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COVID-19 
IMPACTS RATE 
OF SUPPLY 
COMING 
ONLINE 
ACROSS FLAP

QUARTERLY REVIEW

While Q1 was a story about increased demand as a 
result of COVID-19, as Europe moved online, Q2 has 
been a tale of suppressed supply. We can now see that 
COVID is having an impact on the data centre market in 
Europe beyond limitations on customer access. Many 
build projects have experienced delays as on-site access 
was restricted and planning departments take longer to 
meet requests across all FLAP (Frankfurt, London, 
Amsterdam and Paris) markets. Some build projects 
scheduled for Q2 are now moved to Q3, Q4 or beyond. 
This does not mean the markets are not experiencing 
demand – in some markets we see incredibly low vacancy 
rates. This is despite some client engagements being 
placed on hold (especially in the enterprise market where 
companies are reassessing IT priorities and architectures). 

The market has seen some growth in supply, just not at 
the rate we have become accustomed to during 2019 – a 
record year for growth. A number of large-scale deals 
have also been signed. Providers have reported increased 
demand for cross connects, and connectivity services and 
an uptick in carrier activity. Another trend seen in London 
and Frankfurt, accelerated by COVID-19, is land price 
inflation resulting from high demand in the logistics sector 
– a result of the online retail boom. This is forcing 
companies to consider new locations away from the 
traditional logistics – and data centre – hubs. 

SNAPSHOT

• Last year we saw a growth in new supply of 24% on 
2018. This year, we expect we will see only 14% of 
additional new supply hit the market. CBRE has also 
dropped its original take-up estimate from 197MW to 
184MW for the year. 

• Market predictions made during Q2 have been made 
without taking any impact future COVID-19 lock-
downs and restrictions into account. We have already 
seen the development of some data centres 
scheduled for 2020 pushed out to 2021.

• 65MW of new supply has come online during H1 
(36MW in Q2). Just less than half of this was for 
retail builds, and most was in Frankfurt and 
Amsterdam. In Amsterdam, the now-lifted moratorium 
has impacted new build activity but retailers have still 
been able to expand at existing sites.

• Absorption (the years taken to fill current supply) in 
the FLAP markets combined are decreasing. In 2019 
it was 3 years, as of the end of Q2 it was 2.4 years. 
We expect it to rise again by the end of the year. 
Many facilities are coming online pre-let or with 
options, most likely for hyperscale tenants.

• Hyperscalers are still driving demand across FLAP, 
though there are an increasing number of 1-2MW 
requirements from second-tier cloud providers and 
growing interest from the content, media sector.

Figure 1: FLAP market colocation supply and take-up as at Q2 2020 

Source: CBRE Research, Q2 2020

Note: Arrows indicate change from same quarter in previous year. 
For take-up, this is the 12 months ending 30 June 2020 compared 
with the 12 months ending 30 June 2019.

Colocation supply

1,735MW (+19%)

Colocation availability

355MW (+53%)

Colocation take-up

177MW (-13%)

0

50

100

150

200

250

0

500

1000

1500

2000

2014 2015 2016 2017 2018 2019 2020F

Supply Supply Forecast Take-Up Take-Up Forecast



© 2020 CBRE LIMITED EUROPE DATA CENTRES | Q2 2020

SUPPLY

Through Q2, we saw many build projects delayed as 

on-site access was restricted. Customer tours were also 

halted, meaning impacts not only to supply but demand. 

Some build projects scheduled for Q2 have been 

moved to Q3, Q4 or beyond, and some client 

engagements have been placed on hold, especially in 

the enterprise market where companies are reassessing 

IT priorities and architectures. In total, we saw 36MW 

added to the market through Q2.

While it is not unusual to see vast differences in supply 

additions quarter-to-quarter, due to the increasing size 

of hyperscale deals, it is more unusual to envisage a 

year when the supply growth rate does not outstrip the 

previous year’s. We currently expect to see around 

234MW come online by the end of this year, meaning 

significantly more supply could come online through H2 

than seen during H1. This will be less, however, than 

the 318MW that came online during 2019. The 

difference in supply growth from 2018 to 2019 was 

24%, this year it will be only 14%.

As build teams gain access to sites and customers start 

making more concrete plans post COVID, we expect 

activity will pick up through the remainder of the year. 

We still expect the year to finish with 1,902MW 

of supply. 

There were other dynamics impacting these markets. 

During Q2, Amsterdam lifted its moratorium on new 

build activity, paving the way for myriad future projects. 

A further 14MW was added to the 13MW brought 

online in Q1, with all new supply additions being for 

retail colocation (we suspect largely due to the fact that 

many of these builds had pre-approval and were not 

impacted by the moratorium). We expect to see a 

further 9MW at least come online in Amsterdam 

through the remainder of the year, with a mix of 

wholesale and retail colocation builds.

High demand in Frankfurt continued in Q2, with 

CyrusOne adding 11MW for its third wholesale build at 

its Frankfurt campus. More than 85MW has been 

earmarked for development in Frankfurt for the 

remainder of 2020, with Interxion, Equinix, Digital 

Realty and Colt, as well as new market entrants Vantage 

Data Centres and Iron Mountain planning market entry 

or expansion. 

Many of these sites are large-scale builds dependent 

upon anchor tenants, though more providers are 

showing a willingness to do speculative builds due to 

high market demand in Frankfurt. 

Almost 7MW came online in London – an amount 

attributed to just one wholesale build. Nearly 60MW is 

scheduled to come online, however, in H2. VIRTUS 

plans to bring its London 9 site online in Slough, and 

CyrusOne, Colt DCS and ARK also have projects in the 

pipeline. Notably all of these are wholesale in nature. 

In Paris, 4MW was brought online for wholesale use –

the first new supply recorded since Q2 2019. The Paris 

market is seeing a mix of local and international 

investment and increasing hyperscale interest as well as 

growing enterprise demand.

Throughout Q1, we saw five facilities scheduled to 

come online moved to future quarters. Four of these 

facilities were in continental Europe where COVID-19 

took hold early. During Q2, 12 projects were shifted to 

future quarters. Four of these were in Frankfurt, six in 

London and one each in Paris and Amsterdam. COVID

is having an impact on supply across two of Europe’s 

major markets through this last quarter, but many 

providers say they expect to still honour commitments to 

bring facilities online. This is despite delays of weeks, or 

in some cases months, to bring expansions and new 

builds online. 

Figure 2: New supply in 2020 split by 
expansions to existing buildings, new 
buildings on existing campuses and
new sites

Source: CBRE Research, Q2 2020

36MW of new supply come online across FLAP 

during Q2, up from 30MW in Q1. This figure is 

down, however, on the 44MW of supply that 

came online during the same quarter last year. 

We currently expect to see around 234MW 

come online by the end of 2020, meaning we 

could see more than 160MW come online in H2 

alone. While the FLAP markets have seen high 

demand, not all providers can build out at the 

pace they would like. COVID-19 has presented 

restrictions on build activity but even prior to 

COVID, providers struggled to find suitable land 

with the right power, connectivity, and proximity 

to cloud availability zones. This has spurred 

development of campus builds and led to a 

reduction in the number of phases we now see 

facilities come online with. 
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AVAILABILITY AND MARKET ABSORPTION

While we have seen new supply added across the FLAP 

markets, it hasn’t been enough in some cases to 

overcome concerns about a lack of space. Vacancy 

rates in Frankfurt and Paris are at a five-year low. 

Pipelines for new supply, however, are strong, and 

providers are now able to bring new supply online after 

COVID delays. Across the FLAP markets, vacancy has 

dropped only slightly to 20.5%.

In Amsterdam, providers are preparing to bring supply 

online following the end to the build moratorium. 

Vacancy slightly increased from 25% to 26% during the 

quarter. Meanwhile, in London and Frankfurt, where 

demand is high, we have seen a larger number of pre-

lets and options being delivered. This removes some of 

the risk associated with high rates of new supply 

scheduled to come online.

In Q1, 2020 London looked like it was heading towards 

a vacancy rate of 30%. The delay of some large data 

centre builds has seen this decrease to 24% during Q2. 

Frankfurt, on the other hand, has only 13% vacancy and 

as a result, we expect it will take an average of 1.2 

years to fill existing supply. Paris has also suffered supply 

constraints and as a result has a vacancy rate of 11%. 

Amsterdam has seen the only growth in availability – up 

9% from last quarter, meaning more than a quarter of 

its market is currently vacant. Amsterdam and London 

both come in above 3 years absorption for Q2.

It does not take much to shift these figures on a 

quarterly basis. Hyperscale cloud deals in all four 

markets are growing in size and threatening to tip the 

scale. We have also seen an increase in the size of 

smaller cloud deals for second-tier providers. 

TAKE-UP

Last year in H1, we saw take up of more than 97MW. 

So far, in 2020, we have seen around 74MW. We 

believe this is more of a story of undersupply in some 

markets like Paris and Frankfurt than it is about COVID-

19. We have seen many large deals signed through 

Q2, though not all are realised in our figures until the 

shell and core of a building is complete. In some cases, 

these deals have been as large as 30MW.

We do believe we have seen some slowdown in 

demand that is not hyperscale led – i.e. the enterprise 

market. Many enterprises are focussed on keeping the 

lights on and have pushed back on new projects. 

Providers delivering services above straight colocation 

(such as remote services, cross connects, cloud 

onramps) have seen an increase in customers requiring 

more for their data centre operations as they look to 

enhance security, decrease latency and deliver more 

services to customers or across the business. But new 

projects have been light on the ground. We have also 

heard of increased carrier interest and continued high 

internet exchange activity, as demand for bandwidth 

and connectivity grows.

Hyperscale cloud providers have also been entertaining 

the idea of self-build facilities in major markets, or in 

other cases seeking new locations away from the 

traditional ‘hubs’. This is mostly for activities that do not 

require proximity to availability zones. It doesn’t mean 

hyperscalers are altering their view to how they use 

colocation. It mostly speaks to the sheer volume of data 

and amount of services being added to customer and 

product stacks every month – and we expect to see 

much more of this as enterprises ramp up efforts to 

move to cloud. 

Figure 3: FLAP Market Absorption, by year

Source: CBRE Research, Q2 2020
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FRANKFURT

Demand in Frankfurt is dominated 
by the hyperscale cloud providers, 
though the market is currently 
challenged with a lack of supply. 
This has led some hyperscale cloud 
companies to consider other 
German markets. A further 88MW 
is scheduled to launch through the 
remainder of this year and already 
around 53MW is scheduled for 
2021. We suspect this will not 
impact vacancy too much, as the 
market operates with a high amount 
of pre-lets and options.

Frankfurt has higher – and rising –
land costs than what is seen in 
many other German markets and 
this is expected to have an impact 
on pricing through the coming year. 
It can be more difficult, however, to 
acquire large land parcels in other 
German markets and this means 
many providers still seek 
opportunities in the market.

CBRE expects more than 88MW 
will come online in H2, 2020 –
fully in line with the 82MW that 
came online through 2019. 

LONDON AMSTERDAM PARIS

London is dominated by wholesale 
activity in the Slough and Stockley 
Park corridor west of London and 
retail colocation activity in London 
Docklands, with other hubs dotted 
around the M25 ring road. The 
west is home to hyperscale cloud 
availability zones, while Docklands 
is used for interconnection, cloud 
onramps and high-speed trading, 
among other things. London is 
expected to see some activity in the 
Docklands and much activity 
around Slough. Both markets are 
seeing their geographic boundaries 
being pushed by high demand. 

Providers have delivered new 
capacity in east London, where 
there are not as many connectivity 
options and no cloud availability 
zones. Eastern demand hasn’t
been as aggressive and excess 
capacity has shifted the market’s 
absorption rate.

CBRE expects London’s
market will see around 65MW of 
supply added in 2020, down 
from 146MW added in 2019. 

Amsterdam had a fast-growing data 
centre market until the local 
government enforced a moratorium 
on new-build activity while it 
brought in legislation to offer 
greater control over the power draw 
and location of facilities. Despite 
this, providers still added pre-
approved builds and expansions 
through 2019 – a record 70MW. 
This is likely to drop to around half 
that amount this year as providers 
seek land and issue new planning 
permits. The moratorium was lifted 
during Q2, so we expect to see 
many new proposals for builds in 
through H2.

The data centre hubs in Amsterdam 
are also nearing capacity. This is 
forcing providers to seek new 
locations. Amsterdam has now 
placed some limitations on power 
draw in particular hubs (read more 
in our Premier Colocation Report). 

CBRE expects Amsterdam’s high 
vacancy rate – above
25% - will remain for the next 
year, as more supply comes into 
the market.

Paris failed to attract the same 
hyperscale, and international cloud 
interest as the other FLAP markets, 
As a result, growth has been much 
slower. Cloud providers have 
started to demand supply in this 
supply constrained market, 
however, and investment is taking 
place. Much new supply, due to the 
large campus-style developments 
coming online, will not be available 
until 2021 and 2022.

We expect 15MW to come online in 
Paris through 2020, but already 
know of projects that could add 
65MW in the market in 2021, a 
record not seen before. Digital 
Realty is building as is Interxion –
the company it recently acquired. 
Interxion has access to a campus 
offering 85MW that will be 
designed with hyperscale customers 
in mind. Equinix and DATA 4 are 
also expanding.

CBRE expects Paris will see 
one of the lowest rates of 
take up across FLAP this year 
but also the lowest vacancy 
with 10% at the end of 2020.



© 2020 CBRE LIMITED EUROPE DATA CENTRES | Q2 2020

EMERGING MARKETS

A combination of growth opportunities, customer 

demand, and the need for lower-latency for delivery of 

services, have led to a significant increase in interest for 

emerging market facilities – from investors, providers 

and international customers. In particular, it is the 

hyperscale community driving land-and-expand 

activities. While many of these second-tier markets 

already had a valuable retail colocation proposition, 

such interest has led, across many markets, to 

wholesale-scale builds, with campuses tending to be the 

preferred approach.

Dublin is, of course, the exception. Driven by taxation 

benefits and seen as an ideal position to bridge Europe 

and the UK, as well as subsea cable access to the US, 

Dublin’s market is well ahead in terms of hyperscale 

build activity. New interest is swelling around Milan, 

Zurich and Madrid. All three markets are largely used

to service more localised (regional or national) 

requirements, and in the case of Milan and Madrid, 

subsea cable developments have opened up some 

international investment opportunities. Milan is expected 

to see some of the highest development activity of the 

second-tier European data centre markets in the

coming years. 

Europe’s second-tier data centre markets are also 

increasingly being considered as a breeding ground for 

opportunity for the investment community. These 

markets offer some reduction in risk due to demand and 

their maturity, but require growth to meet the 

requirements of cloud and enterprise clients. In some 

cases, markets offer M&A opportunities from the 

incumbent telcos, hosting and other service firms that 

previously provided the market’s only colocation supply.

SPOTLIGHT ON MILAN

Data centre stock has almost doubled in the last five 

years in Milan and we expect it to more than double 

again by the end of 2022. There is currently around 

48MW of capacity in Milan, and the market has a 

vacancy rate of 12%.

Originally it was the local market and its connectivity 

requirements that encouraged growth. Like other tier-

two markets, Milan’s operators are now seeing 

increasing hyperscale interest. This is impacting the size 

of deals – more than 4MW for a hyperscale deal is now 

normal – as well as the size of builds. DATA 4 Group, 

SUPERNAP and Aruba.it all own large wholesale 

campuses in this market. Equinix is also expanding 

adding more retail colocation capacity.

Milan benefits from being the connectivity hub of Italy –

most Italian traffic will pass through the city and its data 

centres. It is also close to a subsea cable landing station 

in Genoa. Many international companies are entering 

the market to serve Italy’s enterprise and other cloud 

requirements and the government is encouraging digital 

transformation across its industries country-wide, 

encouraging Industry 2.0, 5G and other initiatives likely 

to lead to cloud adoption, and increased data 

processing and storage needs.

We believe the movement by Italian enterprises to 

cloud, and Milan’s position at the connectivity heart of 

Italy, will lead to growth across the data centre market, 

with international and local opportunities. This is likely 

to lead to higher levels of stock entering the market on 

an annual basis in future, further M&A and increasing 

interest from new market entrants. 

Figure 4: Market Supply (MW), sample of 
larger Tier 2 European Markets

Source: CBRE Research

CBRE offers custom research into emerging 

markets, from early investments into more 

strategic views on the data centre markets and 

demand. To find out more contact: 

Penny.Madsen-Jones@cbre.com.
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CBRE’S PREMIER COLOCATION REPORT

CBRE has created the sector’s Premier Colocation 

Report to provide the industry with the most in-depth 

market analysis in Europe. The report provides 

access to the key metrics specific to each FLAP 

market on a quarterly basis.

This data includes: take-up, supply, availability, 

absorption (all of which are forecasted) as well as 

market maps, new schemes in the supply pipeline, 

colocation pricing analysis and occupier and 

investment commentary.

For more details or 
to register for a demo 
of the report click here

For further market analysis, 
including supply/take-up 
forecasts, pricing and other key 
metrics, preview our Premier 
Colocation Report here.

CONTENTS

MARKET

VIEW

PREMIER 

SUBSCRIPTION

Stock Aggregated, annual and YTD – chart ✓ ✓

Let and available capacity Aggregated, annual and YTD – chart ✓ ✓

Take-up Aggregated, annual and YTD – chart ✓ ✓

High-level market commentary and quarterly highlights ✓ ✓

Key metrics by market, current quarter – table ✓

Supply by market, annual and YTD – chart ✓

Let and available capacity by market, annual and YTD – chart ✓

Take-up by market, annual and YTD – chart ✓

Net absorption by market, annual and YTD – chart ✓

Supply projection, 2 years by market, annual – chart ✓

Vacancy projection, 2 years by market, annual – chart ✓

Take-up projection, 2 years by market, annual – chart ✓

Market balance analysis by market, annual and YTD – chart ✓

Supply pipeline, 2 years by market – table ✓

Market map: key colocation hot spots in the market by market – map ✓

Colocation pricing by market, annual and YTD – table ✓

Detailed market commentary and quarterly highlights ✓

Occupier focus

Occupier take-up review and trends ✓

Colocation pricing analysis ✓

Leading market focus ✓

Investment focus

Corporate M&A tracker ✓

M&A market commentary ✓

Investment market commentary ✓

+ All charts and data available by individual market ✓

+ Data table with time series available for all charts ✓

+ Wholesaler and retailer split where appropriate ✓

+ Data tables available in Excel for in-house design and analysis ✓

mailto:penny.madsen-jones@cbre.com?subject=I%20would%20like%20to%20subscribe/register%20for%20a%20demo%20of%20the%20Premier%20Colocation%20report.
https://www.cbre.com/report-download?PUBID=c24ae721-b6f3-4f15-9bae-89fa20cde608


© 2020 CBRE LIMITED EUROPE DATA CENTRES | Q2 2020

DEFINITIONS

SUPPLY COLOCATION TAKE-UP SPACE TYPE

AVAILABILITY

VACANCY RATE

EUROPEAN DATA CENTRES

FLAP (MARKETS)

MARKET ABSORPTION

Retailer colocation stock comprises 
fitted data centre space only –
unbuilt shell phases of the data centre 
are excluded.

Wholesaler colocation stock 
includes both fitted and shell data 
centre space. Typically wholesale 
operators sell shell space which is built 
out to suit customers.

This comprises data centre space sold 
at retailer and wholesaler colocation 
facilities in the relevant quarter.

Shell: shell & core space is the base 
real estate of a data centre, a wind 
and watertight structure with exposed 
floor and ceiling slabs and exposed 
finishes to the walls. The landlord 
obtains permissions for data centre use 
and makes provisions for tenants to 
install their own chillers and 
back-up power generating equipment, 
or the landlord would provide these on 
a build-to-suit basis. In addition, an 
incoming diverse raw HV (high 
voltage) power supply would usually 
be provided.

Fitted: fully fitted space is ready for 
tenant IT equipment to be installed 
almost immediately or subject only to 
minor works being carried out to 
account for bespoke equipment 
and layouts.

Retailer availability of space is based 
on fully fitted space, vacant and 
available to sell.

Wholesaler availability is based on all
vacant space.

The vacancy rate is a product of 
vacancy/ total stock.

We use the four largest markets in 
Europe: Frankfurt, London, Amsterdam 
and Paris (FLAP Markets) to represent 
the European colocation market.

The four largest colocation
markets in Europe. FLAP is an 
acronym of Frankfurt, London, 
Amsterdam and Paris.

Market Absorption is the number of 
years it would take current vacant 
supply to be fully let based on the fixed 
average take-up of the previous five 
years (i.e. not including take-up in the 
current year).
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CBRE formed a Data Centre team in 1994 to address the specialised technical real estate needs of high-
tech firms such as telecommunications companies, data centre operators and corporates.

Core technical real estate services provided by the CBRE Data Centre Solutions team include:

• Acquisition – one-off assignments, worldwide network rollouts

• Disposal – one-off assignments, multi-site marketing campaigns

• Investment – due diligence and transactional services 

• Consultancy – consolidation strategies, mergers & acquisitions

• Asset Valuation – bank, corporate

• Project management, development monitoring, due diligence, building and M&E surveys

• Research – market statistics, forecasting

• IT Consultancy

CBRE DATA CENTRE SOLUTIONS

CBRE has monitored worldwide colocation supply 
statistics since 1999. This bulletin relates only to the 
four largest European Colocation markets. Additional 
market statistics are available on request.

To learn more about CBRE Data Centre Solutions 
group, please visit:
www.cbre.co.uk/services/industries-and-
specialties/data-centre-solutions

To access additional research reports, please visit the 
Global Research Gateway at: 
www.cbre.com/researchgateway

http://www.cbre.co.uk/services/industries-and-specialties/data-centre-solutions
http://www.cbre.com/researchgateway
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DISCLAIMER

CBRE DISCLAIMER 2020

Information contained herein, including projections, has been obtained from sources believed to be reliable.

While we do not doubt its accuracy, we have not verified it and make no guarantee, warranty or 

representation about it. It is your responsibility to confirm independently its accuracy and completeness. This 

information is presented exclusively for use by CBRE clients and professionals and all rights to the material 

are reserved and cannot be reproduced without prior written permission of CBRE.

CBRE RESEARCH

This report was prepared by the CBRE EMEA Research Team, which  forms part of CBRE Research – a 

network of preeminent researchers  who collaborate to provide real estate market research and econometric  

forecasting to real estate investors and occupiers around the globe.

All materials presented in this report, unless specifically indicated  otherwise, is under copyright and 

proprietary to CBRE. Information  contained herein, including projections, has been obtained from  materials 

and sources believed to be reliable at the date of publication.  While we do not doubt its accuracy, we have 

not verified it and make no  guarantee, warranty or representation about it. Readers are responsible  for 

independently assessing the relevance, accuracy, completeness and currency of the information of this 

publication. This report is  presented for information purposes only exclusively for CBRE clients and 

professionals and is not to be used or considered as an offer or the  solicitation of an offer to sell or buy or 

subscribe for securities or other  financial instruments. All rights to the material are reserved and none of the 

material, nor its content, nor any copy of it, may be altered in any  way, transmitted to, copied or distributed 

to any other party without prior  express written permission of CBRE. Any unauthorized publication or  

redistribution of CBRE research reports is prohibited. CBRE will not be  liable for any loss, damage, cost or 

expense incurred or arising by reason  of any person using or relying on information in this publication.

To learn more about CBRE Research, or to access additional research  reports, please visit the Global 

Research Gateway at cbre.com/research-and-reports

cbre.co.uk

cbre.com/research-and-reports



