BerlinHyp

Part of LBBW

e Asking rents remain almost stable at an average of €15.80 per
square metre

e Asking prices for condominiums are rising slightly — prices for
apartment buildings are stagnating

e Large rental housing construction projects are mainly outside
the S-Bahn ring and in the Berlin metropolitan area

¢ Supply of rental apartments remains at a low level

Following the enormous dynamics of asking rents (new contract rents)
with double-digit rent increases in some cases in previous years - over 18
per cent from 2022 to 2023 and around 16 per cent from 2023 to 2024 -
the Berlin housing market has stabilized at a high level in 2025.
Compared to 2024, these have risen only minimally by 0.1 per cent to an
average of €15.80 per square metre. Among the seven top cities in
Germany, the capital thus ranks fourth place behind Munich (€22.60),
Frankfurt am Main (€17.20) and close to Stuttgart (€15.87). The continued
high demand for housing combined with insufficient new construction
activity is clearly reflected in the very low rate of market-active vacancy in
multi-storey residential buildings. In Berlin, this was only 0.3 per cent in
2024 (2025 survey) — as in the previous year — and has thus fallen by a
total of 0.4 percentage points since 2018. However, a balanced housing
market can only be considered to exist with a vacancy rate of two to three
per cent. The capital city is thus on par with Hamburg and Stuttgart. The
situation is even more tense in Munich and Frankfurt, where the vacancy
rate is only 0.1 per cent each.

These are some of the key findings of the Berlin Housing Market Report
2026, which was published by the real estate financier Berlin Hyp and the
global commercial real estate services company CBRE. For this report,
around 40,000 rental offers, around 33,900 purchase price offers for
condominiums and apartment buildings and 214 new construction projects
with around 44,890 apartments in Berlin were evaluated for 2025.

"After the extreme swings of previous years, we see a stabilization of
asking rents in 2025, while the market for condominiums is cautiously
recovering — structurally, however, the enormous housing shortage in
Berlin remains," says Michael Schlatterer, Managing Director at CBRE in
Germany. He continues: "In addition, we are increasingly observing that,
particularly in sought-after residential areas, such as Prenzlauer Berg,
standard rental apartments are hardly offered on the online portals
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anymore, but rather furnished apartments or temporary accommodation
increasingly dominate the listings."

"In order to relieve the tight housing market and limit growing social
tensions, Berlin urgently needs additional housing. The Berlin Faster
Building Act, the Federal Government's construction turbo and building
type E are important and necessary milestones. Furthermore, it is crucial
to consistently streamline over-regulated processes and reduce
bureaucracy. However, it will still take time before these measures have a
noticeable impact on the market," says Sascha Klaus, CEO of Berlin Hyp.

Rental housing market: Asking rents stabilised at a high level after
strong increases in previous years

After the significant increases in previous years, asking rents were largely
stable in 2025. While the average rent across Berlin increased only
slightly, the top market segment even declined: Here, the median fell by
2.9 per cent to €28.57 per square metre. One reason for this is the lower
number of completed new residential buildings by private developers,
which usually dominate the upper market segment. In the segment of
privately financed new construction, there was a decline in the average
asking rent of three per cent to €20.73 per square metre. The bottom
market segment, which is usually publicly subsidized, remained stable
with a slight increase of 0.4 per cent to €7.06 per square metre.

The main reason for the sharp increases in asking rents for new leases in
recent years is the significant excess demand and the lack of available
housing. This is clearly shown by the negative correlation between rent
developments and vacancy rates (Figure 1).

The main driver of the housing shortage is the city's population growth,
which is generally a positive development: According to the population
register, the number of inhabitants has increased by more than half a
million since 2010 and is now around 3.9 million people. This corresponds
to an increase of almost 16 per cent and thus also a considerable
increase in the number of private households.

On the other hand, there is too little new residential construction: in the
same period, only around 159,000 new apartments were built, and a
further 27,000 existing units were completed or replaced. This
construction activity is far from sufficient to keep pace with the dynamic
population growth.

The current population forecast, published by the Berlin Senate
Department for Urban Development, Construction and Housing in 2025,
expects a further population increase of 2.8 per cent in the period from
2024 to 2040 - this corresponds to further growth of more than 100,000
people. One year earlier, the new urban development plan "Housing
2040" for the capital already stated a need for 222,000 additional
apartments and the need to provide space for a further 50,000 units.

Large gap between existing and new contract rents

The large gap between existing and new contract rents affects not only
new tenants but also young households and families with children. It also
makes it more difficult for older people to find small, accessible
apartments, and explains the very low willingness to move ("lock-in
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effect") and the resulting extremely low fluctuation. A change of apartment
is often associated with a significant increase in the monthly absolute rent
burden, even if there is a desire to reduce the living space. As a result,
apartments become available even less frequently, further reducing the

supply.

Condominiums: Moderate price recovery

After slight declines in previous years due to the rise in interest rates and
the resulting reluctance of buyers, asking prices for condominiums saw a
moderate increase again in 2025. Across all market segments, prices rose
by two per cent to an average of €5,813 per square metre. Price
increases were recorded in both the top and bottom market segments.
While the top segment increased by 0.3 per cent, the rise in the bottom
segment was more significant at 2.9 per cent. Nevertheless, prices have
not yet fully returned to pre-crisis levels and the previous high of 2022.

Apartment buildings: Asking prices stagnate

In contrast to the market for condominiums, asking prices for apartment
buildings stagnated again in 2025 — by 2.4 per cent compared to 2024 to
an average of €2,967 per square metre.

One decisive factor was the increasing number of lower-quality properties
offered for public, while very few new construction projects came onto the
market. It can be observed that while the private buyer market has
recovered, institutional investors remain somewhat hesitant to purchase.

Transaction market

The cautious optimism of institutional investors from 2024 experienced a
slight damper last year. In 2025, portfolio transactions with a volume of
around 2 billion euros were traded in Berlin. In the case of existing
portfolios as well as in project developments and property development
measures, the institutional transaction volume was around a third lower
than in the previous year. In contrast, private buyers continue to be in the
best buying mood when it comes to small-scale purchases: predominantly
individual rental residential or apartment buildings with a low proportion of
commercial use.

Once again, almost half of the transactions in terms of volume are forward
deals (approx. €0.9 billion), mostly linked to forward funding. Joint venture
constellations with a regional developer and an international investor are
becoming more and more common. The state-owned housing companies
continue to be by far the most important buyers of residential construction
projects in Berlin.

For 2026, the question remains whether and when institutional investors'
interest in the crisis-proof and high-yielding residential real estate asset
class will increasingly materialise again in transactions.

New construction: Concentration on outer districts — state-owned
companies as an anchor of stability

According to our research, 214 construction projects with around 44,890
apartments were in concrete planning, development or already in the
construction phase in 2025 — a slight increase compared to the previous
year with 43,530 units recorded and thus reaching the level of 2022, after
a significant decline in new construction activity became visible, especially
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in 2024.

Currently, only 12.7 per cent of new apartments are being built within the
S-Bahn ring, and construction activity is increasingly shifting to the
outskirts of the city. "The proportion has been declining for years, as
greater new construction potential in inner-city locations has largely been
exhausted," says Schlatterer. Despite challenging conditions, the number
of projects involving the seven state-owned housing associations rose
slightly to 84 (2024: 68). On average, each project comprises around 210
units.

"Above all, the state-owned housing companies make an important
contribution to the necessary new construction, increasingly through the
purchase of projects by private developers or through collaborations with
them. In order to ease the housing market, every new apartment counts,"
Sascha Klaus said “, welcoming the initiatives.

Berlin metropolitan area: Demand remains high

In the Berlin metropolitan area, the demand for housing remains high due
to continuing population growth and migration gains driven by pressure
from the capital. For the sixth consecutive year, the report analyses the
individual surrounding districts in detail. Prices for detached and semi-
detached houses developed inconsistently: in many municipalities they
declined again in view of the economic uncertainties, in others they have
already begun to rise again.

Regulation, policy and outlook

The "Faster Building Act" in Berlin, the federal government's "Construction
Turbo" program and building type E are important measures to speed up
the construction process and reduce costs. In the medium to long term,
these measures can increase supply, but in the short term the relief
remains limited.

At the same time, political risks are increasing: With growing discontent
over housing shortages and rising rents, the debate about a possible
socialization of housing stocks in this election year is becoming more
intense and relevant. To examine the legal aspects of the issue, Dr.
Christian Schede is interviewed in this year's housing market report.

Fig. 1: Correlation between rising rents and falling vacancy rate
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Current rental development. Rental price range for new lettings, 2025

District Number Medium market segment? Bottom market segment  Top market segment All market segments
of price range in €/m2/month

rental Medianin Change from Medianin Changefrom Medianin Change from

offers P 1 " 2 20 €/m2/fmonth 2024in % <£/m2Z/month 2024in % €/m2/month 2024in %
Charlottenburg-W. 3,559 B o060 8.05 -5.4 31.67 -0.5 19.23 -0.2
Friedrichshain-K. 297 I 6223 7.33 0.7 31.03 -16 19.47 0.4
Lichtenberg 3514 [N 7.00-21.41 6.51 -11 24.49 -9 1333 -11.8
Marzahn-H. 2,168 - 6.42-18.42 6.21 -0.2 22.01 4.8 11.57 1.6
Mitte 4,982 I oo 8.40 8.5 32.63 -5.2 20.01 01
Neukdlln 2,572 _ 7.43-23.29 6.90 1.5 26.67 -4.5 13.56 -6.4
Pankow 4,275 [ 9.12-25.66 7.78 2.9 28.85 -2.0 16.97 -0.2
Reinickendorf 2,559 _ 7.90-21.01 7.33 6.1 23.97 -0.3 12.62 3.3
Spandau 3,266 - 7.43-20.04 6.99 3.6 22.65 -2.0 12.50 4.2
Steglitz-Zehlendorf 2,418 _ 8.89-23.69 7.92 1.8 26.53 3.2 15.00 22
Tempelhof-S. 2,987 _ 8.40-27.05 7.61 3.7 30.00 7.1 15.90 7.6
Treptow-Kdpenick 4,818 _ 8.25-22.00 7.02 =22 23.93 -0.9 15.56 7.6
Berlin total 40,035 _ 7.89-25.19 7.06 0.4 28.57 -2.9 15.80 0.1

1) Excl. bottom and top tenth percentile of quotes Source: CBRE based on VALUE market database
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Current price development. Purchase price range for condominiums, 2025

District Number Medium market segment? Bottom market segment  Top market segment All market segments
of sales price range in €/m?
offers Median Changefrom Median Changefrom Median Changefrom

2k 5K 8k 11k in €/m? 2024in % in €/m? 2024in % in €/m? 2024in %
Charlottenburg-W. 5,413 _ 4,353-9,821 3,855 0.5 11,670 =6.5 6,364 -0.8
Friedrichshain-K. 3,790 _ 4,437-9,805 3,955 2.0 10,843 -11 6,500 -0.7
Lichtenberg 1,199 _ 3,475-8,238 2,988 9.3 9,134 -3.6 5,433 2.4
Marzahn-H. 345 - 2,782-6,402 2,316 =121 6,556 =45 4,129 =17
Mitte 4,061 _ 4,051-10,360 3,519 4.1 12,105 -0.3 6,736 1.0
Neukdlln 1,931 _ 3,515-8,476 3,158 9.4 9,200 87 5,364 9.1
Pankow 3,941 _ 3,882-8,651 3,435 3.2 9,517 1.1 6,399 2.9
Reinickendorf 1,784 - 3,100-6,598 2,915 12.6 7,226 -5.0 4,333 0.6
Spandau 1,271 - 2,718-5774 2,435 =47 6,977 =5.7 3,790 =49
Steglitz-Zehlendorf 3,296 _ 3,780-9,519 3,364 3.6 11,800 124 5,442 3.4
Tempelhof-s. 3,329 [ 3,515-9,005 3,200 0.6 10,483 23 5,500 1.3
Treptow-Képenick 2,072 - 3,191-7,500 2,805 -4.6 8,340 4.2 4,786 -1.2
Berlin total 32,432 _ 3,601-9,072 3,173 2.9 10,500 0.3 5,813 2.0

1) Excl. bottom and top tenth percentile of quotes Source: CBRE based on VALUE market database

Current price development. Purchase price range for apartment buildings, 2025

District Number Medium market segment? All market segments Top and bottom
of sales price range in €/m? market segment:
offers Median Change from
- 2 :
K 3 5K K ok in €/m 2024 in %

Charlottenburg-W. 128 _ 2,219-9,130 4,097 4.9 Inthe apartment building segment,
different quality levels and locations

Friedrichshain-K. 120 _ 2,022-5,856 3,075 0.1 have a substantial impact on price

; development. There were relatively

Lichtenberg 56 _ 2,136-4,444 3,139 =0.2  few purchase offers at the district level
during the observation period, meaning

Marzahn-H. 43 - 1.859-5,012 2,680 ~7-7  thatin the top and bottom segments,

. _ prices and price comparisons with the
Mitte Uz _ 1,962-6,281 Liel B previous year are not significant. For
NeukéTln 146 _ 1,218-3,750 2,486 -76 th!s reason, they are not represented in

this report.
Pankow 142 _ 2,025-5,238 3,034 0.0
Reinickendorf 137 - 1,889-4,528 2,696 -5.3
Spandau s [N 1,767-5,071 2,569 7.0
Steglitz-Zehlendorf 162 _ 2,132-7,318 3,581 -2.7
Tempelhof-5. 122 [ 1,869-4,083 2,841 -57
Treptow-Képenick 136 - 2,017-5,603 3,132 -0.9
Berlin total 1,450 _ 1,892-5,809 2,967 -2.4

1) Excl. bottom and top tenth percentile of quotes Source: CBRE based on VALUE market database

The complete report is available for download:
https://www.berlinhyp.de/de/media/newsroom/weitere-publikationen

www.cbre.de

CBRE
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Nicole Hanke

Head of Communication, Marketing and Board Staff CRE
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Press contact CBRE

Michael Schlatterer

Managing Director

CBRE GmbH | Advisory Service
Valuation Advisory Services | Residential
+49 30 72 61 54 156
michael.schlatterer@cbre.com

About Berlin Hyp:

Berlin Hyp is a leading address for commercial real estate financing and
LBBW's CRE competence centre. With a direct presence in Germany as
well as the core markets of Europe and North America, comprehensive
expertise and modern processes, we support investors and real estate
companies in realizing their goals. In doing so, we combine the agility of a
specialist financier with the stability and wide range of services offered by
the best medium-sized universal bank. We provide the German savings
banks with a wide range of products in the field of commercial real estate
financing. With our comprehensive range of services and driven by the
aspiration to be the most modern and sustainable real estate financier, we
are creating new opportunities.

About CBRE:

CBRE Group, Inc. (NYSE: CBRE), a Fortune 500 and S&P 500 company
headquartered in Dallas, is the world’s largest commercial real estate
services and investment firm and a premier provider of critical
infrastructure services (based on 2025 revenue). The company has more
than 155,000 employees (including Turner & Townsend employees)
serving clients in more than 100 countries. CBRE serves clients through
four business segments: Advisory (leasing, sales, debt origination,
mortgage servicing, valuations); Building Operations & Experience
(facilities management, property management, flex space & experience,
data center solutions); Project Management (program management,
project management, cost consulting); Real Estate Investments
(investment management, development).

CBRE Germany has been represented by its head office in Frankfurt am

Main since 1973; there are further branch offices in Berlin, Diisseldorf,
Essen, Hamburg, Cologne, Munich and Stuttgart. www.cbre.de
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