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Dear readers,
At the editorial deadline for this Housing Market Report Berlin
in March 2021, the final jurisdictional decision on the continued
validity of the Act Governing the Rent Cap for Residential Premises
in Berlin (“Gesetz zur Mietenbegrenzung im Wohnungswesen
in Berlin; MietenWoG Bln”), the so-called “Rent Cap”, was yet
to be taken. On 15 April 2021, the Federal Constitutional Court
in Karlsruhe (“Bundesverfassungsgericht”) published the final
decision of its Second Senate. Accordingly, on 25 March 2021, the
Act Governing the Rent Cap for Residential Premises in Berlin was
declared unconstitutional and therefore null and void. The basis for
this decision is that the federal state of Berlin lacks the necessary
legislative power, as the federal legislator had already conclusively
exercised its competence by regulating the topic in civil law, e. g. on
a nationwide level (the principle of concurrent legislation).
This decision puts an end to a period of general uncertainty on the
Berlin residential market lasting over a year and provides more
planning security for tenants and property owners or investors
alike. Nonetheless, the contents of this report with regards to the
implications of the Rent Cap on the real estate market in the past
year 2020 still remain valid. The upcoming developments, which
could only have been presumed at the time of the editorial deadline
in March 2021, will be very exciting and we will be following them
closely. We would like to ask you to take this recent development
into consideration when reading the report.
The CBRE Housing Market Report Berlin Team and Berlin Hyp
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Berlin housing market –
everything remains different

Dear readers,
Berlin has always attracted people from around
the world: A varied art and cultural scene, chic
and trendy neighbourhoods and, in particular,
a unique multi-cultural atmosphere make
Germany’s capital an interesting place for all
kinds of people. New developments in the region
surrounding Berlin are also positively impacting
the capital. For example, Berlin-Brandenburg
Airport (BER) recently opened “slightly behind
schedule”, and Tesla is building a factory right
outside Berlin. The German capital is a popular
location for investors from both Germany and
abroad, and they have invested a great deal
indeed, as liquidity hasn’t been an issue in Berlin
in recent years. It seemed as if this positive
development could go on forever – and then a
virus came and changed the lives of everyone in
Berlin practically overnight.
The COVID-19 lockdown accelerated the
trend of working from home or on the move to
such an extent that it began to appear as if we
were observing changes and their effects as
they were occurring, with no delays in between.
As the pandemic continued, mobile work
suddenly became the order of the day wherever
possible in virtually all economic sectors, and

it appears to have a bright future as a normal
everyday work arrangement. This is also
impacting the housing market, as many people
living in cities are apparently now interested
in relocating to more rural areas. Expensive
inner-city neighbourhoods have thus become
less popular, while suburbs are becoming more
attractive. Indeed, people who work from home
need more space – and space has become much
more expensive in cities over the last few years.
Moreover, even someone who needs to go to the
office in town on occasion won’t mind travelling
a long distance if it means keeping their rent
as low as possible and being able to make
their dream of a quiet life in the suburbs or the
countryside come true. Of course, this is also
increasing the demands placed on infrastructure
in suburbs and rural areas – especially with
regard to internet connections. The question
is: Will this development bring the relief to the
Berlin housing market that everyone has long
been hoping for? And what does all of this mean
for communities in the region around Berlin?
This report extensively analyses these and other
questions in the usual manner.
We hope you enjoy reading!

Sascha Klaus
Chair of the Board of Management, Berlin Hyp AG

Michael Schlatterer
Senior Director Residential Valuation, CBRE GmbH
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Part

A

Market
COVID-19 and the Berlin Rent Cap: How are these
challenges impacting Berlin’s residential real estate market,
and what other trends can be discerned in that market?

Berlin overview

Market

Two pressing issues and
some clear expectations
The COVID-19 pandemic and the Berlin Rent Cap are currently the
focus of attention and debate. Despite some short-term setbacks,
the numbers indicate that the dynamic development will resume
over the medium term in the Berlin region.
When you look at Berlin’s housing and real estate
market this year, you’re bound to be confronted
by two major topics. The first is the COVID-19
pandemic, which is impacting many aspects of
society in different ways. After living with the
virus for more than a year, it is now possible to
draw certain important conclusions regarding the
outlook for Berlin and its surrounding region. The
second major topic is the Berlin Rent Cap, which
is causing a certain amount of confusion among
both landlords and tenants. The policy adopted
by the Berlin Senate has led to uncertainty among
investors in particular, as the legislation that
introduced the Rent Cap has reinterpreted the
way responsibility for housing policy is shared
between the German states and the federal
government – not to mention the fact that the Rent
Cap also restricts the rights of property owners.
The Federal Constitutional Court is expected
to issue a ruling on the Rent Cap in the second
quarter of 2021. Regardless of whether the Rent

Cap is overturned or remains in force for five
years, its effects will continue to be felt in Berlin’s
housing and real estate market over the short and
medium term at the very least.

People are moving out of the city and into the
suburbs in higher numbers
The pandemic has had a noticeable effect on
demographic developments in and around
Berlin. The capital region’s high net gains in
population had already begun to wane more
than a year ago – but this trend intensified in the
wake of restrictions placed on travel in response
to COVID-19. The population in the capital region
rose by only 1,500 during the first nine months of
2020 after having increased by 20,000 during the
same period in 2019.
Increased demand for housing on the
outskirts of Berlin was already apparent in recent
years, whereby this demand was especially
driven by rising prices and rents in the more

+4,764
natural population
balance 2019

~ 89,900
people working in the
construction industry
2019

Berlin-Barometer
District

Residents 2020 1)

Population density
per km² 2019 1)

Population development
2020 to 2019 1) absolute value

Charlottenburg-Wilmersdorf

341,392

4,926

−2,200

Friedrichshain-Kreuzberg

289,787

13,739

−599

Lichtenberg

296,837

5,566

2,636

Marzahn-Hellersdorf

273,731

4,371

3,764

Mitte

383,360

9,580

−2,388

Neukölln

327,945

7,146

−1,972

Pankow

410,716

3,909

1,381

Reinickendorf

266,123

2,914

−285

Spandau

245,527

2,606

330

Steglitz-Zehlendorf

308,840

2,866

−1,231

Tempelhof-Schöneberg

349,539

6,476

−1,445

Treptow-Köpenick

276,165

1,616

2,476

4,118

467

Berlin total / average
1) As of: 31.12., based on population register for Berlin
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3,769,962
2) Annual average, all employable citizens

3) Average forecast variant
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central locations in the city. Social distancing
requirements in the wake of the pandemic have
definitely intensified this trend. After all, the
demand for larger housing space and private
outdoor areas can be expected to increase in a
situation in which working from home becomes
the norm and most of people’s days are spent
at home. This explains why the population in
Brandenburg continues to rise and the capital
region also continues to grow, whereby such
growth is increasingly focused in the suburbs of
Berlin.

The economy: slightly bruised but still
offering major potential
The pandemic is also reflected in key economic
figures, as the gross domestic product decreased
by 5.1 per cent in Berlin in the first half of 2020
and by 4.9 per cent in Brandenburg. These
declines were, however, lower than the average for
Germany as a whole (-6.6 per cent). The economy
can be expected to recover once the contact and
travel restrictions are eased.
Berlin’s economy also continues to offer major
potential for growth in future, as is revealed by
the following four examples: BER Airport, which
opened in October 2020; the site of the former
Tegel Airport, which is being transformed into
a research and industrial park; the automotive /
battery cell production plant being built by Tesla
in Grünheide; and the Siemensstadt 2.0 project,
which will soon be launched and is also the
biggest development programme in the history
of the company. Interest rates remain low and
prices in the capital region are also relatively low
compared to other major cities around the world.
This means that investors will also continue to

focus on the region in terms of the construction
and/or purchase of residential real estate. In any
case, the pandemic has shown that the residential
asset class is generally crisis-resistant.

A marginal delay and rising prices
Rents and sales prices continue to rise, in some
cases significantly, in nearly all regions in
Germany. However, this is not the case in Berlin,
where the “Gesetz zur Mietenbegrenzung im
Wohnungswesen in Berlin” (Law on the Revision
of Legal Provisions regarding Rent Limitation –
the so-called Berlin Rent Cap) took effect at
the beginning of 2020. Should the Rent Cap be
overturned by the Federal Constitutional Court,
prices for condominiums, apartment complexes
and buildings, and real estate portfolios will likely
rise rapidly as an initial consequence. Should the
Berlin Rent Cap remain in force, this will only
amount to a type of marginal delay on returns
for investors who are focused on the long term. In
November 2020, Senator Sebastian Scheel, who is
responsible for the Senate Department for Urban
Development and Housing in Berlin, emphasised
the temporary nature of this intervention in
the housing market. Despite an increase in new
construction, the supply of housing in the capital
region will not be able to meet the growing
demand for housing over the medium term,
especially as an increasing number of people will
likely once again begin moving into the region
from abroad after the pandemic is over. For this
reason, rents and sales prices can be expected to
continue to rise over the long term. ■

Facts
The Berlin Rent Cap
and COVID-19 are
currently impacting
developments
—
Population growth
remains weak

Unemployment rate 2),
average 2020 in %

Population forecast 3)
2018 – 2030, change in %

Permits for building
new apartments 2019

Completed apartments
2019

9.0

0.3

845

797

10.4

4.7

1,518

816

8.5

7.8

1,519

1,992

7.8

7.1

1,893

1,638

12.3

4.1

1,801

3,762

14.6

1.1

476

654

7.9

11.0

1,232

1,614

10.5

4.6

1,177

214

10.5

5.7

1,595

512

6.9

0.7

642

358

9.1

0.8

1,430

566

7.7

9.2

3,964

2,453

9.7

4.7

18,092

15,376

Sources: Berlin-Brandenburg Statistics Office, Federal Employment Office, Senate Administration for Urban Development and Environment; Edited by: CBRE
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Despite some setbacks,
the housing market
remains dynamic
Approvals for new apartments remain stable at a high level, despite
the pandemic having slowed the influx of new residents. Rents
in the low and mid-range segments have decreased. Prices for
condominiums are increasing rapidly on the outskirts of Berlin.

Unlike the previous years, we decided not to
break the analysis of asking rents down to
the city’s postcodes in this year’s report. This
decision was taken in light of the new Law on
the Revision of Legal Provisions regarding Rent
Limitation in Berlin (MietenWoG Bln) that was
passed by the Berlin House of Representatives
on 30 January 2020 and which went into effect
on 23 February 2020. The so-called ‘Berlin Rent
Cap’ that this law has implemented basically
stipulates that the rents charged in existing and
new leases on apartments built before 2014 are
to be frozen for five years at the rent charged on
18 June 2019. This means that the asking rents

Facts

currently do not reflect the situation in an open
housing market and are therefore comparable
to a very limited extent in terms of their location
and the development of rents over time. We
have also seen that asking rents are advertised
in line with both the MietenWoG Bln and the
German Rent Control Act that was passed by
the Bundestag and ratified by the Bundesrat.
Temporarily, asking rents in Berlin therefore
cannot be used for statistical analyses on a
small-scale level, as there is no way to calculate
real rent levels and price trends. The figures
used in this report should therefore be viewed
with a certain degree of caution.

Rents are to be frozen
for around 1,500,000
apartments – the court
ruling of the BVerfG is
still pending

Current rental development. Asking rents for new lettings, 2020
District

Medium market segment 1)
price range € /m²/month

Number
of rental
offers
5

10

15

20

Bottom market segment

Top market segment

All market segments

Median in Change from Median in Change from Median in Change from
€/m²/month 2019 in % €/m²/month 2019 in % €/m²/month 2019 in %

Charlottenburg-W.

3,022

7.22 – 19.00

6.45

−9.4

21.03

5.2

12.45

−1.6

Friedrichshain-K.

2,740

7.22 – 20.00

6.25

−7.1

22.00

6.6

13.20

1.5

Lichtenberg

2,981

6.00 – 14.00

5.59

−3.6

15.50

8.2

9.03

−2.5

Marzahn-H.

2,222

6.00 – 11.71

5.48

−5.5

13.34

8.5

8.03

1.8

Mitte

4,755

6.98 – 20.74

6.31

−9.5

23.15

8.1

13.87

3.4

Neukölln

2,153

6.31 – 15.22

5.95

−9.7

17.53

−2.1

9.26

−8.0

Pankow

3,928

6.08 – 17.33

5.80

−9.1

19.43

2.3

10.50

−4.0

Reinickendorf

2,017

5.95 – 13.13

5.68

−11.9

15.00

3.4

8.83

−6.3

Spandau

2,591

6.00 – 12.10

5.70

−7.2

13.78

10.6

8.56

−3.4

Steglitz-Zehlendorf

2,018

7.28 – 15.25

6.54

−10.8

17.54

9.4

10.38

−2.7

Tempelhof-S.

2,395

6.52 – 16.97

6.00

−11.1

18.75

7.3

10.00

−4.9

Treptow-Köpenick

3,045

6.45 – 14.93

6.04

−7.1

16.15

7.7

10.20

2.8

6.25 – 17.50

5.95

−6.9

19.75

7.0

10.15

−2.8

Berlin total

33,867

1) Excl. bottom and top tenth percentile of quotes
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Just as the COVID-19 pandemic and the
Berlin Rent Cap are having a temporary impact
on economic and demographic trends, so too
are they affecting the development of asking
rents. Median basic asking rents declined from
€10.44 per month and square metre in 2019 to
€10.15 in 2020. A long-term trend of rising rents,
which had begun to wane in recent years, was
thus (temporarily) broken in 2020. Indeed, basic
asking rents increased by 5.2 per cent between
2017 and 2018, but by only one per cent between
2018 and 2019. The median asking rent then
declined by 2.8 per cent between 2019 and
2020 and now stands between the asking rents
in 2018 (€10.34) and 2017 (€9.79). At the same
time, Berlin’s population stagnated for the first
time in many years. In any case, there is still
demand for housing in the city. With 15,414
units registered, the number of new apartments
approved between January and September 2020
increased by 0.6 per cent and thus remained
more or less at the level recorded for the same
period in the previous year.

Berlin is catching up
Berlin displays figures that are unusual for a
capital, but which can be explained by its history
and the fact that the city remained divided for
decades. Among the seven so called A-cities,
Berlin continued to have the lowest rents in 2020.
On the other hand, the figures for Berlin display
a tremendously dynamic development in the
upper-range rental segment, as the capital is
clearly attracting more and more residents with
money to spend. For example, asking rents in the

upper ten per cent segment increased by 40 per
cent in Berlin between 2015 and 2020 (the highest
increase among all major cities in Germany).
This segment is largely characterised by higherpriced new apartments that are excluded from
the Berlin Rent Cap, so the trend here can be
expected to continue.
The Berlin rental market is characterised
by the continuation of a spread that has been
apparent for several years now. Asking rents
for new rentals in the upper market segment
rose by around seven per cent in both 2019 and
2020, while rents in the lower market segment
declined by 0.9 per cent two years ago, but
then declined by 6.9 per cent in 2020. Since the
Berlin Rent Cap has a distorting effect in the
short term, it is advisable to take a look at the
asking sales prices for condominiums. Here, the
difference between the lower and upper market
segments narrowed in 2020, whereby prices in
both segments increased – by five per cent in the
upper segment and by nearly ten per cent in the
lower segment. All in all, prices rose by 7.4 per
cent in 2020.

0.8
vacancy rate in
apartment buildings
in %

61
postcode areas with
condo asking sales
prices (median) over
5,000 €/m²

Gap between the upper and lower rental
segments
The rental price range for new rentals has
developed very differently in the various districts
of the capital. The most striking developments
have occurred in Neukölln, which recorded a
decline of eight per cent to €9.26 per square metre,
and Reinickendorf, where the median asking
rent decreased by 6.3 per cent to €8.83 per square
metre. Here, declines in asking rents in the lower

−22.3
lower condo asking
sales prices in Berlin
than in Frankfurt a. M.
in %

Current price development. Asking sales prices for condominiums, 2020
District

Number
of sales
offers

Medium market segment 1)
price range € /m²
1,000 3,000 5,000 7,000 9,000

Bottom market segment

Top market segment

All market segments

Median in Change from Median in Change from Median in Change from
€/m²
2019 in %
€/m²
2019 in %
€/m²
2019 in %

Charlottenburg-W.

4,826

3,778 – 8,962

3,418

2.7

10,097

6.1

5,670

6.7

Friedrichshain-K.

3,381

3,911 – 7,857

3,671

6.6

8,829

3.0

5,329

5.8

Lichtenberg

929

2,881 – 6,429

2,530

5.1

6,800

12.7

4,304

5.6

Marzahn-H.

366

2,438 – 5,622

2,145

17.8

6,057

27.5

3,333

15.2

Mitte

4,114

3,560 – 8,988

3,105

3.5

10,667

7.6

5,772

7.4

Neukölln

1,542

3,077 – 6,138

2,802

6.8

6,799

1.5

4,410

6.9

Pankow

3,940

3,664 – 7,350

3,200

11.5

8,448

11.3

5,244

9.0

Reinickendorf

1,373

2,757 – 5,798

2,458

18.8

6,339

12.2

3,842

15.5

Spandau

1,070

2,407 – 5,600

2,172

10.0

6,203

14.5

3,441

16.2

Steglitz-Zehlendorf

2,836

3,391 – 7,394

3,104

13.5

8,608

7.6

4,767

6.7

Tempelhof-S.

3,065

3,077 – 6,891

2,785

7.0

7,894

9.6

4,688

6.0

Treptow-Köpenick

1,686

2,702 – 6,395

2,418

9.5

7,527

13.0

4,151

14.1

3,197 – 7,679

2,809

9.5

8,906

5.0

4,973

7.4

Berlin total

29,128

1) Excl. bottom and top tenth percentile of quotes

Source: CBRE based on empirica-systeme market database by Value AG
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market segment of 9.7 per cent in Neukölln and
11.9 per cent in Reinickendorf definitely played a
key role in the overall decreases in both districts.
On the other hand, the closure of Tegel Airport
in Reinickendorf and the development plans for
the airport site can be expected to increase the
attractiveness of the area, and it therefore makes
sense to monitor how this will impact the rental
market in the coming years. It also remains to be
seen what effect the opening of the new BerlinBrandenburg Airport will have on the capital’s
southeastern districts.
Following a period of several years in which
the gap between rents in the centre of Berlin and
the city’s outskirts gradually narrowed, rents are
now rising fastest in the eastern inner districts of
the capital. Median asking rents for new rentals
in all segments rose by 3.4 per cent in Mitte and
by 1.5 per cent in Friedrichshain-Kreuzberg in
2020. The dynamic development in the upper
market segment is particularly relevant here,
as the median asking rents in the upper ten per
cent price segment rose by 8.1 per cent to €23.15
per square metre in Mitte and by 6.6 per cent
to €22.00 in Friedrichshain-Kreuzberg. These
figures are the highest in Berlin, and Mitte and
Friedrichshain-Kreuzberg are the only districts
where at least ten per cent of the apartments
offered have asking rents of €20.00 per square
metre or more.

Facts

Lower rents and dynamic development in the
east
The median basic asking rent (excluding heat
and service charges) in the lower ten per cent
price segment of the open market in Berlin is
€5.95 per square metre at the moment, which is
lower than the figure for the subsidised housing
market. New apartments in the subsidised
housing market are currently being offered at
an initial basic rent of €6.50 per square metre to
individuals who have been issued a subsidised
housing permit. The least expensive district in
this category is Marzahn-Hellersdorf (€5.48 per
square metre), where rents in the lower price
range also decreased by 5.5 per cent last year.
If you look at the entire range of new rentals
offered, you immediately notice the four districts
on the eastern outskirts of Berlin where asking
rents have increased. In Marzahn-Hellersdorf, for
example, median asking rents for all new rentals
increased by 1.8 per cent between 2019 and 2020
and now stand at €8.03 per square metre, which is
still lower than anywhere else in Berlin. Rents in
the upper market segment increased by 8.5 per
cent to €13.34 – only Spandau (10.6 per cent) and
Steglitz-Zehlendorf (9.4 per cent) recorded higher
increases in this segment. Nevertheless, MarzahnHellersdorf still has the least expensive rents in
Berlin in the upper market segment. What we see
here is the continuation of a typical development
in Berlin, whereby rents in the less expensive
districts on the outskirts of the city are rising faster
than in the increasingly expensive inner districts
that have long been the preferred locations for
people seeking to move to or within the capital.

Significant decrease
in the number of
apartments offered
for rent
—
Decrease in asking
rents in most districts
due to the Berlin Rent
Cap
—
Slightly flattened
price curve for
condominiums
—
Five-digit asking sales
prices per square
metre in two districts
—
Four peripheral
districts with doubledigit growth rates

Current price development. Asking sales prices for apartment buildings, 2020
District

Number
of sales
offers

Medium market segment 1)
price range in € /m²
1,000 3,000 5,000 7,000 9,000

All market segments

Bottom and top segment

Median
in € /m²

Change from
2019 in %

Charlottenburg-W.

94

2,857 – 8,816

4,810

8.5

Friedrichshain-K.

86

2,396 – 6,070

3,744

−4.0

Lichtenberg

55

2,000 – 5,000

3,180

6.8

Marzahn-H.

48

1,938 – 4,000

2,891

−2.2

Mitte

106

1,780 – 7,892

3,492

10.1

relatively few purchase offers

Neukölln

123

2,069 – 4,079

2,843

−7.0

at the district level during the

Pankow

143

2,103 – 4,987

3,319

15.7

Reinickendorf

94

1,930 – 5,238

3,023

4.1

Spandau

81

1,894 – 4,070

2,778

2.3

Steglitz-Zehlendorf

79

2,250 – 7,154

3,956

17.0

Tempelhof-S.
Treptow-Köpenick
Berlin total

93

2,126 – 4,918

3,214

−6.6

141

1,923 – 4,964

3,114

11.6

1,143

2,024 – 5,799

3,267

4.6

1) Excl. bottom and top tenth percentile of quotes
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Source: CBRE based on empirica-systeme market database by Value AG

Top and bottom segment:
In the apartment building
segment, different quality
levels and locations have a
substantial impact on price
development. There were

observation period, meaning
that in the top and bottom
segments, prices and price
comparisons with the previous
year are not significant. For
this reason, they are not
represented in this report.
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Traditional structures, interesting
perspectives in the west
When looked at in terms of geographical aspects,
the absolute numbers in Berlin are typical of
a European city that continues to attract many
new residents: Rents in all price segments are
much higher in the central districts than on
the outskirts of the city. Mitte tops the list here

Berlin 2021

district, which is followed by Mitte (4,114),
Pankow (3,940), Friedrichshain-Kreuzberg (3,381)
and Tempelhof-Schöneberg (3,065). All of these
districts are located either completely or partially
within one of the multiple central areas of the city.
They also account for the highest median asking
prices in all market segments, with a range
between €4,688 and €5,772 per square metre.

4.8
completions of
units in apartment
buildings per 1,000
inhabitants 2019

“The asking sales prices increased by 7.4 per
cent compared to the previous year.”
with a median asking rent of €13.87 per square
metre. It is followed by Friedrichshain-Kreuzberg
(€13.20), Charlottenburg-Wilmersdorf (€12.45)
and, somewhat further behind, Pankow (€10.50),
whereby the Prenzlauer Berg subdistrict plays
a major role here. Exceptions to the typical
geographical distribution of asking rents are
to be found in exclusive neighbourhoods with
plenty of green spaces – for example in SteglitzZehlendorf. An analysis of all market segments
in that location results in a median asking rent of
€10.38 per square metre in the southwestern part
of the capital, which corresponds to fifth in the
overall price rankings but is still much lower than
the median asking rents in the inner districts.
Spandau also offers an interesting case, as
several neighbourhoods in the district became
much quieter recently after Tegel Airport closed.
The Siemensstadt 2.0 development project on
the eastern edge of the district is also set to give
Spandau an economic boost. This may at least
partially explain the aforementioned dynamic
increase in rents in the upper market segment
in Spandau, which are the highest increases
recorded in Berlin in that segment. The median
asking rent in the upper market segment in
Spandau amounted to €13.78 per square metre
in 2020 – only Marzahn-Hellersdorf (€13.34)
had a lower median asking rent in that segment.
Median asking rents in the middle market
segment in Spandau range from €6.00 to €12.10
per square metre, which makes Spandau one
of the least expensive districts for this market
segment in the capital. The median asking rent
for all market segments in Spandau is €8.56
per square metre; only Marzahn-Hellersdorf
has a lower median asking rent for all market
segments (€8.03).

Condominiums: Five figures in the centre,
sharp price increases on the outskirts
The median asking price for condominiums in
Berlin stood at €4,973 per square metre in 2020,
which represents an increase of 7.4 per cent
from the previous year. Development therefore
remains dynamic here. Of the more than 30,000
properties included in the report, most (4,826)
were offered in the Charlottenburg-Wilmersdorf

Only Steglitz-Zehlendorf, with its attractive
subdistricts and neighbourhoods at the outskirts,
comes close here (median asking price of €4,767
per square metre).
The most dynamic year-on-year development
occurred in the less expensive districts on the
outskirts of Berlin. Spandau displayed the most
dynamic development here with an increase
in the median asking price of 16.2 per cent to
€3,441 per square metre. Next on the list are
Reinickendorf (+15.5 per cent to €3,842 per
square metre), Marzahn-Hellersdorf (+15.2 per
cent to €3,333) and Treptow-Köpenick (+14.1 per
cent to 4,151). With regard to the upper market
segment, median asking prices reached the fivefigure range in 2020 for the first time in Mitte
(+7.6 per cent to €10,667 per square metre) and
Charlottenburg-Wilmersdorf (+6.1 per cent to
€10,097). Marzahn-Hellersdorf also displayed
remarkable development in the upper market
segment by recording a year-on-year increase
of 27.5 per cent in the median asking price, to
€6,057 per square metre. Nevertheless, MarzahnHellersdorf is still the least expensive district
in Berlin for the upper market segment. This
will not remain the case for long if this dynamic
development continues, however. That’s because
prices in Spandau are not rising as quickly as
in Marzahn-Hellersdorf: Although Spandau
recorded the second-highest increase in this
segment after Marzahn-Hellersdorf, the median
asking price in the upper market segment in
Spandau increased by “only” 14 per cent yearon-year, to €6,203 per square metre.

+63
price increase
(median) for
condominiums
since 2015 in %

2.9
portfolio transaction
volume in 2020 in
billion €

Apartment buildings: CharlottenburgWilmersdorf still has the highest asking
prices
As is the case with owner-occupied apartments,
asking prices in the segment of apartment
buildings also continue to rise. In general,
however, only a low number of sales offers are
being advertised publicly, which makes it difficult
to discern trends. This applies in particular
to districts in which either the state-owned
housing companies own most of the buildings,
or detached and semi-detached houses account
for a relatively large share of the total number of
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apartments – for example Marzahn-Hellersdorf
or Lichtenberg.
The median asking sales price for apartment
buildings in Berlin amounted to approximately
€3,270 per square metre in 2020, an increase
of 4.6 per cent compared to the previous year.
Approximately 1,140 offers were analysed, most
of them are located in the two largest districts in
terms of area – Pankow and Treptow-Köpenick.
The top district in terms of asking sales prices is
Charlottenburg-Wilmersdorf where the median
asking sales price increased by nearly nine per
cent in 2020 and is now approaching €5,000 per
square metre. Second from the top is SteglitzZehlendorf with a median asking sales price of
nearly €4,000 per square metre and the highest
increase of any district in Berlin in 2020 (+17 per
cent). Friedrichshain-Kreuzberg is next on the list,
with a median asking sales price of approximately
€3,740. The median asking sales price in
Friedrichshain-Kreuzberg, which was second
highest in Berlin in 2019, actually decreased
by four per cent in 2020. Mitte and Pankow still
have median asking sales prices that are above
the average for Berlin (approximately €3,490
and €3,320, respectively). Price developments
in Pankow are driven in large part by its most
centrally located subdistrict, Prenzlauer Berg.
Only three districts still have median asking
sales prices that are lower than €3,000 per
square metre: Marzahn-Hellersdorf, Neukölln
and Spandau. Nearly all of the offers analysed

(approximately 94 per cent) were for existing
apartment buildings. In the case of the more highvolume new construction projects that are set up
within the framework of so-called forward deals,
institutional investors act as buyers in bidding
processes or in off-market deals, in which case
there are no public notices or advertisements
for the associated projects. In 2020, the asking
sales prices for newly built apartment buildings,
or those in planning or under construction in
projects, were approximately 50 per cent higher
than the corresponding prices for existing
buildings in that category.

Number of transactions continues to decline
In a preliminary analysis of 2020 the Expert
Committee on Property Values in Berlin reported
a decline of nine per cent in the median sales
prices paid for residential and commercial
buildings in Berlin. While the price trend had
indeed been positive in previous years, this
recent decline can be attributed to the high
share of new high-priced buildings in 2019. The
median sales price amounted to approximately
€2,000 per square metre for residential and
commercial buildings. The expert committee has
no indications of falling prices due to the Berlin
Rent Cap.
According to the preliminary analysis, a total
of 886 residential and commercial buildings
were sold in 2020, whereby 461 of these were
buildings with rental units only. The figure for

Facts
Asking sales prices for
apartment buildings
increase at previous
year’s level
—
Only three districts
still have median
asking sales prices
lower than 3,000 €/m²
for apartment
buildings
—
Transaction volume
declines once again
—
Investor interest in
Berlin’s residential
real estate market
remains high

Selected residential property portfolio transactions in Berlin 2020
Purchaser

Seller

Number of apartments
(approx.)

Sales price
in mill. € (approx.)

Heimstaden

Family Office

3,900

830

ADO Properties 1)

ADLER RE

2,380

confidential

Wirtgen Invest Holding

Trockland Management

240

298

KAURI CAB Management /

Industrie und Handel AG für Vermögensverwaltung

380

284

Heimstaden 1)

confidential

450

114

n /a

D.V.I. Deutsche Vermögens- und Immobilienverwaltung

650

90

LaSalle Investment Management

ARB Investment Partners

200

72

HOWOGE

Optimum Asset Management

370

70

GESOBAU

D.V.I. Deutsche Vermögens- und Immobilienverwaltung

360

64

Berlinovo Immobilien Gesellschaft

Central Berlin Wohnen

420

59

GESOBAU

Groth Development

150

57

HOWOGE

not available

310

55

Catella RE

T&T Grundbesitz

170

50

Catella RE

Livos-Gruppe Management

280

50

HOWOGE

not available

290

47

Tristan Capital Partners

1) Berlin share of portfolio transactions Transactions written in bold: projects / forward deals
Source: CBRE (We disclaim any liability for the correctness of the information)
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buildings with rental units during the previous
year was 476, which means the transaction
volume here decreased by three per cent. The
trend of declining transactions observed
in previous years thus continues, albeit
slightly. The situation is similar with regard to
condominiums, whereby the decrease in the
transaction volume here (-seven per cent) was
even more pronounced. The cash turnover from
sales transactions of residential and commercial
properties actually declined significantly in
the first half of the year but managed to exceed
the previous year's result by one percent for
the year as a whole. For condominiums, on
the other hand, a five percent decline in sales
numbers was observed for the first time. The
expert committee concluded in its preliminary
analysis that the “sales prices of residential and
commercial buildings are only slightly affected
by the pandemic and the Berlin Rent Cap”.

Investor interest remains high
According to research by CBRE, portfolio
transactions and forward deals (of at least
50 residential units) with a total volume of
around €2.9 billion were traded in Berlin in
2020. Surprisingly, the decline of around 25%
compared with the previous year (€3.9 billion)
was not observed in existing portfolios but was
largely due to the lack of forward deals on offer.
With transaction volumes of 300 to 400 million,
as few project developments were implemented

here as in 2014.
In addition to the merger of ADO Properties
and Adler Real Estate with a Berlin share of just
under 2,400 residential units, new players such
as Heimstaden and Empira appeared as investors
on the institutional side, taking advantage of the
slowdown in price increases and the break in
the price development to enter the local market.
However, established investors such as Kauri
CAB / Tristan Capital and Catella Real Estate also
ensured that even more portfolios and forward
deals were traded in 2020 compared with the
previous year. Of the six state-owned housing
companies in Berlin, HOWOGE and GESOBAU
were the main players with almost 2,000
residential units purchased.
Overall, investor interest in Berlin residential
real estate remained high, albeit somewhat
more restrained due to the rent cap. Supported
by global parameters such as the ongoing low
interest rate policy, it is primarily the positive
economic and demographic prospects for the
capital and its surrounding region that are
attracting long-term investors. ■
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17

Interview

Market

Berlin – It’s all in the mix
We spoke with Mr Ulrich Schiller, COO of HOWOGE Wohnungsbau
gesellschaft mbH.
What effect has the COVID-19 pandemic had
on HOWOGE projects?
There have been hardly any delays to projects
that are already underway. On the contrary, two
quite large neighbourhood developments were
actually completed well ahead of schedule – and
for that we’re very grateful to our partners in the
construction industry, and to our employees. It’s
clear that the housing industry in Berlin has been
able to remain strong in this crisis as well.
The situation is different with regard to
projects currently being planned, however, as
approval procedures have gotten much slower
as a result of the pandemic. Unfortunately, the
process of digitalisation at government agencies
in Berlin has not proceeded as quickly as it needs
to. It therefore remains to be seen what effect the
pandemic will ultimately have on projects that
were supposed to be launched in 2020. In any
case, it’s already clear that construction projects
that are still going through the approval process
are going to be delayed.

In your opinion, what are the biggest
challenges that the Rent Cap poses for a
state-owned company like HOWOGE?
The median rent charged by HOWOGE in 2020
was €6.20 per square metre, which is very
moderate for Berlin as a whole and therefore
can’t be considered exorbitant or profiteering.
Nevertheless, the Berlin Rent Cap is also having
an impact on HOWOGE, even as a state-owned
company. For example, out of a total portfolio of
64,000 apartments, HOWOGE has had to lower
rents in 5,700 leases by an average of around
€21 per month, or 51 cents per square metre.
Assuming the Berlin Rent Cap remains in force
for as long as is planned by the law, we’re now
looking at a loss of almost €50 million. This
translates into lower revenue, lower earnings and
thus less favourable financing conditions – and
possibly less new construction.

What role does cooperation between private
developers/investors and the state-owned
housing companies play in areas not relating
to the share of publicly funded or subsidised
housing in projects?
HOWOGE was the first state-owned housing
company in Berlin to approach private developers
with the goal of initiating affordable housing
projects in a cooperative effort. We will maintain
these partnerships, even though projects that we
develop on our own now account for the majority
of our new construction activities. We believe it
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is essential to have a combination
of publicly funded and privately
financed apartments owned by
public companies and apartments
owned by private companies –
with a healthy portion of owneroccupied apartments – in order to
ensure the “Berlin mix” is always
achieved in newly developed
neighbourhoods. In addition, the
state-owned housing companies
and private real estate companies
jointly ensure the stability of
existing structures in established
neighbourhoods that undergo
building expansion and gap filling.
The large housing estates in eastern
Berlin in particular display a very
heterogeneous resident structure
due to their history. Cooperation
with private developers and investors is
important in order to maintain this mix and
keep the neighbourhoods in question stable. The
acquisition of existing portfolios, which is part of
our growth strategy, is also an area in which good
cooperation with the private sector plays a key
role. In a market situation such as the one Berlin
is experiencing at the moment, it’s particularly
important that everyone involved in the housing
market interacts and communicates with
one another in order to safeguard the further
development of the city.

Plans call for the housing stock in Germany to
be made carbon neutral by 2050. How are you
approaching this issue?
Establishing carbon neutrality in the building
portfolio is probably the biggest challenge we
will have to face in the coming years. In the case
of new construction, the market already offers
many solutions for establishing a good carbon
footprint – for example through the use of smart
building technologies such as decentralised
drinking water stations and housing ventilation
systems that utilise heat recovery technology.
On the other hand, we face extensive
challenges when it comes to renovating and
retrofitting existing buildings. Although to
date almost all HOWOGE buildings have been
modernised for structural energy efficiency,
the CO2 emissions from heating and hot water
systems still amount to 15 kilograms per
square metre and year. In other words, we will
need to implement additional modernisation
measures in virtually all of our buildings in

Ulrich Schiller,
COO of HOWOGE
Wohnungsbau
gesellschaft mbH
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order to get emissions below seven kilograms by
2050. Without adequate funding programmes,
especially for those buildings whose energy
efficiency has already been optimised, it will be
extremely difficult to do this in an economically
viable manner. We’re therefore hoping we will be
able to obtain government support for this effort.

Berlin 2021

In just one sentence: What will Berlin look like
in 20 years?
In 20 years, Berlin will be a city that is easy to get
around in, with mixed, climate-friendly, lively
and holistically planned neighbourhoods – in
which vertical extensions to create more housing
space are also not uncommon. ■

Two examples of new developments:
Stefan-Heym-Platz / Frankfurter Allee

Johannisgärten

This residential complex in the Lichtenberg
district consists of six buildings and is located
directly at the intersection of Frankfurter
Allee and Möllendorffstrasse at Stefan-HeymPlatz 1, across from the Ring-Center shopping
mall. Its 64-metre high-rise and the buildings
facing Frankfurter Allee and Stefan-Heym-Platz
will offer flexibly designed space for offices,
restaurants and businesses. A total of 126 of the
251 apartments that will be built here will be
subsidised residential units with asking rents
starting at €6.50 per square metre.
The area in the interior of the complex
between the buildings will be closed to vehicular
traffic and will be divided into several courtyards,
front gardens, playgrounds and green spaces.
HOWOGE, which is a big employer in Lichtenberg,
will also be moving its headquarters to StefanHeym-Platz. The company’s new offices will be
located in the base of the high-rise and in the
building facing Frankfurter Allee.

A new car-free residential development with
314 apartments, commercial space and a
large daycare centre is being built at the
edge of Johannisthal Park at a site formerly
occupied by the Berlin Chemie pharmaceutical
company. Here, 20 separate buildings will be
grouped around five spacious inner courtyards.
Johannisgärten will be built on the basis of two
different design systems: Six of the buildings will
be constructed in an environmentally friendly
hybrid-timber design, while 13 will be built using
the so-called solid construction method and
one will be built using a combination of both.
Along with the exceptional urban development
concept employed and the affordable rents
that will be offered, Johannisgärten will also
stand out through its use of state-of-the-art
energy technology and energy-efficient design
elements. Six of the buildings will be equipped
with photovoltaic systems on their roofs that will
generate affordable carbon-free electricity. The
apartments themselves will be equipped with
decentralised units for supplying heat and hot
water.

Stefan-Heym-Platz / Frankfurter Allee

Johannisgärten

District: Lichtenberg
Street: Stefan-Heym-Platz 1, 2 / Frankfurter Allee 129 – 137
Rental apartments: 251
Share of subsidized units: 50 %
Completion: June 2021

District: Treptow-Köpenick /Johannisthal
Street: Straße am Flugplatz 65 – 69, Melli-Beese-Str. 64 – 70
Rental apartments: 314
Share of subsidized units: 50 %
Completion: April 2021

© BE Berlin GmbH mit Prof. Gerd Jäger

© HOWOGE Alexander Rentsch
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Focus on the Berlin
housing market
We spoke with Mr Patrick Hall, president and CEO of Heimstaden.
What are the challenges or chances for you
as an institutional investor in this Sars-Cov-2
pandemic?

What are the most significant
impacts of the Berlin Rent Cap for
your business plan?

These are challenging times for all of us, our
tenants and our employees. We have been
working hard to adapt our processes and improve
our services for our tenants to feel secure. Covid
has accelerated the digitalisation of a lot of our
work streams such as maintenance requests
to viewing and leasing of new apartments. We
are also trying to help those tenants impacted
economically by the lockdowns, especially the
occupiers of small commercial premises in the
ground floors of our buildings that had to close
down their operations for an extended period of
time.
We believe that this crisis has shown the
strength of the institutional residential landlord
model: Given that we own consolidated blocs of
apartments, we have our own staff and synergies
that allow us to provide additional services and
invest, we can make a difference to the tenants
in times like these. Specifically, for Heimstaden,
we strive to provide Friendly Homes, where
tenants get a place to live, but also support and
care. During the times of lockdown, we were for
example calling our elderly clients to provide
them with social contact. At the same time, we
also strive to be a great place to work. With the
Covid-19 outbreak coinciding with our entry into
the German market, we have had the additional
challenge of building up our new German team
under the current workplace restrictions. This
has meant some of our new employees have not
yet had the chance to work from the office. Due to
the so far positive responses from our tenants and
staff, we believe we have managed this balancing
act quite well.

We see multiple impacts. These vary
from the sheer number of people
applying for a vacant unit reaching
levels we have not experienced. in
any other market to a constant state
of insecurity or unease from tenants.
Rents capped at such a low level
mean surplus funds required for
re-investment into the assets will
simply be missing in Berlin as a
whole. If investment into apartment
renovations has no meaningful
reflection on achievable rents, it
ultimately impacts the quality of
the service overall.
However, as mentioned, we
entered the Berlin market fully
aware of the restrictions and have as such
prepared for them. Given our evergreen nature
this “breathing space”, as described by Berlin’s
government, will probably only be a chapter in
our long-term business perspective in Berlin.

How have you implemented the regulations of
the Berlin Rent Cap in your company?
As we are a friendly landlord to our clients and a
responsible partner to the wider local community,
we, of course, fully comply with all regulations in
every market that we operate. Already in 2018,
Heimstaden entered the German market and
we acquired our first portfolio in Berlin. With
our decision to expand our activities in Berlin in
2020, we have followed our long-term goals. In
the context of this decision, we were fully aware
of the “Berlin Rent Cap”, other market regulations
and the special situation on the Berlin housing
market. We want to and will be part of the solution
in the future, with our “Friendly Home”-approach.
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What are the reasons for you to invest
intensively in the Berlin residential market
despite the current Berlin housing market
policy?
We are an evergreen investor and operator of
rental housing across Europe and part of our
commercial success is to have happy tenants that
want to stay living with us. Therefore, we invest
in locations with good long-term demographic
and economic prospects. Berlin, as the capital
of Germany, is certainly such an attractive place
with strong investment fundamentals. Berlin was
only our first step into the German market. Now
that we have local expertise in our team, we do
plan to expand operations across the country.

How do you rate the political push by the
Berlin Senate regarding the Berlin Rent Cap?
We believe that Berlin mainly needs to build
more housing to host the ever-increasing amount
of new people being attracted to live and work in
Berlin. That should be the focus of public policy
in our view. More demand can be most efficiently
and fairly addressed by more supply. And it looks
like the current rental regulation does not help
with providing new homes to Berliners.
However, we are ready to operate in either of
the two scenarios with regards to the rent freeze.

Patrick Hall,
president and CEO of
Heimstaden
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Do you have an opinion on the gentrification
of parts of the city?
Gentrification is a phenomenon of many cities
around the world. Over the last 15 years, Berlin
has become such an attractive, international
destination due amongst other things to its young,
vibrant cultural scene as well as its relatively low
cost of living. This development over such a short
period of time is what has led to what seems to be
a high increase in rents. However, it does not solve
any problems to use gentrification as a “political
fighting term” against housing companies,
because the reasons are manifold – tourism,
platform economy, infrastructure projects, etc.
It is important for all cities, that the housing
system ensures a diversity of all people, with room
for people from different cultures, backgrounds
and incomes. Many cities struggle to maintain a
diversity, as housing prices continue to increase in
most countries, and again, housing shortage is an
important explanation. Therefore, one of the most
important solutions is again new construction.
There are many brownfield or vacant land plots
in Berlin’s city center that could be developed.
As a true pan-European owner and operator of
rental housing, we can observe and compare
different national or city-level approaches. In
some locations, regulation slows down new
development of housing, which typically results
in either increasing prices and rents or scarcity
of available apartments for newcomers and
under-investment into existing properties.
Other locations are actually supportive of new
developments. We have for example recently
entered the Polish market and have acquired
almost 1,400 apartments in Warsaw from local
developers which will be delivered to us over
the next two years. Warsaw is a great example,
where the new developments are encouraged
by local governments. As a consequence, there
is no scarcity and actually it is one of the very
few capital cities, where it is more affordable
to live now versus ten years ago, as wages have
progressed quicker than apartment rents and
prices that have been tamed by ample new supply.

Public-Private-Partnership: Is there any
other possibility of collaboration between
public and private next to the public
housing associations buying the subsidized,
rent-controlled building parts from the
developers?
In some of our more established markets, we
are actually seen as a preferred partner of the
municipalities. We invest alongside them in
urban regeneration schemes or help them
house their socially weak citizens. We will also
apply this philosophy in Germany. A healthy,
sustainable relationship with local peers and
governments is key to our long-term goals in
every market in which we operate. Asked about
new housing construction: In many cities, one
key to affordable residential development
projects lies in the allocation of land. Here, the
public sector still has a lot of options.
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Can the Berlin housing market be compared
with those of Stockholm or Copenhagen?
What are the similarities and differences? Are
there any lessons learned?
Berlin, Copenhagen and Stockholm share a long
tradition of rental housing and a certain level of
regulation of this market. The existence of a welldeveloped rental housing market contributes to
the economic dynamic of the cities, as it promotes
social mobility. However, in Scandinavia and the
Netherlands we see smarter regulation of the
relationship between the landlord and the tenant
that creates incentives for new construction and
for investment into modernisation of existing
buildings, typically energy improvements,
that benefit the whole community in the long
run. Strict regulations in major cities can lead
to negative consequences, in Stockholm as an
example, we see a high pressure on regulated
apartments in central areas, where an average
waiting period to get an apartment is around
15 years, and where there have been many
unfortunate examples of lease contracts being
“sold” on the “black” market.

Where do you see the Berlin housing market
in 2030? Which general, political and social
developments are you anticipating?
Housing will continue to occupy political
agendas in international markets with shortages.
Berlin being a strong renters’ market makes it
natural to reflect on political agendas. Only with
strong commitments to create more housing will
this problem be eased. Looking at things from
the perspective of an outsider, Berlin’s policies
over the last 5 years seem to have slowed down
the production of apartments for the newcomers
and improvement of living standards for the
incumbents rather than provide them with
decent modern homes in sufficient numbers.
We have a similar opinion as many of
our competitors and even some cooperatives
and believe that the first priority should be
supporting affordable housing initiatives and
improving and expediting planning processes
for new construction projects. The city of Berlin
needs more housing and discussions about
expropriation of large landlords does not create
one single new apartment. The solution is that the
public and private sector are working together,
building new homes under regulations that
ensure that Berlin, and other cities, remains a city
for all, and at the same time succeed in meeting
the housing demands with enough supply. ■
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New construction is
increasing in many
districts
Large projects in particular are contributing to dynamic development.
However, growth has slowed down in areas where such projects are
not being implemented as planned. The situation is varied both in
the centre of Berlin and on the outskirts of the city.
The housing market report examined 307 new
construction projects in its analysis. These
projects are either now officially being planned,
will soon be launched or are already under way.
They will lead to the completion of 49,320 new
apartments. This year sees the continuation
of a trend that had already been observed in
previous years: Following a long period in which
mainly condominiums were built, the share
of new rental apartments is now increasing
steadily. A total of 73 per cent of the apartments
in the projects examined will be rental units.
The corresponding figure for the previous year
was just under two-thirds, so the increase is a
significant one. If some of the condominiums
from the analysis are purchased as investments
and then rented out, the share of rentals among
all units will be even higher.
According to the Statistical Office for BerlinBrandenburg, 86.6 per cent of all apartments in
Berlin are located in apartment buildings, 1.4 per
cent are in dormitories or rooming houses, and 1.5
per cent are in non-residential buildings. A total of
57.1 per cent of the 329,115 residential buildings
in Berlin are detached and semi-detached
houses, but these only account for 10.5 per cent
of all residential units. Berlin had 1,968,315
apartments at the end of 2019, which is 19,063
apartments (one per cent) more than at the end
of 2018. Construction of new buildings accounted
for 16,887 new units here, while 2,176 apartments
were created as a result of construction measures
in existing buildings, changes in use, attic and
loft expansions, and amalgamations. The total
number of apartments has increased by 100,642
units (+5.4 per cent) since 2010. The district of
Pankow has the most apartments, followed by
Mitte and Charlottenburg-Wilmersdorf. The
number of apartments has increased in all Berlin
districts, with the biggest increases recorded in
Mitte and Treptow-Köpenick.

Dynamic development continues on the
outskirts of Berlin
The new construction projects analysed in the
report reveal ongoing dynamic development on
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the outskirts. Most of the planned apartments
will be built in Treptow-Köpenick, Lichtenberg,
Marzahn-Hellersdorf and Spandau. The clear
leader here is Treptow-Köpenick, where 8,910
units are to be built. This corresponds to
approximately 18 per cent of all the apartments
planned in the capital at the moment. Most of the
apartments in Treptow-Köpenick (7,250 units)
will also be rental units, and most of the new
construction is being carried out by Berlin’s stateowned housing companies. Of the 42 projects
currently being planned for Treptow-Köpenick,
ten have a scope of 50-99 units in the mediumsize range, while seven involve 100-199 units and
14 will include at least 200 units. One project on
Wendenschloßstraße in the Köpenick subdistrict
involves a total of 1,220 apartments, all of which
will be rental units. A large amount of construction
activity is also under way in the Bohnsdorf and
Johannisthal subdistricts of Treptow-Köpenick.
Asking prices in Treptow-Köpenick are generally
below prices in the central districts but are higher
than in other outlying districts.
As in the previous year, the Lichtenberg
district ranks second in the city in terms of new
construction. The number of apartments either
in planning or already being built in Lichtenberg
increased significantly in this period from around
6,270 to 6,820. Three projects in Lichtenberg involve
more than 500 units. Most of the new construction
is being carried out in the Alt-Hohenschönhausen
subdistrict, which is the site of six projects. Here,
one of the state-owned housing companies is
building 790 rental units on Landsberger Allee.
The Karlshorst and Lichtenberg subdistricts have
four projects each. Prices per square metre in
Lichtenberg are among the lowest in the capital –
as low as €3,100 in some areas.

Condominiums account for the majority of
new apartments being built in Mitte
The Mitte district has the highest median asking
sales prices in Berlin; prices per square metre
here range from €4,400 to €16,000. Mitte also
has more new residential construction under
way than the other inner districts. This report

1,328
Ø sales price for
building land ready
for development in
2019 in € /m²

+3.8
price index increase for
ancillary housing costs
since 2015 in %

58
share of apartments
being built in the
former eastern part
of the city in %
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Projects per size
(residential units)
500 and above
200 to 499
100 to 199
50 to 99
20 to 49
less than 20
condominium
rental
Reinickendorf

mixed use

Pankow

unknown
Lichtenberg

Spandau

Mitte
Friedrichshain-K.

CharlottenburgWilmersdorf

MarzahnHellersdorf

TempelhofSchöneberg
Steglitz-Zehlendorf
Neukölln
Treptow-Köpenick

CharlottenburgWilmersdorf

Lichtenberg

TempelhofSchöneberg

Reinickendorf

27

29

19

13

Projects

Projects

Projects

Projects

66

80

84

35

Share of rental units in %

Share of rental units in %

Share of rental units in %

Share of rental units in %

103

235

230

58

Average no. of residential units

Average no. of residential units

Average no. of residential units

Average no. of residential units

Source: CBRE, own research, as per January 2021
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New construction

Market

analysed 42 projects for the construction of
4,660 apartments, whereby 13 of these projects
have a scope of 100-199 units and 11 involve
50-99 units. Construction is focused in the Mitte
subdistrict, which has 21 projects that will build
a total of 2,330 apartments. Next in the rankings
for the district are Moabit (ten projects, 1,290
apartments) and Wedding (five projects, 550
apartments). The most prominent project in
Moabit is the “Europacity” development north
of Berlin Central Station, which is taking shape
nicely and will soon become yet another hotspot
in this polycentric city.
The share of new apartment construction
accounted for by condominiums in the Mitte
district as a whole is 57 per cent, which is the
second-highest share in the capital. With a
share of condominiums of 60 per cent, the
Mitte subdistrict plays a major role here, with
the Wedding subdistrict (56 per cent) right
behind. Despite the aforementioned large price
differential for condominiums in the district,
Mitte does boast a very wide range of apartment
sizes. Still, with units as large as 360 square
metres or more, Mitte also includes the biggest
apartments by far in Berlin – to go along with the
highest prices.

Pankow: Great potential, yet low volumes
This year, Pankow once again offers a special
case in terms of new construction in Berlin. The
district has more than 410,000 residents, which
is the most in the capital. Pankow’s population is
expected to increase by 11 per cent until 2030. With
a total area of more than 103 square kilometres
(second-largest district), sparsely populated

subdistricts on the outskirts of the city, and several
brownfield sites, Pankow has plenty of space for
new development. Despite this fact, the number
of completed residential construction projects
has not stood out at all over the last few years. In
particular, new projects have been rescheduled
or stopped altogether due to the intervention of
local residents and political groups. The analysis
of Pankow last year revealed a noticeable increase
in new construction activity. The number of units
in various projects rose significantly.
This year, Pankow has 46 projects and
therefore once again tops the list in Berlin. At the
same time, these projects have a below-average
volume: A total of 2,310 apartments are to be built
here, which only amounts to five per cent of the
total new-apartment construction volume in the
capital. Last year’s report registered 47 projects
for construction of a total of 5,450 apartments.
In addition, 14 of the projects analysed for this
year’s report involve less than 20 apartments,
while 19 include less than 50 units. Most of
the construction is being carried out in the
more urban and central subdistricts – Pankow
(13 projects), Weißensee (ten projects) and
Prenzlauer Berg (seven projects).
With 1,140 units, condominiums account
for nearly half of the new apartments being
built (49 per cent). This condominium / rental
apartment ratio is roughly the same as the
ratio in Friedrichshain-Kreuzberg and SteglitzZehlendorf. The share of condominiums
is significantly higher in neighbouring
Reinickendorf (65 per cent). Prices are quite low
in that district, however – only Lichtenberg has
lower asking prices at the bottom end of the

139
projects of at least
100 residential units

+8.9
increase in number of
projects compared to
previous year in %

91.7
highest share of
planned rental
apartments in %

307 residential projects under construction or in development:
District

Projects

Total number
of apartments

Total number
of condominiums

Total number
of rental apartments

Asking sales prices
in € /m²

Charlottenburg-W.

27

2,770

950

1,820

4,700 – 15,200*

20 – 300

Friedrichshain-K.

22

3,010

1,430

1,580

4,800 – 12,000

29 – 178

Lichtenberg

29

6,820

1,340

5,480

3,100 – 6,900

20 – 156*

Marzahn-H.

21

6,170

510

5,660

3,500 – 6,500

28 – 117

Mitte

42

4,660

2,650

2,010

4,400 – 16,000*

24 – 360*

Neukölln

12

3,180

850

2,330

4,300 – 6,900

25 – 148

Pankow

46

2,310

1,140

1,170

3,400 – 13,200

23 – 229

Reinickendorf

13

750

490

260

3,900 – 8,100

28 – 154

Spandau

18

4,750

770

3,980

3,400 – 6,600

25 – 212

Steglitz-Z.

16

1,610

830

780

4,300 – 12,600

23 – 230

Tempelhof-S.

19

4,380

700

3,680

4,000 – 9,700

19 – 152*

Treptow-Köpenick

42

8,910

1,660

7,250

4,000 – 8,700

20 – 151*

307

49,320

13,320

36,000

3,100 – 16,000*

19 – 360*

Berlin total

* considerably higher in some cases
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Source: CBRE, own research, as per January 2021

Apartment size
in m²
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scale of €3,400 to €13,200 per square metre. The
very expensive properties at the upper end of
the scale are to be found exclusively in Mitte and
Charlottenburg-Wilmersdorf.

Rentals account for 92 per cent of new
construction in the east
With asking prices of between €3,500 and €6,500
per square metre, Marzahn-Hellersdorf has a
much narrower price range. When examining
this district, its special building and spatial
structures must be taken into account. There are,
for example, the large estates of prefabricated
concrete buildings that were constructed during

Berlin 2021

Quartier project at Maselakepark will result in
approximately 1,500 new apartments by 20232024, and the Insel Gartenfeld project, which is
scheduled to begin in 2022, will produce roughly
the same number of units.
Less than 1,000 apartments were completed
in new residential buildings in 2019 in each of
the districts of Charlottenburg-Wilmersdorf,
Neukölln,
Tempelhof-Schöneberg,
SteglitzZehlendorf and Reinickendorf. However, with
the exception of Reinickendorf, more than 1,000
apartments that are either in planning or are
already being built were identified in every
Berlin district. Dynamic development has once

Facts
Pankow front-runner
in housing projects
—
Still many major
projects in the
outskirts of the city
—
Focus on rental
units in MarzahnHellersdorf
—
Ongoing extensive
construction activity
in Lichtenberg

“Dynamic development continues
on the outskirts of Berlin.”
the GDR era in the Marzahn and Hellersdorf
subdistricts. Not too far away from the estates,
however, the largest contiguous series of
detached and semi-detached houses in Germany
extends across the subdistricts of Biesdorf,
Kaulsdorf and Mahlsdorf. At the moment, some
small-scale housing construction is being carried
out in the district – but there are also major
projects under way, such as the new Stadtgut
Hellersdorf neighbourhood, where 1,500 rental
units are to be completed by 2023. Two other
projects involve the construction of more than
499 apartments, while another four have a
volume of 200-499 units and 11 will result in 100199 new apartments.
Most of the construction activity is focused in
the Marzahn and Hellersdorf subdistricts (3,190
and 2,700 new apartments, respectively). The
average number of new residential units being
built in the projects analysed in the report is
higher here than in other parts of Berlin, as the 21
projects (seven per cent of all projects) will result
in 6,170 apartments (13 per cent of all apartments).
At 92 per cent, the share of new apartment
construction accounted for by rental apartments
is higher than anywhere else in Berlin.

Other districts are now catching up
The share of new apartment construction
accounted for by rental units in the Spandau
district is around 84 per cent, which puts
Spandau second in this category along with
Tempelhof-Schöneberg. A total of 4,750
apartments are currently being built in
Spandau, which corresponds to ten per cent of
all such construction throughout the 12 Berlin
districts. Ten of the 18 projects here involve
50-199 units. Construction is focused in the
Hakenfelde and Spandau subdistricts (2,420
and 1,400 apartments, respectively), whereby
two major projects account for a large portion
of the construction volume. The Carossa

again slowed somewhat in CharlottenburgWilmersdorf, with volume decreasing from 2,930
units last year to 2,770 units at the moment. The
number of new apartments being built in the
other districts continues to increase, however:
from 2,630 to 3,180 units in Neukölln, from
3,150 to 4,380 units in Tempelhof-Schöneberg,
and from 1,390 to 1,610 units in SteglitzZehlendorf. Developments in CharlottenburgWilmersdorf are being impacted by a major
project in the Westend subdistrict that involves
the construction of around 580 apartments. With
1,700 units planned, the so-called Schöneberger
Linse stands out in the Tempelhof-Schöneberg
district. Whereas condominiums account for
52 per cent to 65 per cent of new apartment
construction in Reinickendorf, Mitte and SteglitzZehlendorf, rental units dominate in the other
districts (between 51 per cent and 92 per cent).

Even bigger projects in the centre
With 22 projects (seven per cent of all projects)
and a little more than 3,000 apartments (six
percent of all apartments), FriedrichshainKreuzberg is below average in Berlin in terms of
new construction. However, with asking prices
ranging from €4,800 to €12,000 per square
metre, Friedrichshain-Kreuzberg is at the upper
end of the price spectrum for condominiums,
behind only Charlottenburg-Wilmersdorf and
Mitte. The Friedrichshain subdistrict is clearly
the focus of new construction, as it accounts for
nearly two-thirds of the volume here (13 projects,
1,940 apartments). Large-scale projects now
also account for an increasing number of new
construction projects in Friedrichshain. Four
of the projects in the subdistrict involve 200499 units. Friedrichshain-Kreuzberg displays
a rough balance between condominiums and
rental apartments planned or already under
construction (48 per cent condominiums, 52 per
cent rentals). ■
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Several exceptions to the
normal course of price
differentials can be found
on the outskirts
2021 will be the first year that asking sales prices for condominiums
will be examined for the 190 postcode areas.
We collected data on 33,867 rental offerings
for the Berlin Housing Market Report. However,
in this issue of the report, we decided for the
first time not to break the analysis of the rental
offerings down to the level of the city’s 190
postcodes. This step needed to be taken in order
to exclude the possibility of statistical bias. The
cause of the new and more difficult situation
in Berlin at the moment is the city’s “Gesetz zur
Mietenbegrenzung im Wohnungswesen” (Law on
the Revision of Legal Provisions regarding Rent
Limitation – the so-called Berlin Rent Cap). The
regulation resulting from this law was adopted
by the Berlin Senate in 2019 and took effect in
February 2020. The regulation deviates in several
key ways from the “German Rent Control Act” that
has been implemented in many communities
throughout Germany that are experiencing a
tense housing situation. Landlords in Berlin
are currently structuring their rents in part in
accordance with provisions of the state of Berlin
and in part on the basis of existing federal law,
whereby their actions are motivated in large
part by the assumption that the controversial
Rent Cap will soon be overturned by the Federal
Constitutional Court. The property market is not
regulated by the new legislation, which is why the
2021 report breaks only this segment down to the
level of the 190 Berlin postcodes.

A clear structure – with one exception
A look at both rental apartments and
condominiums at the district level initially
reveals a rough picture of the structure of
the Berlin housing market. With populations
ranging from slightly more than 244,000 to over
400,000, each of Berlin’s 12 districts basically
constitutes a large city in itself. Their structures
are heterogeneous, but to differing degrees. This
report collected 29,128 sales offers in order to
enable a small-scale and thus significantly more
precise analysis of the situation.
When viewed on a map, the sales prices
display a clear structure: The highest prices
are to be found in a contiguous area extending
from City West to the Mitte subdistrict. At €7,154
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per square metre, Dahlem (postcode 14195),
which is a subdistrict of Steglitz-Zehlendorf
outside the western centre, is the only other
location with median prices at the same high
level. Dahlem, which is home to many villas, was
already considered sophisticated and chic back
in the 19th century – and it still has the same
reputation today. The highest prices per square
metre are to be found in the Mitte subdistrict.
Not surprisingly, this subdistrict is where the
famous boulevard Unter den Linden (10117 –
€7,607 per square metre) is located, as well as
the equally famous Potsdamer Platz (10785 –
€7,425 per square metre). These two locations are
followed in the rankings by the neighbourhood
around Rosenthaler Platz (10119 – €7,242 per
square metre). This area, which was a nigh life
hot-spot for many years, has now established
itself as an exclusive residential neighbourhood.
At €5,699 per square metre, prices drop off in
the urban space around Hackescher Markt
(10178). It should be noted here that the latter
postcode also includes Alexanderplatz and the
neighbourhoods consisting of prefabricated
apartment buildings that surround it.

Heterogeneous situation in the inner districts
The highest prices in City West are to be found
at Ludwigkirchplatz (10719 – €7,063 per square
metre) and Savignyplatz (10623 – €6,889). The
Charlottenburg-Wilmersdorf district includes
not only exclusive neighbourhoods around
Kurfürstendamm but also neighbourhoods at
the other end of the price scale. For example,
the median asking price per square metre in
Charlottenburg Nord (13627) is approximately
€3,600, which makes this subdistrict one
of the less expensive locations in Berlin. In
general, Berlin’s inner districts also offer
great variety, as it is not uncommon to find
dignified neighbourhoods with old buildings
located quite near to large housing estates built
after the Second World War. High-priced new
buildings are also being constructed alongside
buildings that have not been refurbished. It’s
possible as well to walk around the corner from

Facts
23 neighbourhoods
above 6,000 €/m2
—
Mitte and City
West are the most
expensive areas
Peripheral locations
most favourable, but
not in the southwest
—
20 neighbourhoods
below 3,500 €/m2
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a loud main thoroughfare and find yourself in a
quaint residential neighbourhood. High-priced
apartments are also to be found in areas where
buyers paid significantly lower prices per square
metre just a few years ago. This is in fact how the
dynamic nature of the Berlin housing market
contributes to the sometimes surprising mix
of styles and atmospheres that can be found in
various parts of the city.
Prices tend to gradually decrease as one
approaches the outskirts of Berlin and its
suburbs, but this traditional price differential
is interrupted on the southwestern and
southeastern edges of the city. For example, the
area around Dahlem features plenty of green
spaces and water, which is driving up demand
there: The median asking sales price per square
metre near Nikolassee and Schlachtensee lakes
(14129) is €5,944. Gatow and Kladow (14089) –

subdistricts of Spandau that are located west
of the River Havel – have a median asking sales
price of €4,406 per square metre. The TreptowKöpenick district is quite attractive due to the
River Spree, the River Dahme and Müggelsee
lake – and all the forest area they include:
Average median asking sales prices are €5,203 in
Grünau (12527) and €4,980 in Friedrichshagen
(12587). Treptow-Köpenick is the clear leader for
apartments in multi-storey buildings in Berlin: a
total of 3,964 such apartments were approved for
construction in the district in 2019. ■

The largest condominiums

The smallest condominiums

Postcode

District

Area

14163

Steglitz-Z.

Mexikoplatz

14195

Steglitz-Z.

14169

Apartment size 1)
in m²

Postcode

District

Area

Apartment size 1)
in m²

109.5

13629

Spandau

Siemensstadt

50.0

Dahlem

109.0

13351

Mitte

Rehberge

53.0

Steglitz-Z.

Clayallee Süd

104.0

12049

Neukölln

Schillerpromenade

54.3

10789

Charlottenburg-W.

Tauentzienstraße

100.5

10315

Lichtenberg

Friedrichsfelde Nord

54.4

10629

Charlottenburg-W.

Sybelstraße

98.1

10551

Mitte

Birkenstraße

55.9

1) Median of offers

Source: CBRE based on empirica-systeme market database by Value AG

The most expensive condominiums

The least expensive condominiums

Postcode

District

Area

Asking sales
prices 1) in €/m²

Postcode

District

Area

Asking sales
prices 1) in €/m²

10117

Mitte

Unter den Linden

7,607

13589

Spandau

Falkenhagener Feld

2,720

10785

Mitte

Potsdamer Platz

7,425

13587

Spandau

Hakenfelde

2,989

10119

Mitte

Rosenthaler Platz

7,242

13125

Pankow

Karow/Buch

3,090

10435

Pankow

Kollwitzplatz

7,206

13059

Lichtenberg

Wartenberg

3,101

14195

Steglitz-Z.

Dahlem

7,154

13583

Spandau

Zeppelinstraße

3,125

1) Median of offers

Source: CBRE based on empirica-systeme market database by Value AG

The highest purchasing power

The lowest purchasing power

Postcode

District

Area

Purchasing
power 1) in €

Postcode

District

Area

Purchasing
power 1) in €

14195

Steglitz-Z.

Dahlem

4,894

13359

Mitte

Soldiner Straße

2,423

14129

Steglitz-Z.

Nikolassee /

4,784

12051

Neukölln

Silbersteinstraße

2,452

Schlachtensee
13465

Reinickendorf

Frohnau

4,570

12059

Neukölln

Weigandufer

2,454

14089

Spandau

Gatow /Kladow

4,484

12047

Neukölln

Maybachufer

2,459

13505

Reinickendorf

Konradshöhe

4,435

13627

Charlottenburg-W.

Charlottenburg-Nord

2,464

1) per household and month

Source: Michael Bauer Research GmbH; Edited by: CBRE
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Sales prices

Market

Sales prices
Berlin 2020
13465

The map provides an overview of asking
sales prices (median) of condominiums
in the Berlin postcode areas in 2020.

13467
13503
13469
13435
13439
13505

13437

13509

13587
13507

13407

13403

13

13349

13405
13589

13599

13583
13591

13353

13629

13627

13581
13597

7

8

3

5

14053

14059

14052

4

14057

10587
10585
10625
10623
10627

2

10629
14055

11
10

10551
10555

14050

1

10553

10589

13595
13593

9

6

10711

10707
10709

12

13347

13351

13585

10713

14089
14193

10719

10559 10557

10787

10785

10789

10717

10777
10779
10825

10783
10781

10823
10827

10715

10829

14199
14197

1
2
3
4
5
6
7
8
9
10
11
12

Charlottenburg-Wilmersdorf
Friedrichshain-Kreuzberg
Lichtenberg
Marzahn-Hellersdorf
Mitte
Neukölln
Pankow
Reinickendorf
Spandau
Steglitz-Zehlendorf
Tempelhof-Schöneberg
Treptow-Köpenick

© Cartography: Nexiga, 2006 – 2014 Tom Tom
Source: CBRE based on empirica-systeme market database by Value AG
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12159
12161

12157

12

12163
14195
12165
12167

14129

12169

12203

12

14169
12247

14163

12205
12249

14109
14165

14167

1

12209
12207

12279
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Asking sales prices for
condominiums (median)
in € /m²
6,500 and above
6,000 to 6,499
5,500 to 5,999
13125

5,000 to 5,499

13159

4,500 to 4,999
4,000 to 4,499
3,500 to 3,999

13127

to 3,499
13158

13129

 Insufficient number of cases

13156

13051

13059
13057

13089

3409

12689

13187
13088

13189
13359

12687
10439

13357

13086

13053
12679

10409

10437
13355

13055

10435
10115

10405

12685

12629

10407

12627

10119
12681

10369

10249

12619

10367

10178
10117

10247

10365

10243

10179

10315

10963
10969

10245

10997
10999

10961

12623
10318

12045

10965
12049

12683

10319
12435

10967 12047

12101

12621

10317

12059
12053
12043
12055

2103

12051

12057

12099

12459

12587

12555
12437
12347

2105

12109

12439
12487

12359

12589
12489

12351

12557

12357

12107
12353
12349

12277

12355

12524

12559

12305
12526
12307

12527

12309

 Explanation of methodology:
see page 74
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Part

B

Metropolitan area
What is the residential real estate market like in the region
surrounding Berlin? A geographical overview of the situation
in the nearby Brandenburg districts and their municipalities.

Introduction Metropolitan area

Metropolitan area

Increase in population in
the region around Berlin
Brandenburg continues to meet the high demand for new housing.
Detached and semi-detached houses account for 61.6 per cent of
recently completed new construction. However, the trend towards
smaller apartments is now also apparent near the edge of the city.
Demand for housing near the edge of Berlin and
in the “closer interlinked area” of the BerlinBrandenburg region has been increasing steadily
over the last few years. This development is being
driven by the growth in population in the region
and the associated price increases, especially
in fashionable urban locations. The number of
people moving to Berlin declined dramatically
in 2020 due to the COVID-19 pandemic. During
the first six months of the year, the population
of Berlin actually decreased by 7,037 people
compared with the same period in 2019 – the first
overall decline in population in the capital since
2003. At the same time, the exodus from the city
centre to the outskirts and suburbs continues.
During the first nine months of 2020, 14,900
Berliners moved to Brandenburg, whereby 10,800
of them resettled in the immediate surrounding
region (“closer interlinked area”), which has
a population of approximately 1,050,000.
Between 2011 and 2019, the population in this
area increased by 8.9 per cent, or 85,200 people.
This increase was due to both the large number
of Berliners leaving the capital and a positive
balance of relocation from abroad (net increase
of 3,300 in the first nine months of 2020).

Two good reasons to choose the region around
Berlin: Plenty of space and lower prices
The great demand for housing in the region
surrounding Berlin can be expected to continue
in the coming years. The restrictions resulting
from the pandemic have increased the
attractiveness of living in the suburbs as a place
to retreat from the stress of the city. The increase
in the number of people working from home
has also made space itself more important – and
the length of commutes less of an issue. In 2020,
nearly 79,000 more people commuted from the
Berlin-Brandenburg region to their jobs (mostly
in Berlin) every day than travelled into the
region to work. The price differential between
Brandenburg and the centre of Berlin is one of the
reasons why significantly more large apartments,
and especially houses, are available in the
region surrounding the capital. The difference
in housing structures also makes the region
attractive, as Berlin is dominated by dense rows
of buildings and large housing estates, while the
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suburbs generally consist of neighbourhoods
with detached and semi-detached houses.

Still quite a large number of apartments with
five or more rooms available
A total of 10,895 apartments were built in
Brandenburg in 2019, of which 2,206 units had
less than three rooms and 4,604 had five or more
rooms. Nearly half of the 83,816 apartments that
have been built in Brandenburg since 2011 have
five or more rooms as well. Brandenburg had
1,339,605 apartments at the beginning of 2020.
A total of 12.3 per cent of these were one or tworoom apartments (corresponding figure in Berlin:
22.8 per cent), while nearly 25 per cent of all
apartments had three rooms (Berlin: just under
one-third) and 28.4 per cent had four rooms
(Berlin: 26.8 per cent). A total of 36.0 per cent of
the apartments had five or more rooms (Berlin:
17.6 per cent). The large share of big apartments
in Brandenburg is due to the dominance of
detached and semi-detached houses, especially
in rural areas, as 49.1 per cent of all apartments
are located in such houses. For comparison: The
corresponding figure for Berlin is 10.4 per cent.
However, as is the case in Berlin, the trend
in Brandenburg is now moving towards small
apartments with one or two rooms. For example,
the share of apartments built in detached and
semi-detached houses is now decreasing: While
the share of such apartments amounted to 61.6
per cent for the entire period between 2012 and
2019, it stood at 49.3 per cent in 2019. At the
same time, one and two-room apartments were
vanishing from the market back in 2012 – but in
2019 such apartments accounted for one out of
every five new residential units. ■

+8.9
population trend in
the metropolitan area
since 2011 in %

6,800
completed apartments
in the metropolitan
area 2019

10
municipalities in
the metropolitan
area with commuter
surplus
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Asking sales prices for
detached houses (median)
€/m²
3,600 and above
3,300 to 3,599
3,000 to 3,299
to 2,999
Insufficient number of cases

Ludwigsfelde (District Teltow-Fläming)

Strausberg (District Märkisch-Oderland)

+2,650 (ranked 9th)

994 (ranked 11th)

+114 (ranked 33rd)

19,979 (ranked 53rd)

Net migration 2011 – 20191)

Completed apartments
2012 – 20192)

Detached houses sales price trend
2012 – 20204) in %

Purchasing power 2020 in €
per capita

21,126 (ranked 47th)

+2,307 (ranked 4th)

751 (ranked 19th)

+697 (ranked 37th)

Purchasing power 2020 in €
per capita

Commuter balance 2020 3)

Completed apartments
2012 – 20192)

Net migration 2011 – 20191)

Königs-Wusterhausen (District Dahme-Spreewald)

Oranienburg (District Oberhavel)

1,884 (ranked 4th)

+3,556 (ranked 3rd)

23,304 (ranked 31st)

Completed apartments
2012 – 20192)

Net migration 2011 – 20191)

Purchasing power 2020 in €
per capita

Commuter balance 20203)

+56 (ranked 9th)

21,739 (ranked 39th)

1,559 (ranked 6th)

+121 (ranked 25th)

Rental price trend 2012 – 20204)
in %

Purchasing power 2020 in €
per capita

Completed apartments
2012 – 20192)

Detached houses sales price trend
2012 – 20204) in %

–1,259 (ranked 21st)

Rank out of 55 municipalities 1) Current population estimation 2) New residential units in residential buildings 3) Employees subject to social insurance requirements as of 30.06.2020 4) Median of offers Sources: CBRE based on empirica-systeme market database by Value AG, Michael Bauer Research (purchasing power),
Federal Employment Office (commuter balance), Berlin-Brandenburg Statistics Office; Edited by: CBRE
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Area around Berlin on
course for growth
We spoke with Mr Christian Hentschel, mayor of the municipality of
Schönefeld.
Have you recently noticed any increase in
interest in investing in the residential real
estate market in Schönefeld as compared to
previous years? If so, to what extent do you
believe such interest is due to the Berlin Rent
Cap?
Interest in investing in new residential
construction in our municipality is very high at
the moment. This applies to both private home
construction in the more village-like areas of the
Schönefeld municipality and the construction of
multi-storey apartment buildings, whereby the
latter is (still) focused mainly in the Schönefeld
district.
It’s still not clear whether the increased
interest and activity is connected to the Berlin
Rent Cap.

How would you describe the sociodemographic composition of the people who
are moving to the Schönefeld municipality?
A lot of the people who have moved here over
the last two years have settled in the Schönefeld
and Waltersdorf districts, whereby the Rotberg
section of Waltersdorf has proved to be
particularly popular. Most of the newcomers to
the Schönefeld urban district are young adults
under 30 and families with children up to the age
of six, although some have children as old as 14.
Rotberg has many areas with detached houses
and most of the newcomers here are people over
30 and families with children up to the age of six.
To sum things up, you can say that most of
the people who are moving to the Schönefeld
municipality are relatively young. In the case
of areas with detached houses, these are often
young families with small children, while small
families with older children, as well as single
individuals and couples, account for a large share
of the people moving into multi-storey apartment
buildings. In any case, the share of school-age
children and children old enough for daycare is
15-20 per cent.

What specific effect do you think the opening
of Berlin Brandenburg Airport and Tesla’s
factory will have on the housing and real
estate market in Schönefeld?
The population of the Schönefeld municipality
has been increasing steadily for years now. This
also has to do with the extensive increase in the
amount of land designated for commercial use
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and the opening of BER, and we
therefore expect that an increasing
number of people will continue to
move here from Berlin, the DahmeSpreewald district and other parts
of Germany. The demand for
housing will thus remain high. If
you examine the situation in more
detail, you see that due to the high
basic rents of more than 11 euros
per square metre, families with
children also now tend to move into
smaller apartments that were not
originally designed for families.

What types of challenges is
Schönefeld now facing as a
result of suburbanisation and
the increasing number of people
moving into the region around
Berlin?
The challenges are huge indeed – in terms of
the need to expand social infrastructure and
to manage the traffic issues that are still not
completely apparent due to the pandemic, but
which will become so as soon as life gets back to
what can be considered normal. More specifically,
we need to further expand public transport,
whereby the extension of the U7 underground
line is particularly important here. In August
2020, two additional PlusBus lines 735 and
736, as well as the established lines 743 and
744, were converted to city-regional operations.
The Schönefeld municipality also purchased
additional public transport kilometre capacity
for 500,000 euros per year and was thus able
to improve the second city-regional bus line
by reducing the interval between buses to 20
minutes.
An annex is currently being built at the
site of Astrid-Lindgren Primary School in the
Schönefeld district. The new structure will have a
modular design and will be able to accommodate
ten classes. This measure was implemented after
it became clear that the school would not have
enough space next year to accommodate the
higher number of pupils who had registered for
school. A new daycare annex was also completed
in 2020 and it’s already being well utilised,
so to speak. In addition, talks are now under
way between the mayors of the neighbouring
municipalities in order to identify possibilities

Christian Hentschel,
mayor of the municipality
of Schönefeld
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for cooperation. We expect the population in the
Schönefeld urban district alone to increase by
10,000 over the next 15 years, which means we
need to start planning new schools and daycare
centres now.

Has the increase in the amount of land
designated for development led to problems
in terms of the continued use of land for
agriculture and forestry in the municipality?
How has the competitive/demand situation
with regard to construction land developed
over the last few years?
Demand for construction land has remained
high over the last few years. Nearly all land with
“old building rights” from 2012 to 2018 has been
developed or is currently being built on. Investors
are also very interested in establishing new
building rights for residential development on
the remaining available land. A certain amount of
tension therefore exists in terms of the pressure
resulting from change, which long-standing
residents are also experiencing in the form of a
loss of green and recreational spaces, for example.

Are development and land-use planning
agencies already taking climate change into
account in their decision-making processes?
Development and land-use planning does in
fact increasingly take climate protection aspects
into account in terms of energy conservation,
the use of environmentally friendly building
materials, the responsible use of land as a
valuable resource, etc.

How quickly are building-permit applications
and construction planning procedures for
residential development projects processed /
decided on in Schönefeld?
Building-permit applications are processed and
approved by the Dahme-Spreewald district of
Brandenburg, whereby it’s common practice
to obtain the approval of the municipality in
question within the time limit stipulated by law
in each case.
The situation with regard to construction
planning procedures varies greatly depending on
how important and legitimate potential objections
are and the extent of any changes that may have to
be made to the plans. In general, building planning
procedures take an average of two to four years to
complete. I should point out here that the delays to
the opening of BER Airport have led to a situation in
which it feels almost as if all the investment plans
that were put on hold due to the delays are now
being submitted at once, and that everyone wants
everything that’s been planned to be implemented
more or less at the same time, and with no delays.
This is somewhat of an exaggeration, but the fact
is that our municipality’s planning administration
now has to process what are in some cases twice as
many construction plans as one would normally
encounter in a much larger administrative area.
We refer to this phenomenon here in Schönefeld
as “growing pains”. This situation also applies to
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social infrastructure, whose expansion needs to
keep pace with development.

What requirements do you set for residential
projects?
The requirements we set relate, for example, to
the number of parking spaces in accordance with
the determinations contained in the construction
plans (at least one space per residential unit),
the number of bicycle stands, the amount of
social infrastructure in accordance with the
determinations contained in urban development
contracts, the seepage of surface water at the site,
the responsible use of land as a valuable resource,
and charging infrastructure for electric vehicles.
Of course, we also welcome residential projects
that enable people who already live in the area
to stay here and continue to “feel at home” in
the community, by which I particularly mean
seniors, as well as children who grew up in the
area and who are now studying or participating
in vocational training programmes.

Have we forgotten anything? Would you
like to mention any other issues that are
important to you?
Given the current rapid development of the
municipality, it’s important that we don’t
forget about the people who have lived here
for a long time. Not everyone is happy about
the tremendous increase in new development
we’ve seen as a result of companies and new
residents moving into the community. In some
cases, we also need to address conflicting
interests. I established an Integrated Community
Development Concept (ICDC) for the municipality
in September 2020, in order to ensure that
everyone feels that at least some of their interests
are being taken into account. In accordance with
the ICDC, people who live in the municipality and
anyone else truly affected by what happens here
will be given the opportunity to offer their input
and opinions on the future development of the
municipality over a period of 18 months.
We also need to ensure that lower-income
individuals and families are offered an
opportunity to enjoy affordable housing under
fair conditions in the future. To this end, we will
work with various municipal agencies this year
to develop strategies and construction-land
models in line with the specific conditions in
Schönefeld. ■

35

Interview

Metropolitan area

Berlin’s surrounding area
is on the rise
We spoke with Ms Eva Weiß, Managing Director of BUWOG Bauträger
GmbH.
Are there any differences between residential
construction projects in Berlin and those
conducted in the region surrounding the
capital?
In Berlin, decisions on construction plans and
projects are made by the 12 districts in the city.
These are political decisions, and members of
the district councils therefore play a major role in
the long-term development of their districts. This
also means that building and construction policy
in Berlin is formulated and implemented on a
relatively small scale, is very local in nature, and
often varies from district to district with regard
to its objectives. However, whenever it becomes
clear that a project will affect city-wide interests
or concerns, the Berlin Senate will step in, in
which case a new process of coordination will be
initiated whose results might conflict with the
original decision at the district level. This doesn’t
happen in the region surrounding Berlin – in
other words, once an agreement is reached with
municipalities and town councils, nothing can
change later on. The municipalities around
Berlin are generally interested in the successful
further development of their own administrative
area. This simplifies the planning process
because infrastructure measures are coordinated
in the region, which means the municipalities
then tend to support the applications to obtain
building rights.

Which factors make construction projects
in the region surrounding Berlin attractive
and interesting? What do you expect from
municipalities here?
The key factors that make for an attractive
and interesting location are defined in our
investment profile. More specifically, we invest in
areas that display sustained positive population
development and we are mainly interested
in locations that have a neighbourhood-like
character and good public transport connections.
This means we are basically always interested
in properties located in the “tentacles” of the socalled settlement star that surrounds Berlin in
all directions. The larger the site in question, the
more flexibly we can address mixed-housing
requirements, by which I mean a combination of
owner-occupied apartments, privately financed
rental flat development and publicly funded
rental flats. In such situations, it’s possible to
include a share of commercial space of up to 30
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per cent, preferably for the types
of use that benefit residents – for
example, daycare centres, cafés and
small shops.
The development potential
of the municipality in question
represents a qualitative factor
that we look at very closely in each
case, in order to ensure we can
design the neighbourhood in an
optimal manner for the particular
location. We are also happy to
provide support to municipalities
in cooperative procedures for
improving
infrastructure
at
development
locations.
That’s
why we always include a daycare
centre in our planning for larger
neighbourhoods,
for
example.
If possible, we will also retain
ownership of the building used for such a facility.
Within the framework of an urban development
agreement, we built a roundabout for the
Falkensee municipality in order to optimise the
traffic situation in the area near our project there.
Investors and municipalities need to work closely
together in such undertakings in order to ensure
that planning addresses real needs, strengthens
the location and exploits development potential.

How has the competitive/demand situation
with regard to construction land changed over
the last few years?
Inner-city properties are in very short supply,
which is why we’ve seen such an extreme
increase in prices for plots over the last few years.
Demand for small inner-city plots is so high
in fact that sellers can ask virtually any price
they want. It’s also gotten to the point where
the outer districts and suburbs are now almost
the only places where we can find the large
contiguous plots we need for our neighbourhood
development projects. We pay close attention
here to ensure that the plots and locations fit in
with our concept of sustainable neighbourhood
development. Depending on the district in
question, it can take years before construction
can actually begin, whereby the property
developer has to bear what are in some cases very
high preliminary costs for the property purchase
and planning – without being able to generate
any profit. Many smaller project developers

Eva Weiß,
Managing Director of
BUWOG Bauträger GmbH
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simply aren’t able to do this, especially given the
fact that no one ever really knows how long such
a situation will last – delays of up to two years or
more are quite common. We at BUWOG benefit
from both our stability as a company and the
fact that we’ve been active in the Berlin market
for many years now. Politicians and officials in
government agencies – and property sellers –
know that we’re a reliable partner, for example.
Such a reputation for reliability in what is
currently a tight market helps ensure that we’re
always in the running, so to speak, when it comes
to acquiring attractive properties. In addition,
the quality of our neighbourhood development
projects is on display for everyone to see – and
this type of visibility is very important to the
agencies that issue approvals. It’s also important
to property sellers, who have promised agencies
that responsible development will be a major
factor in their decisions on who to sell to. The
Bundesstiftung Baukultur recently presented our
52° Nord neighbourhood development project in
Berlin-Grünau with an award for outstanding
residential construction in Germany. This type
of recognition ensures we will be offered many
opportunities to purchase property even in the
current tight market.

What construction projects are you now
planning/are currently underway in Berlin
and/or the surrounding region? Have there
been any changes with regard to the speed at
which owner-occupied apartments are sold?
We currently have approximately 14,500
apartments either in planning or already under
construction throughout Germany, with more
than half of them in Berlin. In Berlin, we plan
neighbourhoods offering a mix of different
architecture styles for apartment buildings that
blend well together and feature flats with one to
five rooms. The flats are offered for sale as soon
as building permits are issued. Construction
generally takes around one-and-a-half to two
years and all of the apartments are usually
sold by the time construction is completed. We
haven’t noticed any major changes with regard
to the time it takes to sell our owner-occupied
apartments.
I can give you an example of a current project –
the BUWOG SPEICHERBALLETT quarter, which is
located in Spandau on the banks of the River Havel.
The project is scheduled to be completed in 2024,
at which time the new neighbourhood will have
around 850 apartments. In the first construction
phase two listed dockside warehouses opposite
Eiswerder island are being refurbished. A third
warehouse will be torn down in a process that
will be coordinated closely with the monument
protection authority, after which it will be rebuilt
in the same “footprint”. At our HAVELKIESEL site,
we are building 100 apartments in a project that
focuses on sustainability for a complex in which
photovoltaic units on the roofs will generate
electricity and rainwater will be captured, stored
underground and then used as needed.
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Has the COVID-19 pandemic led to changes in
housing requirements?
The importance of one’s own home has increased
due to the current situation. Qualitative
requirements with regard to housing have
changed, and this will have an effect on the way
floor plans are designed. We believe it will become
more important to include rooms that can be used
as offices, as well as quiet spaces to get away from
it all, so to speak. Open loft-like floor plans will still
be used in some cases, of course, but the design of
most apartments will focus on the inclusion of
offices or office alcoves and an additional small
multi-purpose room etc. Balconies, terraces and
gardens will also become more important and
neighbourhoods will be made more attractive
through the inclusion of a larger number of
pocket parks, squares, benches and playgrounds.
We’ll also see an increase in community gardens
and spaces for urban gardening.

Is climate change now being taken into
account in your development projects?
For us, it’s clear that as a property developer
we have a responsibility to ensure that the
buildings we construct today, which will
remain occupied for 50 or 100 years, need to be
designed with sustainability in mind from the
very beginning. That’s why we achieve a balance
between environmental, economic and social
sustainability in our new development projects.
As part of this approach, we aim to achieve
ambitious climate protection targets. We also
use an ISO 50001 energy management system
to monitor our achievement of these targets
and implement measures where necessary.
Specifically, the share of new apartments we
build that use energy from renewable sources will
be increased to 35 per cent by 2023. We will also
build charging stations that will make it easier
for residents in the neighbourhoods we develop
to switch over to electric vehicles or electric bikes.
In addition, we are continuously increasing the
share of parking spaces equipped with their
own charging stations. We are using sustainable
building materials and are also developing
new construction methods with partners from
industry and the architecture sector. In BerlinGrünau, for example, we have built four ultra-low
energy houses in a hybrid-timber construction
design in line with the KfW Efficiency House
40 standard. We are now applying the very
positive experiences we had with this project to
another site where we will build an additional
44 apartments for families in a hybrid-timber
design as well. Virtually all BUWOG projects have
green roofs. We always employ a detailed concept
for designing green outdoor spaces that involves
using regionally adapted plants and planting as
many new trees as possible. Through their use
of sponge city concepts for sustainable on-site
rainwater retention and reintroduction to the
natural water cycle, our neighbourhoods also
contribute to the establishment of the climateresilient cities of the future. ■
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Barnim
The economy in the Barnim district is characterised by small
businesses, most of which are service and retail companies.
Conversion projects are enabling new development.
With slightly more than 40,000 residents, Bernau
is the second-largest town in Barnim. The town
has regional rail and S-Bahn connections to
Berlin. With median asking sales prices of slightly
more than €3,000 per square metre for detached
and semi-detached houses, Bernau is one of the
less expensive locations in the Berlin region.
The other four municipalities of the district

belonging to the Berlin region have populations
ranging from around 9,000 to 23,000 and all
have rail connections to the capital. A 40-hectare
former state police academy in Wandlitz has
been converted into a residential area. ■

The district in numbers
+8,165

−18,802

5,174

Net migration 2011 – 2019 a)

Commuter balance 2020 b)

Completed apartments 2012 – 2019 c)

27,283

+121.5

+42.7

Highest purchasing power within
district 2020 in € per capita

Detached houses sales price trend
2012 – 2020 d) in %

Rental price trend 2012 – 2020 d)
in %

Rental market (asking rents)
Municipality

Number
of rental
offers

Ahrensfelde

Detached and semi-detached houses
Basic rent,
all market
segments 1)
in €/m²/
month

Basic rent,
bottom
market
segment 1)
in €/m²/
month

Basic rent,
top market
segment 1)
in €/m²/
month

Number
of sales
offers

Asking
sales prices,
all market
segments 1)
in €/m²

Asking
sales prices,
bottom
market
segment 1)
in €/m²

Asking
sales prices,
top market
segment 1)
in €/m²

71

10.00

7.47

12.51

81

3,363

2,429

4,673

412

8.86

7.61

11.00

142

3,063

1,818

4,261

Panketal

57

9.80

7.57

12.20

116

3,387

2,467

4,364

Wandlitz

112

11.00

7.27

12.40

177

3,441

2,337

5,641

78

8.52

6.15

10.00

59

2,779

1,833

3,600

730

9.09

7.44

11.94

575

3,264

2,217

4,500

2,102

7.51

5.63

10.62

831

2,948

1,569

4,353

Bernau bei Berlin

Werneuchen
District (metrop. area)
District (total)

2)

1) Median 2) District municipalities in the metropolitan area of Berlin (see methodology, p. 74) a) Current population estimation b) Employees subject to social
insurance requirements as of 30.06.2020 c) New units in residential buildings d) Median of offers Sources: CBRE based on empirica-systeme market database by
Value AG, Michael Bauer Research (purchasing power), Federal Employment Office (commuter balance), Berlin-Brandenburg Statistics Office; Edited by: CBRE
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Dahme-Spreewald

Metropolitan area

Dahme-Spreewald
With the opening of BER Airport, the starting signal has been given
for a long-awaited economic boost in Schönefeld – even if growth
has been lower than expected due to the pandemic.
The Schönefeld municipality has experienced
a significant increase in population over the
past few years, and many new residents can
be expected to arrive over the next few years
to join the more than 16,200 people who live
in Schönefeld today. With median asking sales
prices of around €3,740 per square metre for
detached and semi-detached houses, Schönefeld

is one of the ten most expensive municipalities
in the Berlin region. Königs Wusterhausen is the
largest town in the Dahme-Spreewald district
in terms of population, and its nearly 38,000
residents enjoy direct connections to Berlin via
regional rail and S-Bahn lines. ■

The district in numbers
+10,593

−5,539

6,040

Net migration 2011 – 2019 a)

Commuter balance 2020 b)

Completed apartments 2012 – 2019 c)

26,344

+103.8

+61.4

Highest purchasing power within
district 2020 in € per capita

Detached houses sales price trend
2012 – 2020 d) in %

Rental price trend 2012 – 2020 d)
in %

Rental market (asking rents)
Municipality

Number
of rental
offers

Detached and semi-detached houses
Basic rent,
all market
segments 1)
in €/m²/
month

Basic rent,
bottom
market
segment 1)
in €/m²/
month

Basic rent,
top market
segment 1)
in €/m²/
month

Number
of sales
offers

Asking
sales prices,
all market
segments 1)
in €/m²

Asking
sales prices,
bottom
market
segment 1)
in €/m²

Asking
sales prices,
top market
segment 1)
in €/m²

Bestensee

63

10.13

6.78

12.50

80

2,970

2,429

3,852

Eichwalde

99

9.98

8.49

12.03

36

3,502

n/a

n/a

Heidesee

21

n/a

n/a

n/a

66

2,565

1,459

5,818

237

10.00

7.53

14.29

246

3,219

2,524

4,950

Mittenwalde

88

9.33

7.42

12.00

50

2,666

1,395

3,700

Schönefeld

325

11.07

8.75

13.30

80

3,738

2,283

5,146

13

n/a

n/a

n/a

97

3,153

2,500

4,032

125

11.57

7.92

13.49

31

3,540

n/a

n/a

77

10.51

8.10

13.55

76

3,821

3,074

6,780

1,048

10.49

8.00

13.31

762

3,207

2,176

4,941

1,379

9.63

5.93

12.91

971

3,065

1,458

4,717

Königs Wusterhausen

Schulzendorf
Wildau
Zeuthen
District (metrop. area)
District (total)

2)

1) Median 2) District municipalities in the metropolitan area of Berlin (see methodology, p. 74) a) Current population estimation b) Employees subject to social
insurance requirements as of 30.06.2020 c) New units in residential buildings d) Median of offers Sources: CBRE based on empirica-systeme market database by
Value AG, Michael Bauer Research (purchasing power), Federal Employment Office (commuter balance), Berlin-Brandenburg Statistics Office; Edited by: CBRE
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Havelland

Metropolitan area

Havelland
The “Airport Express” (RB 14) directly connects Falkensee with
several stations in Berlin and with the new BER Airport. The entire
metropolitan area can be traversed in about an hour.
With approximately 44,000 residents, Falkensee is
the largest town in the district and is located right
next to Berlin. Two neighbouring municipalities –
Brieselang (approx. 12,400 residents) and
Dallgow-Döberitz (approx. 10,200 residents) – are
the fourth and fifth-largest towns in terms of
population. Brieselang has rail connections to

Berlin via Falkensee. Dallgow-Döberitz is located
right next to Berlin and also has a regional rail
connection. The freight transport centre Berlin
West in Wustermark acts as an economic engine
in the district by serving as a logistics interface. ■

The district in numbers
+8,168

−16,120

4,733

Net migration 2011 – 2019 a)

Commuter balance 2020 b)

Completed apartments 2012 – 2019 c)

25,652

+120.5

+46.4

Highest purchasing power within
district 2020 in € per capita

Detached houses sales price trend
2012 – 2020 d) in %

Rental price trend 2012 – 2020 d)
in %

Rental market (asking rents)
Municipality

Number
of rental
offers

Detached and semi-detached houses
Basic rent,
all market
segments 1)
in €/m²/
month

Basic rent,
bottom
market
segment 1)
in €/m²/
month

Basic rent,
top market
segment 1)
in €/m²/
month

Number
of sales
offers

Asking
sales prices,
all market
segments 1)
in €/m²

Asking
sales prices,
bottom
market
segment 1)
in €/m²

Asking
sales prices,
top market
segment 1)
in €/m²

Brieselang

38

9.00

n/a

n/a

80

3,104

2,326

4,167

Dallgow-Döberitz

67

10.00

8.50

13.50

67

3,672

2,484

4,792

249

10.21

8.05

13.30

336

3,833

2,718

5,186

Ketzin/Havel

51

8.21

6.45

10.66

29

n/a

n/a

n/a

Schönwalde-Glien

49

8.73

n/a

n/a

68

3,080

1,707

4,250

149

9.98

7.20

11.97

65

3,263

2,246

4,400

603

9.99

7.50

12.50

645

3,508

2,300

4,880

1,347

7.64

5.04

11.50

966

3,075

1,458

4,600

Falkensee

Wustermark
District (metrop. area)
District (total)

2)

1) Median 2) District municipalities in the metropolitan area of Berlin (see methodology, p. 74) a) Current population estimation b) Employees subject to social
insurance requirements as of 30.06.2020 c) New units in residential buildings d) Median of offers Sources: CBRE based on empirica-systeme market database by
Value AG, Michael Bauer Research (purchasing power), Federal Employment Office (commuter balance), Berlin-Brandenburg Statistics Office; Edited by: CBRE
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Märkisch-Oderland

Metropolitan area

Märkisch-Oderland
New residential building approvals in the detached and semidetached house segment accounted for more than two-thirds of all
approvals between 2012 and 2019.
With approximately 27,200 residents, Strausberg
has the largest population in the district. The
biggest employer is the German armed forces
which operates an academy and a conference
centre in the town. Several state and district
agencies and facilities are also located in
Strausberg. The second-largest town in terms of

population – Neuenhagen bei Berlin – has more
than 18,600 residents and is located right next
to the capital. Both Strausberg and Neuenhagen
have S-Bahn connections to Berlin. Nearly 14,000
more people commute from Märkisch-Oderland
to their jobs (mostly in Berlin) every day than
come to the district to work. ■

The district in numbers
+7,546

−13,849

4,878

Net migration 2011 – 2019 a)

Commuter balance 2020 b)

Completed apartments 2012 – 2019 c)

25,975

+114.6

+48.3

Highest purchasing power within
district 2020 in € per capita

Detached houses sales price trend
2012 – 2020 d) in %

Rental price trend 2012 – 2020 d)
in %

Rental market (asking rents)
Municipality

Number
of rental
offers

Detached and semi-detached houses
Basic rent,
all market
segments 1)
in €/m²/
month

Basic rent,
bottom
market segment 1) in €/
m²/month

Basic rent,
top market
segment 1)
in €/m²/
month

Number
of sales
offers

Asking
sales prices,
all market
segments 1)
in €/m²

Asking
sales prices,
bottom
market
segment 1)
in €/m²

Asking
sales prices,
top market
segment 1)
in €/m²

Altlandsberg

49

7.81

n/a

n/a

59

3,103

1,909

4,227

Fredersdorf-Vogelsdorf

70

9.88

6.48

12.28

81

3,122

2,435

4,111

130

10.00

7.42

12.85

119

3,600

2,724

4,726

Neuenhagen bei Berlin

91

9.55

7.17

11.01

126

3,369

2,591

4,384

Petershagen/Eggersdorf

68

10.00

7.01

12.70

139

3,408

2,417

4,412

153

8.13

6.50

10.22

56

2,692

1,735

4,368

320

8.26

6.46

11.50

82

2,884

1,661

3,912

881

9.00

6.60

11.50

662

3,237

2,182

4,343

1,432

7.67

5.00

10.96

1,018

2,835

1,205

4,200

Hoppegarten

Rüdersdorf bei Berlin
Strausberg
District (metrop. area)
District (total)

2)

1) Median 2) District municipalities in the metropolitan area of Berlin (see methodology, p. 74) a) Current population estimation b) Employees subject to social
insurance requirements as of 30.06.2020 c) New units in residential buildings d) Median of offers Sources: CBRE based on empirica-systeme market database by
Value AG, Michael Bauer Research (purchasing power), Federal Employment Office (commuter balance), Berlin-Brandenburg Statistics Office; Edited by: CBRE
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Oberhavel

Metropolitan area

Oberhavel
Solid technical infrastructure and a wide range of commercial
space: The triangle of Oranienburg-Hennigsdorf-Velten forms one of
Brandenburg’s 15 Regional Growth Areas.
The Oberhavel district’s three largest towns
in terms of population – Oranienburg (just
under 45,000 residents), Hennigsdorf and
Hohen Neuendorf (both with more than 26,000
residents) – all have S-Bahn connections to Berlin.
The most dynamic economic sectors in the
southern part of the Oberhavel district include
rail system technology, biotechnology and life

sciences,
plastics/chemicals,
metalworking,
logistics and automotive industries. The
Glienicke/Nordbahn municipality, which is
right next to Berlin, has the second-highest
median asking sales prices for detached and
semi-detached houses in the Berlin region
(approximately €4,730 per square metre). ■

The district in numbers
+9,150

−20,833

4,872

Net migration 2011 – 2019 a)

Commuter balance 2020 b)

Completed apartments 2012 – 2019 c)

28,949

+121.7

+53.6

Highest purchasing power within
district 2020 in € per capita

Detached houses sales price trend
2012 – 2020 d) in %

Rental price trend 2012 – 2020 d)
in %

Rental market (asking rents)

Detached and semi-detached houses
Asking
sales prices,
all market
segments 1)
in €/m²

Asking
sales prices,
bottom
market
segment 1)
in €/m²

Asking
sales prices,
top market
segment 1)
in €/m²

48

3,671

n/a

n/a

15.00

75

4,726

3,388

6,346

7.14

10.38

27

n/a

n/a

n/a

10.07

8.49

13.50

178

3,912

2,792

4,992

35

9.57

n/a

n/a

50

2,947

2,003

4,074

Mühlenbecker Land

51

9.84

7.95

11.26

116

3,627

2,588

5,269

Oberkrämer

28

n/a

n/a

n/a

92

3,038

2,043

3,794

Oranienburg

504

10.00

6.99

12.71

257

3,103

1,937

4,217

164

9.51

7.00

11.70

33

2,947

n/a

n/a

1,282

9.90

7.25

12.50

876

3,406

2,264

4,827

1,536

9.48

6.13

12.26

1,113

3,200

1,660

4,691

Basic rent,
all market
segments 1)
in €/m²/
month

Basic rent,
bottom
market
segment 1)
in €/m²/
month

Basic rent,
top market
segment 1)
in €/m²/
month

33

11.00

n/a

n/a

Glienicke/Nordbahn

139

10.16

9.00

Hennigsdorf

141

8.57

Hohen Neuendorf

187

Leegebruch

Municipality

Number
of rental
offers

Birkenwerder

Velten
District (metrop. area)
District (total)

2)

Number
of sales
offers

1) Median 2) District municipalities in the metropolitan area of Berlin (see methodology, p. 74) a) Current population estimation b) Employees subject to social
insurance requirements as of 30.06.2020 c) New units in residential buildings d) Median of offers Sources: CBRE based on empirica-systeme market database by
Value AG, Michael Bauer Research (purchasing power), Federal Employment Office (commuter balance), Berlin-Brandenburg Statistics Office; Edited by: CBRE
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Oder-Spree

Metropolitan area

Oder-Spree
Grünheide recently put the district in the limelight, after Tesla
announced the construction of an electric-vehicle plant and a battery
factory, creating thousands of jobs as a result.
Until recently, the small town with less than
8,800 inhabitants has not been in the spotlight.
This changed as Tesla announced plans to
manufacture electric vehicles and also build
the world’s largest battery production facility
there. Before that, Fürstenwalde got most of the
attention. With approximately 32,000 residents,
it is the largest town in the district and also one

of Brandenburg’s 15 Regional Growth Areas.
Fürstenwalde is home to companies from the
automotive supply, energy, plastics, paint and
metalworking industries. The town of Erkner
(12,000 residents) is located right next to Berlin
and has an S-Bahn connection directly to the
centre of the capital. ■

The district in numbers
+2,358

−8,256

1,731

Net migration 2011 – 2019 a)

Commuter balance 2020 b)

Completed apartments 2012 – 2019 c)

25,501

+126.3

+39.0

Highest purchasing power within
district 2020 in € per capita

Detached houses sales price trend
2012 – 2020 d) in %

Rental price trend 2012 – 2020 d) in %

Rental market (asking rents)
Municipality

Number
of rental
offers

Detached and semi-detached houses
Basic rent,
all market
segments 1)
in €/m²/
month

Basic rent,
bottom
market
segment 1)
in €/m²/
month

Basic rent,
top market
segment 1)
in €/m²/
month

Number
of sales
offers

Asking
sales prices,
all market
segments 1)
in €/m²

Asking
sales prices,
bottom
market
segment 1)
in €/m²

Asking
sales prices,
top market
segment 1)
in €/m²

Erkner

66

8.95

6.10

12.08

22

n/a

n/a

n/a

Grünheide (Mark)

59

9.70

7.45

13.99

33

2,815

n/a

n/a

Schöneiche bei Berlin

87

9.54

7.95

12.50

68

3,545

2,442

4,194

Amt Spreenhagen

19

n/a

n/a

n/a

29

n/a

n/a

n/a

52

10.49

8.12

11.43

36

3,325

n/a

n/a

283

9.70

6.97

12.50

188

3,244

1,840

4,406

1,607

7.00

5.43

10.00

610

2,214

877

3,965

Woltersdorf
District (metrop. area)
District (total)

2)

1) Median 2) District municipalities in the metropolitan area of Berlin (see methodology, p. 74) a) Current population estimation b) Employees subject to social
insurance requirements as of 30.06.2020 c) New units in residential buildings d) Median of offers Sources: CBRE based on empirica-systeme market database by
Value AG, Michael Bauer Research (purchasing power), Federal Employment Office (commuter balance), Berlin-Brandenburg Statistics Office; Edited by: CBRE
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Potsdam

Metropolitan area

Potsdam
Potsdam is a city with a pronounced cultural profile – but it’s also an
important centre of science and business. It boasts a great variety of
buildings, including villas and prefabricated concrete buildings on
the banks of the River Havel.
Potsdam is the capital of Brandenburg and
thus plays an important role in the area
around Berlin. However, the city is also a major
attraction in many respects for people outside
the Berlin-Brandenburg region. With more than
180,000 residents, Potsdam is by far the largest
municipality in the state of Brandenburg and
has retained its own character alongside the
metropolis of Berlin. As the former residence
of the kings of Prussia, the city attracts many
visitors, especially because of its impressive
castles. The mansions on the banks of the River
Havel are quite famous, but Potsdam also offers
attractive places to live in other parts of the city.
Potsdam is home to several universities and
research institutes, which makes it a hotspot in the
internationally renowned Berlin-Brandenburg
science region. The city’s population increased by
14.4 per cent between 2011 and 2019. Potsdam’s
economic strength is also reflected by its positive
balance of inbound and outbound commuters,
as nearly 15,000 more people come to the city to
work every day than leave it to work outside of
Potsdam.
Potsdam and its eight districts display great
variety over an area of slightly more than 188

square kilometres. The Brandenburger Vorstadt
quarter, for example, which is located between
the River Havel and Sanssouci Park, was mainly
built up in the second half of the 19th century
and the beginning of the 20th century just before
the First World War. The numerous old buildings
here are well preserved and/or refurbished and
feature front gardens and spacious apartments.
As you move towards the outskirts of the city,
you encounter listed neighbourhoods, some of
which were built up in the 1920s and 1930s in
accordance with the garden city concept.
The Potsdam-West quarter, which is also
located on the banks of the River Havel, is
a neighbourhood of prefabricated concrete
buildings constructed in the GDR era. Two large
housing estates in the southeastern part of the
city are similar in character, whereby these – Am
Stern and Drewitz – are surrounded by forests, the
Parforceheide wooded area and the Nuthewiesen
wetlands. Bornim and Bornstedt in the northern
part of Potsdam are also quite rural. Plans now
call for village-like areas to be supplemented by
residential developments with mostly detached
and semi-detached houses at the edge of BUGA
Park. ■

Rental market (asking rents)
Postcode

Number of
rental offers

Basic rent,
Basic rent,
all market segments 1) bottom market segment 1)
in € /m²/month
in € /m²/month

Basic rent,
top market segment 1)
in € /m²/month

Apartment size 1)
in m²

14467

254

11.93

8.55

17.00

81.8

14469

520

11.54

8.97

14.50

74.7

14471

131

10.95

8.50

14.00

75.1

14473

155

11.92

7.20

15.00

72.6

14476

203

10.12

7.42

15.00

62.3

14478

194

8.05

6.00

12.01

56.0

14480

500

9.35

7.07

12.05

66.2

14482

275

10.75

8.72

14.01

72.0

2,232

10.46

7.63

14.43

70.4

Potsdam

1) Median
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Source: CBRE based on empirica-systeme market database by Value AG
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The city in numbers
+21,432

+14,988

10,043

Net migration 2011 – 2019 a)

Commuter balance 2020 b)

Completed apartments 2012 – 2019 c)

22,716

+89.9

+27.7

Purchasing power 2020 in €
per capita

Detached houses sales
price trend 2012 – 2020 d) in %

Rental price trend 2012 – 2020 d)
in %

The city compared to Berlin

6.0

4,459

%
Unemployment ratee)
2020

€/m²
Asking sales prices
2020

Inhabitants/km²
Population densityf)
2019

959

Unemployment rate
compared to Berlin
(9.7 %)

Asking sales prices (median)
condominiums compared to Berlin
(4,973 € /m²)

Population density
compared to Berlin
(4,118 inhabitants/km²)

Condominiums
Number of sales offers

Asking sales prices,
all market segments 1)
in € /m²

Asking sales prices,
bottom market segment 1)
in € /m²

Asking sales prices,
top market segment 1)
in € /m²

Apartment size 1)
in m²

124

4,868

3,481

7,990

111.8

243

5,173

2,830

6,818

87.6

55

3,971

3,221

6,007

110.5

11

4,522

n/a

n/a

n/a

91

n/a

2,091

5,908

89.9

43

2,886

n/a

n/a

65.0

59

3,169

2,385

5,050

69.6

150

4,727

3,268

6,649

85.8

776

4,459

2,652

6,711

90.5

a) Current population estimation b) Employees subject to social insurance requirements as of 30.06.2020 c) New residential units in residential buildings
d) Median of offers e) Annual average f) All employable citizens as of 31.12.2019 Sources: CBRE based on empirica-systeme market database by Value AG, Michael
Bauer Research (purchasing power), Federal Employment Office (commuter balance; unemployment rate), Berlin-Brandenburg Statistics Office; Edited by: CBRE
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Potsdam-Mittelmark

Metropolitan area

Potsdam-Mittelmark
Service providers and innovative technology companies in particular
have settled in the towns of Stahnsdorf, Teltow and Kleinmachnow,
all of which are located near the border to Berlin.
Potsdam is situated between a large part of the
district and Berlin. A commuter train connects
Werder (26,000 residents) with the state capital
and from there with Berlin. Teltow has around
27,000 residents and is the largest town in
Potsdam-Mittelmark, with a direct S-Bahn
connection to Berlin. However, the town itself also
offers attractive employment opportunities with

an innovation and start-up centre. Neighbouring
Kleinmachnow is home to eBay’s German
headquarters. At around €5,670 per square metre,
Kleinmachnow has the highest median asking
sales prices for houses in the Berlin region. ■

The district in numbers
+11,403

−12,834

6,041

Net migration 2011 – 2019 a)

Commuter balance 2020 b)

Completed apartments 2012 – 2019 c)

33,397

+122.7

+42.2

Highest purchasing power within
district 2020 in € per capita

Detached houses sales price trend
2012 – 2020 d) in %

Rental price trend 2012 – 2020 d)
in %

Rental market (asking rents)
Municipality

Number
of rental
offers

Detached and semi-detached houses
Basic rent,
all market
segments 1)
in €/m²/
month

Basic rent,
bottom
market segment 1) in €/
m²/month

Basic rent,
top market
segment 1)
in €/m²/
month

Number
of sales
offers

Asking
sales prices,
all market
segments 1)
in €/m²

Asking
sales prices,
bottom
market
segment 1)
in €/m²

Asking
sales prices,
top market
segment 1)
in €/m²

Beelitz

70

8.31

6.10

11.16

73

2,702

1,364

3,685

Kleinmachnow

58

11.06

9.04

16.61

125

5,667

3,729

7,375

Michendorf

40

9.00

n/a

n/a

75

3,722

2,566

5,119

Nuthetal

33

9.55

n/a

n/a

23

n/a

n/a

n/a

Schwielowsee

63

9.89

7.78

15.11

34

4,054

n/a

n/a

Seddiner See

20

n/a

n/a

n/a

28

n/a

n/a

n/a

Stahnsdorf

83

10.49

8.03

13.65

123

4,355

2,875

5,967

124

10.72

7.21

13.09

126

4,286

2,970

5,923

321

9.87

7.50

13.49

89

3,086

1,776

4,840

812

9.96

7.41

13.38

696

3,989

2,239

6,114

1,234

8.69

6.00

12.70

1,078

3,139

1,133

5,765

Teltow
Werder (Havel)
District (metrop. area)
District (total)

2)

1) Median 2) District municipalities in the metropolitan area of Berlin (see methodology, p. 74) a) Current population estimation b) Employees subject to social
insurance requirements as of 30.06.2020 c) New units in residential buildings d) Median of offers Sources: CBRE based on empirica-systeme market database by
Value AG, Michael Bauer Research (purchasing power), Federal Employment Office (commuter balance), Berlin-Brandenburg Statistics Office; Edited by: CBRE
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Teltow-Fläming

Metropolitan area

Teltow-Fläming
Teltow-Fläming is one of the most economically dynamic districts
in the region surrounding Berlin and home to companies from the
aerospace, biotechnology and automotive industries.
Like Potsdam, Teltow-Fläming has a positive
balance of inbound and outbound commuters,
as around 2,300 more people come to the
communities in the district to work every day
than leave them. A particular economic hotspot
here is Ludwigsfelde, which has around 27,000
residents. The town is located approximately 11
kilometres south of Berlin and eight kilometres

southeast of Potsdam. The communities and
municipalities of Teltow-Fläming can be reached
easily from Berlin by S-Bahn and regional rail,
via several exits from the Berlin orbital motorway,
and via Bundesstrassen (Federal Highways) 96
and 101. ■

The district in numbers
+6,385

+2,324

3,071

Net migration 2011 – 2019 a)

Commuter balance 2020 b)

Completed apartments 2012 – 2019 c)

24,923

+120.2

+52.1

Highest purchasing power within
district 2020 in € per capita

Detached houses sales price trend
2012 – 2020 d) in %

Rental price trend 2012 – 2020 d) in %

Rental market (asking rents)
Municipality

Großbeeren
Ludwigsfelde
Rangsdorf
District (metrop. area)
District (total)

Asking
sales prices,
all market
segments 1)
in €/m²

Asking
sales prices,
bottom
market
segment 1)
in €/m²

Asking
sales prices,
top market
segment 1)
in €/m²

237

3,432

2,609

4,337

n/a

53

3,077

1,521

4,385

7.50

11.50

103

3,136

2,273

4,083

9.49

7.62

12.42

82

3,422

2,545

4,262

507

9.98

7.62

12.84

475

3,333

2,381

4,314

1,441

7.65

5.60

11.49

842

2,950

1,406

4,097

Basic rent,
all market
segments 1)
in €/m²/
month

Basic rent,
bottom
market segment 1) in €/
m²/month

Basic rent,
top market
segment 1)
in €/m²/
month

224

10.25

7.89

13.29

48

10.48

n/a

163

8.54

72

Number
of rental
offers

Blankenfelde-Mahlow

2)

Detached and semi-detached houses
Number
of sales
offers

1) Median 2) District municipalities in the metropolitan area of Berlin (see methodology, p. 74) a) Current population estimation b) Employees subject to social
insurance requirements as of 30.06.2020 c) New units in residential buildings d) Median of offers Sources: CBRE based on empirica-systeme market database by
Value AG, Michael Bauer Research (purchasing power), Federal Employment Office (commuter balance), Berlin-Brandenburg Statistics Office; Edited by: CBRE
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Part

C

Districts
Twelve districts and 97 subdistricts:
A brief presentation of Berlin’s great variety of
housing structures and styles in their spatial context.

CharlottenburgWilmersdorf
The new Berlin looks very self-confident in the western centre of
the city, where shopping, business and fun are the order of the day.
Up-scale living in quiet residential neighbourhoods is part of the
package here as well.
The relatively new Upper West and Zoofenster
high-rises at Breitscheidplatz in Berlin are
each 118 metres tall and have been stealing the
spotlight from the old landmarks of West Berlin
for several years now. Indeed, the tower ruin of
the Kaiser Wilhelm Memorial Church extends to
a height of 71 metres, while the Europa Centre is
103 metres tall, which means the skyline is now
dominated by Upper West and Zoofenster. The
rejuvenation of City West is revealed not only
at a distance by the skyline but also up close
by vibrant business, shopping and residential
areas around and along Tauentzienstrasse and
Kurfürstendamm. Buildings from the postwar

50

period have either been completely refurbished
or are currently undergoing renovation in
order to meet new requirements – and where
that isn’t possible, they are being replaced by
new buildings. While the area doesn’t offer
much potential for building expansion and gap
filling, whatever potential does exist is being
exploited, as is the potential for new residential
projects. The Charlottenburg subdistrict forms
the bustling centre of City West and captures the
most attention with the Berlin Zoological Garden,
the Deutsche Oper, theatres and universities.
However, the district as a whole also has many
other appealing aspects and offers great variety.

126
bridges

99
companies with
250 or more
employees

1,063
physicians
in practice

Housing Market Report

+4,407
housing balance
2014 – 2019

Berlin 2021

Wilmersdorf, which begins just south of
Kurfürstendamm, has many bars and restaurants
in the neighbourhood around Ludwigkirchplatz.
This popular area for shopping and nightlife is
not too far from Kurfürstendamm – but the rest
of Wilmersdorf is remarkably peaceful and quiet
despite its central location and urban flair. The
latter attributes also apply to the subdistricts of
Schmargendorf, Halensee and Grunewald, which
lie to the west. The Westend subdistrict was
originally planned as a colony of villas but now
has a rather urban atmosphere. The Messe Berlin
trade centre and Olympiastadion regularly
attract a large number of visitors from other parts
of Germany and around the world to West End.

The original villas here have been joined by the
typical Berlin blocks of flats from the imperial
period. Lovers of architecture like to visit the
Unité d’Habitation of Berlin building, which was
designed by Le Corbusiers. Large housing estates,
most of which were built after the Second World
War, dominate the picture in the CharlottenburgNord subdistrict, which is located west of the
River Havel and north of the River Spree. While
part of Charlottenburg-Nord has an industrial
character, the subdistrict is additionally home to
Jungfernheide Park, with Charlottenburg Palace
also not far south of the area. Both of these sites
enjoy a very long history. ■
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“Charlottenburg district has many appealing
aspects and offers great variety.”
The district in comparison
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aged 18 to 29 in %

New construction in the district
Two current project developments in detail
Arcostr. 9/11

Quedlinburger Straße 45

Developer: Gewobag
Area: Charlottenburg
Street: Arcostraße 9/11
Residential units: 111
Type of use: rent
Rent €/m²: from 6.50

Developer: WBM
Area: Charlottenburg
Street: Quedlinburger Straße 45
Residential units: 146
Special feature: First use by State
Office for Refugee Affairs

© blauraum architekten

© DMSW Architekten
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FriedrichshainKreuzberg
Friedrichshain-Kreuzberg is Berlin’s smallest district in terms of
size – but it also has the highest population density in the capital.
Despite that, the district still offers space for the construction of
completely new neighbourhoods.
If you get into a conversation about Kreuzberg
or Friedrichshain, you’re bound to hear the
expression “trendy” at one point or another. The
Kreuzberg subdistrict was well known for its wild
party scene back in the 1980s, when it formed
part of the edge of West Berlin, extending right up
to the Berlin Wall. In a development that would
be repeated in Friedrichshain after the fall of the
wall, many young people moved to Kreuzberg
because of the inexpensive rents charged for
apartments in old buildings that hadn’t been
refurbished. With the Berlin Wall now long
gone, the subdistricts remain separated only
by the River Spree. The area of Friedrichshain
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east of Warschauer Strasse became a particular
hotspot after the fall of the wall – and it remains
so today. Many of the buildings here date back to
the imperial period, and most of them have been
refurbished. As a result, rents and sales prices
have risen significantly over the last decade.
Although Friedrichshain-Kreuzberg is the
smallest district in Berlin in terms of size, it
also has the highest population density in the
capital. Despite this fact, the district has been
the site of extensive new development over the
last few years. Mediaspree, which is a project that
includes both sides of the River Spree, has already
led to the development of what is more or less
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a completely new neighbourhood. Mediaspree
covers a formerly desolate area near where
the Berlin Wall once stood. The new nightlife
quarter is located between the already lively
neighbourhoods of both subdistricts. Mediaspree
is also the site of residential development,
including a row of high-rise apartment buildings
as tall as nearly 100 metres, some of which are
still under construction.
On the Landwehr Canal in the western part of
Kreuzberg, new buildings are to be constructed
next to the 89-metre former post office building

from the 1970s. Hallesches Ufer on the Landwehr
Canal offers space for expansion and gap filling.
The goal here is to create a mixed-use quarter
that will include housing on a grand scale. A large
housing estate that was also built in the 1970s is
located to the east of the site around the former
post office building. Like the neighbourhoods
consisting of prefabricated concrete apartment
buildings in the western part of Friedrichshain,
things aren’t as hip in this part of Kreuzberg.
Nevertheless, the area does offer the benefit of a
central location that’s quiet and peaceful. ■

“Rents and sales prices have risen
significantly over the last decade in the
simple to mid-range residential areas.”
The district in comparison
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New construction in the district
Two current project developments in detail
XBERG LIVING

Pandion Midtown

Developer: BUWOG
Area: Kreuzberg
Street: Jahnstraße 15
Residential units: 41
Type of use: condominium
Prices €/m²: e. g. 6,399 – 8,218

Developer: PANDION AG
Area: Friedrichshain
Street: Pufendorfstraße 5
Residential units: 430
Type of use: rent/condominium
Rent/prices € /m²: n/a

© visualization – BUWOG

© PANDION
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Lichtenberg
High demand for housing, not least due to good transport
connections and plenty of green spaces. The district displays great
variety in terms of housing and features everything from large
housing estates to Gruenderzeit neighbourhoods and ecologically
designed residential buildings.
The Lichtenberg subdistrict was actually
established as a village at the gates of Berlin way
back in the 13th century. Only a few buildings from
past centuries remain there. Neighbourhoods
consisting of apartment buildings made of
prefabricated concrete slabs that were mostly
built after the Second World War dominate the
area east of the circular S-Bahn train line (the
“Ring”) at the border to Friedrichshain. History
was made in this area as well, as the first series of
such prefabricated buildings – the Splanemann
Siedlung – was constructed in the Friedrichsfelde
subdistrict between 1926 and 1930. These
buildings are now listed and privately owned.
Most of the large housing estates that still
dominate the picture in many neighbourhoods
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were built in the 1970s. Large-scale rental flat
development is now back in vogue, however. For
example, the state-owned housing company
Howoge, which is headquartered in Lichtenberg,
has built a carbon-neutral neighbourhood at a
roughly 5,400-square metre site on Sewanstrasse.
Lichtenberg is one of the major areas of focus of
construction activities at Berlin’s six state-owned
housing companies. The district is third in terms
of new housing in the capital, with the housing
companies having either completed or begun
planning and constructing approximately 6,000
apartments between 2017 and 2021.
Numerous private companies are also
building new residential housing in Lichtenberg.
In addition, Lichtenberg’s subdistricts boast
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a wide range of existing buildings, with
everything from Gruenderzeit quarters and villa
neighbourhoods to village-like structures at the
edge of the city, and attractive lakes. There’s also
plenty of space for new construction projects.
The 13 new residential building and planning
applications listed by the Lichtenberg district
office in January 2021 include projects of varying
sizes for construction of as few as five and as
many as 480 residential units.
The centre of the Karlshorst subdistrict has
a provincial feel, but the subdistrict itself also
features pleasant residential neighbourhoods.
Many new detached and semi-detached houses

have been built here as well – in some cases
within the framework of large-scale estate
projects. A new neighbourhood is also being
built alongside the Prinzenviertel quarter, which
is over 100 years old and boasts many villas
and country houses. This new quarter will have
apartment buildings with as many as six floors
that will contain around 260 owner-occupied
flats. Besides offering space for new construction,
the Lichtenberg district also has plenty of green
spaces and good connections to the city centre
via S-Bahn and U-Bahn lines. The district’s
dynamic development can therefore be expected
to continue in the coming years. ■

“Space for new construction projects is still
available in Lichtenberg.”
The district in comparison
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New construction in the district
Two current project developments in detail
Gutshof Falkenberg

Frankfurter Allee 218

Developer: Bonava
Area: Falkenberg
Street: Dorfstraße 35 – 36
Residential units: 95
Type of use: condominium
Prices €/m²: n/a

Developer: HOWOGE
Area: Lichtenberg
Street: Frankfurter Allee 218
Residential units: 394
Type of use: rent
Rent €/m²: from 6.50

© Bonava Deutschland/ EVE Images

© BE Berlin GmbH mit Prof. Gerd Jäger
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Marzahn-Hellersdorf
The eastern edge of Berlin is becoming a magnet: Day visitors come
out here to enjoy the green spaces. New housing is being built
alongside commercial developments that are creating new jobs. A
famous architect has even designed a building here.
Apartment buildings made of prefabricated
concrete slabs, family homes and green spaces:
These three things best describe the MarzahnHellersdorf district at the eastern edge of Berlin –
but there’s more going on here as well. Around
one-third of the people in the district live in
the large housing estates that were built in the
1970s and 1980s. These apartment buildings
are well known far beyond Berlin due to their
sheer size with a total of 100,000 residential
units. Not too far away from these estates, the
largest contiguous series of detached houses
in Berlin extends across two-thirds of the area
of the district. 18 per cent of the land area here
consists of natural spaces that in some cases have
undergone extensive upgrades.
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The two local centres of business and activity
in the district are relatively new: ‘Eastgate’
shopping mall opened in 2005 at Marzahner Tor.
At the time it opened, it was the biggest shopping
mall in the eastern part of Berlin. ‘Helle Mitte’ is a
new central quarter that was completed in 1997.
It serves as the site of the Hellersdorf town hall,
a university, a vocational education centre and
retail shops and offices.
Such large-scale projects attract a lot of
attention, so people sometimes don’t notice
the dynamic economic development that is
taking place in general on the eastern outskirts
of the capital, which is also home to the largest
contiguous commercial park in Berlin. The
commercial, office and logistics space here is
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occupied by more than 2,500 companies and
extends over an area of 1,200 hectares. Plans
call for commercial and residential areas to be
situated more closely together in future. For
example, construction of a new neighbourhood
is scheduled to begin this year at an old industrial
site close to Marzahner Promenade, which has
good transport connections. The project, which
is expected to be completed in 2027, will create
around 1,370 new apartments and 90,000 square
metres of commercial space. Famous architect
David Chipperfield, who has designed buildings
on Berlin’s Museum Island, developed the master
plan for the new neighbourhood.

The Stadtgut Hellersdorf neighbourhood is
looking to achieve a mix similar to the one decided
on for the project near Marzahner Promenade.
Here, the historical listed building sections are
to be refurbished and will serve as the future
centre of the neighbourhood, with space for
various shops, cultural venues and restaurants.
Marzahn-Hellersdorf is number one in terms of
new planning by Berlin’s six state-owned housing
companies, with nearly 8,000 apartments built or
planned in the district between 2017 and 2021. ■

“The economic dynamics on the outskirts of
the city are sometimes overlooked.”
The district in comparison
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New construction in the district
Two current project developments in detail
Mittenwalder Straße 2 – 12
Developer: STADT UND LAND
Area: Hellersdorf
Street: Mittenwalder Straße 2 – 12
Residential units: 310
Type of use: rent
Rent €/m²: from 6.50

© Kondor Wessels

Stendaler Straße /
Tangermünder Straße
Developer: STADT UND LAND
Area: Hellersdorf
Street: Stendaler Straße
Residential units: 180
Type of use: rent
Rent €/m²: from 6.50

© Wiechers Beck Architekten
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Mitte
High-end neighbourhoods in the historical Mitte subdistrict, various
types of high-rises and socially heterogeneous residential areas that
are increasingly attracting a more affluent clientèle.
With a total area of approximately 39 square
kilometres, Mitte is Berlin’s second smallest
district in terms of size (only FriedrichshainKreuzberg, with an area of around 20 square
kilometres, is smaller). However, the great
variety and diversity of the district reflects
much of the variety and diversity of Berlin itself.
International investors have been focusing on
the historical Mitte subdistrict for quite some
time now. Its appeal has been further enhanced
by the extension of the U5 underground line
to Berlin Central Station, which is now directly
connected to the districts at the eastern edge
of the city. The extension has also improved
transfer options along the U5 line. At the
same time, there is very little space for new
construction projects in the historical Mitte
subdistrict, and most of the buildings there have
been refurbished.
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The new Europacity quarter north of Berlin
Central Station is taking shape nicely, while
Alexanderplatz is set to undergo some major
changes. Indeed, construction of the first of
several planned high-rises has already begun
there. Plans call for these buildings to include
apartments as well. An old block of buildings on
the eastern side of the square is to be torn down
in order to “move” Alexanderplatz closer to the
adjacent neighbourhood of apartment buildings.
Berlin’s
historical
embassy
quarter
containing several old villas is located further
north, between the Landwehr Canal and the
expansive Tiergarten park – the “green lung” of
the centre of Berlin. New residencies have also
been added here.
The Hansaviertel subdistrict, which is located
to the north of the Tiergarten, was built up in
the 1950s in the modern style – and the area still
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attracts architecture fans today for that reason.
All of the buildings and garden areas here are
listed. Hansaviertel is bordered on the north
by the subdistrict of Moabit, where things are
changing now that nearby Berlin Central Station
and the Europacity quarter are evolving into a
new centre. Neighbourhoods with a large number
of old houses that had previously received little
attention are now moving into the spotlight
here. One example is the area around the railway

station Gesundbrunnen. To the south, large-scale
construction projects have been completed in a
formerly desolate area west of Mauerpark. The
area to the north of Gesundbrunnen railway
station is dominated by old building stock. Here
as well, increased demand for housing has led to
higher rents and real estate prices. ■

“Around Gesundbrunnen railway station, the
refurbishment of existing stock is progressing
and large-scale construction projects have
been completed.”
The district in comparison
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New construction in the district
Two current project developments in detail
herz Berlin

Ifflandstraße

Developer: PROJECT Immobilien
Area: Wedding
Street: Tegeler Straße 8, 9
Residential units: 80
Type of use: condominium
Prices €/m²: e. g. 5,041 – 6,836

Developer: WBM
Area: Mitte
Street: behind Ifflandstraße 1– 4,
Holzmarktstraße 70
Residential units: 140
Type of use: rent
Rent €/m²: from 6.50

© PROJECT Immobilien

© iwb Ingenieurgesellschaft mbH
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Neukölln
Neighbourhoods with old buildings are being refurbished and quiet
housing estates make for a pleasant residential atmosphere. New
and varied types of residential developments are also springing up
in areas near the edge of the city.
Berlin’s reputation as hip and innovative has
been repeatedly on display in different parts of
the city over the last few decades. The district
of Neukölln is one of the more recent examples
of this. An increasing number of students and
creative individuals from all over the world have
moved to the northern part of the district over
the last ten years, attracted to the area by the
relatively low rents charged for the numerous
old buildings there. These low rents have been
increasing in recent years, however, as more and
more of the buildings have been refurbished.
The character of the subdistricts in Neukölln
changes as you move further south toward the
edge of the district and the city. Britz, which is
located outside the circular S-Bahn train line, is
home to many large housing estates built during
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the interwar and postwar years. This subdistrict
has always offered reasonable rents and plenty
of green spaces. Britz’ appeal is enhanced by
Schloss Britz with its small park and Britzer
Garden, where the 1985 Bundesgartenschau
national horticultural show was held.
The Gropiusstadt subdistrict was created with
the idea of offering Berliners affordable housing
on a grand scale, and while public green spaces
were built there in the 1960s and 1970s, the
apartment buildings that were constructed were
quite tall and placed rather close together. The
district became somewhat of a troubled area over
time, but effective neighbourhood management
measures have helped ease the situation. The
green spaces have also been spruced up and
many of the subdistrict’s public squares have
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been redesigned. In addition, Gropiusstadt has
become more socially diverse due to the housing
shortage in Berlin, as the relatively low rents
there have attracted a new clientèle.
The Rudow subdistrict, which is located in
the southeastern part of Neukölln, is dominated
by detached houses and multi-family dwellings
and apartment buildings. It also has blocks of
flats and even a few farms – with plenty of green
spaces in between. Traffic through the subdistrict

did increase after the fall of the Berlin Wall, and
the recent opening of the nearby BER Airport
has increased the significance of Rudow, and the
southern part of Berlin in general. An extension
of the U7 underground line to the airport is now
under discussion. If that extension goes through,
it will likely make Rudow and all of Neukölln
more attractive locations for development. ■

“The housing shortage in Berlin is one of the
reasons why Gropiusstadt has become more
socially diverse: The subdistrict’s relatively
low rents have attracted a new clientèle.”
The district in comparison
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New construction in the district
Two current project developments in detail
Quartier bei den
Geyerwerken

Ringslebenstraße

Developer: BUWOG
Area: Neukölln
Street: Harzer Straße 39-46
Residential units: 227
Type of use: rent/condominium
Rent/prices € /m²: n/a

Developer: Gewobag
Area: Buckow
Street: Ringslebenstraße
Residential units: 257
Type of use: rent
Rent €/m²: from 6.50
Special feature: 81 units as roof
extension

© visualization – BUWOG

© Gibbins Architekten GmbH
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Pankow
Pankow, Berlin’s biggest district in terms of population, continues to
grow rapidly. The centre of Pankow is densely populated and quite
urban, but there is still plenty of space for development in many
other parts of the district.
In the course of the Berlin administrative reform
in 2001, the former districts of Prenzlauer Berg
and Weissensee were merged into the Pankow
district, thus creating the second-largest district
in Berlin in terms of size and the largest in
terms of population. Well more than 400,000
people live in Pankow today, and the district is
expected to keep growing over the next decade.
The Pankow subdistrict is quite urban and has
good U-Bahn and S-Bahn connections to the
city centre and neighbouring districts. The
Prenzlauer Berg subdistrict is situated in the
south in a relatively central location not far
from Alexanderplatz. This subdistrict also
has the most buildings from the 19th century
Gruenderzeit in Berlin. The great majority of the
subdistrict’s buildings have been refurbished,
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and Prenzlauer Berg therefore has the highest
rents and sales prices in Pankow.
Demand for apartments and real estate
has also been increasing significantly in the
Weissensee subdistrict over the last few years.
The historical centre of Weissensee also has many
buildings from the Gruenderzeit, and these lend
it a provincial feel and charm. Weissensee lake is
located in the subdistrict, making the entire area
even more appealing. Because Weissensee has no
U-Bahn connections to the centre of Berlin (only
tram lines), its real estate market remained rather
self-contained for quite some time. However, as
sales prices and rents are continuously rising in
more central locations, an increasing number
of people are now moving from these locations
to Weissensee, which is situated outside Berlin’s
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circular S-Bahn train line. This has spurred new
development and has also led to higher building
and population densities in certain areas.
Most of Pankow’s ten other subdistricts, all of
which are located further outside the city centre,
are much less densely populated than Prenzlauer
Berg, Weissensee and Pankow, although
Heinersdorf and Niederschönhausen display
urban densities. Niederschönhausen has many
old villas and blocks of flats and is also home
to Schönhausen Palace, where the River Panke
flows through the palace park. It is one of several
places to walk along the banks of the district’s

eponymous river, which is a tributary of the River
Spree. Pankow is also home to lake Fauler See,
which is the only nature reserve located in the
middle of a major German city. There is still space
for new development in the areas of Pankow
located on the outskirts of the city especially,
and this space is now being used. Of the 14 new
neighbourhood developments currently being
planned in Berlin, four are located in the district
of Pankow – on Michelangelostrasse, at the former
Pankow marshalling yard, in the southern part
of the Blankenburg subdistrict and in the Buch
subdistrict. ■

“As sales prices and rents rise, more people
tend to move from more central locations to
Weissensee subdistrict.”
The district in comparison
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New construction in the district
Two current project developments in detail
Mühlenstraße 24 A/B
“Urban Living”
Developer: GESOBAU AG
Area: Pankow
Street: Mühlenstraße 24 A/B
Residential units: 107
Type of use: rent
Rent €/m²: from 6.50

© ARGE Flora Ahoi

Vive la Rose
Developer: PROJECT Immobilien
Area: Französisch Buchholz
Street: Rosenthaler Weg 50, 54
Residential units: 52
Type of use: condominium
Prices €/m²: e. g. 4,138 – 6,174

© PROJECT Immobilien
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Reinickendorf
An idyllic village-like flair and a new neighbourhood: Now that Tegel
Airport has closed, more people from other districts can be expected
to relocate to the northwestern part of the city.
Over the last few years, more people have moved
to Reinickendorf from other Berlin districts than
have left Reinickendorf to move to other parts
of Berlin. This trend will likely grow stronger in
the coming years. That’s because things in the
northwestern part of the capital have gotten
a lot quieter since the beginning of November
2020, when Tegel Airport – the biggest airport
in Berlin – closed for good. The closure will
have a major impact in the residential areas
surrounding the former airport. The most
extensive transformation is set to take place in
the Tegel subdistrict in the southwestern part
of Reinickendorf, where the former airport
building and the extensive surrounding area
will be remodelled. More specifically, plans
call for construction of an innovation park
for urban technology, a landscape park, and
a new residential neighbourhood with 5,000
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apartments and several schools, daycare centres,
sports facilities and shopping facilities.
With noise from planes no longer an issue,
the pleasant character of the Tegel subdistrict,
which was quite village-like to begin with, will
become even more pronounced. For example,
the nearby Heiligensee subdistrict and lake can
only be reached from Tegel via a road through the
Tegel Forest or by crossing the River Havel.
Reinickendorf, which has slightly more than
266,000 residents, is marked by several contrasts.
The old historical centre of Reinickendorf can still
be seen, as several old farmhouses and detached
houses surround a village meadow there.
However, the subdistrict as a whole has few old
buildings, relatively speaking. The Reinickendorf
subdistrict is instead dominated by suburban
houses with a low construction design, as well as
numerous large and well-travelled thoroughfares.
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Still, the feel of a village in Brandenburg can
be experienced in the Lübars subdistrict in the
northeastern part of the Reinickendorf district.
Lübars has everything to offer in this regard – a
village green, a church, one-storey farmhouses in
the classicist style, village pubs and restaurants,
farmland and horse-breeding farms.
The contrast becomes even greater as you get
closer to the Märkisches Viertel neighbourhood
further south, a satellite town consisting of 17,000
apartments that were built back in the 1960s. It
was one of the largest housing developments in

Germany at the time, and was often criticised
for the lack of infrastructure in the area. Then,
in 2000, the Märkisches Zentrum – the biggest
shopping complex in northern Berlin – opened
in the neighbourhood. However, locals have also
been demanding for quite some time for the U8
underground line to be extended, to improve
transport connections to the centre of Berlin. ■

“A neighbourhood with 5,000 apartments
is planned on the site of the former Tegel
Airport.”
The district in comparison
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New construction in the district
Two current project developments in detail
Finsterwalder Straße 102 A
Developer: GESOBAU AG
Area: Märkisches Viertel
Street: Finsterwalder Straße 102 A
Residential units: 84
Type of use: rent
Rent €/m²: from 6.50

© ARGE DMSW / GKKK

Senftenberger Ring
35/35 A
Developer: GESOBAU AG
Area: Märkisches Viertel
Street: Senftenberger Ring 35 /
35 A
Residential units: 140
Type of use: rent
Rent €/m²: from 6.50
© Ed. Züblin AG / BE Architekten Berlin
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Spandau
Plenty of forests and water, and low population figures: The district
has many appealing aspects, from spaces for new development on
the banks of the River Havel, to large and affordable housing estates.
The Spandau Citadel, which is one of the oldest
buildings in Berlin, is located on the east bank of
the River Havel, just north of where it meets the
River Spree. The old town of Spandau, which is
older than Berlin itself, is to the west, right across
the river. Many of the houses there survived the
war and have been historically preserved and
maintained. The centre of Spandau contains
many small shops and restaurants. The district’s
main shopping thoroughfare is also the largest
pedestrian zone in Berlin. Old buildings from the
19th century dominate the picture in Spandauer
Neustadt (New Town) and Wilhelmstadt, while
detached houses become more common as
you move further west. During the 1960s, large
housing estates were built in the Falkenhagener
Feld subdistrict and the Neustaaken section of
the Staaken subdistrict. These estates can also be
found in the western part of Staaken, where they
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exist alongside detached and terraced houses.
The more remote subdistricts, such as Gatow and
Kladow in the southern part of Spandau, have
retained their rural character.
With its nine subdistricts that extend along
the River Havel over an area of just under 92
square kilometres, Spandau is Berlin’s fourthlargest district in terms of size. Spandau has
slightly more than 244,000 residents, making
it the least populated district in Berlin. This low
population density is one of the reasons why
the western outskirts of Berlin offer so many
possibilities for recreational activities. A total
of 25 per cent of the area of Spandau consists
of forests and water. However, the district also
has an industrial tradition that continues to
have a dynamic economic impact today – the
Siemensstadt subdistrict of Spandau houses the
biggest industrial site in Berlin.
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Spandau’s combination of extensive open
spaces, attractive areas on the banks of the River
Havel, existing jobs and new job opportunities,
and favourable rents also make for a dynamic
housing market. Indeed, Spandau is one of the
main sites for new construction in Berlin. The
district is fourth in terms of new housing in the
capital, with Berlin’s six state-owned housing
companies having either completed or begun
planning and constructing just under 3,300
apartments between 2017 and 2021.
Large-scale projects initiated by both
private companies and the public sector are
being launched at the “Wasserstadt Oberhavel”
development site. In addition, more than 600

apartments are being built in the old dockside
warehouses that were constructed by the
German army’s food procurement department
opposite Eiswerder island in the 1930s. In
another development, residents near the Havel
will soon be affected by the enlargement of the
river channel and both river banks over a length
of ten kilometres. This project, which is the last
of the “German Unification Transport Projects”,
is expected to be completed in 2028. Several of
Spandau’s residential areas have gotten quieter
and more peaceful since Tegel Airport closed, but
it is still not clear whether flight paths for the new
BER Airport will affect residential areas in parts
of Spandau in the future. ■

−456
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“Large-scale projects are being launched
at ‘Wasserstadt Oberhavel’”
The district in comparison
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New construction in the district
Two current project developments in detail
Speicherballett –
Havelkiesel
Developer: BUWOG
Area: Hakenfelde
Street: Parkstraße 13
Residential units: 100
Type of use: condominium
Prices €/m²: e. g. 5,185 – 6,909

© visualization – BUWOG

Quartier Rauchstraße
Developer: WBM
Area: Hakenfelde
Street: Rauchstraße 34 – 40
Residential units: 394
Type of use: rent
Rent €/m²: from 6.50

© Wiechers Beck Architekten
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Steglitz-Zehlendorf
Villas, forests, lakes: The affluent district has above-average rents
and sales price. Berliners like to visit the district to relax and enjoy
recreational activities. Steglitz-Zehlendorf also stands out through
its solid education system.
The district, which is located in the southwestern
part of Berlin, is well known for its chic and
exclusive
villas,
middle-class
residential
neighbourhoods and, most of all, its opportunities
for recreation. Forests and public green spaces
account for around 33 per cent of the district’s total
area, and water accounts for nearly 11 per cent.
The centre of Berlin is easy to reach from SteglitzZehlendorf via S-Bahn commuter rail and U-Bahn
underground lines, and nearby Potsdam, the state
capital of Brandenburg, is also easily accessible.
Three of eight subdistricts – Wannsee,
Nikolassee and Schlachtensee – are home to
lakes that are eponymous for their respective
subdistricts and are also a major attraction for
people from all over Berlin. The Schlachtensee
subdistrict was actually created in 2020. Before
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that, part of it belonged to the Zehlendorf
subdistrict and the other part to the Nikolassee
subdistrict. This new subdistrict is dotted with
exclusive residential areas containing villas
that were built at the end of the 19th century to
the south of Schlachtensee lake, which is the
largest lake in the Grunewald chain of lakes. The
northern section of the subdistrict includes part
of the Grunewald forest. Schlachtensee lake lies
between this section and the built-up areas of the
subdistrict.
Steglitz, which is located in the northeastern
part of Steglitz-Zehlendorf, is the most urban part
of the district. Steglitz is where Berlin’s densely
built-up inner districts give way to suburban
villas and homes. Schlossstrasse in Steglitz is the
second-largest shopping thoroughfare in Berlin
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and the most important centre in the southern
part of the capital. At the southern end of the
boulevard is the “Steglitzer Kreisel” – a building
complex with a high-rise that was built in the
1970s. The building is 120 metres tall and has
30 floors. Formerly the site of the district office,
the high-rise is now being converted into an
apartment building.
Lankwitz is located to the south of Steglitz.
This subdistrict is dominated by detached houses
and multi-family dwellings and apartment
buildings, but it is also home to villas from the

19th century. The Dahlem subdistrict, which is
located right next to Grunewald forest, not only
has many villas and small parks; it is also home
to numerous scientific institutions, and to Free
University of Berlin, which is one of Berlin’s
biggest
universities.
Steglitz-Zehlendorf’s
education system also makes it very attractive
for families with children for another reason:
Steglitz-Zehlendorf is the sixth most populated
district in Berlin – but it is second in terms of the
number of schools. ■

“The high-rise building ‘Steglitzer Kreisel’,
formerly the site of the district office, is now
being converted into an apartment building.”
The district in comparison
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New construction in the district
Two current project developments in detail
BILLY WILDER LIVING

Fischerhüttenstraße

Developer: PROJECT Immobilien
Area: Lichterfelde
Street: Billy-Wilder-Promenade 20
Residential units: 71
Type of use: condominium
Prices €/m²: 4,962 – 8,270

Developer: HOWOGE
Area: Zehlendorf
Street: Fischerhüttenstraße 39 – 43
Residential units: 130
Type of use: rent
Rent €/m²: from 6.50
© BRH Generalplaner GmbH,
Allgemeine Bauträgergesellschaft

© PROJECT Immobilien

(ABG)
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Tempelhof-Schöneberg
The KaDeWe in the north, a village green in the south – and in
between an area of 300,000 square metres that’s set to be put to
new use: The district boasts pleasant middle-class neighbourhoods
as well as space for new development.
From hotspots in Berlin City West to laid back
middle-class neighbourhoods, large modern
housing estates and an old village church
from bygone days at the southern edge of the
district (which is also the southern end of the
city) – Tempelhof-Schöneberg has something for
everyone and every budget. The densely builtup northern section of the district is where the
biggest tourist attractions are located, including
the legendary KaDeWe department store on the
busy Tauentzienstrasse shopping thoroughfare
in the Schöneberg subdistrict.
The Bayerisches Viertel (Bavarian Quarter) is
located south of City West. This neighbourhood,
which was built for an upper class clientèle
between 1900 and 1914, features stuccoornamented multi-family houses, many of which
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have front gardens. A large number of houses were
destroyed in air raids during the Second World
War, and the resulting gaps were filled in with
new constructions in the 1950s. The historical
sequences of the houses were thus broken up
on many streets, but the Bavarian Quarter has
nevertheless retained its charm and is still a very
popular neighbourhood today. The Friedenau
subdistrict of Tempelhof-Schöneberg was largely
undamaged by bombing, which means most of its
buildings remain intact. Friedenau extends over
an area of approximately two square kilometres
and has slightly more than 28,000 residents. Most
of the buildings in this small subdistrict are old,
and 185 of them are listed buildings.
Most people who visit Berlin are also familiar
with the Tempelhof subdistrict because of
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Tempelhof Airport, whose 300-hectare open
space was converted into a city park ten years
ago. The park is now used not only by residents
in the area but also by people from throughout
the entire city. Indeed, several thousand people
visit every day to stroll, cycle and barbecue,
as well as for exercise and sports. The airport
building has gross floor space of 300,000 square
metres. Plans call for the building to be converted
into a new complex for art, culture and creative
industries over the next few years. The Tempelhof
subdistrict is characterised by a mix of blocks of
flats and detached houses, as well as commercial
and industrial areas that also have space

available for new development. For example,
planning is now under way for approximately
700 new apartments and 58,000 square metres
of commercial space at a former freight yard site
on Attilastrasse. In addition, an office building
and a housing estate with approximately 660
apartments for around 1,200 tenants have
already been built at a site with an area of more
than 21,000 square metres near the Südkreuz
railway station in the Schöneberg subdistrict. ■

“A new city quarter is planned at
a former freight yard site.”
The district in comparison
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New construction in the district
Two current project developments in detail
Wohnpark Mariendorf

Alt-Mariendorf 55

Developer: Gewobag
Area: Mariendorf
Street: Prühßstraße
Residential units: 137
Type of use: rent
Rent €/m²: from 6.50

Developer: STADT UND LAND
Area: Alt-Mariendorf
Street: Alt-Mariendorf 55
Residential units: 52
Type of use: rent
Rent €/m²: from 6.50

© Projekt Plan und Bau K2 GmbH

© Lindenkreuz Eggert GbR
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Treptow-Köpenick
Former industrial areas are now attractive sites for science and
technology. More than half of the Treptow-Köpenick district is made
up of green spaces, rivers and lakes. The good transport connections
to the nearby airport (BER) stand out.
Treptow-Köpenick has a total area of just under
170 square kilometres, which makes it Berlin’s
largest district by far in terms of size. More than
half of the district consists of parks, forests and
water. Treptow-Köpenick has slightly less than
274,000 residents, which makes it one of the least
populated districts in Berlin with a relatively
low population density. Along with its extensive
natural landscapes and parks, Treptow-Köpenick
has also made a name for itself as a centre of
science and technology.
The
University of Applied
Sciences
(HTW) in Berlin, which has just under 14,000
students, operates one of its two campuses in
Oberschöneweide – a subdistrict of TreptowKöpenick that was once an important industrial
town and now has 23,500 residents living in an
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area that extends over approximately eight square
kilometres. The presence of the university and its
students has revitalised the area along the banks of
the River Spree in Oberschöneweide. The Adlershof
subdistrict of Treptow-Köpenick has become
something of a nationwide economic hotspot
that is attracting more and more businesses
and media companies. This is accompanied by
extensive new residential construction. Among
the five new residential neighbourhoods that are
either in planning or have already been built is a
development that includes 17 residential projects
with approximately 1,200 residential units and
nearly 400 student apartments. This development
was completed in the summer of 2020.
The
Treptow-Köpenick
district,
and
Adlershof in particular, have become much more
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interesting locations for real estate development
since BER Airport opened in October 2020: The
district is conveniently situated between the
centre of Berlin and the airport and is easy
to reach by motorway and by train. Demand
for residential and commercial space can
therefore be expected to increase significantly
in the coming years. Figures for Berlin’s six
state-owned housing companies reflect the
generally brisk construction activity in TreptowKöpenick: In the period between 2017 and 2021,
the housing companies either completed or
began planning and constructing some 32,800
apartments in Berlin, whereby a major focus

here involved 6,200 new apartments in TreptowKöpenick.
The existing properties in TreptowKöpenick’s 15 subdistricts already display many
appealing aspects and great variety. Alt-Treptow,
which is nearest to the centre of Berlin, is quite
urban, for example, with a large number of
multi-family houses and apartment buildings.
This subdistrict of Treptow-Köpenick is in great
demand, not least due to its close proximity
to the neighbouring districts of Neukölln and
Kreuzberg. Friedrichshagen, on the other hand,
is located to the north of Müggelsee lake and has
a provincial feel. ■

“Treptow-Köpenick, Adlershof in particular, are
up-and-coming locations since BER opened.”
The district in comparison
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New construction in the district
Two current project developments in detail
Hermann-Dorner-Allee

Dichter Eck

Developer: HOWOGE
Area: Adlershof
Street: Hermann-Dorner-Allee
Residential units: 613
Type of use: rent
Rent €/m²: from 6.50

Developer: Bonava
Area: Johannisthal
Street: Herweghstraße 2 – 6 /
Winckelmannstraße 12, 14
Residential units: 50
Type of use: condominium
Prices €/m²: n/a

© vizoom für blocher partners
(Blocher GmbH)

© Bonava Deutschland/EVE Images
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Methodology rental properties on offer, condominiums and investments
The analyses take into account the net asking rents of apartments
and asking sales prices of condominiums, respectively, as well as the
asking sales prices of apartment buildings in Berlin. For the period of
2019 and 2020, a total of 86,338 rental offers, 60,238 purchase offers
for condominiums and 2,213 purchase offers for apartment buildings
were evaluated. For both years, the medians, separating the higher
half from the lower half of all offers, were determined. In order to also
present extreme values, the cheapest and most expensive ten per
cent of the rental apartments and condominiums are also analysed
separately. They represent the upper or lower market segment. Here,
too, the medians are given within the respective segments.

A total of 29,128 sales offers of condominiums within the year 2020
with living space and sales price data were assigned to the 190 Berlin
postcode areas. Of these, a statistically sufficient number of offers
was found for 168 postcode areas. The map depicts the medians of all
asking sales prices per square metre for those areas.
The analyses for the area surrounding Berlin only take into account
those municipalities in the administrative districts that are defined as the
metropolitan area of Berlin by CBRE on the basis of the Bundesinstitut
für Bau-, Stadt- und Raumforschung (Federal Institute for Research
on Building, Urban Affairs and Spatial Development). Aggregated,
these municipalities make up the ‘district (metropolitan area)’, which
represents only part of the respective administrative district.

Additional sources to those already mentioned on the previous pages:
CBRE based on Berlin-Brandenburg Statistics Office, BBU Association of Berlin-Brandenburg Housing Companies, District Office Lichtenberg of Berlin,
Federal Employment Agency, CBRE based on empirica-systeme market database by Value AG, Michael Bauer Research GmbH 2020 based on the Federal
Statistical Office, OSM.
This report has been prepared with the necessary diligence and the information contained herein has been obtained from sources believed to be reliable.
Nevertheless, it cannot be ruled out that, despite careful research and appropriate calculation of possible risks, the information provided in this report
may contain mistakes and/or inaccuracies.
Liability Exclusion
Thus, we make no guarantee, warranty or representation about the
correctness, accuracy, timeliness and completeness of the content of this
report and the sources it is based on; any liability for the content of this
report is excluded, as far as this is legally possible. The purpose of this
report is to provide information. It must not be understood as giving any
recommendation for a specific course of action or as a call for making a
buying offer.
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respectively, and irrespective of the chosen medium, requires prior written
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