting from the operations that the client decides to perform 
based on the information and opinions included in this document. This docu-
ment is not the result of a financial analysis or research and therefore, neither 
it is subject to the current regulations that apply to the production and distri-
bution of financial research, nor its content complies with the legal require-
ments of independence of financial research. Turkey: The investment infor-
mation, comments and recommendations contained herein are not within the 
scope of investment advisory activity. The investment advisory services are 
provided by the authorized institutions to the persons in a customized manner 
taking into account the risk and return preferences of the persons. Whereas, 
the comments and advices included herein are of general nature. Therefore 
recommendations may not be suitable for your finan- cial status or risk and 
yield preferences. For this reason, making an investment decision only by 
relying on the information given herein may not give rise to results that fit your 
expectations. This report is distributed by Credit Suisse Istanbul Menkul De-
gerler Anonim Sirketi, regulated by the Capital Markets Board of Turkey, with 
its registered address at Levazim Mahallesi, Koru Sokak No. 2 Zorlu Center 
Terasevler No. 61 34340 Besiktas/Istanbul-Turkey. United Kingdom: This 
material is distributed by Credit Suisse (UK) Limited. Credit Suisse (UK) Lim-
ited, is authorized by the Prudential Regulation Authority and regulated by the 
Financial Conduct Authority and the Prudential Regulation Authority. Where 
this material is distributed into the United Kingdom by an offshore entity not 
exempted under the Financial Services and Markets Act 2000 (Financial Pro-
motion) Order 2005 the following will apply: To the extent communicated in 
the United Kingdom (“UK”) or capable of having an effect in the UK, this 
document constitutes a financial promotion which has been approved by 
Credit Suisse (UK) Limited, which is authorized by the Prudential Regulation 
Authority and regulated by the Financial Conduct Authority and the Prudential 
Regulation Authority for the conduct of investment business in the UK. The 
registered address of Credit Suisse (UK) Limited is Five Cabot Square, Lon-
don, E14 4QR. Please note that the rules under the UK’s Financial Services 
and Markets Act 2000 relating to the protection of retail clients will not be 
applicable to you and that any potential compensation made available to “el-
igible claimants” under the UK’s Financial Services Compensation Scheme 
will also not be available to you. Tax treatment depends on the individual 
circumstances of each client and may be subject to changes in future. 
 

Important regional disclosure information 
 
Pursuant to CVM Resolution No. 20/2021, of February 25, 2021, the au-
thor(s) of the report hereby certify(ies) that the views expressed in this report 
solely and exclusively reflect the personal opinions of the author(s) and have 
been prepared independently, including with respect to Credit Suisse. Part of 
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the author(s)´s compensation is based on various factors, including the total 
revenues of Credit Suisse, but no part of the compensation has been, is, or 
will be related to the specific recommendations or views expressed in this 
report. In addition, Credit Suisse declares that: Credit Suisse has provided, 
and/or may in the future provide investment banking, brokerage, asset man-
agement, commercial banking and other financial services to the subject 
company/companies or its affiliates, for which they have received or may 
receive customary fees and commissions, and which constituted or may con-
stitute relevant financial or commercial interests in relation to the subject 
company/companies or the subject securities. 
 
UNITED STATES: NEITHER THIS REPORT NOR ANY COPY THEREOF 
MAY BE SENT, TAKEN INTO OR DISTRIBUTED IN THE UNITED STATES 
OR TO ANY US PERSON (within the meaning of Regulation S under the US 
Securities Act of 1933, as amended). 
 

APAC - IMPORTANT NOTICE 
 
The information provided herein constitutes marketing material; it is not in-
vestment research. For all, except accounts managed by relationship man-
agers and/or investment consultants of Credit Suisse AG, Hong Kong 
Branch: This material has been prepared by Credit Suisse AG (“Credit 
Suisse”) as general information only. This material is not and does not purport 
to provide substantive research or analysis and, accordingly, is not investment 
research or a research recommendation for regulatory purposes. It does not 
take into account the financial objectives, situation or needs of any person, 
which are necessary considerations before making any investment decision. 
The information provided is not intended to provide a sufficient basis on which 
to make an investment decision and is not a personal recommendation or 
investment advice. Credit Suisse makes no representation as to the suitability 
of the products or services specified in this material for any particular investor. 
It does not constitute an invitation or an offer to any person to subscribe for 
or purchase any of the products or services specified in this material or to 
participate in any other transactions. The only legally binding terms are to be 
found in the applicable product documentation or specific contracts and con-
firmations prepared by Credit Suisse. For accounts managed by relationship 
managers and/or investment consultants of Credit Suisse AG, Hong Kong 
Branch: This material has been prepared by Credit Suisse AG (“Credit 
Suisse”) as general information only. This material is not and does not purport 
to provide substantive research or analysis and, accordingly, is not investment 
research for regulatory purposes. It does not take into account the financial 
objectives, situation or needs of any person, which are necessary considera-
tions before making any investment decision. Credit Suisse makes no repre-
sentation as to the appropriateness of the products or services specified in 
this material for any particular investor. It does not constitute an invitation or 
an offer to any person to subscribe for or purchase any of the products or 
services specified in this material or to participate in any other transactions. 
The only legally binding terms are to be found in the applicable product doc-
umentation or specific contracts and confirmations prepared by Credit 
Suisse. For all: In connection with the products specified in this material, 
Credit Suisse and/or its affiliates may: 
 

(i) have had a previous role in arranging or providing financing to the 
subject entities; 

(ii) be a counterparty in any subsequent transaction in connection 
with the subject entities; or 

(iii) pay, or may have paid, or receive, or may have received, one-time 
or recurring remuneration from the entities specified in this mate-
rial, as part of its/their compensation. These payments may be 
paid to or received from third parties. 

 
Credit Suisse and/or its affiliates (including their respective officers, directors 
and employees) may be, or may have been, involved in other transactions 
with the subject entities specified in this material or other parties specified in 
this material which are not disclosed in this material. Credit Suisse, for itself 
and on behalf of each of its affiliates, reserves the right to, provide and con-
tinue to provide services, and deal and continue to deal with the subject en-
tities of the products specified in this material or other parties in connection 
with any product specified in this material. Credit Suisse or its affiliates may 
also hold, or may be holding, trading positions in the share capital of any of 
the subject entities specified in this material. 
 
For all, except accounts managed by relationship managers and/or invest-
ment consultants of Credit Suisse AG, Hong Kong Branch: A Credit Suisse 
affiliate may have acted upon the information and analysis contained in this 
material before being made available to the recipient. A Credit Suisse affiliate 
may, to the extent permitted by law, participate or invest in other financing 

transactions with the issuer of any securities referred to herein, perform ser-
vices or solicit business from such issuers, or have a position or effect trans-
actions in the securities or options thereof. To the fullest extent permitted by 
law, Credit Suisse and its affiliates and each of their respective directors, 
employees and consultants do not accept any liability arising from an error or 
omission in this material or for any direct, indirect, incidental, specific or con-
sequential loss and/or damage suffered by the recipient of this material or 
any other person from the use of or reliance on the information set out in this 
material. None of Credit Suisse or its affiliates (or their respective directors, 
officers, employees or advisers) makes any warranty or representation as to 
the accuracy, reliability and/or completeness of the information set out in this 
material. The information contained in this material has been provided as a 
general market commentary only and does not constitute any form of regu-
lated financial advice, legal, tax or other regulated service. Observations and 
views contained in this material may be different from, or inconsistent with, 
the observations and views of Credit Suisse’s Research analysts, other divi-
sions or the proprietary positions of Credit Suisse. Credit Suisse is under no 
obligation to update, notify or provide any additional information to any person 
if Credit Suisse becomes aware of any inaccuracy, incompleteness or change 
in the information contained in the material. To the extent that this material 
contains statements about future performance, such statements are forward 
looking and subject to a number of risks and uncertainties. Past performance 
is not a reliable indicator of future performance. 
 
For accounts managed by relationship managers and/or investment consult-
ants of Credit Suisse AG, Hong Kong Branch: A Credit Suisse affiliate may 
have acted upon the information and analysis contained in this material before 
being made available to the recipient. A Credit Suisse affiliate may, to the 
extent permitted by law, participate or invest in other financing transactions 
with the issuer of any securities referred to herein, perform services or solicit 
business from such issuers, or have a position or effect transactions in the 
securities or options thereof. To the fullest extent permitted by law, Credit 
Suisse and its affiliates and each of their respective directors, employees and 
consultants do not accept any liability arising from an error or omission in this 
material or for any direct, indirect, incidental, specific or consequential loss 
and/or damage suffered by the recipient of this material or any other person 
from the use of or reliance on the information set out in this material. None 
of Credit Suisse or its affiliates (or their respective directors, officers, em-
ployees or advisers) makes any warranty or representation as to the accuracy, 
reliability and/ or completeness of the information set out in this material. The 
information contained in this material has been provided as a general market 
commentary only and does not constitute any form of legal, tax or other reg-
ulated service. Observations and views contained in this material may be dif-
ferent from, or inconsistent with, the observations and views of Credit 
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