
Quarterly Credit 
Liquidity Barometer
Q1 2022



2Quarterly Credit Liquidity Barometer

Key Findings Q1 2022

The credit liquidity barometer for real estate debt assess eight European real estate markets based on 

their general economic health, real estate performance and debt affordability.

•        Germany and the Netherlands still offer the best debt affordability for real estate investors given   

 the overall low property yields and rising interest rates. 

• France has lost attractiveness due to fast increasing government bond yields and slightly lower   

 debt affordability than Germany or the overall EU average.

• The UK showed an improved market score in Q1 2022 compared to Q4 2021 due to improved GDP  

 growth forecast but has the lowest absolute debt affordability after Poland.

• Across Europe more than 500 lenders reported they could lend up to €100 million. Offices were   

 still the most popular asset class to lend against, with 802 lenders willing to provide loans,  

 followed by residential with 728 lenders.

• Only 72 lenders reported to be open to hotel financing.

Report Summary
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Introduction

The new European credit liquidity barometer for real estate debt markets by FinLoop is based on relative 

market performance for 8 selected European markets, and is published on a quarterly basis. It tries to 

assess the credit environment and debt availability for real estate investors in each market based on 

economic, financial and property market indicators. 

The barometer consists of five variables 

• Absolute 10yr government bond yields as indicator for interest rates in each market

• Change of 10yr government bond yield as indicator of change in interest rate terms, showing how       

 quickly interest rates are changing in each market

• Quarterly GDP growth estimate as indicator of general market and economic health supporting   

 real estate markets

• Quarterly REIT performance by premium/discount of market cap as an early sentiment indicator   

 of real estate pricing. REITS trading at a premium is an indicator of confidence of investors   

 in the future of the underlying property market while REITS trading at a discount tend to indicate  

 bearish  sentiment on the outlook for the underlying real estate.

• Debt affordability ratio, income over cost of debt, calculated as the net income yield over the cost  

 of debt for a 60% LTV loan, representing an estimated interest-cover ratio (ICR). The pricing is   

 derived from the local risk-free government rate + BBB Iboxx bond yield to provide an indication of  

 debt pricing versus potential income

Each quarter all eight markets are ranked on all 5 indicators. The final score is weighted between the 5 

indicators and normalised to a score from 0 to 1. Overall a score of 0 – 0.33 is regarded as a market with 

high debt affordability and positive overall economic stability (green), markets with a score 0.34 – 0.66 

are regarded to be of good debt affordability on a selected basis with moderate economic performance 

expectations (yellow). Markets with a score of 0.67 – 100 are considered of low debt affordability with the 

risk of increasing lending rates, and below average economic performance (red).

Further, FinLoop reports lender appetite on specific asset classes and types of loan to provide additional 

insight into each market in terms of debt availability. 

Report Findings
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Market changes between Q4 2021 and Q1 2022

This section looks the changes across all markets quarter-on-quarter and analyses the key differences and 

reasons for changes over the period. 

Germany’s revised GDP growth and overall high debt affordability has led to a slight improvement in Q1 

2022. In addition, the German REIT has moved from a market trading at a 7% discount in Q3 2021 to a 

healthy market perception, trading at a 13% premium in Q1 2022. The Netherlands has benefitted from its 

stable government bond yield, which has shown only little reaction to the overall interest increase of the 

ECB. Together with still relatively good income yields on the property market, debt affordability remains 

Report Findings

Figure 1: Q1 2022 Individual Market Scores. Source: Eurostat, Cushman & Wakefield
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Overall, over 500 lenders reporting to FinLoop on a quarterly basis reported Germany as their primary 

lending destination, followed by 192 for the UK. Another 137 reported at least to lend in one other 

European market and 97 considered themselves lenders across Europe. A total of 190 lenders were 

considered regional lenders focusing on only a selected subregion or city. 



5Quarterly Credit Liquidity Barometer

 
 
Figure 2: Active lenders by country, Q1 2022 

 
Source: FinLoop 
 
Lender’s lending appetite by country for Q1 2022 showed that offices is still the primary asset class 
for lenders to lend against, followed by residential assets. In France, lenders also show a strong 
appetite to lend against logistic assets, while German lenders currently show less interest in this 
asset class. Still very few lenders are willing to lend on hotels across all markets in Europe. Generally, 
more specialised asset classes such as student housing or senior living find considerably fewer 
lenders interested to lend despite their popularity with equity investors.  
 
Figure 3: Active lenders by country, Q1 2022 
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Figure 2: Active Lenders by Country, Q1 2022, Source: FinLoop

Figure 3: Active Lenders by Country, Q1 2022. Source: FinLoop

Lender’s lending appetite by country for Q1 2022 showed that offices are still the primary asset class 

for lenders to lend against, followed by residential assets. In France, lenders also show a strong appetite 

to lend against logistic assets, while German lenders show less interest in the asset class. Still very few 

lenders are willing to lend on hotels across all markets in Europe. Generally, more specialised asset classes 

such as student housing or senior living find considerably fewer lenders interested to lend despite their 

popularity with equity investors. 
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Long Term Market Movements
Markets for which the overall score has been improving throughout the period are Germany and the UK. 

Markets for which the overall market situation has been declining over the last 3 quarters are France 

and Italy while Spain has remained stable. This is also shown in the declining premium no NAV in REITS 

markets, resulting in Italian REITS now trading at a 4% discount. Overall the sentiment in REITS markets 

has declined over the last six months with markets, which were trading a substantial premiums to trade 

closer to NAV and other markets declining further to trade at larger discounts than previously. 

Report Findings 
Source: FinLoop 
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Figure 4: Long-term quarterly performance of markets 
 

 
Source: Eurostat, Cushman & Wakefield 
 
Overall for Q1 2022, results show that whilst 10yr government bond yields have been increasing in 
all eight markets, the largest increases were recorded in Poland, Italy and Spain. Together with 
increasing interest rates and bond yields, debt affordability (estimated future ICR)  for real estate 
investment declined for all 8 markets, and is now lowest in Poland (1.06x) followed by the UK 
(1.14x). At the same time GDP growth figures declined between Q4 2021 to Q1 2022 for all markets 
except Germany. However, the UK recorded the highest GDP growth in Q1 2022 at 0.8% for the 
quarter.  
 
Overall liquidity for loans between €50 – 100 million in size remains high across Europe. FinLoop 
lenders have been ask to state the maximum loan size limits and only very few lenders have 
restrictions to lend only up to €20 million. The vast majority can write loans with tickets sizes 
between €50 – 100 million. However, when it comes to much larger loans, few lenders are able to 
lend over €100 million. 
 
Figure 5: Number of lenders offer loans by size 
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Figure 4: Long-term quarterly performance of markets. Source: Eurostat, Cushman & Wakefield 

Overall for Q1 2022, results show that whilst 10yr government bond yields have been increasing in all 

eight markets, the largest increases were recorded in Poland, Italy and Spain. Together with increasing 

interest rates and bond yields, debt affordability (estimated future ICR)  for real estate investment declined 

for all 8 markets, and is now lowest in Poland (1.06x) followed by the UK (1.14x). At the same time GDP 

growth figures declined between Q4 2021 to Q1 2022 for all markets except Germany. However, the UK 

recorded the highest GDP growth in Q1 2022 at 0.8% for the quarter. 

Overall liquidity for loans between €50 – 100 million in size remains high across Europe. FinLoop lenders 

have been ask to state the maximum loan size limits and only very few lenders have restrictions to lend 

only up to €20 million. The vast majority can write loans with tickets sizes between €50 – 100 million. 

However, when it comes to much larger loans, few lenders are able to lend over €100 million.
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The author(s) note that, for each individual real estate market, unexpected trends or events could 

significantly disrupt everyone’s outlooks and forecasts. Unforeseen and unforeseeable shifts could rapidly 

change current prospects. For example, the property market cycle is equally linked with the economy 

while the CRE lending market is correlated with other banking markets. 

Further, every market offers high and low risk opportunities representing properties of a large range in 

yields and quality. Each individual transaction has to be assessed on an individual basis. 

Copyright © FinLoop, 2022.

All rights reserved. No part of this report (including associated 

graphs, data, appendices or attachments) may be reproduced in 

any material form, distributed or communicated to any third party, 

without the copyright owner’s express written permission.

Requests for permissions to use content, quotations or extracts 

from the report should be addressed to nicole@finloop.com. The 

opinions and commentary in the report are those of the author(s) 

and not necessarily those of FinLoop. AG. The opinions expressed 

in this report should not be attributed in any way to the third 

parties who contribute data.

Commentary in the report is based on likely industry developments 

at the time, future trends or events based on information known 

to the authors at the date of publication, and such commentary 

should not be relied upon as a basis for financial investment. The 

 
Source: FinLoop, Q1 2022 

 
The author(s) note that, for each individual real estate market, unexpected trends or events could 
significantly disrupt everyone’s outlooks and forecasts. Unforeseen and unforeseeable shifts could 
rapidly change current prospects. For example, the property market cycle is equally linked with the 
economy while the CRE lending market is correlated with other banking markets.  
Further, every market offers high and low risk opportunities representing properties of a large range 
in yields and quality. Each individual transaction has to be assessed on an individual basis.  
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may be reproduced in any material form, distributed or 

communicated to any third party, without the copyright 

owner’s express written permission. 

Requests for permissions to use content, quotations or 

extracts from the report should be addressed to 

nicole@finloop.com. The opinions and commentary in 

the report are those of the author(s) and not necessarily 

those of FinLoop. AG. The opinions expressed in this 

report should not be attributed in any way to the third 

parties who contribute data. 

Commentary in the report is based on likely industry 

developments at the time, future trends or events based 

on information known to the authors at the date of 

publication, and such commentary should not be relied 

upon as a basis for financial investment. The report’s 

authors and publisher accept no responsibility, 

whatsoever, on decisions based on the report, which 

should not be relied upon as a basis for entering into 

transactions without seeking specific, qualified, 

professional advice.  

We exercise professional skill and care, using reasonable effort, to ensure that 

the Report is free from errors or omissions. While facts have been rigorously 

checked, the author(s) can take no responsibility for any expense, damage, loss 

or liability suffered as a result of any inadvertent inaccuracy within this report. 

In the event of any errors or omissions, we may correct the report without any 

obligation or liability to you. We do not accept any liability if this report is used 

for an alternative purpose for which it is not intended. 

 

Contact 
Dr. Nicole Lux – UK & Southern Europe,  
email: nicole@finloop.com 
Dr. Thomas Schneider – Germany & Western Europe,  
email:  thomas@finloop.com 
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Figure 5: Number of lenders offer loans by size. Source: FinLoop.

Caveats

report’s authors and publisher accept no responsibility, whatsoever, 

on decisions based on the report, which should not be relied upon 

as a basis for entering into transactions without seeking specific, 

qualified, professional advice. 

We exercise professional skill and care, using reasonable effort, 

to ensure that the Report is free from errors or omissions. While 

facts have been rigorously checked, the author(s) can take no 

responsibility for any expense, damage, loss or liability suffered as a 

result of any inadvertent inaccuracy within this report. In the event 

of any errors or omissions, we may correct the report without any 

obligation or liability to you. We do not accept any liability if this 

report is used for an alternative purpose for which it is not intended.



About Us

FinLoop is a leading provider of integrated and flexible software solutions for the 

commercial real estate debt market. Our team of real estate finance professionals, 

technologists and engineers have developed a complete digital toolkit for sourcing, 

managing, and closing CRE loans. As a property investor, developer, debt advisor, 

investment sales broker or lender, FinLoop’s digital platforms solutions enable you to 

scale your business faster and more efficiently.

With your FinLoop account, you gain direct access to over 4,000 borrowers and 

1,600 lenders. Screen deals efficiently or seamlessly create new financing requests 

with our transparent, full-service, and easy to use platform.  Convert your business 

into a scalable digital solution. Our industry-leading implementation is designed to 

get you up and running seamlessly, with minimal disruptions. Expand your project 

pipeline and productivity in an intuitive, quick and functional way.

Contact

Dr. Nicole Lux – UK & Southern Europe, 

email: nicole@finloop.com

Dr. Thomas Schneider – Germany & Western Europe, 

email:  thomas@finloop.com

Get Started

https://www.finloop.com/

