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For the most comprehensive and up-to-date survey of the Berlin housing market, more than 400,000 advertised rental, purchase
and investment properties were evaluated and trends derived for both the city as a whole and its 12 districts. The HousingCostAtlas
provides information about rent levels, purchasing power and relative housing costs for 187 Berlin postcode areas.
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Berlin: Rush for good locations and properties

T

here has been a dramatic rise in asking rents However, looking at the city as a whole reand purchase prices for well-located and veals a uniform underlying trend across all
well-appointed apartments in Berlin. The gap markets: average asking rents and prices of
between inner-city areas and the outer districts owner-occupied apartments and larger investis growing steadily. Mitte and the rediscovered ment properties increased by between 4 and
area of Charlottenburg-Wilmersdorf are enjoy- 8 percent, meaning that the development
ing a boom, but areas with prime rents and seen in the previous years continued and, in
purchase prices can also be found
some cases, became more proin Pankow, Friedrichshain-Kreuznounced. One reason for price
Boom in the
berg and in Steglitz-Zehlendorf.
centre – stability inflation is the generally favourHowever, certain locations and
able conditions in the city, with
segments on the edge of the city on the outskirts growth in the number of inhabare bucking this wider trend, with
itants, households and jobs. A
asking rents and prices falling. This applies in second reason can be found on the demand
particular to Marzahn-Hellersdorf, but also side, i.e. the housing market itself, where the
to purchase prices in Reinickendorf and Neu- extremely weak level of new construction
kölln. As such, these districts remain home to over the past 10 years remained essentially
neighbourhoods with low, stable living costs. unchanged in 2010. Henrik Baumunk, Head
Thomas Zinnöcker, CEO of GSW: “Average of Real Estate Valuation at CB Richard Ellis in
is out, differentiation is in. For investors and Germany: “When there is growth in demand
portfolio owners, a focus on the micro‑loca- and stagnation of supply over a long period
tion and the quality of the individual properties of time, this can only result in rising rents and
is becoming increasingly important.”
purchase prices.”

Berlin, which was renowned for its high vacancy rates just 10 years ago, is increasingly
seeing a shortage of desirable properties in
top locations. Potential tenants are often required to pay more than 30 percent of the
respective local household purchasing power –
something that people with high standards in
terms of location and property are evidently
prepared to do. Those who have other priorities or less financial leeway at their disposal
can still find rents for less than 20 percent of
local household purchasing power in some
areas of Marzahn-Hellersdorf, Reinickendorf,
Tempelhof-Schöneberg and Neukölln in particular. However, good living in the right location is clearly becoming increasingly important
for the majority of Berlin residents, who would
rather spend a greater proportion of their income on housing than accept a more simply
appointed apartment on the edge of town.
This applies equally to renters and buyers of
owner-occupied properties, and is also clearly
reflected in the investment market.
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Growth in the city and the economy, demand for
housing concentrated on inner-city locations

B

erlin is growing: its population, economic
output and employment rate all increased
once again in 2010, continuing a trend that
has been in evidence since 2004. This is due
in particular to the fact that more people are
still moving to the city than are leaving it. By
contrast, the number of deaths has recently
returned to a higher level than the number
of births in Berlin.

Based on forecasts issued in December, Berlin recorded economic growth of around 2.2
percent in 2010. Exports in the metal and
pharmaceutical industries enjoyed particularly
strong development, while the construction
sector also picked up. This was thanks to private demand and, not least, the Economic
Program II adopted by Germany’s federal
government. The tourism industry, Berlin’s
most important individual sector in terms of
employment with around 170,000 jobs, saw
a new visitor record with the number of overnight stays breaking the 20 million barrier for
the first time. All of this had an impact on the
labour market, where the unemployment rate
fell from 13.5 percent to 12.8 percent over
the course of 2010. Despite this, Berlin still
has the highest unemployment rate of any
German federal state, while purchasing power
per capita and per household remains some
20-50 percent lower than in the next largest
German cities of Hamburg, Munich, Cologne
and Frankfurt. But Henrik Baumunk, Head
of Real Estate Valuation at CB Richard Ellis in
Germany, is optimistic: “The city’s potential
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ing trend towards differentiation in terms of
location and quality is evidence that Berlin’s
housing market is becoming increasingly mature,” said Thomas Zinnöcker, CEO of GSW
Immobilien AG.

Demand for housing is characterised by higher
income and a rising number of households. In terms of the price and rental trends for
The Berlin-Brandenburg Association of Hous- apartments and investment properties, two
ing Companies and Associations
districts in particular occupy lead(BBU) expects the latter figure
ing positions in the majority of
Higher
the market segments: Mitte and
to increase by around 50,000
incomes, more Charlottenburg-Wilmersdorf.
between now and 2015 on the
households
back of continued moderate popBerlin-Mitte is the political and
ulation growth and, in particular,
cultural centre of Germany, lying
the general trend towards smaller average
at the heart of a conurbation with around 4
household sizes: there will be more young
million inhabitants and boasting addresses
singles and older people living alone, while
that are known both nationally and internathe number of families will decrease.
tionally – including Unter den Linden and the
Brandenburg Gate, Friedrichstraße, Potsdamer
This growth in demand is not matched by a
Platz and Hackescher Markt. The latter has
corresponding supply of new properties. Only
been the focus of urban development since
2,746 properties received planning permis- 1990 and has enjoyed a correspondingly high
sion in the first nine months of 2010, rep- degree of attention. For all its attractiveness,
resenting around 0.15 percent of the total
however, Mitte often represents a turbulent
housing stock. In the immediate future, too, living environment – and the dominance of
the BBU is only forecasting around 3,500
centralised institutions means there is a lack of
new apartments to be constructed each year. everyday infrastructure such as shops, standThere are no subsidies or tax breaks for new
ard restaurants and doctor’s surgeries.
construction, making the prospect simply too
expensive for the majority of potential tenants
In recent years, Charlottenburg-Wilmersdorf
and buyers. Instead, interested parties with
has been overshadowed somewhat by Mitte
sufficient purchasing power are frequently
and the neighbouring Prenzlauer Berg, bedrawn to Berlin’s supply of high-quality older
ing written off as the “old west.” However,
properties in good locations, leading to rental
the quality of the district is now being reand price growth in these areas. “The grow- discovered. It has the largest and, in many

City district
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in terms of science, technology, expertise and
creativity is so great that the catch-up process
that has now begun is likely to continue – including on the housing market.”

Residents 2010 1)

1 Charlottenburg-Wilmersdorf

312,184

1.1

2 Friedrichshain-Kreuzberg

259,502

1.7

3 Lichtenberg

252,340

0

4 Marzahn-Hellersdorf

244,980

–1.0

5 Mitte

325,684

2.3

6 Neukölln

305,230

1.0

7 Pankow

356,764

3.1

8 Reinickendorf

240,852

–1.7

9 Spandau

216,219

–0.6

10 Steglitz-Zehlendorf

290,405

1.7

11 Tempelhof-Schöneberg

328,619

0.3

12 Treptow-Köpenick

238,433

2.3

Berlin total
1) people with main residence in Berlin, as of: June 2010
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Population
development
2005 to 2010 in %

3,371,212
2) average

1.0 2)

around 30 percent including heating. This
serves to underline the appeal of these locations for potential residents, who are happy
to forego other expenses in order to live there.
However, it also suggests a partial shift in
terms of demographics, as higher-income
tenants can afford the rents without having
to restrict their spending in other areas.

About GSW
GSW Immobilien AG is a leading privately-owned residential real estate company operating in Berlin, with an owned portfolio of approximately 48,800 apartments and a total residential floor space of 3.0 million square meters. In addition, a subsidiary of GSW
manages approximately 16,000 residential units for third parties. GSW’s strategy focuses
on the long-term rental management of residential property via a systematic approach
aimed at enhancing both customer satisfaction and operational efficiency. GSW was
founded in 1924 and was acquired from the city state of Berlin in 2004 by a syndicate of
investors consisting of Whitehall Funds and subsidiaries of Cerberus Capital Management, L.P. As of December 31, 2009, the company’s property portfolio was valued at approximately €2.6 billion.

CB Richard Ellis: Leading real estate valuation company
CB Richard Ellis Group, Inc., which is based in Los Angeles, is the world’s largest commercial real estate services firm in terms of 2009 revenues. With around 30,000 employees in more than 300 offices around the world (excluding affiliates), CB Richard Ellis provides real estate services for owners, investors and occupiers. CB Richard Ellis has been
represented in Germany since 1973. CBRE Residential Valuation Germany is one of the
market leaders for the valuation of real estate portfolios. In 2010, around 480,000 residential units with a volume of some €25 billion were valued.

cases, the highest-quality supply of generous
middle-class apartments in old buildings. The
infrastructure is good in every respect, while
the wide, quiet streets, an abundance of trees
and bodies of water mean the district offers
an attractive living environment. Although it
lies a few kilometres to the west of the hot
spots of Berlin’s political, social and media life,
many potential residents clearly see this as one
of the very qualities of the area: the ability to
be close to the action without being right in
the middle of it.
Two other districts adjoining the city centre
have also seen substantial growth and high
rents and purchase prices: Pankow and Friedrichshain-Kreuzberg. The south of Pankow
is home to Prenzlauer Berg, an area that has
recently been discovered by the middle classes, where young families rub shoulders with

Population density
per km2

Average
unemployment rate
2010 in %

even younger people who have yet to settle
down. To the north, Pankow will benefit from
the planned closure of Tegel Airport in 2012,
as it is currently located under the flight path.
This area boasts attractive suburban neighbourhoods a relatively short distance from the
city centre. Friedrichshain-Kreuzberg borders
on Berlin-Mitte and is home to a number
of centralised institutions while also playing
host to a young, colourful scene. Although
there is occasional friction between the two,
it is often young residents who are the pioneers in terms of initiating the urban cultural
gentrification that is followed by economic
appreciation.

The other end of the scale in terms of rents,
prices and housing cost ratios is occupied
by districts at the edge of the city that are
home to large estates constructed between
the 1960s and the 1980s, namely MarzahnHellersdorf in the far east of the city, Spandau
in the far west and parts of Neukölln, Reinickendorf and Treptow-Köpenick. Average
asking rents in these areas only account for
around 15 percent of local purchasing power
excluding heating and around 20 percent including heating. Rents and purchase prices for
owner-occupied properties in this area have
seen far more muted development over recent
times than has been the case in desirable central locations. Despite the booming business
in Berlin as a whole, the figures for certain
neighbourhoods at the edge of town have
even declined. However, investment prices
have seen sharp growth in some cases.

The aforementioned four districts are also the
areas in which asking rents account for the
highest proportion of local purchasing power:
more than 20 percent excluding heating and

The three districts that have not yet been
mentioned – Steglitz-Zehlendorf, Tempelhof-Schöneberg and Lichtenberg – tend to
fall around the Berlin average in terms of the
impact of housing costs on the cost of living and the percentage change in rents and
purchase prices. However, there are considerable differences between these districts and, in
some cases, also within them, when it comes
to purchasing power and absolute rents and
prices. Steglitz-Zehlendorf is well up on the list,
Lichtenberg is lower down, while TempelhofSchöneberg has the largest discrepancies between its individual micro-locations.

Existing
apartments
2009

Newly finished
apartments
2009

Permits for building
new apartments
2009

Vacancy rate
31.12.2009 in %

4,825

12.2

182,727

160

75

3.0

12,847

16.1

143,980

378

179

2.1

4,825

13.1

136,042

187

69

3.0

3,964

12.2

106,179

16

10

6.2

8,245

15.7

186,626

774

146

3.8

6,798

18.9

144,785

15

4

4.3

3,460

11.7

183,662

783

571

2.4

2,691

15.4

102,521

8

10

2.7

2,353

14.7

97,551

56

21

4.2

2,833

10.8

129,101

6

212

3.9

6,189

11.7

167,726

48

12

2.6

1,416

11.1

102,154

257

66

2.2

1,683,054

2,688

1,375

3,780

2)

13.6

2)

3.3 2)

Sources: Berlin-Brandenburg Statistics Office, Federal Employment Office (unemployment rate), Techem-Empirica (vacancy), compiled by: CB Richard Ellis
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Rents: General market upturn – boom in upper
segment – stability on the city’s outskirts

A

round 87 percent of residential properties
in Berlin are rented – a higher proportion
than in any other German city. The size of
the market also means that it can be analysed more precisely than anywhere else. The
136,282 properties advertised for rental that
were evaluated in 2010 alone for this Housing
MarketReport mean that subtle distinctions
can be made in terms of locations and quality
segments.
The most important finding is the 4.5 percent
increase in the average (median) asking rent
compared with 2009, from €5.85 to €6.11 per
square metre. This reflects a more dynamic
demand situation and a tangible reduction
in supply. No statistics are recorded for these
developments, as they are caused by various
factors: demolitions, disrepair, conversions for
commercial use, combinations of apartments,
use as second homes and holiday homes, longterm vacancy due to an owner’s intention to
sell, or rents that are not in line with standard
market rates. However, it is suspected that
the number of apartments lost every year is
currently greater than the annual growth in
the housing stock of around 0.2 percent, or
some 3,500 new apartments. “While demand
is rising, it is our assumption that the reduction
in the number of available rental properties
will likely continue to outstrip the level of new
residential construction. Unfortunately, concrete data on demolitions has so far not been
made available,” explains Thomas Zinnöcker,
CEO of GSW Immobilien AG.

This situation feeds off itself: when there are
fewer free apartments on the market, asking rents increase. This puts potential movers
off the idea of looking for new apartments,
as they will either find nothing new or the
smaller apartment they are looking for will
end up costing more in rent than the large
apartment they have lived in for some time.
Mobility serves to reduce the turnover time
on the housing market, meaning that the
shortage becomes even more pronounced.
A first indication of this development could
be the 1.7 percent reduction in the number
of rental properties available for evaluation
in this HousingMarketReport between 2009
and 2010.

HousingMarketReport
methodology – available
rental properties
The analysis is based on the asking rents
for advertised apartments in Berlin. A total of 136,282 properties were evaluated
in 2010 and 138,648 properties in 2009.
The median values for both years were calculated, i.e. the rental level that is higher
than half of all properties advertised and
lower than the remaining half. Additionally, in order to present the extremes of the
respective markets, the lowest and highest
10 percent of asking rents are presented
separately for each district and the city as
a whole. The medians within the respective segments are also presented.

Analysts specialising in the Berlin rental property market agree in their assessment of the
trend. The HousingMarketBarometer published by Investitionsbank Berlin (IBB) describes a “strained situation.” According to
initial reports, the unpublished Rental Index “However, not all market segments are affected
for 2011 will see a rise in average existing equally,” notes Michael Schlatterer, Real Estate
rents from €4.83 per square metre in 2009 Valuation Team Leader at CB Richard Ellis in
to more than €5.10 – a significantly larger Germany. “The strongest demand-side presincrease than was recorded in previous periods. sure is clearly being seen among apartments
The German Real Estate Professional Associa- with above-average fittings and in the upper
tion (IVD) states that conditions are “similar segment.” For the most expensive tenth of
to those in Munich in some cases.” Mean- apartments advertised, the city-wide average
while, the Berlin-Brandenburg Association of asking rent increased by almost 14 percent in
Housing Companies and Associations (BBU) 2010. Luxury is particularly sought after. By
is recommending that land held by the state contrast, simple apartments are readily availbe made available for new construction free able, with average asking rents for the least
expensive 10 percent of apartments advertised
of charge.

Current rental development
Rental price range for new lettings, 2010
District

Number Middle market segment
of rental price range in €/m2/month
offers
2 4 6 8 10 12 14

Bottom market segment Top market segment
All market segments
Trend 2)
Median in
Change
Change
Change
Median in
Median in
€/m2/month from 2009 €/m2/month
from 2009 €/m2/month from 2009
in %
in %
in %

Charlottenb.-Wilm.

13,357

5.80 – 11.21

5.50

16.7

13.18

13.1

7.52

10.7

Friedrichsh.-Kreuzb.

9,387

5.49 – 9.62

5.13

5.0

10.71

1.9

7.22

7.2

Lichtenberg

6,057

4.65 – 7.52

4.37

4.7

8.15

12.0

5.81

5.0

Marzahn-Hellersd.

9,191

3.82 – 6.39

3.53

–1.8

7.00

– 4.0

4.69

–2.4

18,025

4.73 – 12.05

4.50

8.2

13.78

14.7

6.25

13.7

Neukölln

9,870

4.76 – 7.50

4.46

7.2

8.16

7.1

5.77

5.4

Pankow

15,297

5.41 – 10.00

5.06

9.7

11.53

21.5

6.90

8.5

9,673

4.44 – 7.68

4.02

5.4

8.33

2.0

5.56

1.2

Spandau

12,339

4.16 – 6.73

3.98

0.1

7.21

0.8

5.26

1.1

Steglitz-Zehlendorf

10,827

5.28 – 9.51

4.95

4.9

10.62

12.3

6.82

5.2

Tempelh.-Schöneb.

12,113

5.01 – 8.69

4.76

0.8

10.08

16.4

6.21

3.5

Treptow-Köpenick

10,146

4.83 – 7.61

4.53

4.9

8.24

7.2

5.85

5.0

136,282

4.65 – 9.16

4.30

2.9

10.96

13.8

6.11

4.5

Mitte

Reinickendorf

Berlin average

1) excl. bottom and top tenth percentile of quotes 2) forecast 12-month-trend for total market segment
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Rental apartments: Current position in market cycle
2010
Rental growth
accelerating

Rental growth
slowing
B

Lichtenberg

Rental decline
accelerating

Rental decline
slowing

Berlin total
MH

L

MarzahnHellersdorf

Neukölln N
TS Tempelhof-Schöneberg

Pankow P

Sp Spandau

TK Treptow-Köpenick

Mitte M

SZ Steglitz-Zehlendorf
FK Friedrichshain-Kreuzberg
CW Charlottenburg-Wilmersdorf

Source: CB Richard Ellis

Reinickendorf

R

The graph shows the position of the districts and the city as a whole within the rental market
cycle as derived from market data and trend forecasts. The districts at the left-hand edge are
at the start of a period of rental growth, whereas this growth phase has already taken place for
some of the districts to the upper right of the curve. The districts at the far right are likely to
recover from the low point in the cycle and work their way upwards again in the near future.

rising by just 2.9 percent. This means that
low-rent apartments are still widely available
for Hartz IV benefit recipients or students and
workers on low incomes, ranging from unrenovated old buildings from the imperial era
and simply constructed apartments from the
inter-war period through to state-subsidised
projects built after World War II.

average rents of €6.90. The quality of the
available apartments in this district is generally extremely high, whether in the near-city
neighbourhood of Prenzlauer Berg or in the
more distant green suburbs. The high average of €11.53 for the upper market segment
is attributable in particular to the situation in
Prenzlauer Berg, where high‑quality apartments are accounting for a growing share of
the market.

The various market segments are not the only
area in which asking rents are growing at extremely different rates; a comparison of the Steglitz-Zehlendorf occupies fourth place in
12 districts of Berlin also shows considerable terms of the market as a whole, with average
discrepancies. Charlottenburgasking rents of €6.82. Although
Wilmersdorf leads the way, with
Especially high the district is home to some of
an average of €7.52 per square
the most expensive residential
demand for
metre across all segments; averlocations in the city, these are
luxury segment dominated by owner-occupied
age asking rents increased by
10.7 percent in 2010 alone. With
rather than rental properties.
Kurfürstendamm and the neighbouring side Berlin-Mitte only comes in fifth, with an avstreets, Charlottenburg-Wilmersdorf is home erage of €6.25.
to one of the most desirable inner-city residential locations, beaten only by Berlin-Mitte However, it is worth noting that this district
in the prime segment. Rents in the lower mar- has two very different housing markets: the
ket segment are also the highest at €5.50 per old district of Mitte in the city centre has a
square metre. This segment is relatively small concentration of high-quality apartments,
and is concentrated on the northern tip of with asking rents for the upper market segCharlottenburg around Mierendorffplatz and ment averaging €13.78 – the highest in all
the area further to the north near Jungfern- of Berlin. By contrast, the formerly separate
heide and Tegel Airport. The average for the areas of Moabit and Wedding, which now also
upper market segment in the district is €13.18 form part of the modern-day district of Mitte,
per square metre, with the figure for the areas are dominated by simple apartments in older
around the Kurfürstendamm even exceeding buildings and former social housing. As such,
€16 (see district portrait on pp. 18-19).
the average for the lowest market segment
is only just above the average for Berlin as a
With average asking rents of €7.22 per square whole despite the district’s central location.
metre, the near-city district of FriedrichshainKreuzberg again took second place in 2010. At €6.21 and €5.85, asking rents in TemHowever, this district is also home to areas in pelhof-Schöneberg and Treptow-Köpenick
which lower-income residents can still find are just above and just below the city‑wide
affordable accommodation (see district analy- average of €6.11 respectively. Despite their
sis on 16-17). Pankow comes in third with size and varied structure, these are relatively

Cyclical development on
the housing market
The real estate market develops cyclically
and in waves. The waveform cycle graph
produced by CB Richard Ellis shows the
phase in which each of the local markets
currently finds itself. The extremely high
property prices at the apex are followed
by a drop in prices that initially accelerates before slowing towards the bottom
of the curve. After passing the low point,
prices return to growth slowly at first, before picking up speed. As they approach
the apex, the rate of price growth slows
down again.
This cyclical development can be attributed to the delayed reaction on the supply side to changes in demand. As a result,
growth in the advertised rental space is
typically at its greatest when providers respond to past price rises by making new
properties available. Due to this time lag,
properties that need to be made marketready in response to price rises sometimes
only reach the market after the downturn
has already started. By contrast, relatively
few properties are made ready for the market when prices are low. This means that
they cannot be used meet the greater demand in the next phase of the cycle, resulting in price growth followed by excess
supply establishing itself once again.
Movements within the waveform cycle of
the real estate market can occur backwards
as well as forwards.
The presentation of the market as a waveform reflects the amplitudes of the real estate cycle and allows the reader to quickly
determine the phase in which a market
currently finds itself. Generally speaking,
the cycle on the local residential property
markets is slower and weaker than on the
office markets. Movements within the cycle are triggered by sociodemographic and
socioeconomic conditions and, in particular, soft image factors.

homogeneous markets with no extremes at
the upper or lower ends. The averages for
Lichtenberg (€5.81) and Neukölln (€5.77) are
slightly lower on the whole. The lowest rents
of all can be found in Reinickendorf (€5.56),
Spandau (€5.26) and Marzahn-Hellersdorf
(€4.69). Average asking rents in Reinickendorf
and Spandau increased by 1.2 percent and 1.1
percent respectively in 2010, while the figure
for Marzahn-Hellersdorf fell by 2.4 percent.
All three districts are home to large estates
at the edge of the city that were constructed
between the 1960s and the 1980s and that
include a number of high-rise buildings.
5_HousingMarketReport_Berlin_March 2011

Positive mood among investors in apartment
buildings – upturn in owner-occupied property

T

he sentiment on the Berlin investment
market for rental properties, apartment
buildings and portfolios of rental properties
remains positive: in a survey of 670 players
on the real estate market conducted by the
consulting firm PWC, Berlin was ranked 7th
out of 27 major European cities in terms of
“potential yields.” Of those surveyed, 30.6
percent recommended an investment in Berlin
– the highest percentage among all of the cities
listed. Meanwhile, the Advisory Committee for
Property Values noted that “the market has
survived the consequences of the financial
market crisis unscathed. Buyer confidence in
the stability of the market and the continued existence of untapped growth potential
appears to be undaunted.” Average asking
prices for apartment buildings increased by 4.1

HousingMarketReport methodology – investments and
owner-occupied properties
In 2010, a total of 73,766 ads for owneroccupied properties and 2,380 ads for
apartment buildings were evaluated, compared with 68,473 and 2,441 in 2009. In
the same way as for rental properties, the
average (median) values were calculated
on this basis. The lowest and highest 10
percent of asking prices were also determined separately.

percent in 2010. Price growth was strongest
in the lower market segment, reflecting in
particular the desire for high starting yields
and the expectation that the extremely low
price level for simple apartments will continue
to rise. By contrast, investors were reluctant
to purchase extremely high-quality apartment
buildings.
Charlottenburg-Wilmersdorf is the favorite
district among investors. At €1,676 per square
metre, average asking prices are comfortably
the highest in the city, while the percentage
increase in 2010 was the second highest. This
district is home to a particularly extensive stock
of middle‑class apartment buildings from the
imperial era. The supply hotspot was Steglitz-Zehlendorf in the south-west of the city,
where the largest number of apartment buildings were placed on the market. Possibly too
many for the district to take, in fact, as asking
prices declined slightly in 2010; however, the
average figure of €1,423 remains the second
highest in the city. Spandau saw the sharpest
price rises in the apartment building investment market in 2010, recording growth of
38.2 percent. The corresponding figures for
Pankow and Marzahn-Hellersdorf were also
impressive, at 15.9 percent and 14.6 percent
respectively. In particular, the pronounced
upward trends in Spandau and MarzahnHellersdorf would seem to indicate that the
quality of the properties advertised was higher
in 2010 than in 2009, rather than necessarily
reflecting a higher price level. Although ask-

ing prices in Reinickendorf fell by 5.2 percent,
they remained slightly higher than the average
for Berlin as a whole.
Price development in Lichtenberg and Treptow-Köpenick was moderate to average at
best. In Mitte district, the investment market is dominated by the areas of Moabit and
Wedding, which are home to a large number
of individual buildings that enjoy lively trading. By contrast, the proportion of residential
apartment buildings in the historical Mitte area
is considerably lower. Friedrichshain-Kreuzberg
is not a standout market in this segment. Neukölln brings up the rear in terms of both prices
and price development, with the latter falling
to 11 percent.
Owner-occupied apartments enjoyed the
greatest boom among all segments of the
Berlin housing market in 2010, with average
asking prices increasing by 7.9 percent to
€1,739 per square metre. Many buyers are
expecting further price growth and are seeking
to protect their assets against inflation while
obtaining loan capital at the current low interest rates. According to the data analysed for
the purposes of this HousingMarketReport,
asking prices saw the strongest growth in the
lower and middle segments. However, market
participants are clearly extremely locationconscious: average prices for owner-occupied
properties are two and a half times higher in
Mitte district than in Spandau, which occupies
last place in this sub-market.

Current price development, apartment housing
Purchase price range, 2010
District

All market segments
Bottom market segment Top market segment
Trend 2)
Median
Change
Change
Change
Median
Median
in €/m2
from 2009 in €/m2
from 2009 in €/m2
from 2009
in %
in %
in %

Number Middle market segment 1)
sale
price range in €/m2
offers
0
1
2
3
4
5

Charlottenb.-Wilm.

185

989 – 4,286

736

–4.8

4,718

–4.0

1,676

27.0

Friedrichsh.-Kreuzb.

128

561 – 1,351

456

–20.6

1,381

–19.4

1,032

10.2

Lichtenberg

122

273 – 1,647

235

1.0

1,747

–4.7

863

1.9
14.6

Marzahn-Hellersd.

93

733 – 1,574

465

–11.4

2,135

49.5

1,101

Mitte

192

542 – 1,985

500

17.3

3,752

–10.6

887

5.2

Neukölln

190

541 – 1,707

478

3.1

2,031

0

843

–11.0

Pankow

230

530 – 1,596

467

15.2

1,697

–10.2

1,060

15.9

Reinickendorf

252

707 – 1,967

568

–10.5

2,453

41.0

1,189

–5.2

Spandau

132

560 – 2,159

485

–3.5

2,330

11.9

1,323

38.2

Steglitz-Zehlendorf

313

933 – 2,500

838

–5.8

3,375

–13.3

1,423

–1.0

Tempelh.-Schöneb.

238

683 – 1,729

577

24.7

1,884

–7.3

1,240

1.5

Treptow-Köpenick

305

476 – 1,735

333

0.8

2,071

3.8

995

–2.4

2,380

606 – 2,100

471

6.7

2,657

–1.5

1,110

4.1

Berlin average

1) excl. bottom and top tenth percentile of quotes 2) forecast 12-month-trend for total market segment
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Source: IDN ImmoDaten; compiled by: CB Richard Ellis

Apartment housing and owner-occupied housing: Current position in cycle
2010

Owner-occupied apartments
Sales price growth
accelerating

Sales price growth
slowing
L

Berlin
total

B

Lichtenberg
Berlin
total

Sales price decline
accelerating

Sales price decline
slowing

MH Marzahn-Hellersdorf MH

L

Sp Spandau

B

M Mitte

SZ

Steglitz-Zehlendorf
Treptow-Köpenick TK

TS Tempelhof-Schöneberg
P

Pankow

Neukölln

FK Friedrichshain-Kreuzberg

P

Apartment housing

N

TK Treptow-Köpenick

Mitte M

TS Tempelhof-Schöneberg
CW CW Charlottenburg-Wilmersdorf
SZ Steglitz-Zehlendorf

Reinickendorf

R

Neukölln

N

FK Friedrichshain-Kreuzberg

R
Source: CB Richard Ellis

The graph shows the position of the districts and the city as a whole within the market cycle for the purchase of owner-occupied properties
and apartment buildings as derived from market data and trend forecasts. The districts at the left-hand edge are at the start of a period of price
growth, whereas this growth phase has already taken place for some of the districts towards the peak of the curve. The districts to the right of
the peak are seeing falling prices, while the districts at the far right are likely to recover from the low point in the cycle and record price growth
again in the near future.

Average asking prices in Mitte amounted to cro‑locations, many of which are attractive to
€2,599 per square metre following a city-wide potential buyers. But the growth potential for
record increase of 21 percent; in the upper asking prices seems to be exhausted for now,
segment, prices reached as high as €4,756. with the figure of 2.5 percent in 2010 lagging
More owner-occupied apartments were adver- some way behind the average for the city as
tised in Charlottenburg-Wilmersdorf than in a whole. Third place is occupied by Pankow,
any other district, with average prices increas- which saw price growth of 8.7 percent.
ing by 12.3 percent. The district remained in
fourth place in terms of prices, behind Mitte, The upward trend was more clearly defined
Friedrichshain-Kreuzberg and Pankow. Frie- in Steglitz-Zehlendorf, Berlin’s most prosperdrichshain-Kreuzberg’s ranking of second in ous district, where asking prices increased by
Berlin with an average price of €2,194 per 12.7 percent. However, the average figure of
square metre may seem remarkable in light of €1,598 was considerably lower than in the
the district’s social structure and construction four most expensive inner-city districts, as its
types. It is home to a not insubstantial number location is not sufficiently central. The value
of high-quality old and new buildings in mi- of an inner-city location is also highlighted by

the data on Tempelhof-Schöneberg, TreptowKöpenick and Lichtenberg. Although local purchasing power in these districts is some 1828 percent lower than in Steglitz-Zehlendorf,
all three of them can boast near-city and, in
Schöneberg, central residential locations. This
is probably the main reason why average asking prices in these districts were only 5-10
percent lower than in Steglitz-Zehlendorf.
Reinickendorf, Marzahn-Hellersdorf, Neukölln
and Spandau have the lowest asking prices for
owner-occupied properties, and the underlying trends are not encouraging: average asking
prices in Marzahn-Hellersdorf and Reinickendorf fell by more than 11 percent in 2010.

Current price development, owner-occupied apartments
Purchase price range, 2010 in €/m2
District

Number Middle market segment 1)
sale
price range in €/m2
offers
0
1
2
3
4
5

Charlottenb.-Wilm.

11,873

1,153 – 3,344

1,053

5.3

3,816

2.7

1,951

12.3

Friedrichsh.-Kreuzb.

8,061

1,176 – 3,088

955

6.1

3,400

8.2

2,194

2.5

Lichtenberg

1,721

846 – 2,327

776

11.3

2,531

11.4

1,475

9.1

Marzahn-Hellersd.

1,146

550 – 1,842

476

–5.6

2,017

–3.3

1,111

–11.4

Mitte

9,460

924 – 4,154

758

17.8

4,756

7.8

2,599

21.0

Neukölln

2,818

627 – 1,863

543

3.1

2,172

7.4

1,028

–1.8

Pankow

10,828

1,217 – 3,224

1,014

1.4

3,547

4.3

2,119

8.7

Reinickendorf

3,976

811 – 2,127

696

7.5

2,363

4.6

1,176

–11.3

Spandau

3,222

700 – 1,750

640

7.5

2,089

–1.8

1,026

2.6

Steglitz-Zehlendorf

9,093

1,026 – 2,867

958

7.4

3,459

8.7

1,598

12.7

Tempelh.-Schöneb.

7,606

909 – 2,828

809

5.9

3,207

8.7

1,437

6.6

Treptow-Köpenick

3,962

857 – 2,343

734

8.8

2,900

22.8

1,402

12.2

73,766

929 – 3,198

793

7.2

3,652

4.9

1,739

7.9

Berlin average

Bottom market segment Top market segment
All market segments
Trend 2)
Median
Change
Change
Change
Median
Median
in €/m2
from 2009 in €/m2
from 2009 in €/m2
from 2009
in %
in %
in %

1) excl. bottom and top tenth percentile of quotes 2) forecast 12-month-trend for total market segment
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Source: IDN ImmoDaten; compiled by: CB Richard Ellis
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Scoring: Attractiveness for investors
on the basis of differentiated district data

B

erlin is home to what is by far the largest
investment market for apartment buildings in Europe. Transactions for apartment
buildings totaling €2 billion were conducted in
Berlin in 2009 alone. This represents almost a
quarter of the total €8.5 billion in transactions
for Germany as a whole. However, investors
without local expertise are at a loss when it
comes to understanding the city’s heterogeneous districts, areas and neighbourhoods. In
the past, this meant that Berlin was often not
included in the investment profile of many
institutional investors.

Transparent results
Our scoring at the individual district level
provides a broad source of orientation for investors. When it comes to making concrete
investment decisions, however, specific market
and location analyses and real estate evaluation are fundamental requirements. In addition,
information value is limited for districts with a
heterogeneous structure such as Berlin-Mitte,
which consists of the former districts of Mitte,
Tiergarten and Wedding.
Many of the scoring and ranking models published by real estate consultants are based on
similar or identical statistics and indicators. The
number or weighting of these indicators is
not necessarily central to the results obtained;
instead, this depends on the information value
of the individual indicators and the transparency of the results. Our scoring approach allows
investors to identify and individually weight
the indicators that are important for them.

From an investor perspective, the indicators
for scoring the attractiveness of the real estate
markets in the 12 districts of Berlin are:
n household development for 2005 to
2009 in percent (source: Berlin-Brandenburg Statistical Office)
n the population forecast for 2007 to 2030
in percent (source: Berlin-Brandenburg
Statistical Office)
n household purchasing power in 2010
(source: GfK GeoMarketing)
n the percentage of the total workforce
in employment in 2009 (source: BerlinBrandenburg Statistical Office)
n new property completions in 2009
compared with the total housing stock
(apartment buildings only; source: BerlinBrandenburg Statistical Office)
n vacancy rates in percent (apartment
buildings only; source: Techem-empirica
Index 2009)
n average asking rents in 2010 in €/m²
(source: IDN Immodaten.net; data compiled by CBRE)
n the purchase price factor for apartment
buildings in 2010 (listings; source: IDN
Immodaten.net; compiled by CBRE)

Population growth a key factor
Household development over the past five
years is included in the scoring model as an
indicator of the attractiveness of the district
as a location. The population forecast is the
decisive factor in terms of the development
of demand for housing over the coming years.
Purchasing power represents the current financial situation among residents of the district. The percentage of the total workforce
in employment reflects the social structure of
the district.
All in all, the level of new property completions
with a particular view to apartment buildings is
extremely low compared with the total housing stock. Furthermore, the vast majority of
construction projects are aimed at the owneroccupied property market, meaning that they
are not helping to curb rental growth. A comparison of new property completions with the
total housing stock serves as an indicator of
the attractiveness of a district for residential
property construction projects. It reflects the
availability of suitable land and the ability of
a property to generate rents that cover the
corresponding costs.
Vacancy rates in apartment buildings are an
indicator of the availability of residential space
and the relationship between supply and demand. The lower the vacancy rate, the greater
the likelihood that rents will remain stable or
increase.

Scoring the city districts
Total score and evaluation in the individual categories
District

Development
private households

Total points

Population
forecast

Purchase power per
household

Pankow

50

3

8

3

Treptow-Köpenick

48

6

8

4

Friedrichshain-Kreuzberg

46

4

7

1

Steglitz-Zehlendorf

45

1

6

8

Charlottenburg-Wilmersdorf

39

5

5

4

Lichtenberg

38

8

4

1

Mitte

35

3

6

2

Tempelhof-Schöneberg

35

6

2

5

Reinickendorf

30

6

1

7

Neukölln

23

4

2

4

Marzahn-Hellersdorf

20

2

3

6

Spandau

15

1

1

5

Sources: Berlin-Brandenburg Statistics Office, GfK GeoMarketing (purchase power), Techem-Empirica (vacancy), IDN Immodaten (rent level, purchase price factor), compiled by: CB Richard Ellis
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In order to ensure that the attractiveness of
a residential location for investors is included
in the scoring model, the absolute rent level
is taken into account. The purchase price
multiplier, which expresses the ratio of the
average asking price for apartment buildings
to the average asking rent for apartments in
such buildings, serves to ensure that the yield
aspect is included in the scoring model.
For the purposes of points distribution, all
indicators are subdivided into eight groups.
The more positive the manifestation of a given
characteristic, the higher the district’s score for
that characteristic. Based on the equal weighting of the input parameters, the highest available total score is 64 points.
Each district has its own characteristics
The two front-runners, Pankow and TreptowKöpenick, achieve good or very good scores
for almost all indicators with the exception
of their largely average purchasing power.
In Pankow, there is a divergence between
the relatively low increase in the number of
households and the forecast of strong population growth. This is because Pankow, and
the former districts of Prenzlauer Berg and
Pankow in particular, are especially popular
among families. By contrast, Treptow still has
relatively low rents and average purchase price
multipliers.
Friedrichshain-Kreuzberg is particularly strong
when it comes to the real estate market-

Employed residents

specific indicators of the number of property
completions, vacancy rates, rental levels and
purchase price multipliers. By contrast, purchasing power and the employment rate are
comparatively weak.
As might be expected, Steglitz-Zehlendorf
is strong in terms of purchasing power, employment and average rents. The district’s
socio‑demographic development is similar to
that of Pankow.
Charlottenburg-Wilmersdorf has above-average scores almost across the board. Although
rents are high, so are purchase prices for apartment buildings.
As the sociodemographic factors demonstrate,
Lichtenberg scores particularly highly with
young singles on account of its low rents and
relatively central location. The district offers attractive investment opportunities thanks to its
above-average scores in terms of employment,
new property completions and vacancy rates.
Mitte is difficult to characterise due to the
heterogeneous nature of the former Mitte,
Tiergarten and Wedding districts. While the
indicators for Mitte are most similar to Charlottenburg-Wilmersdorf, Wedding is developing along the same lines as Neukölln. The
southern part of Tiergarten broadly reflects
the trends in Charlottenburg, whereas Moabit
in the north is more comparable to Wedding.
The indicators for Tempelhof-Schöneberg and
Reinickendorf are largely similar. Both districts

Completion of housing
construction

Vacancy rate

are weaker when it comes to forecast population growth and the number of new property
completions, but are relatively strong in terms
of household development, purchasing power
and vacancy rates. However, the rental level
in Reinickendorf is slightly lower.
Neukölln has weaknesses with regard to the
employment rate, new property completions
and vacancies. However, attractive starting
prices are now returning to the market following the shake-out in 2008/2009.
With the exception of purchasing power, the
indicators for Marzahn-Hellersdorf and Spandau are consistently below average.
For the average investor, a location is more
attractive when it offers higher rents accompanied by the lowest possible multiplier for
annual gross rental income. At a district level,
Friedrichshain-Kreuzberg, Pankow and Mitte
(former Mitte district) are the best locations
in this respect, while Steglitz-Zehlendorf and,
in particular, Charlottenburg-Wilmersdorf fall
behind somewhat as their high rental level is
counteracted by similarly high purchase prices.
From a more venturesome and opportunistic
investor, a location is more attractive when it
offers higher growth potential in terms of rents
and/or purchase price multipliers accompanied
by the lowest possible current multiplier for
annual gross rental income. Lichtenberg, Neukölln and Mitte (former Wedding district) offer
particularly strong opportunities in this respect.

Rent level
(offers)

Purchase price
factor

8

8

7

7

6

7

6

8

4

5

3

7

8

8

8

8

8

3

7

4

6

4

5

8

2

5

5

5

3

7

2

6

3

5

8

6

1

6

5

4

3

2

6

2

3

1

1

1

3

7

4

2

1

1

1

1

3

2

1

1
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The HousingCostAtlas: Detailed analysis
of 187 Berlin postcode areas

T

he data and maps on the following pages
provide a detailed insight into local markets.
In terms of geographical scope, the analysis
is not restricted to entire districts or parts of
town; its small-scale focus also takes in 187
of Berlin’s 190 postcode areas, to which more
than 136,000 advertised properties in 2010
have been allocated. Each of these areas has
an average of 18,000 inhabitants, with their
physical size depending on the degree of
building density.
The analysis includes the median of all local
properties advertised in 2010 and the median
for the least expensive and most expensive 10
percent of those properties – which constitute
the lower and upper market segments. The
HousingCostAtlas also contains information
on the number of properties advertised in
the respective postcode areas, the size of the
properties and local purchasing power, highlighting the relationships between these figures. The most important result of this analysis
is the housing cost ratio, which describes the
ratio of asking rents to local purchasing power.
This makes it possible to draw additional conclusions on the attractiveness of an area and
its development potential. In other words, the
data not only reflects the current situation, but
also points towards the future.
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For example, areas with an extremely high
housing cost ratio are interesting for tenants
with greater purchasing power, and are home
to appreciation in terms of both construction
standards and value. In some cases, however, people on average and low incomes are
prepared to accept a high housing cost ratio
rather than moving to an area that is further
from the city centre and that has an inferior
infrastructure. By contrast, a low local housing
cost ratio suggests that rents in a postcode

area are modest on account of the perceived
unattractiveness of the residential environment, meaning that they are affordable even
for tenants who have less in the way of purchasing power.
By combining the data on local asking rents
across three segments, local purchasing power
and apartment size, the following distinct area
types can be defined with different trends and
potential for landlords and investors.

Area type 1: Expensive city locations
Berlin’s most expensive residential locations are found in the historical centre and the western
central areas around the Kurfürstendamm. Rents in the luxury segment in these neighbourhoods are around €15 per square metre, with the average across all segments amounting to
€10. Residents commit around 40 percent of their purchasing power to rent including heating,
meaning that properties are largely aimed at new tenants with high purchasing power. However, simpler apartment buildings that cannot demand prime rents are also found throughout.
Postcode

Area

District

10117

Unter den Linden

Mitte

10789

Tauentzienstraße

Charl.-Wilmersdorf

10119

Rosenthaler Platz

Mitte

10719

Ludwigkirchplatz

10115

Chausseestraße

1) median in €/m2/month

Basic rent1)
total market

Basic rent1) top
market segment

Housing cost
ratio in %

11.52

16.53

49.9

8.33

16.59

39.7

10.03

15.00

37.5

Charl.-Wilmersdorf

9.76

14.25

36.3

Mitte

9.84

15.49

34.7

Area type 2: Strong social mix
Average asking rents in the upper segment exceed €15 in some inner-city locations. However,
there is also a lower segment with rents around the €6 mark. In these areas, high-quality,
renovated old buildings and lavish new buildings sit in immediate proximity to unrenovated
older buildings, prefabricated apartment blocks and social housing. Sometimes this results in
refreshing diversity; at other times, it means serious friction between two groups of residents
when one group fears being squeezed out and the other is concerned about falling standards.
Postcode

Area

District

Basic rent1) lower
market segment

Basic rent1) top
market segment

Range top/
bottom segment

10785

Potsdamer Platz

Mitte

5.20

17.63

12.43

10178

Hack. Markt/Alex.

Mitte

6.00

16.80

10.80

10961

Gneisenaustraße

Friedrichsh.-Kreuzb.

5.50

16.00

10.50

10117

Unter den Linden

Mitte

6.22

16.53

10.31

10777

Viktoria-Luise-Platz

Tempelhof-Schöneb.

5.52

15.33

9.81

1) median in €/m2/month

Area type 3: Near-city appreciation
Areas with low purchasing power but high asking rents are found in close proximity to the city
centre. More affluent new residents tend to move into lavishly renovated or new buildings in
these areas (gentrification), while longer-standing residents with less purchasing power often
enjoy lower existing rents. These neighbourhoods also attract new residents with limited
purchasing power who have high standards in terms of their residential location. In any case,
a high housing cost ratio serves as an indicator of an extremely attractive neighbourhood.
Postcode

Area

District

10243

Ostbahnhof

Friedrichsh.-Kreuzb.

7.52

1,985

35.9

10435

Kollwitzplatz

Pankow

9.44

2,416

34.9

10115

Chausseestraße

Mitte

9.84

2,550

34.7

10179

Jannowitzbrücke

Mitte

8.17

2,144

34.5

10965

Mehringdamm

Friedrichsh.-Kreuzb.

7.59

2,189

34.4

1) median in €/m2/month

Basic rent1)
total market

Purchase power 2)
per household

Housing costratio in %

2) Ø in €/month

Area type 4: Niches for smaller budgets
Average asking rents of well under €5 per square metre and less than 25 percent of local purchasing power, as well as a lower market segment with asking rents under €4 – this scenario can still
be found in a number of Berlin districts, particularly in settlements on the edge of the city that
were constructed in the post-war period. This shows that Berlin remains a long way from a social
housing shortage despite the narrowing of the market in the most attractive parts of the city
centre. However, it also highlights the risk of a concentration of social problems in such areas.
Postcode

Area

District

Basic rent1) lower
market segment

Basic rent1)
total market

Housing cost
ratio in %

13469

Waidmannslust

Reinickendorf

3.26

4.51

18.2

12627

Hellersdorf-Nord

Marzahn-Hellersdorf

3.43

4.50

19.7

13057

Falkenberg

Lichtenberg

4.01

4.71

21.9

13593

Heerstr./Wilhelmstr.

Spandau

3.01

4.25

22.3

12687

Mehrower Allee

Marzahn-Hellersdorf

3.02

4.29

23.3

HousingCostAtlas methodology
For the atlas, 136,282 properties listed
in 2010, including living area and rental
information, were allocated to Berlin’s
190 postcode areas. There was a sufficient
statistical basis for all but three of the
postcode areas.
To calculate rents including heating, flatrate ancillary expenses of €2.60 per square
metre in the former West Berlin and €2.10
per square metre in the former East Berlin
were added to the existing net rents excluding heating. This was based on data
provided by the Berlin-Brandenburg Association of Housing Companies and
Associations (BBU).
GfK GeoMarketing forecasts the average purchasing power per inhabitant and
household at postcode level on an annual basis. This proven forecast procedure
allows precise conclusions to be drawn
about the purchasing power of the inhabitants of a given area. The average housing
cost ratio per household was calculated
using the following formula:
Average asking rent
+ Ancillary costs
Average
purchasing power

=

Average
housing cost
ratio

Vacancy rates are taken from the Techemempirica index. Only properties managed
by Techem and for which no rent is currently paid are considered to be unoccupied for the purposes of the index’s “active
vacancy rate.” In particular, this includes
professionally managed apartments. By
contrast, it rarely includes single-family
and semi-detached houses or simple
apartments with minimal facilities.
Some postcode areas cover several districts. On the following pages, these postcode areas are only listed in the district in
which they are primarily located.

1) median in €/m2/month

Area type 5: High purchasing power – low rents
Average household purchasing power of €3,000 or more with a housing cost ratio of less than
20 percent – this describes residents of some neighbourhoods on outskirts. Although these
green suburban settings are dominated by owner-occupied properties, tenants can also find the
occasional bargain. There is little scope for rental growth. Residents move to the area precisely
because they are looking for affordability, and they can relocate if costs increase. Less frugal
tenants do not choose the area due to its distance from the city and its weaker infrastructure.
Postcode

Area

District

12623

Mahlsdorf

Marzahn-Hellersdorf

6.79

3,730

17.2

12357

Rudow-Ost

Neukölln

5.95

3,263

18.3

12526

Bohnsdorf

Treptow-Köpenick

6.15

3,123

18.5

13437

Alt-Wittenau

Reinickendorf

5.83

2,983

18.9

12277

Alt-Marienfelde

Tempelhof-Schöneb.

5.89

3,006

19.8

1) median in €/m2/month

2) Ø in €/month

Basic rent1)
total market

Purchase power 2)
per household

Housing cost
ratio in %
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Charlottenburg-Wilmersdorf:
Generous living space at a price

R

esidents of Charlottenburg-Wilmersdorf
often enjoy generously sized apartments
and central living – but at a price. Average asking rents are the highest in all of Berlin, while
purchasing power is not particularly high for
a district with a solidly middle-class reputation. For a long time after the fall of the Berlin
Wall, the district was somewhat overlooked,
particularly by new residents. For those with
more of a focus on West Berlin, however, the
Kurfürstendamm is just as central as Friedrichstraße. And the location has its benefits even
in the context of the city as a whole, with
the historical centre only 10 minutes away by
commuter train – and Grunewald just as close
in the other direction.

Three postcode areas in CharlottenburgWilmersdorf are among the leading neighbourhoods in Berlin in terms of average asking rents: the areas around Ludwigkirchplatz
(10719) and Savignyplatz (10623) close to the
Kurfürstendamm and the traditional exclusive residential neighbourhood of Grunewald
(14193), which is also home to a number of
rental properties. These are closely followed by
the areas around Sybelstraße (10629), Olivaer
Platz (10707) and Tauentzienstraße (10789),
which are also characterised by their proximity
to the Kurfürstendamm. Other central parts
of Charlottenburg fall within the most expensive third of residential areas in Berlin, such
as the western end of the Kurfürstendamm
(10711) furthest away from the city centre,
the neighbourhoods around Kantstraße and
Bismarckstraße (10585, 10625, 10627 and

14050), Westend (14052, 14057) and most
of Wilmersdorf (10709, 10713, 10715, 10717,
14197, 14199).
Only five postcode areas in Charlottenburg do
not fall within the upper third of the overall
market, namely the areas to the north of Bismarckstraße and Kaiserdamm (10587, 14059,
10589, 13627) and the green but somewhat
isolated Eichkamp (14055).
However, extremely cheap apartments are
almost impossible to find anywhere in the district; even average asking rents for the lower
market segment are consistently higher than
€5 per square metre. In the most expensive
locations, asking rents in the upper market
segment average in excess of €15 per square
metre in areas with individual high-quality
new properties, such as Tauentzienstraße
(10789), the western part of Westend (14057)
and Bahnhof Halensee (10711). These are followed by Grunewald (14193) and the prime
locations around Savignyplatz and the Kurfürstendamm.The city-centre neighbourhoods
dominated by older buildings and the green
areas close to the Grunewald lead the way in
terms of apartment sizes. Most parts of Wilmersdorf are home to smaller apartments than
in the prime Charlottenburg locations, with
the exception of the well-maintained older
apartment buildings around Ludwigkirchplatz.
Meanwhile, the areas with the lowest purchasing power in the northern part of Charlottenburg occupy some of the lowest positions in
Berlin as a whole in terms of apartment size.

Housing market data
Postcode

Number
of rental
offers

At first glance, it seems surprising that a district with such a middle-class image should be
home to very few areas with high purchasing
power. Only the exclusive neighbourhood of
Grunewald makes it into the top 10 percent in
the city in this respect, and even then it is only
ranked 14th overall. By contrast, some parts of
the district fall below the city-wide purchasing
power average – including areas that might
appear comparatively wealthy, such as KarlAugust-Platz (10625) and Rüdesheimer Platz
(14197). The main reason for this is the age
structure: Charlottenburg-Wilmersdorf has
a higher proportion of pensioners than anywhere else in Berlin. Most of the two-person
and one-person households in the district have
only moderate income. However, household
purchasing power in these areas is still higher
than in the north of the district, where there
are more unemployed people and Hartz IV
benefit recipients. All in all, the housing cost
ratio of 30 percent for the district is the second
highest in the city.

Housing costs

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

Basic rent in
all market
segments1) in
€/m²/month

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

Vacancy 2)
in %

Apartment
size Ø
in m²

Basic
housing
cost Ø
in €/month

Total
housing
cost 3) Ø
in €/month

Household
buying
power Ø
in €/month

Basic rent in Housing
% of house- cost ratio 4)
hold buying in %
power

10585

581

5.39 (53)

6.97 (59)

11.00 (50)

4.7 (112)

70 (95)

488 (67)

670 (62)

2,249 (125)

21.7 (40)

29.8 (39)

10587

501

5.09 (69)

6.88 (63)

12.67 (30)

3.0 (79)

65 (155)

447 (84)

616 (87)

2,327 (108)

19.2 (71)

26.5 (72)
28.1 (54)

10589

445

5.00 (80)

6.62 (77)

10.45 (60)

1.2 (14)

67 (136)

443 (87)

618 (85)

2,201 (139)

20.2 (55)

10623

252

6.07

8.79

(9)

14.00 (19)

3.5 5)		

76 (44)

664 (14)

860 (16)

2,709 (39)

24.5 (19)

31.7 (23)

10625

482

5.83 (19)

7.54 (30)

12.16 (33)

1.9 (43)

73 (73)

546 (40)

735 (41)

2,371 (94)

23.0 (28)

31.0 (29)

(7)

10627

530

5.52 (34)

7.32 (40)

10.65 (54)

3.1 (81)

78 (34)

567 (30)

769 (29)

2,359 (97)

24.0 (23)

32.6 (20)

10629

679

6.00 (12)

8.57 (10)

14.15 (14)

2.3 (59)

79 (26)

677 (13)

883 (13)

2,541 (56)

26.6 (12)

34.7

10707

803

5.96 (14)

8.45 (11)

13.39 (24)

3.2 (84)

76 (38)

642 (19)

840 (19)

2,569 (48)

25.0 (18)

32.7 (19)

(9)

10709

590

5.49 (42)

7.45 (36)

12.90 (29)

2.5 (66)

68 (132)

503 (58)

679 (57)

2,374 (91)

21.2 (46)

28.6 (45)

10711

549

5.56 (30)

7.61 (25)

15.19

4.0 (100)

67 (137)

510 (57)

684 (53)

2,493 (65)

20.5 (51)

27.4 (64)

(9)

10713

385

5.15 (65)

7.03 (54)

12.03 (36)

2.2 (57)

66 (150)

464 (76)

635 (81)

2,310 (113)

20.1 (56)

27.5 (63)

10715

638

5.12 (67)

7.19 (48)

12.00 (37)

4.2 (106)

73 (66)

525 (48)

715 (45)

2,290 (119)

22.9 (29)

31.2 (26)

10717

643

5.67 (26)

7.73 (23)

13.71 (21)

2.0 (51)

68 (122)

526 (47)

703 (50)

2,399 (83)

21.9 (38)

29.3 (40)

10719

656

6.04

9.76

14.25 (13)

3.1 (82)

79 (27)

771

976

2,688 (41)

28.7

36.3

(9)
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(5)

(5)

(5)

(5)

(5)

Allocation of postcode areas
Due to the limited space, it is not possible in this HousingCostAtlas to locate the postcode areas more precisely, e.g.
by street and place names. A table with postcode allocation
can be accessed online under www.gsw.de k Unternehmen k
WohnmarktReport. Some postcode areas lie in several districts.
In this HousingCostAtlas, such areas are only listed under the
district in which the larger part is located.

Housing cost ratio
of households
in %
36.0 and over
32.0 – 35.9
28.0 – 31.9
26.0 – 27.9
24.0 – 25.9
21.0 – 23.9
up to 20.9

Housing market data
Postcode

Number
of rental
offers

Housing costs

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

Basic rent in
all market
segments1) in
€/m²/month

10789

391

6.07

(6)

8.33 (14)

13627

355

5.22 (61)

5.86 (125)

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

16.59

(3)

8.79 (99)

Vacancy 2)
in %

Apartment
size Ø
in m²

(6)

Basic
housing
cost Ø
in €/month

742

(7)

Total
housing
cost 3) Ø
in €/month

973

(6)

Household
buying
power Ø
in €/month

Basic rent in Housing
% of house- cost ratio 4)
hold buying in %
power

2.7 5)		

89

2,449 (69)

30.3

––		

63 (176)

369 (156)

533 (151)

2,107 (171)

17.5 (98)

(4)

25.3 (83)

39.7

(3)

14050

303

5.31 (56)

7.33 (39)

11.50 (42)

3.5 (90)

75 (55)

550 (37)

745 (35)

2,947 (31)

18.7 (79)

25.3 (84)

14052

570

5.77 (21)

7.61 (24)

11.43 (43)

2.5 5)		

79 (30)

602 (24)

807 (24)

2,566 (49)

23.4 (27)

31.4 (25)

14055

426

5.55 (32)

6.54 (84)

11.30 (45)

1.6 5)		

85 (12)

556 (34)

777 (27)

3,113 (25)

17.9 (94)

25.0 (92)

14057

529

5.50 (40)

7.20 (47)

15.53

3.5 (91)

76 (43)

547 (39)

745 (36)

2,447 (71)

22.4 (34)

30.4 (34)

(6)

14059

630

5.06 (72)

6.63 (73)

10.49 (57)

3.5 (92)

74 (63)

491 (64)

683 (54)

2,192 (140)

22.4 (33)

31.2 (27)

14193

1,057

5.85 (16)

9.02

14.56 (12)

8.5 (136)

85 (16)

767

988

3,479 (14)

22.0 (36)

28.4 (49)

(8)

(6)

(4)

14197

662

5.41 (50)

7.00 (58)

10.70 (53)

1.3 (20)

67 (147)

469 (75)

643 (74)

2,280 (122)

20.6 (50)

28.2 (52)

14199

695

5.69 (24)

7.12 (50)

13.13 (27)

5.4 (121)

75 (56)

534 (45)

729 (43)

2,976 (30)

17.9 (91)

24.5 (99)

District1)

13,357

5.50		

7.52		

13.18		

3.0		

74		

557		

749		 2,496		 22.3		

30.0

Berlin1)

136,282

4.30		

6.11		

10.96		

3.3		

71		

434		

601		 2,457		 17.7		

24.4

1) median 2) only 139 postcode areas included in ranking 3) includes operating costs (BBU 2008) of 2.10 €/m² (east) or 2.60 €/m² (west) 4) total rent in % of household buying power 5) falling number of limited significance
Sources: IDN ImmoDaten, GfK GeoMarketing (buying power), Techem-empirica (vacancy), compiled by: CB Richard Ellis
( ) rank among 187 postcode areas with rental data
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Friedrichshain-Kreuzberg:
High rents, low purchasing power
lthough Friedrichshain-Kreuzberg was only
formed in 2001 through the combination
of a former East Berlin district with a former
West Berlin district, it is one of the most homogeneous of the 12 districts of Berlin. Most
parts of Friedrichshain-Kreuzberg are in the
upper mid‑range in terms of asking rents and
apartment sizes but lag well behind when it
comes to household purchasing power, resulting in an extremely high housing cost ratio.
This is a source of irritation for those representing the interests of Friedrichshain-Kreuzberg
inhabitants, be they long-standing residents
or younger newcomers to the area, who can
see the demand-side pressure that is being
exercised on apartments in this lively, central
district. New construction, such as the planned
developments on the banks of the Spree River,
could ease some of this pressure. However, the
same residents often reject these projects as
forming part of an undesirable process of gentrification involving an influx of high-earners.
Where there is no potential for expansion in
terms of supply, however, rental growth is
occurring precisely because of the actions of
those who claim to want to prevent it.
Two parts of the district that are home to a
number of old buildings now rank among the
top fifth in Berlin in terms of asking rents:
the neighbourhoods around Mehringdamm,
Viktoriapark, Gneisenaustraße and the popular
Bergmannstraße in Kreuzberg (10961, 10965)
and the south of Friedrichshain between the
Ostbahnhof and Ostkreuz (10243, 10245).
Both are fashionable areas that are increasingly attracting interest from younger people –
as well as academics who are not as young
as they used to be. The pubs and clubs in
these neighbourhoods are also popular among
tourists. Average monthly asking rents for the
entire market are around €7.50 per square
metre. However, a strong upper market segment has also established itself in these areas –
particularly around Gneisenaustraße, where
average monthly asking rents for the most expensive tenth of available apartments amount
to precisely €16 per square metre, the fifth
highest figure in Berlin.
The only neighbourhoods in the district to fall
below the city-wide average in terms of asking
rents are Prinzenstraße (10969) at €6.11 and
Görlitzer Park (10999) at €5.90. Extremely
cheap apartments are becoming increasingly
rare in this district. While asking rents for the
lower market segment average €4.30 for Berlin as a whole, the figure for Friedrichshain14_HousingMarketReport_Berlin_March 2011

Kreuzberg is €5.13. Only the stretch of older
buildings around Görlitzer Park, which used
to be something of remote corner of West
Berlin on account of being enclosed by the
Wall on two sides, has average asking rents
of significantly below €5 in the lower segment.
Apartment sizes in the district serve to underline the dominance of older buildings from
before World War I. Apartments in almost all
postcode areas are considerably larger than
the city-wide average, with the greatest divergence found in the north-west of the district
near Potsdamer Platz, which is also home to
new luxury apartments. It is no coincidence
that Prinzenstraße (10969) has the smallest
average apartments in the district. This area
between the overhead railway line and the
border with Mitte district was largely destroyed after the War and was predominantly reconstructed with smaller social housing
apartments over subsequent decades.
Purchasing power is the aspect in which the
various parts of the district show the greatest homogeneity. This figure is consistently
lower than the Berlin average on account of
the population structure, which is dominated
by pensioners, students, younger creative
types and, not least, foreigners who are either unemployed or low-paid. The statistics
on purchasing power provide absolutely no
evidence of the oft-mooted mass influx of
higher earners; as such, this appears to be
more fear than reality. Even the area with the
highest purchasing power, namely the neighbourhood around Mehringdamm (10965), is
only ranked 144th of the city’s 190 postcode
areas. Seven of the 11 postcode areas in the
district fall within the lowest tenth in Berlin
in terms of purchasing power, with the areas
around Volkspark Friedrichshain (10249), Ostbahnhof (10243) and Prinzenstraße (10969)
bringing up the rear for the entire city.
Low purchasing power accompanied by
above-average asking rents can only result
in a high housing cost ratio. The figure for the
district as a whole is the highest in Berlin: on
average, tenants in Friedrichshain-Kreuzberg
have to spend 33.3 percent of purchasing
power on asking rents including heating. But
it would be wrong to say that all new tenants are arrivals from outside the district with
strong purchasing power; many residents on
lower incomes are prepared to accept a high
housing cost ratio rather than move to a less
lively district further from the city centre.

Housing cost ratio
of households
in %
36.0 and over
32.0 – 35.9
28.0 – 31.9
26.0 – 27.9
24.0 – 25.9
21.0 – 23.9
up to 20.9
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Postcode

Number
of rental
offers

Housing costs

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

Basic rent in
all market
segments1) in
€/m²/month

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

Vacancy 2)
in %

Apartment
size Ø
in m²

Basic
housing
cost Ø
in €/month

Total
housing
cost 3) Ø
in €/month

Household
buying
power Ø
in €/month

Basic rent in Housing
% of house- cost ratio 4)
hold buying in %
power

10243

1,423

5.55 (31)

7.52 (31)

10.23 (62)

2.0 (49)

74 (58)

557 (33)

712 (46)

1,985 (185)

28.0

10245

1,734

5.08 (70)

7.55 (29)

11.11 (48)

1.3 (17)

72 (75)

544 (41)

695 (52)

2,168 (149)

25.1 (16)

(8)

35.9

(6)

32.1 (22)

10247

1,548

5.47 (46)

7.30 (41)

10.46 (59)

2.8 (73)

70 (93)

511 (56)

658 (64)

2,142 (162)

23.9 (24)

30.7 (30)

10249

1,436

5.51 (39)

7.22 (45)

10.07 (68)

1.4 (22)

73 (64)

527 (46)

680 (56)

1,992 (184)

26.5 (13)

34.1 (13)
32.8 (18)

10961

446

5.50 (41)

7.46 (35)

16.00

(5)

2.6 (70)

70 (97)

522 (50)

704 (49)

2,150 (158)

24.3 (20)

10963

454

5.41 (51)

6.63 (74)

10.01 (70)

0.4 5)		

78 (32)

517 (54)

720 (44)

2,068 (176)

25.0 (17)

34.8

10965

390

5.07 (71)

7.59 (28)

13.33 (26)

1.5 (26)

74 (59)

561 (31)

754 (32)

2,189 (142)

25.6 (14)

34.4 (12)
32.4 (21)

(8)

10967

415

5.00 (82)

6.83 (66)

10.01 (71)

1.8 (39)

71 (86)

485 (68)

670 (61)

2,064 (179)

23.5 (26)

10969

548

5.14 (66)

6.11 (97)

10.08 (67)

4.3 5)		

67 (138)

410 (114)

584 (112)

1,914 (187)

21.4 (43)

30.5 (32)

10997

403

5.04 (75)

6.60 (78)

11.50 (41)

2.3 (60)

70 (98)

462 (77)

644 (72)

2,041 (181)

22.7 (31)

31.6 (24)

590

2,083 (175)

21.3 (45)

30.6 (31)

10999
District1)
Berlin1)

4.62 (116)

5.90 (122)

10.15 (65)

1.7 (33)

75 (46)

443 (88)

638 (79)

9,387

5.13		

7.22		

10.71		

2.1		

72		

520		

689		 2,068		 25.1		

33.3

136,282

4.30		

6.11		

10.96		

3.3		

71		

434		

601		 2,457		 17.7		

24.4

1) median 2) only 139 postcode areas included in ranking 3) includes operating costs (BBU 2008) of 2.10 €/m² (east) or 2.60 €/m² (west) 4) total rent in % of household buying power 5) falling number of limited significance
Sources: IDN ImmoDaten, GfK GeoMarketing (buying power), Techem-empirica (vacancy), compiled by: CB Richard Ellis
( ) rank among 187 postcode areas with rental data
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Lichtenberg: An affordable area
emerges from the shadows

L

ichtenberg, in the far east of Berlin, has
long been overshadowed as a residential
location. If it was known for anything beyond
the district borders, it was the prefabricated
apartment blocks of Hohenschönhausen and
Friedrichsfelde – not exactly the most attractive areas for potential new residents. However, Lichtenberg has now established itself
as an alternative to other parts of town. The
Stadtpark (10367), Fennpfuhl (10369) and
Siegfriedstraße (10365) neighbourhoods allow
near-city living; Rummelsburg (10317) offers
attractive waterways; and Alt-Hohenschönhausen (13053) has a pleasant small-town
atmosphere in places.

Asking rents are below-average for Berlin in
all but two of Lichtenberg’s postcode areas.
The first exception is Alt-Hohenschönhausen,
which is only slightly more expensive than the
city-wide average. Rents here are rising sharply, with growth of 13.0 percent compared with
2009. The second, more notable exception is
Karlshorst (10318), the most attractive and
relatively expensive part of the district at its
southern edge. Karlshorst is home to a large
number of historical city villas, some of which
are let as entire buildings, others of which are
split into separate apartments. Karlshorst is the
only postcode area where the average for the
lower market segment exceeds €5. The rest of
the district is substantially cheaper, with the
lowest rents being found in the north-east in
Malchow (13051), Falkenberg (13057) and
Wartenberg (13059) at barely €4. These ar-

eas are home to the prefabricated apartment
blocks of Hohenschönhausen and small, almost rural settlements on the edge of the city
with modest transport links and infrastructures.
Asking prices in the upper market segment
are dominated not by Karlshorst, but by the
area around the Stadtpark – the only neighbourhood in the district where average rents
for this segment comfortably exceed €9 per
square metre.
The available apartments in Lichtenberg are
generally smaller in size. This is due to the
high proportion of prefabricated buildings
and apartment blocks from the inter-war
period. Relatively generous apartments can
be found on Konrad-Wolf-Straße (13055) in
Hohenschönhausen, in the central Stadtpark
neighbourhood and right on the edge of the
city in Malchow. Alt-Hohenschönhausen and
Falkenberg also just about reach the city-wide
average of 70 square metres. The smallest
apartments are found in areas dominated by
prefabricated apartment blocks, with Wartenberg and Friedrichsfelde Nord and Süd (10315,
10319) coming in with an average size of just
60-63 square metres. In terms of average
household purchasing power, Lichtenberg
occupies second-last place in Berlin ahead
of Friedrichshain-Kreuzberg. Four postcode
areas in Lichtenberg have the lowest average
income in the district: Friedrichsfelde Nord
and Süd with their prefabricated apartment
blocks and Fennpfuhl, but also Stadtpark
(10367), which has a large proportion of small

Housing market data
Postcode

Number
of rental
offers

apartments suitable for pensioners. The only
neighbourhood to exceed the Berlin average of €2,457 is Karlshorst, with household
purchasing power of €2,665. Rummelsberg,
which ranks second in Lichtenberg in terms of
purchasing power, is already some way below
the city-wide average.
Due to its low purchasing power, the area
around the Stadtpark has the highest housing cost ratio in the district (28.7 percent),
followed by Konrad-Wolf-Straße, Fennpfuhl
and Alt-Hohenschönhausen. The housing cost
ratio in these areas exceeds 25 percent of average asking rents in each case. The figures
for Karlshorst and Rummelsburg are lower
on account of their relatively strong purchasing power, while Wartenberg and Falkenberg
have low rents to thank for their favourable
housing cost ratio, with average asking rents
accounting for as little as around 20 percent
of household purchasing power.

Housing costs

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

Basic rent in
all market
segments1) in
€/m²/month

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

Vacancy 2)
in %

Apartment
size Ø
in m²

Basic
housing
cost Ø
in €/month

Total
housing
cost 3) Ø
in €/month

Household
buying
power Ø
in €/month

Basic rent in Housing
% of house- cost ratio 4)
hold buying in %
power

10315

1,152

4.47 (137)

5.65 (142)

7.59 (146)

2.3 (58)

62 (177)

351 (169)

481 (178)

2,110 (169)

16.6 (123)

22.8 (139)

10317

653

4.57 (120)

5.97 (112)

8.45 (113)

1.9 (42)

67 (133)

400 (123)

540 (144)

2,401 (82)

16.7 (121)

22.5 (142)

10318

733

5.03 (76)

6.53 (86)

8.16 (121)

2.2 (56)

66 (148)

431 (96)

569 (128)

2,665 (42)

16.2 (133)

21.4 (159)

10319

439

4.81 (103)

5.62 (144)

6.72 (174)

1.8 (37)

63 (168)

354 (165)

486 (176)

2,045 (180)

17.3 (103)

23.8 (116)

10365

425

4.67 (115)

5.69 (137)

7.94 (134)

1.6 (27)

66 (149)

376 (144)

514 (166)

2,183 (146)

17.2 (105)

23.6 (121)

10367

389

4.59 (118)

6.05 (100)

9.33 (85)

3.6 (94)

71 (83)

430 (98)

579 (117)

2,016 (183)

21.3 (44)

28.7 (43)

10369

216

4.11 (166)

5.90 (120)

7.93 (135)

1.2 (13)

68 (131)

399 (125)

540 (145)

2,065 (178)

19.3 (65)

26.2 (77)

13051

246

4.03 (168)

5.12 (169)

7.27 (156)

6.5 (130)

71 (92)

361 (162)

509 (170)

2,119 (166)

17.0 (114)

24.0 (112)

13053

229

4.46 (138)

6.23 (94)

8.78 (100)

12.3 (48)

70 (109)

436 (92)

583 (113)

2,235 (128)

19.5 (61)

26.1 (78)

13055

905

4.57 (122)

6.03 (104)

7.34 (151)

2.3 (62)

74 (62)

446 (85)

602 (99)

2,188 (143)

20.4 (52)

27.5 (62)

13057

480

4.01 (169)

4.71 (179)

8.28 (118)

2.7 (72)

70 (110)

329 (178)

476 (179)

2,174 (148)

15.2 (155)

21.9 (149)

13059

190

4.00 (170)

5.19 (168)

8.50 (111)

2.3 (63)

60 (184)

311 (186)

437 (187)

2,335 (104)

13.3 (180)

18.7 (182)

District1)
Berlin1)

6,057

4.37		

5.81		

8.15		

3.0		

68		

395		

538		 2,198		 18.0		

24.5

136,282

4.30		

6.11		

10.96		

3.3		

71		

434		

601		 2,457		 17.7		

24.4

1) median 2) only 139 postcode areas included in ranking 3) includes operating costs (BBU 2008) of 2.10 €/m² (east) or 2.60 €/m² (west) 4) total rent in % of household buying power 5) falling number of limited significance
Sources: IDN ImmoDaten, GfK GeoMarketing (buying power), Techem-empirica (vacancy), compiled by: CB Richard Ellis
( ) rank among 187 postcode areas with rental data
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Marzahn-Hellersdorf: Low rents,
but often higher purchasing power

M

arzahn-Hellersdorf is known as the
home of Berlin’s two largest complexes
of prefabricated apartment buildings, but the
district also contains leisure destinations such
as Wuhletal and the Gardens of the World,
and the majority of its surface area is occupied
by expansive neighbourhoods with private
homes and small apartment buildings. These
are found in particular in the southern areas
of Biesdorf (12683), Kaulsdorf (12621) and
Mahlsdorf (12623), where modest suburban
centres formed around the commuter train
stations some decades ago. Asking rents in
these areas are easily the highest in the district, reaching €7.00 in Kaulsdorf and €6.79 in
Mahlsdorf. Biesdorf follows at some distance
with an average of €5.72. There are no extreme deviations at either end of the market
in these parts of the district, with asking rents
averaging around €9 in the upper segment
and €5 in the lower segment.

The areas of Marzahn and Hellersdorf to the
north, with their extensive prefabricated apartment buildings, constitute Berlin’s largest lowrent location. Average rents are consistently
in the bottom tenth of all neighbourhoods
in the city. The reasons are obvious: distance
from the city centre, unattractive layout of
the estates, floor plans with small rooms that
are often impossible to change for structural
reasons, poor infrastructure, and a concentration of socially deprived tenants. The most
extensive demolition measures in Berlin have
been undertaken here over the past decade.
Although this has improved individual loca-

tions, it has largely failed to make the area as
a whole more appealing.
It would take a brave landlord to demand rent
excluding heating of more than €5 per square
metre. The only postcode area where this
threshold is breached by some of the properties advertised is Marzahn-Mitte (12685). Not
far to the north, the neighbourhood on either
side of Mehrower Allee (12687) offers the
lowest average rents in the district at €4.29
per square metre, with the figure for simply
appointed apartments in the lower market
segment coming in at just €3.02. Average
rents of less than €4 in this segment are found
throughout those parts of the district that are
dominated by prefabricated apartment buildings. In Kaulsdorf-Nord (12619), asking rents
for the most expensive tenth of properties
advertised average €6.81 per square metre,
while the area to the north around Cottbusser
Platz (12629) holds a dubious record: apartments in the upper market segment can be
obtained for an average of €5.73 per square
metre, the lowest in Berlin.
However, the apartments on offer are not always the cramped shoeboxes they might appear from the outside. The average apartment
size is a consistent 70 square metres, with the
figure for Marzahn-Mitte and Mehrower Allee rising to as much as 77 square metres.
Apartments in the southern areas of Kaulsdorf,
Mahlsdorf and Biesdorf are no bigger – but
are often located in newer, better appointed
buildings. Household purchasing power in

Housing market data
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Number
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Marzahn-Hellersdorf is surprisingly strong,
with the large number of property owners
in Mahlsdorf, Kaulsdorf and Biesdorf placing
these neighbourhoods in the top 10 percent
in Berlin. The majority of postcode areas in
the parts of the district dominated by prefabricated buildings occupy middling positions within the city as a whole. These areas
are also home to a number of dual-income
households. However, purchasing power
is noticeably low in three neighbourhoods:
Raoul-Wallenberg-Straße (12679), Ahrensfelde (12689) and Mehrower Allee (12687).
All three are located in the north of Marzahn,
which is home to a concentration of comparatively socially deprived households. All in all,
though, the ratio of purchasing power to the
district’s affordable rents is extremely healthy,
with the result that Marzahn-Hellersdorf has
Berlin’s lowest housing cost ratio of just 18.2
percent. In Biesdorf and Mahlsdorf, this figure
falls as far as 17.3 percent and 17.2 percent
respectively – the lowest in the city.

Housing costs

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

Basic rent in
all market
segments1) in
€/m²/month

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

Vacancy
in %

2)

Apartment
size Ø
in m²

Basic
housing
cost Ø
in €/month

Total
housing
cost 3) Ø
in €/month

Household
buying
power Ø
in €/month

Basic rent in Housing
% of house- cost ratio 4)
hold buying in %
power

12619

998

3.49 (180)

4.44 (185)

6.81 (173)

2.0 (53)

70 (106)

311 (187)

458 (186)

2,333 (105)

13.3 (181)

19.6 (178)

12621

198

5.04 (74)

7.00 (56)

9.14 (88)

4.15)		

75 (50)

525 (49)

683 (55)

3,566 (11)

14.7 (163)

19.1 (179)

12623

391

5.00 (89)

6.79 (68)

9.00 (94)

4.0 5)		

72 (77)

489 (65)

640 (77)

3,730 (6)

13.1 (182)

17.2 (187)

12627

1,554

3.43 (183)

4.50 (184)

5.76 (186)

10.2 (46)

70 (107)

315 (185)

462 (185)

2,343 (102)

13.4 (179)

19.7 (177)

12629

621

3.61 (178)

4.72 (178)

5.73 (187)

5.4 (120)

68 (127)

321 (183)

464 (184)

2,305 (114)

13.9 (173)

20.1 (173)

12679

1,439

3.48 (181)

4.57 (181)

6.41 (181)

6.8 (132)

70 (108)

320 (184)

467 (183)

2,183 (145)

14.7 (166)

21.4 (155)

12681

620

3.78 (177)

4.80 (176)

6.50 (180)

3.9 (99)

74 (60)

355 (164)

511 (169)

2,432 (76)

14.6 (167)

21.0 (166)

12683

458

4.20 (161)

5.72 (134)

8.35 (115)

2.9 (76)

74 (61)

423 (107)

578 (118)

3,348 (16)

12.6 (186)

17.3 (186)

12685

860

3.57 (179)

5.00 (174)

6.51 (178)

5.9 (126)

77 (36)

385 (139)

547 (140)

2,379 (88)

16.2 (132)

23.0 (135)

12687

587

3.02 (185)

4.29 (186)

6.16 (183)

7.7 (135)

77 (37)

330 (177)

492 (175)

2,112 (168)

15.6 (146)

23.3 (126)

12689

1,465

3.90 (175)

4.69 (180)

6.09 (184)

7.2 (134)

69 (118)

323 (179)

468 (182)

2,162 (152)

15.0 (159)

21.7 (153)

District1)

9,191

3.53		

4.69		

7.00		

6.2		

70		

328		

475		 2,618		 12.5		

18.2

136,282

4.30		

6.11		

10.96		

3.3		

71		

434		

601		 2,457		 17.7		

24.4

Berlin1)

1) median 2) only 139 postcode areas included in ranking 3) includes operating costs (BBU 2008) of 2.10 €/m² (east) or 2.60 €/m² (west) 4) total rent in % of household buying power 5) falling number of limited significance
Sources: IDN ImmoDaten, GfK GeoMarketing (buying power), Techem-empirica (vacancy), compiled by: CB Richard Ellis
( ) rank among 187 postcode areas with rental data
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Mitte: Prime rents in the centre,
low rents in Moabit and Wedding

B

erlin-Mitte is the district with the most pronounced rental gap. The four postcode
areas with the highest average asking rents in
Berlin are found in and around the heart of the
city: Unter den Linden (10117), Hackescher
Markt/Alexanderplatz (10178), Rosenthaler
Platz (10119) and Chausseestraße (10115).
Potsdamer Platz (10785) tops the list in terms
of particularly high-quality apartments, with
average rents of €17.63 per square metre in
the upper segment. Northwest of the historical centre in Wedding and Moabit, however,
the district offers some of the most affordable apartments in the city, with asking rents
in the lower segment falling below €5 per
square metre. It is no coincidence that some
of the postcode areas with the lowest purchasing power in Berlin are found there, namely
around Birkenstraße (10551), Humboldthain
(13355) and Nauener Platz (13347).
Even in its central parts, the district is not at
the top of the list when it comes to household
purchasing power. Although the area around
the famous Unter den Linden boulevard
boasts the highest purchasing power in the
district, it only reaches 46th place within the
city as a whole. In addition to weak income,

this is due to the household and building
structure: Mitte is home to a relatively large
number of single-person households, including students and pensioners, who generally
have lower incomes than larger households.
The luxury apartments in the district are accompanied by prefabricated apartment blocks,
particularly either side of Leipziger Straße.
The divergence in terms of property size is
just as notable as the rental gap. The largest apartments in Berlin are located around
Unter den Linden, with an average size of
97 square metres, while Hackescher Markt/
Alexanderplatz is also in the city-wide top 10
in this respect. In both neighbourhoods, this
is probably attributable to the high proportion
of newer, large luxury apartments. By contrast,
some areas of Moabit and Wedding are home
to the smallest apartments in Berlin. In southeastern Moabit (10557) close to the Central
Station, the average property size is just 63
square metres – one-third smaller than around
Unter den Linden.
There is similar variation in the housing cost
ratio, i.e. asking rents as a proportion of local purchasing power. Unter den Linden and

Housing market data
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Number
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Hackescher Markt/Alexanderplatz again occupy the top positions in Berlin, with asking
rents including heating accounting for almost
50 percent of purchasing power. As this is
unaffordable for the vast majority, the apartments are only occupied by new residents with
high purchasing power, leading to a rise in the
proportion of high-earners in the neighbourhood. Housing cost ratios under 25 percent
can be found in the postcode areas of Schillerpark (13349), Rehberge (13351) and Soldiner Straße (13359) in the north of Wedding,
where rents are about half their equivalent
in the centre of the district and the available
apartments are substantially smaller.

Housing costs

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

Basic rent in
all market
segments1) in
€/m²/month

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

Vacancy 2)
in %

Apartment
size Ø
in m²

Basic
housing
cost Ø
in €/month

Total
housing
cost 3) Ø
in €/month

Basic rent in Housing
% of house- cost ratio 4)
hold buying in %
power

10115

1,522

6.00 (10)

9.84

(4)

15.49

(7)

2.5 (65)

74 (57)

728

(8)

2,550 (54)

28.6

(6)

34.7 (10)

10117

1,431

6.22

(4)

11.52

(1)

16.53

(4)

3.3 (87)

97

(1)

1,118

(1)

1,321

(1)

2,647 (44)

42.2

(1)

49.9

(1)

10119

844

6.33

(2)

10.03

(3)

15.00 (11)

1.8 (36)

78 (31)

783

(4)

946

(7)

2,523 (60)

31.0

(3)

37.5

(4)

11.00

(2)

935

(2)

1,114

(2)

10178

603

6.00 (11)

10179

539

5.36 (55)

8.17 (17)

16.80

(8)

884 (12)

Household
buying
power Ø
in €/month

(2)

1.7 (30)

85

(2)

2,347 (101)

39.8

(2)

47.4

14.10 (16)

1.4 (21)

72 (74)

588 (26)

740 (37)

2,144 (161)

27.4

(9)

34.5 (11)
27.8 (61)

10551

906

4.54 (125)

6.05 (102)

8.02 (128)

4.2 (104)

67 (134)

405 (116)

579 (116)

2,087 (174)

19.4 (64)

10553

655

4.42 (143)

5.66 (140)

9.03 (91)

5.4 5)		

69 (114)

390 (134)

570 (127)

2,147 (160)

18.2 (87)

26.5 (71)

10555

867

4.77 (106)

6.36 (89)

10.00 (72)

4.2 (105)

67 (135)

426 (102)

600 (103)

2,217 (134)

19.2 (70)

27.1 (67)

10557

773

4.84 (101)

6.95 (62)

11.57 (39)

4.3 (108)

63 (169)

438 (91)

601 (100)

2,322 (111)

18.8 (75)

25.9 (80)

10559

893

4.57 (123)

5.87 (124)

8.54 (109)

4.6 (111)

71 (84)

417 (109)

601 (101)

2,116 (167)

19.7 (60)

28.4 (48)

10785

786

5.20 (63)

7.40 (37)

17.63

(1)

5.3 (119)

79 (28)

585 (27)

790 (25)

2,409 (81)

24.3 (21)

32.8 (17)

10787

467

5.80 (20)

8.08 (18)

12.08 (35)

1.8 (38)

69 (116)

557 (32)

737 (39)

2,459 (68)

22.7 (30)

30.0 (38)

13347

1,474

4.29 (156)

5.44 (156)

7.81 (139)

3.8 (98)

68 (128)

370 (154)

547 (139)

2,039 (182)

18.1 (88)

26.8 (68)

13349

725

4.43 (141)

5.34 (163)

7.94 (133)

3.1 (83)

65 (160)

347 (173)

516 (165)

2,149 (159)

16.2 (134)

24.0 (111)

13351

682

4.50 (133)

5.66 (141)

7.50 (149)

3.4 (88)

64 (166)

362 (161)

528 (155)

2,174 (147)

16.6 (122)

24.3 (102)

13353

1,360

4.40 (149)

5.73 (133)

8.00 (131)

6.7 (131)

69 (119)

395 (128)

575 (122)

2,103 (172)

18.8 (76)

27.3 (65)

13355

726

4.33 (153)

5.10 (170)

7.10 (162)

2.5 5)		

75 (52)

383 (141)

578 (119)

2,066 (177)

18.5 (81)

28.0 (57)

13357

1,445

4.30 (155)

5.38 (161)

7.37 (150)

5.8 (124)

73 (70)

393 (129)

582 (115)

2,091 (173)

18.8 (78)

27.9 (59)

2,131 (163)

16.1 (135)

13359

1,327

4.09 (167)

5.06 (172)

7.06 (163)

4.2 5)		

68 (129)

344 (174)

521 (161)

District1)

18,025

4.50		

6.25		

13.78		

3.8		

71		

444		

611		 2,218		 20.0		

27.5

Berlin1)

136,282

4.30		

6.11		

10.96		

3.3		

71		

434		

601		 2,457		 17.7		

24.4

24.4 (100)

1) median 2) only 139 postcode areas included in ranking 3) includes operating costs (BBU 2008) of 2.10 €/m² (east) or 2.60 €/m² (west) 4) total rent in % of household buying power 5) falling number of limited significance
Sources: IDN ImmoDaten, GfK GeoMarketing (buying power), Techem-empirica (vacancy), compiled by: CB Richard Ellis
( ) rank among 187 postcode areas with rental data
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Neukölln: Better than its reputation
in both north and south

N

eukölln does not have the best reputation,
but on closer examination, it is home to
some very attractive residential areas. Maybachufer (12047) has been discovered by young
people and creative types who have been
priced out of the neighboring Kreuzberg. It is
now also home to the most expensive rental
apartments in Neukölln, with average asking
rents of €7 per square metre for the market
as a whole and more than €10 for the upper
segment. Even the simplest apartments in this
area cost an average of €5 per square metre
per month. Average asking rents increased by
16.2 percent compared with 2009.
However, “Kreuzkölln,”as it is known, is the
only part of the district where rents exceed
the city average. Neukölln is otherwise an affordable area, with average rents only hitting
the €6-mark in two other neighbourhoods:
Rudow-Süd (12355), which will benefit from
its proximity to the new major international
airport from 2012; and Hermannstraße West
(12049), which is benefiting from the closure
rather than the construction of an airport. The
nearby site of the former Tempelhof Airport
opened as a park in 2010 following extensive
debate, giving this previously enclosed urban
neighbourhood some 400 hectares of open
space on its doorstep. Although some construction is planned in the immediate vicinity

of Hermannstraße West in the longer term,
the majority of the area is expected to remain
undeveloped. At the other end of the scale,
two neighbourhoods have asking rents of just
over €5.20 per square metre: Buckow-Ost
(12353), which consists of the high-rise Gropiusstadt complex, and the area around the
southern end of Sonnenallee (12057), which
is home to many industrial facilities, an urban
highway project and an extensive high-rise
complex of its own. The largest apartments in
the district are found in Rudow-Süd (12355)
and, somewhat surprisingly, Buckow-Ost. The
smallest are found in Sonnenallee-Süd and
Nord (12045), Hermannstraße-West and Süd
(12051) and Rollbergstraße (12053), where
the average size of the apartments advertised
comes to just over 60 square metres.
There are considerable differences in purchasing power in the individual areas of Neukölln.
Rudow-Ost (12357), which is dominated by
single-family houses, belongs to the top 10
percent of Berlin postcode areas in terms of
household purchasing power with a figure of
€3,263, while Rudow-Süd and Buckow-West
(12349) are also in the upper segment. Areas
with low purchasing power are mostly found
in the northern heartlands of Neukölln around
Karl-Marx-Straße, Hermannstraße and Sonnenallee (12043, 12051, 12059, 12049, 12045
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and 12053). The up-and-coming Maybachufer
at the very northern end of the district is still
in the lower segment. With purchasing power
of €2,243, its creative young minds may be
breathing new life into the neighbourhood,
but they have yet to bring a great deal of
money with them. As this area has become so
attractive, however, it has the highest housing
cost ratio in the district at 28.7 percent.
The other end of the scale is occupied by both
parts of Rudow and Buckow-West thanks to
their comparatively high household purchasing
power accompanied by not particularly high
rents. Britz-West (12347) and Sonnenallee
Süd also have a relatively low housing cost
ratio. Although purchasing power in these
areas is not high, rents are only moderate.

Housing costs

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

Basic rent in
all market
segments1) in
€/m²/month

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

Vacancy
in %

2)

Apartment
size Ø
in m²

Basic
housing
cost Ø
in €/month

Total
housing
cost 3) Ø
in €/month

Household
buying
power Ø
in €/month

Basic rent in Housing
% of house- cost ratio 4)
hold buying in %
power

12043

383

4.50 (131)

5.61 (145)

8.50 (110)

5.8 (123)

68 (124)

382 (142)

558 (135)

2,235 (129)

17.1 (108)

25.0 (90)

12045

353

4.76 (108)

5.91 (117)

8.84 (97)

3.2 (85)

59 (185)

349 (171)

502 (173)

2,186 (144)

16.0 (137)

23.0 (136)

12047

354

5.00 (83)

7.00 (55)

10.16 (64)

2.8 (74)

67 (139)

469 (74)

643 (73)

2,243 (127)

20.9 (47)

28.7 (44)

12049

701

4.52 (126)

6.00 (109)

8.48 (112)

5.9 (125)

62 (179)

372 (151)

533 (150)

2,205 (137)

16.9 (118)

24.2 (103)

12051

895

4.28 (158)

5.69 (138)

8.06 (125)

4.1 (103)

63 (170)

358 (163)

522 (159)

2,213 (135)

16.2 (131)

23.6 (119)

12053

600

4.57 (119)

5.54 (148)

8.03 (127)

4.4 (109)

63 (171)

349 (170)

513 (167)

2,151 (155)

16.2 (129)

23.8 (115)

12055

524

4.40 (148)

5.74 (132)

8.06 (124)

10.4 (47)

65 (157)

373 (148)

542 (142)

2,284 (121)

16.3 (127)

23.7 (117)

12057

219

4.21 (160)

5.20 (167)

8.59 (104)

––		

62 (180)

322 (182)

483 (177)

2,264 (123)

14.2 (172)

21.4 (160)

12059

645

4.49 (136)

5.93 (116)

8.20 (120)

9.4 (138)

63 (172)

374 (147)

537 (146)

2,208 (136)

16.9 (116)

24.3 (101)

12347

1,108

4.43 (142)

5.51 (154)

7.58 (147)

8.6 (137)

64 (165)

353 (168)

519 (164)

2,441 (73)

14.4 (171)

21.3 (163)

12349

806

4.49 (135)

5.96 (114)

7.03 (166)

4.3 5)		

67 (142)

399 (124)

573 (123)

2,902 (34)

13.8 (177)

19.8 (176)

12351

428

4.41 (144)

5.59 (146)

7.66 (145)

0.7 5)		

67 (143)

375 (145)

549 (138)

2,372 (93)

15.8 (142)

23.1 (131)

12353

844

4.22 (159)

5.22 (166)

6.50 (179)

0.9

(5)

75 (48)

391 (131)

586 (111)

2,158 (153)

18.1 (89)

27.2 (66)

12355

923

4.94 (94)

6.01 (107)

7.70 (142)

3.7 5)		

76 (39)

457 (81)

655 (67)

3,134 (22)

14.6 (168)

20.9 (167)

12357

216

4.70 (114)

5.95 (115)

8.33 (116)

1.2 5)		

70 (104)

417 (110)

599 (104)

3,263 (17)

12.8 (185)

18.3 (184)

12359

871

4.57 (121)

5.90 (121)

13.56 (22)

2.9 5)		

63 (173)

372 (152)

536 (147)

2,394 (85)

15.5 (149)

9,870

4.46		

5.77		

8.16		

4.3		

66		

381		

552		 2,422		 15.7		

22.8

136,282

4.30		

6.11		

10.96		

3.3		

71		

434		

601		 2,457		 17.7		

24.4

District1)
Berlin1)

22.4 (144)

1) median 2) only 139 postcode areas included in ranking 3) includes operating costs (BBU 2008) of 2.10 €/m² (east) or 2.60 €/m² (west) 4) total rent in % of household buying power 5) falling number of limited significance
Sources: IDN ImmoDaten, GfK GeoMarketing (buying power), Techem-empirica (vacancy), compiled by: CB Richard Ellis
( ) rank among 187 postcode areas with rental data
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Pankow: Urban life in Prenzlauer Berg,
rural calm at the edge of town

T

he south of Pankow district is home to
one of the most densely developed and
populated parts of Berlin, particularly in the
Prenzlauer Berg neighbourhoods whose
postcodes begin with 104. At the same time,
however, the north and north-east of Pankow
boasts a number of areas that are characterised by open countryside, historical centres
and a village atmosphere. Between the two
extremes, Pankow takes in almost every level
of housing density and form of construction
that 20th-century architecture has to offer,
from neighbourhoods with an abundance of
owner-occupied properties and 1920s social
housing estates through to areas dominated
by prefabricated apartment blocks.

The rental gap is similarly wide. The popular neighbourhoods in Prenzlauer Berg lead
the way by some distance, with Kollwitzplatz
(10435), Prenzlauer Allee (10405) and Helmholtzplatz (10437) falling within the upper
tenth of all Berlin postcode areas in terms
of average asking rents. Rents around Kollwitzplatz average €9.44 per square metre,
with even the lower segment coming in at
€6.55 – higher than the average figure for
neighbourhoods on the edge of the city such
as Buschallee (13088), Heinersdorf (13089),
Karow/Buch (13125) and Buchholz (13127).

At around €6 per square metre, rents in these
idyllic green areas are lower than the Berlin
average. They are also home to the largest
apartments advertised in the district. By contrast, the smallest are found in the Danziger
Straße (10407), Neumannstraße (13189) and
Ostseestraße (10409) postcode areas. Most of
these properties were built in the period following the First World War, when construction
tended to be particularly economical. This was
followed by prefabricated apartment buildings
with similarly small apartments. These areas
also lag behind in terms of purchasing power,
with Ostseestraße ranked second-last in the
whole of Berlin. Purchasing power is also
low around Helmholtzplatz, Pistoriusstraße
(13086) and Arnimplatz (10439). However,
even a neighbourhood with as high rents as
Kollwitzplatz only just rises above the Berlin
average in terms of purchasing power, being
ranked 82nd of the city’s 190 postcode areas.
This is because it is also home to social housing
with renovation subsidies, simple backyard
apartments and other properties with longstanding rental agreements that are economically favorable for the tenants.
Due to the combination of moderate purchasing power and high rents, the core neighbourhoods of Prenzlauer Berg around Kollwitzplatz,

Housing market data
Postcode

Number
of rental
offers

Helmholtzplatz and Prenzlauer Allee are in the
top 10 percent in Berlin in terms of housing
cost ratios, with rent accounting for more than
33 percent of local purchasing power. This
would cause heads to shake in Karow/Buch,
Buchholz and Heinersdorf, where only 21-25
percent of local purchasing power is required
to finance rent costs, despite the fact that
large family apartments are more common
here than in most inner-city areas. Pankow
is one of the most child-friendly districts in
Berlin. The sparsely-populated areas on the
edge of the city and converted former sewage farms provide plenty of open space for
future development. Pankow is expected to
see the most substantial population growth
of all Berlin districts over the coming years.

Housing costs

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

Basic rent in
all market
segments1) in
€/m²/month

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

Vacancy
in %

2)

10405

1,372

5.73 (22)

8.36 (12)

14.00 (18)

1.0

10407

864

5.84 (18)

8.00 (19)

13.33 (25)

6.3 (128)

(7)

Apartment
size Ø
in m²

Basic
housing
cost Ø
in €/month

Total
housing
cost 3) Ø
in €/month

Household
buying
power Ø
in €/month

Basic rent in Housing
% of house- cost ratio 4)
hold buying in %
power

73 (72)

606 (23)

758 (31)

2,221 (132)

27.3 (10)

34.1 (14)

65 (154)

520 (51)

657 (65)

2,191 (141)

23.7 (25)

30.0 (37)

10409

666

5.20 (64)

6.59 (79)

10.10 (66)

0.8

(3)

61 (183)

402 (122)

530 (153)

1,981 (186)

20.3 (54)

26.8 (70)

10435

868

6.55

(1)

9.44

(7)

15.10 (10)

1.7 (31)

73 (65)

689 (10)

842 (18)

2,416 (80)

28.5

34.9

10437

1,599

6.09

(5)

8.35 (13)

13.00 (28)

2.1 (55)

70 (94)

584 (28)

731 (42)

2,166 (151)

27.0 (11)

(7)

(7)

33.8 (15)

10439

1,506

5.48 (45)

7.52 (32)

10.52 (56)

2.0 (50)

68 (121)

512 (55)

654 (68)

2,108 (170)

24.3 (22)

31.0 (28)

13086

1,154

4.90 (96)

6.34 (90)

8.30 (117)

1.3 (18)

67 (145)

425 (104)

565 (130)

2,150 (157)

19.7 (59)

26.3 (75)

13088

834

4.81 (105)

6.05 (101)

8.95 (95)

1.0

(9)

70 (111)

424 (105)

571 (125)

2,202 (138)

19.2 (69)

25.9 (79)

13089

121

4.74 (112)

6.05 (103)

7.32 (153)

––		

75 (51)

453 (82)

611 (89)

2,901 (35)

15.6 (144)

21.1 (165)

4.2 (107)

76 (40)

445 (86)

604 (94)

2,436 (75)

18.3 (86)

24.8 (96)

76 (41)

433 (94)

593 (108)

2,559 (52)

16.9 (115)

66		

510		

648		 3,040		 16.8		

13125

1,369

5.00 (90)

5.85 (126)

8.13 (123)

13127

974

4.77 (107)

5.70 (136)

7.23 (159)

13129 5)

26

5.06		

7.79		 10.53		

14.6 5)		
––		

23.2 (129)
21.3

13156

1,295

5.21 (62)

6.56 (81)

8.95 (96)

1.8 (41)

73 (68)

479 (70)

632 (82)

2,399 (84)

20.0 (57)

26.3 (74)

13158

562

5.38 (54)

6.69 (72)

8.55 (108)

1.4 (24)

73 (69)

489 (66)

642 (75)

2,515 (61)

19.4 (63)

25.5 (81)

13159 5)
13187
13189

4.09		

6.06		

7.42		

––		

70		

421		

567		 2,854		 14.8		

19.9

1,235

12

4.94 (93)

6.62 (76)

9.95 (74)

2.0 (54)

72 (78)

477 (71)

628 (83)

2,224 (131)

21.4 (42)

28.2 (51)

840

8.14 (122)

0.9

2,167 (150)

17.4 (99)

23.4 (124)

5.25 (58)

6.10 (98)

62 (182)

378 (143)

508 (171)

District1)

15,297

5.06		

6.90		

11.53		

2.4		

(6)

71		

490		

639		 2,282		 21.5		

28.0

Berlin1)

136,282

4.30		

6.11		

10.96		

3.3		

71		

434		

601		 2,457		 17.7		

24.4

1) median 2) only 139 postcode areas included in ranking 3) includes operating costs (BBU 2008) of 2.10 €/m² (east) or 2.60 €/m² (west) 4) total rent in % of household buying power 5) falling number of limited significance
Sources: IDN ImmoDaten, GfK GeoMarketing (buying power), Techem-empirica (vacancy), compiled by: CB Richard Ellis
( ) rank among 187 postcode areas with rental data
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Reinickendorf: High purchasing power in places
but largely moderate rents

R

einickendorf, the district situated in
northwestern Berlin, is characterised by
extensive greenery and waterways and a wide
variety of residential areas, from expansive
neighbourhoods populated by villas and
single-family houses, high-quality apartment
blocks and 1920s-era housing through to
large estates built after World War II. The most
high-profile feature of the district in national
terms – Tegel Airport – will close its doors in
2012. Although this represents a setback for
the local economy, residents living under the
flight path (particularly in postcodes 13405
and 13409 to the east of the airport) and
those seeking rest and relaxation on the banks
of the Tegeler See will view it as progress. Although Reinickendorf has some residential
areas with high prices, it is primarily home to
affordable neighbourhoods and boasts the
second-lowest average housing cost ratio in
Berlin, beaten only by Marzahn-Hellersdorf.

and the highest rents. On a city-wide basis,
all of the other parts of the district fall within
the bottom quarter of the market. This applies
in particular to the neighbourhoods around
Kurt-Schumacher-Damm (13405) and Eichborndamm (13403), which are still affected
by aircraft noise, and the southeastern parts
of Reinickendorf that are home to industry
and housing developments built between the
1930s and the 1970s, such as Alt-Reinickendorf (13407) and Residenzstraße (13409). The
same applies to areas in the northeast of the
district that are dominated by large estates
from the 1960s and 1970s, namely Märkisches Viertel Ost (13439) and West (13435)
and Waidmannslust (13469). Märkisches Viertel Ost is home to the cheapest apartments
in the whole of Berlin, with average asking
rents in the lower market segment amounting
to only €2.76 per square metre.

Heiligensee, Konradshöhe and Waidmannslust
also make the top 10 percent in Berlin in terms
of household purchasing power. By contrast,
purchasing power in five postcode areas is
below the city average: Eichborndamm, AltReinickendorf, Residenzstraße and both parts
of the Märkisches Viertel.

The divergence in terms of purchasing power
Four sprawling green areas on the northwest- between the individual neighbourhoods in
ern and northern edge of the city lead the way Reinickendorf is even more pronounced than
in terms of asking rents: Heiligensee (13503), the rental gap. Frohnau is the most prosperous
Frohnau (13465), Konradshöhe (13505) and postcode area in the whole of Berlin in this
Hermsdorf (13467). These are the only parts respect, with monthly household purchasing
of the district where average asking rents ex- power of €4,037. The exclusive residential
ceed €7 per square metre, placing them in neighbourhood is home to a large number of
the top third for the city as a whole. In central middle-aged and slightly older high-earners
Reinickendorf, the postcode areas of Alt-Tegel and dual-income households with children.
(13507), Alt-Wittenau (13437) and Borsig- There is a small proportion of pensioners,
walde (13509) boast the largest apartments young professionals and students. Hermsdorf,

The logical consequence of comparatively
moderate asking rents and high average purchasing power is a relatively low housing cost
ratio. Alt-Wittenau, Borsigwalde and Waidmannslust (13437, 13509, 13469) are some
of the most affordable parts of Berlin in this
respect. When it comes to Waidmannslust, it
should be noted that average rents are influenced to a large extent by the presence of a
large housing estate, while average household
purchasing power is driven by the residents of
the area’s many single-family houses.

Housing market data
Postcode

Number
of rental
offers

Housing costs

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

Basic rent in
all market
segments1) in
€/m²/month

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

Vacancy 2)
in %

Apartment
size Ø
in m²

Basic
housing
cost Ø
in €/month

Total
housing
cost 3) Ø
in €/month

Household
buying
power Ø
in €/month

Basic rent in Housing
% of house- cost ratio 4)
hold buying in %
power

13403

1,366

4.43 (140)

5.53 (151)

7.02 (168)

2.4 (64)

64 (167)

354 (166)

520 (163)

2,290 (117)

15.5 (151)

22.7 (140)

13405

398

4.15 (163)

5.05 (173)

6.09 (185)

––		

85

429 (99)

650 (70)

2,594 (45)

16.5 (124)

25.1 (89)

(9)

13407

1,378

4.54 (124)

5.25 (165)

6.67 (176)

1.7 (35)

63 (175)

331 (176)

495 (174)

2,290 (118)

14.4 (170)

21.6 (154)

13409

1,721

4.33 (154)

5.43 (157)

7.00 (170)

1.3 (19)

65 (161)

353 (167)

522 (160)

2,218 (133)

15.9 (139)

23.5 (122)
28.5 (46)

13435

303

3.46 (182)

4.80 (177)

7.00 (171)

1.1 (12)

83 (18)

398 (126)

614 (88)

2,151 (156)

18.5 (82)

13437

472

4.50 (134)

5.83 (129)

7.87 (136)

3.2 5)		

67 (146)

390 (135)

565 (132)

2,983 (29)

13.1 (183)

18.9 (180)

13439

489

2.76 (187)

4.87 (175)

7.27 (155)

0.4

(1)

83 (19)

404 (118)

620 (84)

2,127 (164)

19.0 (74)

29.2 (42)

13465

545

5.98 (13)

7.51 (33)

9.48 (83)

3.8 5)		

85 (10)

638 (20)

859 (17)

4,037 (1)

15.8 (141)

21.3 (162)

13467

473

5.51 (37)

7.00 (57)

9.57 (79)

5.7 5)		

82 (20)

574 (29)

787 (26)

3,689 (7)

15.6 (148)

21.3 (161)

13469

907

3.26 (184)

4.51 (183)

7.97 (132)

––		

82 (21)

370 (153)

583 (114)

3,196 (18)

11.6 (187)

18.2 (185)

13503

183

5.84 (17)

7.80 (21)

11.11 (49)

9.0 5)		

85 (11)

663 (15)

884 (11)

3,677 (8)

18.0 (90)

24.0 (109)

13505

125

5.72 (23)

7.06 (51)

9.55 (81)

––		

91

642 (18)

879 (15)

3,651 (10)

17.6 (97)

24.1 (107)

(3)

13507

788

5.03 (77)

6.40 (87)

9.51 (82)

1.9 (45)

72 (79)

461 (78)

648 (71)

2,578 (46)

17.9 (93)

25.1 (86)

13509

525

4.75 (110)

5.56 (147)

7.25 (158)

2.9 (77)

58 (187)

323 (181)

474 (180)

2,526 (58)

12.8 (184)

18.7 (181)

District1)
Berlin1)

9,673

4.02		

5.56		

8.33		

2.7		

71		

394		

579		 2,729		 14.5		

21.2

136,282

4.30		

6.11		

10.96		

3.3		

71		

434		

601		 2,457		 17.7		

24.4

1) median 2) only 139 postcode areas included in ranking 3) includes operating costs (BBU 2008) of 2.10 €/m² (east) or 2.60 €/m² (west) 4) total rent in % of household buying power 5) falling number of limited significance
Sources: IDN ImmoDaten, GfK GeoMarketing (buying power), Techem-empirica (vacancy), compiled by: CB Richard Ellis
( ) rank among 187 postcode areas with rental data
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Spandau: Moderate rents at the
western edge of the city

S

pandau is the district furthest away from
central Berlin, and the city’s most independent, boasting its own historic centre, intercity railway station, neighbourhoods with
private homes and social housing, and extensive forests, waterways and open countryside.
Average asking rents are the second-lowest in
the whole of Berlin, beaten only by Spandau’s
eastern counterpart of Marzahn-Hellersdorf.
Although the income situation and purchasing
power are fair to middling, generally, people
in Spandau commit less of their purchasing
power to housing costs than in most other
parts of the city.

All but one of the postcode areas in Spandau
district fall within the lowest third in Berlin
in terms of average asking rents. At €4.25
per square metre, Heerstraße/Wilhelmstraße
(13593) actually has the lowest average in the
entire city, while Falkenhagener Feld (13589)
is another haven for bargain-hunters, offering
average rents of just €4.54. In both of these
areas, as well as in Altstadt and Stresow to the
east of the Havel River (13597), the average
for the lower market segment is less than €4,
while Siemensstadt (13629), the area around
Zeppelinstraße to the west of Altstadt (13583)
and Neustadt all come in at exactly €4. By
contrast, expensive apartments that are more
luxuriously appointed are something of a rarity in Spandau. Average asking rents in the
district’s upper market segment come in at
less than €8 almost consistently throughout
the district.

The only exception is an area with a large
geographical footprint but only a small rental market, with 290 properties advertised in
2010: Gatow/Kladow (14089), which covers
the entire south of the district. It is the most
prosperous part of Spandau and occupies
fourth place in Berlin in terms of household
purchasing power. Although the average asking rents of €6.77 per square metre are the
highest in the district, they are only enough
to put Gatow/Kladow in 70th place in the
city as a whole. Rental properties are often
high quality, with an average size of 88 square
metres – the seventh largest in Berlin. However, prices are adversely affected by the area’s
rather remote location when it comes to transport connections.
Other parts of Spandau are more central,
but offer considerably less living space. The
average apartment size is 70 square metres,
while the figure for Siemensstadt and the area
around Zeppelinstraße is even lower on account of the large proportion of apartments
from the inter-war period, when planners
were economical with living space. It is no
coincidence that the largest apartments to
the north of Gatow/Kladow are found in
the Heerstraße/Wilhelmstraße and Altstadt
neighbourhoods, both of which have a high
proportion of apartments in older buildings
with relatively generous layouts.
Although they all rank some way behind
Gatow/Kladow, reasonable purchasing power

Housing market data
Postcode

Number
of rental
offers

can be found in areas such as Staaken at the
western edge of the city (13591), Altstadt
and Siemensstadt, which remains home to a
significant proportion of skilled workers and
dual-income households. The other end of
the scale is occupied by Neustadt (13585),
which suffers from social problems, as well as
the large Falkenhagener Feld estate (13589)
and Zeppelinstraße. Generally, Spandau is
very affordable when it comes to the ratio
of asking rents to purchasing power. Only
Klosterfelde (13581) and Haselhorst (13599)
come in slightly above the Berlin average, with
a housing cost ratio of 24.9 percent; all the
other postcodes are below average. This is
only just the case for Altstadt, Neustadt and
Zeppelinstraße; the gap is wider in Wilhelmstadt Ost (13595), Falkenhagener Feld and
Hakenfelde (13587). For tenants, the most
affordable areas are Staaken, Heerstraße/
Wilhelmstraße, Siemensstadt and, of course,
Gatow/Kladow with its high purchasing power.

Housing costs

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

Basic rent in
all market
segments1) in
€/m²/month

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

Vacancy 2)
in %

Apartment
size Ø
in m²

Basic
housing
cost Ø
in €/month

Total
housing
cost 3) Ø
in €/month

Household
buying
power Ø
in €/month

Basic rent in Housing
% of house- cost ratio 4)
hold buying in %
power

13581

1,022

4.19 (162)

5.62 (143)

7.29 (154)

4.9 (116)

72 (80)

405 (117)

592 (109)

2,373 (92)

17.1 (113)

24.9 (94)

13583

939

4.00 (171)

5.36 (162)

7.02 (167)

3.6 (96)

68 (130)

364 (160)

541 (143)

2,249 (126)

16.2 (130)

24.1 (108)

13585

2,274

4.00 (172)

5.07 (171)

7.05 (164)

6.4 (129)

73 (71)

370 (155)

560 (134)

2,324 (109)

15.9 (138)

24.1 (106)

13587

1,677

4.52 (127)

5.50 (155)

7.10 (161)

4.0 (102)

70 (112)

385 (138)

567 (129)

2,497 (64)

15.4 (153)

22.7 (141)

13589

962

3.81 (176)

4.54 (182)

6.41 (182)

3.8 5)		

75 (53)

340 (175)

535 (148)

2,319 (112)

14.7 (165)

23.1 (134)

13591

961

4.29 (157)

5.41 (159)

7.05 (165)

1.0 5)		

72 (81)

389 (136)

576 (121)

2,577 (47)

15.1 (156)

22.4 (145)

13593

1,066

3.01 (186)

4.25 (187)

6.57 (177)

5.0 (117)

76 (42)

323 (180)

521 (162)

2,333 (106)

13.8 (174)

22.3 (146)
23.1 (132)

13595

1,360

4.40 (147)

5.43 (158)

7.34 (152)

6.1 (127)

71 (90)

385 (137)

570 (126)

2,467 (67)

15.6 (145)

13597

743

3.91 (174)

5.54 (150)

7.83 (137)

1.2 5)		

75 (54)

415 (112)

610 (91)

2,544 (55)

16.3 (128)

24.0 (113)

13599

568

4.39 (150)

5.84 (127)

7.68 (144)

2.9 (78)

70 (113)

409 (115)

591 (110)

2,378 (89)

17.2 (106)

24.9 (95)
21.8 (150)

13629

477

4.00 (173)

5.40 (160)

7.13 (160)

1.0 (10)

69 (120)

373 (150)

552 (136)

2,526 (57)

14.7 (162)

14089

290

5.51 (35)

6.77 (69)

11.30 (44)

2.5 5)		

88

596 (25)

824 (21)

3,860 (4)

15.4 (152)

(7)

21.4 (158)

District1)

12,339

3.98		

5.26		

7.21		

4.2		

73		

384		

574		 2,519		 15.2		

22.8

Berlin1)

136,282

4.30		

6.11		

10.96		

3.3		

71		

434		

601		 2,457		 17.7		

24.4

1) median 2) only 139 postcode areas included in ranking 3) includes operating costs (BBU 2008) of 2.10 €/m² (east) or 2.60 €/m² (west) 4) total rent in % of household buying power 5) falling number of limited significance
Sources: IDN ImmoDaten, GfK GeoMarketing (buying power), Techem-empirica (vacancy), compiled by: CB Richard Ellis
( ) rank among 187 postcode areas with rental data
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Steglitz-Zehlendorf: High purchasing power,
moderate rents in places
he popular cliché about Berlin’s greenest
and most prosperous district is that its residents are all well-off owners of large singlefamily houses and enjoy a suburban lifestyle.
This is certainly true to some extent, particularly in the expansive and exclusive residential
areas of Dahlem (14195) and many parts of
Zehlendorf (14163, 14165, 14167, 14169),
Nikolassee/Schlachtensee (14129) and Wannsee (14109). But this is more the exception
even in a district like Steglitz-Zehlendorf: in
reality, the majority of residents live in rented
apartments. Although average household purchasing power is indeed the highest in Berlin,
there are significant discrepancies between the
areas dominated by detached houses and the
more urban neighbourhoods in the east of the
district. Housing costs are a major element of
the household budget for most Steglitz-Zehlendorf tenants. The average housing ratio of
23.4 percent, defined as the ratio of average
asking rents to average purchasing power in
a given area, is only just lower than the figure
of 24.4 percent for Berlin as a whole.

the Schloßstraße retail area are only slightly
higher. In these areas, however, there is a
marked internal quality gap between individual rented detached houses and apartments
in high-rise buildings. Average asking rents are
slightly higher in neighbourhoods that offer
a decent standard of living in some areas but
that are otherwise blighted by traffic or location factors, such as Schildhornstraße (12163),
Lichterfelde-Südost (12209) and Unter den
Eichen (12203). All of the parts of Zehlendorf not previously mentioned (14167, 14163,
14165, 14169) and Lichterfelde-West (12205)
boast average asking rents of between €7 and
€8 per square metre, putting them well above
the city-wide average.

Relatively affordable niches in the housing
market can be found even in Steglitz-Zehlendorf. The neighbourhoods of Ostpreußendamm, Albrecht/Bergstraße, Lankwitz-Nord
and Fichtenberg all offer average rents of less
than €5 in the lower market segment. Indeed,
with a figure of €4.13, Lankwitz-Süd’s postwar neighbourhoods represent something of
Even the aforementioned exclusive neighbour- a bargain despite their pleasant green location
hoods have an extremely lively rental market, on the edge of the city. An analysis of purwith around 500 properties a year advertised chasing power data shows that apartments
in each postcode area. Asking rents reflect with moderate asking rents are demanded and
the prestige of the locations in question, the needed in this district, too. Household purconsistently high quality of the fixtures and chasing power is below the Berlin average in
fittings, and the green living environment in Lankwitz-Süd, Stadtpark and Albrechtstraße/
most areas. The highest average
Bergstraße and slightly aboveasking rent is found in Dahlem at
average in Schildhornstraße. By
Leafy district
€9.54 per square metre. This is
contrast, the western part of the
with an
the sixth-highest figure in Berlin
district is home to four of the areast-west gap eas with the highest purchasing
and the highest outside the commuter train ring that encloses the
power in the city: Nikolassee/
city centre. Wannsee (14109) and Nikolas- Schlachtensee in second place, Dahlem in third
see/Schlachtensee (14129) follow by some place, Wannsee in fifth place and Zehlendorfdistance. Needless to say, the district is home Mitte (14163) in ninth place.
to a large number of extremely high-quality
apartments, meaning that average asking Steglitz-Zehlendorf as a whole has the highest
rents for the upper tenth of the market are purchasing power of all Berlin districts. This
correspondingly high. Dahlem again takes first is reflected in the fact that the apartments
place with a figure of €14.10 per square metre, advertised are the most generous in the city
closely followed by Nikolassee/Schlachtensee in terms of living space. In Zehlendorf-Mitte
on exactly €14.
and Dahlem, the average property size is
more than 90 square metres; however, the
The other end of the price scale is occupied corresponding figure for Lankwitz and Albreby neighbourhoods in the eastern part of the chtstraße/Bergstraße is less than 70 square
district. The lowest average asking rents are metres. As average asking rents and purchasfound in Lankwitz, which is home to extensive ing power in Steglitz-Zehlendorf are both
social housing (12247, 12249). Asking rents above-average, the housing cost ratio is only
around the traffic-heavy Ostpreußendamm slightly higher than the figure for the city as
(12207) and in the neighbourhoods around a whole. However, the ratio in the low-price
the Stadtpark (12167), Fichtenberg (12165) areas of Lankwitz (12247, 12249) and Unter
and Albrechtstraße/Bergstraße (12169) near den Eichen (12203) is well below average.
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Housing market data
Postcode

Number
of rental
offers

Housing costs

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

Basic rent in
all market
segments1) in
€/m²/month

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

Vacancy 2)
in %

Apartment
size Ø
in m²

Basic
housing
cost Ø
in €/month

Total
housing
cost 3) Ø
in €/month

Household
buying
power Ø
in €/month

Basic rent in Housing
% of house- cost ratio 4)
hold buying in %
power

12163

889

5.23 (60)

6.80 (67)

10.00 (73)

4.7 (113)

81 (22)

551 (35)

761 (30)

2,511 (62)

21.9 (37)

12165

225

5.00 (85)

6.55 (83)

8.70 (101)

2.5 5)		

84 (17)

550 (36)

769 (28)

2,702 (40)

20.4 (53)

30.3 (35)
28.5 (47)

12167

867

5.10 (68)

6.53 (85)

9.76 (77)

2.6 (71)

70 (100)

457 (80)

639 (78)

2,387 (87)

19.2 (72)

26.8 (69)

12169

493

4.91 (95)

6.55 (82)

8.63 (102)

2.8 (75)

66 (151)

433 (95)

604 (96)

2,420 (79)

17.9 (92)

25.0 (91)

12203

989

5.00 (86)

6.57 (80)

9.17 (87)

2.0 (52)

70 (101)

460 (79)

642 (76)

3,103 (26)

14.8 (161)

20.7 (170)

12205

555

5.45 (47)

7.59 (27)

10.56 (55)

3.8 (97)

80 (23)

607 (22)

815 (22)

3,493 (13)

17.4 (101)

23.3 (125)

12207

935

4.73 (113)

6.33 (91)

8.57 (107)

4.4 (110)

79 (29)

500 (59)

705 (48)

2,809 (38)

17.8 (95)

25.1 (87)

12209

535

5.30 (57)

6.73 (70)

9.11 (89)

3.3 5)		

80 (24)

538 (43)

746 (34)

3,156 (20)

17.1 (112)

23.6 (118)

12247

929

5.00 (87)

6.28 (93)

9.23 (86)

1.6 (29)

68 (125)

427 (101)

604 (97)

2,906 (33)

14.7 (164)

20.8 (168)
22.0 (148)

12249

996

4.13 (164)

5.71 (135)

8.03 (126)

5.6 (122)

64 (164)

366 (158)

532 (152)

2,421 (78)

15.1 (157)

14109

465

6.06

(8)

8.25 (15)

11.71 (38)

2.3 5)		

85 (13)

701

922

(8)

3,817 (5)

18.4 (84)

24.2 (105)

14129

399

5.41 (49)

8.00 (20)

14.00 (20)

3.5 (93)

85 (14)

680 (11)

901 (10)

3,929 (2)

17.3 (104)

22.9 (138)

(9)

14163

502

5.59 (29)

7.38 (38)

11.53 (40)

4.7 (114)

92

(2)

679 (12)

919

(9)

3,654 (9)

18.6 (80)

25.1 (85)

14165

486

5.68 (25)

7.21 (46)

10.49 (58)

2.5 (69)

72 (82)

519 (52)

706 (47)

3,039 (27)

17.1 (107)

23.2 (128)

14167

583

5.24 (59)

7.75 (22)

10.38 (61)

2.8 5)		

85 (15)

659 (16)

880 (14)

3,506 (12)

18.8 (77)

25.1 (88)

14169

478

5.65 (27)

7.05 (52)

11.22 (47)

9.4 (139)

78 (33)

550 (38)

753 (33)

3,153 (21)

17.4 (100)

23.9 (114)

501

6.27

9.54

868

3,926 (3)

22.1 (35)

28.1 (53)

14195

14.10 (17)

3.0 (80)

91

District1)

10,827

4.95		

(3)

6.82		

(6)

10.62		

3.9		

76		

(4)

518		

(3)

1,104

716		 3,057		 17.0		

(3)

23.4

Berlin1)

136,282

4.30		

6.11		

10.96		

3.3		

71		

434		

601		 2,457		 17.7		

24.4

1) median 2) only 139 postcode areas included in ranking 3) includes operating costs (BBU 2008) of 2.10 €/m² (east) or 2.60 €/m² (west) 4) total rent in % of household buying power 5) falling number of limited significance
Sources: IDN ImmoDaten, GfK GeoMarketing (buying power), Techem-empirica (vacancy), compiled by: CB Richard Ellis
( ) rank among 187 postcode areas with rental data
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Tempelhof-Schöneberg: Gap between central
locations and city outskirts

T

empelhof-Schöneberg is the district that
most clearly underlines the popularity of
Berlin’s city centre. Schöneberg forms part of
the core City West area, with a housing cost
ratio that is consistently above-average for
Berlin. By contrast, the mainly suburban neighbourhoods of Tempelhof are all below-average
in this respect with one exception. The rental
gap within the district can almost be used to
measure the distance of a given postcode area
from the city centre. In northern Schöneberg
around Viktoria-Luise-Platz (10777), home
to the renowned KaDeWe department store,
average monthly rents are the highest in the
district at €8.22 per square metre. This is followed by nearby Alt-Schöneberg (10823),
Winterfeldtplatz (10781), Rathaus Schöneberg
(10825) and Bayerischer Platz (10779). The
other end of the price scale is occupied by
Marienfelde-West (12279) and LichtenradeSüdost (12309). The gap between the central
and outer areas is even more pronounced in
the upper market segment, with averages
ranging from €15.33 at Viktoria-Luise-Platz
to €6.89 in Marienfelde-West.

The picture is not quite as clear-cut when it
comes to apartment sizes. The most spacious
residential units, with an average size of 80
square metres, are found in LichtenradeSüdost and -West (12309, 12307), closely
followed by Viktoria-Luise-Platz and FriedrichWilhelm-Platz in Friedenau at the southernmost tip of Schöneberg (12161). By contrast,
the available apartments around Bayerischer
Platz and in Tempelhof-Ost (12099) have an
average size of just 62 square metres.
Seven neighbourhoods in Tempelhof lead the
way in terms of purchasing power, headed by The varied levels in asking rents and purchasLichtenrade-West (12307) with a figure of ing power result in significant differences in
€3,182 – the 19th highest in Berlin. By con- the housing cost ratio. Around Viktoria-Luisetrast, the lower ranks are mainly occupied by Platz, 33.2 percent of purchasing power is
areas in the north-east of Schöneberg around consumed by average total rent costs – the
Bülowbogen (10783), Crellestraße (10827) 16th highest figure in Berlin. Winterfeldtplatz
and Winterfeldtplatz. The only exception and Crellestraße also have a housing cost ratio
in Tempelhof is Marienfelde-West (12279), in excess of 30 percent. By contrast, around
which is dominated by a high-rise estate and 20 percent is sufficient in some parts of Temwhich brings up the rear within the district pelhof, such as Alt-Marienfelde (12277), Temwith average household purchasing power pelhof-Ost, Lichtenrade-Nordost (12305) and
of €2,120.
Alt-Mariendorf (12107).

Housing market data
Postcode

Number
of rental
offers

Housing costs

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

Basic rent in
all market
segments1) in
€/m²/month

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

Vacancy 2)
in %

Apartment
size Ø
in m²

Basic
housing
cost Ø
in €/month

Total
housing
cost 3) Ø
in €/month

Household
buying
power Ø
in €/month

Basic rent in Housing
% of house- cost ratio 4)
hold buying in %
power

10777

571

5.52 (33)

8.22 (16)

15.33

(8)

1.2 (15)

75 (45)

617 (21)

812 (23)

2,448 (70)

25.2 (15)

10779

310

5.65 (28)

7.25 (43)

14.14 (15)

1.7 5)		

62 (178)

450 (83)

611 (90)

2,329 (107)

19.3 (66)

33.2 (16)
26.2 (76)

10781

341

5.88 (15)

7.50 (34)

12.44 (31)

1.9 (44)

69 (115)

518 (53)

697 (51)

2,286 (120)

22.6 (32)

30.5 (33)

10783

390

5.02 (79)

5.99 (111)

10.17 (63)

1.5 (25)

70 (96)

419 (108)

601 (102)

2,152 (154)

19.5 (62)

27.9 (58)

10823

237

5.51 (38)

7.60 (26)

13.41 (23)

1.7 (32)

65 (156)

494 (60)

663 (63)

2,367 (96)

20.9 (48)

28.0 (56)

10825

384

5.45 (48)

7.26 (42)

12.41 (32)

3.3 5)		

68 (123)

493 (62)

670 (60)

2,370 (95)

20.8 (49)

28.3 (50)

10827

512

5.04 (73)

6.95 (61)

9.44 (84)

4.2 5)		

71 (85)

493 (61)

678 (58)

2,262 (124)

21.8 (39)

30.0 (36)

10829

436

5.00 (81)

6.84 (65)

10.02 (69)

1.4 5)		

64 (162)

438 (90)

604 (95)

2,388 (86)

18.3 (85)

25.3 (82)

12099

781

4.40 (145)

5.91 (118)

8.80 (98)

4.8 (115)

62 (181)

366 (157)

528 (157)

2,658 (43)

13.8 (175)

19.9 (174)

12101

174

4.85 (100)

6.39 (88)

12.12 (34)

7.9 5)		

67 (140)

428 (100)

602 (98)

2,565 (50)

16.7 (120)

23.5 (123)

12103

771

4.81 (104)

6.20 (95)

11.25 (46)

3.2 (86)

65 (158)

403 (121)

572 (124)

2,324 (110)

17.3 (102)

24.6 (98)

12105

958

4.84 (102)

5.84 (128)

8.20 (119)

3.6 (95)

67 (141)

391 (133)

565 (131)

2,291 (116)

17.1 (111)

24.7 (97)

12107

707

4.94 (92)

5.96 (113)

7.75 (140)

1.2 (16)

71 (87)

423 (106)

608 (92)

2,844 (36)

14.9 (160)

21.4 (157)

12109

741

4.89 (97)

6.01 (108)

7.02 (169)

1.8 (40)

64 (163)

385 (140)

551 (137)

2,336 (103)

16.5 (125)

23.6 (120)

12157

495

5.00 (84)

6.62 (75)

9.68 (78)

4.0 (101)

71 (88)

470 (73)

655 (66)

2,358 (99)

19.9 (58)

27.8 (60)

12159

395

5.39 (52)

7.04 (53)

10.85 (52)

2.5 (67)

70 (99)

493 (63)

675 (59)

2,559 (51)

19.3 (68)

26.4 (73)

12161

687

5.48 (44)

7.24 (44)

9.80 (76)

1.6 (28)

75 (47)

543 (42)

738 (38)

2,525 (59)

21.5 (41)

29.2 (41)

12277

455

4.51 (128)

5.89 (123)

8.44 (114)

1.7 5)		

70 (102)

412 (113)

594 (106)

3,006 (28)

13.7 (178)

19.8 (175)

12279

959

4.12 (165)

5.54 (149)

6.89 (172)

1.15)		

73 (67)

404 (119)

594 (105)

2,120 (165)

19.1 (73)

28.0 (55)

12305

653

4.87 (99)

6.08 (99)

8.58 (106)

1.7 (34)

70 (103)

426 (103)

608 (93)

2,940 (32)

14.5 (169)

20.7 (171)

12307

431

5.00 (88)

6.95 (60)

9.00 (92)

1.8 5)		

77 (35)

535 (44)

735 (40)

3,182 (19)

16.8 (119)

23.1 (133)

12309

725

4.75 (109)

5.53 (152)

7.69 (143)

7.0 (133)

80 (25)

442 (89)

650 (69)

2,835 (37)

15.6 (147)

22.9 (137)

District1)

12,113

4.76		

6.21		

10.08		

2.6		

70		

435		

617		 2,508		 17.3		

24.6

Berlin1)

136,282

4.30		

6.11		

10.96		

3.3		

71		

434		

601		 2,457		 17.7		

24.4

1) median 2) only 139 postcode areas included in ranking 3) includes operating costs (BBU 2008) of 2.10 €/m² (east) or 2.60 €/m² (west) 4) total rent in % of household buying power 5) falling number of limited significance
Sources: IDN ImmoDaten, GfK GeoMarketing (buying power), Techem-empirica (vacancy), compiled by: CB Richard Ellis
( ) rank among 187 postcode areas with rental data
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Treptow-Köpenick: Desirable suburban
locations, moderate housing costs
reptow-Köpenick, Berlin’s largest district
in terms of surface area, is located almost
entirely outside the city centre as defined by
the commuter train ring. It has the most extensive woodlands and waterways and the
most distant residential areas in the city, with
little in the way of a urban feel. This unusual
district also has a different rent distribution
pattern. Elsewhere in Berlin, it tends to be the
more central locations that are more expensive. In Treptow-Köpenick, however, the highest average asking rents are found right on
the edge of the city in Rahnsdorf/Wilhelmshagen (12589), Friedrichshagen (12587) and
Grünau (12527), all of which have a suburban
or small-town atmosphere and boast attractive
rivers, lakes and forests. With the exception
of Friedrichshagen, they also have relatively
small rental markets, which serves to push up
prices further.

of €4.40 and €4.33 respectively. Bohnsdorf
comes between these two areas with a figure
of €4.38. Although this southern part of the
city has plenty of greenery, it is transected
by a number of highways and is exposed to
noise pollution from Schönefeld Airport. On
the other hand, landlords in the neighboring
Altglienicke (12524) are hoping that its expansion as Berlin-Brandenburg International
Airport will bring an influx of people wanting
to live close to the airport without being directly under its flight path.

Rahnsdorf is the record-holder in asking
rents as well as in two other respects: it has
the highest household purchasing power at
€3,360, placing it among the top 10 percent
of Berlin postcode areas, and it is home to
the largest apartments in Treptow-Köpenick
with an average size of 91 square metres. This
puts it in fifth place in the city as a whole.
The only partially inner-city area in the district, Within the district, Rahnsdorf is followed at
Treptower Park (12435), takes fourth place some distance by the green areas of Altglien– followed by more distant neighbourhoods icke, Grünau, Bohnsdorf and Müggelheim
such as Bohnsdorf (12526) and Adlershof (12559) on the edge of town, where listed
(12489). The lowest asking rents
properties have an average size
in the district are found in Nieder- Small, exclusive of between 70 and 75 square meschöneweide (12439) and Oberhomes near lakes tres. By contrast, the two parts
schöneweide (12459). Though
of the district that are closest to
and forests
they are relatively central and
the city also have the smallest
have good transport links, they
apartments, namely Treptower
are burdened with traffic noise and decaying Park and the area around Baumschulenweg
industrial sites. The neighboring Johannisthal (12437). These neighbourhoods are home to
(12487) also has some of the lowest asking generously-sized apartments dating back to
rents in Treptow-Köpenick. The situation in the 1920s and 1930s.
the upper price segment is similar to the market as a whole. Rahnsdorf, Friedrichshagen It is no coincidence that the postcode area
and Grünau again lead the way followed by with the smallest apartments also has the
Wendenschloß (12557), whose location on lowest household purchasing power. As menthe Dahme River means it has a number of tioned previously, Rahnsdorf tops the list. The
attractive waterside properties. Average asking same rule of thumb applies here: households
rents in the top segment exceed €9 in these with higher purchasing power tend to live at
neighbourhoods, with Rahnsdorf coming in the edge of the city, while households with
at €10.86. The old town and the neighbor- lower purchasing power are found more
ing residential areas in the heart of Köpenick centrally. All in all, purchasing power in the
itself (12555) also just about reach the €9 eastern areas that were part of the former
mark, whereas the most expensive 10 percent Köpenick district is generally higher than in the
of apartments in Niederschöneweide, Ober- western areas that formed part of the highly
schöneweide and Johannisthal are all available industrialised Treptow district.
for around €7 per square metre.
Bohnsdorf and Grünau have the lowest housIn the lower market segment consisting of ing cost ratios on account of their high purthe cheapest 10 percent of available rental chasing power and moderate asking rents,
properties, Friedrichshagen, Grünau and Trep- while the popular neighbourhoods of Rahntower Park have the highest average rents sdorf and Friedrichshagen top the list. On the
at more than €5. The other end of the scale whole, though, the ratio of housing costs to
is again occupied by Niederschöneweide purchasing power is lower in Treptow-Köpenand Oberschöneweide, with average rents ick than in most other districts of Berlin.
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Housing cost ratio
of households
in %
36.0 and over
32.0 – 35.9
28.0 – 31.9
26.0 – 27.9
24.0 – 25.9
21.0 – 23.9
up to 20.9

© Map courtesy of: Baumgardt Consultants, Gesellschaft für Marketing und Kommunikation bR, www.baumgardt-online.de
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Housing market data
Postcode

Number
of rental
offers

Housing costs

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

Basic rent in
all market
segments1) in
€/m²/month

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

Vacancy 2)
in %

Apartment
size Ø
in m²

Basic
housing
cost Ø
in €/month

Total
housing
cost 3) Ø
in €/month

Household
buying
power Ø
in €/month

Basic rent in Housing
% of house- cost ratio 4)
hold buying in %
power

12435

493

5.02 (78)

6.32 (92)

8.61 (103)

0.8

(4)

63 (174)

398 (127)

530 (154)

2,356 (100)

16.9 (117)

22.5 (143)

12437

973

4.94 (91)

6.00 (110)

7.74 (141)

1.1 (11)

58 (186)

348 (172)

470 (181)

2,226 (130)

15.6 (143)

21.1 (164)

12439

595

4.40 (146)

5.26 (164)

6.68 (175)

0.5

(2)

71 (89)

373 (149)

522 (158)

2,443 (72)

15.3 (154)

21.4 (156)

12459

2,184

4.33 (152)

5.53 (153)

7.54 (148)

3.5 (89)

66 (152)

365 (159)

503 (172)

2,432 (77)

15.0 (158)

20.7 (169)

12487

615

4.51 (129)

5.67 (139)

7.26 (157)

1.7 5)		

66 (153)

374 (146)

513 (168)

2,358 (98)

15.9 (140)

21.7 (151)

12489

886

4.74 (111)

6.02 (105)

7.81 (138)

1.4 (23)

65 (159)

391 (132)

528 (156)

2,377 (90)

16.5 (126)

22.2 (147)
24.0 (110)

12524

694

4.89 (98)

5.82 (130)

8.00 (129)

2.5 (68)

75 (49)

436 (93)

594 (107)

2,471 (66)

17.7 (96)

12526

119

4.38 (151)

6.15 (96)

8.59 (105)

1.5 5)		

70 (105)

430 (97)

577 (120)

3,123 (23)

13.8 (176)

18.5 (183)

12527

243

5.49 (43)

6.73 (71)

9.55 (80)

3.7 5)		

72 (76)

485 (69)

636 (80)

3,120 (24)

15.5 (150)

20.4 (172)

12555

1,274

4.61 (117)

6.02 (106)

9.00 (93)

2.3 (61)

67 (144)

403 (120)

544 (141)

2,510 (63)

16.1 (136)

21.7 (152)

12557

1,091

4.44 (139)

5.77 (131)

9.09 (90)

5.1 (118)

68 (126)

393 (130)

535 (149)

2,300 (115)

17.1 (110)

23.3 (127)
23.1 (130)

12559

412

4.51 (130)

5.91 (119)

8.00 (130)

1.0

(8)

71 (91)

416 (111)

565 (133)

2,439 (74)

17.1 (109)

12587

409

5.51 (36)

6.85 (64)

9.82 (75)

1.7 5)		

69 (117)

473 (72)

618 (86)

2,555 (53)

18.5 (83)

24.2 (104)

12589

158

4.50 (132)

7.16 (49)

10.86 (51)

––		

91

648 (17)

838 (20)

3,360 (15)

19.3 (67)

24.9 (93)

(5)

District1)

10,146

4.53		

5.85		

8.24		

2.2		

67		

392		

533		 2,499		 15.7		

21.3

Berlin1)

136,282

4.30		

6.11		

10.96		

3.3		

71		

434		

601		 2,457		 17.7		

24.4

1) median 2) only 139 postcode areas included in ranking 3) includes operating costs (BBU 2008) of 2.10 €/m² (east) or 2.60 €/m² (west) 4) total rent in % of household buying power 5) falling number of limited significance
Sources: IDN ImmoDaten, GfK GeoMarketing (buying power), Techem-empirica (vacancy), compiled by: CB Richard Ellis
( ) rank among 187 postcode areas with rental data
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Berlin’s exceptional residential areas
The biggest apartments
Postcode

The smallest apartments

District

Location

Apartment
size 1) in m2

Postcode

District

Location

Apartment
size 1) in m2

10117

Mitte

Unter den Linden

97

12437

Treptow-Köpenick

Baumschulenweg

58

14163

Steglitz-Zehlendorf

Zehlendorf-Mitte

92

13509

Reinickendorf

Borsigwalde

58

14195

Steglitz-Zehlendorf

Dahlem

91

12045

Neukölln

Sonnenallee Nord

59

13505

Reinickendorf

Konradshöhe

91

13059

Lichtenberg

Wartenberg

60

12589

Treptow-Köpenick

Rahnsdorf

91

10409

Pankow

Ostseestraße

61

1) average of offers

Source: IDN ImmoDaten; compiled by: CB Richard Ellis

The highest rent per square metre
Postcode

The lowest rent per square metre

District

Location

Basic rent 1)
€/m2/month

Postcode

District

Location

Basic rent 1)
€/m2/month

10117

Mitte

Unter den Linden

11.52

13593

Spandau

Heerstr./Wilhelmstr.

4.25

10178

Mitte

Hackescher Markt

11.00

12687

Marzahn-Hellersdorf

Mehrower Allee

4.29

10119

Mitte

Rosenthaler Platz

10.03

12619

Marzahn-Hellersdorf

Kaulsdorf-Nord

4.44

10115

Mitte

Chausseestraße

9.84

12627

Marzahn-Hellersdorf

Hellersdorf-Nord

4.50

10719

Charlottenburg-Wilmersdorf

Ludwigkirchplatz

9.76

13469

Reinickendorf

Waidmannslust

4.51

1) average of offers

Source: IDN ImmoDaten; compiled by: CB Richard Ellis

The highest vacancy rates

The lowest vacancy rates
Postcode

District

Location

12.3

13439

Reinickendorf

Märk. Viertel Ost

0.4

10.4

12439

Treptow-Köpenick

Niederschöneweide

0.5

10.2

10409

Pankow

Ostseestraße

0.8

Clayallee Süd

9.4

12435

Treptow-Köpenick

Treptower Park

0.8

Weigandufer

9.4

12353

Neukölln

Buckow-Ost

0.9

Postcode

District

Location

13053

Lichtenberg

Alt-Hohenschönh.

12055

Neukölln

Richardplatz

12627

Marzahn-Hellersdorf

Hellersdorf-Nord

14169

Steglitz-Zehlendorf

12059

Neukölln

Vacancy rate 1)
in %

1) only city districts with sufficient data

Source: Techem-empirica

The highest purchasing power

The lowest purchasing power

Postcode

District

Location

13465

Reinickendorf

Frohnau

14129

Steglitz-Zehlendorf

Nikolassee/Schlach.

14195

Steglitz-Zehlendorf

14089
14109

Purchasing
power 1) in €

Postcode

District

Location

4,037

10969

Friedrichshain-Kreuzberg

Prinzenstraße

1,914

3,929

10409

Pankow

Ostseestraße

1,981

Dahlem

3,926

10243

Friedrichshain-Kreuzberg

Ostbahnhof

1,985

Spandau

Gatow/Kladow

3,860

10249

Friedrichshain-Kreuzberg

Volkspark Friedrichsh.

1,992

Steglitz-Zehlendorf

Wannsee

3,817

10367

Lichtenberg

Stadtpark

2,016

1) per household and month

Purchasing
power 1) in €

Source: GfK GeoMarketing

The highest housing cost rate
Postcode

Vacancy rate 1)
in %

The lowest housing cost rate

District

Location

Total rent cost1)
in %

Postcode

District

Location

Total rent cost
in %

10117

Mitte

Unter den Linden

49.9

12623

Marzahn-Hellersdorf

Mahlsdorf

17.2

10178

Mitte

Hackescher Markt

47.4

12683

Marzahn-Hellersdorf

Biesdorf

17.3

10789

Charlottenburg-Wilmersdorf

Tauentzienstraße

39.7

13469

Reinickendorf

Waidmannslust

18.2

10119

Mitte

Rosenthaler Platz

37.5

12357

Neukölln

Rudow-Ost

18.3

10719

Charlottenburg-Wilmersdorf

Ludwigkirchplatz

36.3

12526

Treptow-Köpenick

Bohnsdorf

18.5

1) average total rent quoted in relation to purchasing power

Compiled by: CB Richard Ellis

The most active markets

The most luxurious markets

Postcode

District

Location

13585

Spandau

Neustadt

2,274

12459

Treptow-Köpenick

Oberschöneweide

2,184

10245

Friedrichshain-Kreuzberg

Ostkreuz

13409

Reinickendorf

13587

Spandau

1) median in top market segment
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Number of
rental offers

Postcode

District

Location

Basic rent1)
in €/month

10785

Mitte

Potsdamer Platz

17.63

10178

Mitte

Hack. Markt/Alex.

16.80

1,734

10789

Charlottenburg-Wilmersdorf

Tauentzienstraße

16.59

Residenzstraße

1,721

10117

Mitte

Unter den Linden

16.53

Hakenfelde

1,677

10961

Friedrichshain-Kreuzberg

Gneisenaustraße

16.00

Compiled by: CB Richard Ellis

