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The HousingMarketReport from GSW and Jones Lang LaSalle is the most comprehensive current survey of Berlin’s residential
property market. The 2007 HousingMarketReport will be complemented by the first issue of the Berlin HousingCostAtlas.
This contains individual data on the 189 postal code districts regarding rental rates, apartment sizes, income and local housing costs.

The fundamental data indicate
growth on the housing market
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Berlin: Huge Potential on the Housing Market
I
n Berlin’s most expensive neighbourhood,
the rents for apartments on the market
are almost four times as high as in the city’s
cheapest district. On average, when moving
into a new apartment, city-centre dwellers
around Friedrichstrasse have to spend almost
half the local household income on rent, not
including service costs. In some areas on the
outskirts, on the other hand, housing costs are
minimal. Apartments in Wittenau, in the north
of the city, and in Biesdorf, in the east, are on
the market at basic rent prices amounting to
only about 15 percent of people’s household
income in these neighbourhoods.

These are some of the results of the first issue
of the Berlin HousingCostAtlas, appearing in
this edition of the HousingMarketReport. Berlin’s leading housing company, GSW Immobilien GmbH, and the international property
consultancy, Jones Lang LaSalle, present detailed information on the city’s 189 postal code
districts. “Absolute housing costs by no means
tell you everything about a neighbourhood,”
said GSW’s Chairman of the Management
Board, Thomas Zinnöcker. “You can find out
far more when you express them in relation
to resident’s incomes.”
This relationship shows how highly many residential locations, such as the city centre, are
valued. Just as importantly, it also shows the
places where the limits of how much people will spend have been reached, or even
exceeded; where the rental level is leading to

a change in the population structure, or where The fundamental tendency of Berlin’s housing
there is scope for increasing rents. GSW and market still points towards a shortage in supJones Lang LaSalle collected a great deal of ply. The number of residents is rising slightly,
data for this analysis.“We evaluated almost and the number of households in need of
44,500 rental prices for 3.3 million square rental accommodation is likely to rise considmetres of living space, sorted them accord- erably more strongly. The figure is currently
ing to the postal code and reat about 1.73 million. AcAnalysis of 189
lated them to the household
cording to various scenarios
income data for these Berlin
forecast by the BBU (Federacity districts
districts,” said Andrew Groom,
tion of Housing Companies
European Director Jones Lang LaSalle, Head in Berlin and Brandenburg), by 2012 it will
of Valuation & Transaction Advisory. “Never rise by between about 20,000 and just under
before has there been such a detailed analysis 90,000; in the medium-growth scenario, there
of the housing market in Berlin.”
will be an increase of about 7,500 a year. On
In this edition of the HousingMarketReport, the other hand, the number of new housing
before the very detailed analysis based on developments remains sluggish. According
geographical location, there is a dynamic study to data from the regional statistics office, in
of housing cost development in Berlin’s 12 city the first 11 months of 2007 only 4,366 new
districts. With respect to cost, developments flats were built.
were relatively calm in 2007. In 2006, there
was a noticeable rise in rents and purchase About 50 percent of these new flats were in
prices – an upturn that followed a long pe- detached or dual-occupancy houses, while the
riod of stagnation and decline. In 2007, rents other 50 percent were in multi-storey apartand prices remained fixed at the same level, ment buildings. The extrapolated figure for
although there were clear improvements in the entire year of just below 2,400 additional
Berlin’s labour market situation and local homes in apartment buildings corresponds
economy. “Property prices and rents follow to only about 1.4 per cent of Berlin’s existing
the economy, but with a delay, as people only stock of homes in multi-storey buildings. Condecide to move and buy after their income struction has not been stimulated despite the
rises,” said Groom. For this reason, 2008 could healthy economy. The regional statistics office
see what might appear to be a paradoxical registered a further decline in applications for
development: Economic growth may taper off building permits from January to November
slightly, while the property market simultane- 2007 of about 20 percent compared with the
ously brightens up.
same period in 2006.
_HousingMarketReport_Berlin_March 2008

At the same time, the supply of existing housing is shrinking due to demolition and property
being withdrawn from the market for being
unusable or unrentable due to conversion
projects, including previously separate apartments being turned into one larger space. This
shrinkage is not recorded, apart from registered demolitions. The number of flats disappearing from the market is likely well above
the number of new flats.
The gap between the lack of supply and growing demand is becoming especially wide in
sought-after areas in the city centre and on
the outskirts. There is a certain pressure in
these parts to convert individual homes or
whole buildings from residential use to office or commercial use. On the other, these
are also desirable residential areas for those
working in the city centre as well as affluent,
active pensioners, students, young people and
a section of the public interested in spacious
apartments and townhouses. As undeveloped
sites are both low in number and expensive,
there is little chance of building new homes
for these customers.
Outside the core city-centre areas, the housing markets are far more relaxed. This means
that even people with low incomes can live
only a short walk from the central areas. The
way these neighbourhoods develop depends

GSW:
Leading the Field in Berlin

Jones Lang LaSalle:
Global Consultants

Owning and managing some 75,000
homes, GSW is the leading private housing company in Berlin. It was founded in
1924 and, through an international consortium, was privatised in 2004. Since then,
the company has been standing up to the
challenges of the dynamically changing
property sector. GSW provides tenants and
buyers with attractive housing in carefully
developed surroundings at good conditions.

Jones Lang LaSalle is one of the world’s
leading real estate agents and consultants,
providing strategic, multi-disciplinary services and solutions for commercial property
owners, users and investors.

The company is customer-oriented, putting
its experience and knowledge of the sector
into maintaining and raising the value of
the property. It ensures that tenants feel
happy in all respects with its reliable services. At the same time, GSW is well aware
of its social responsibility for Berlin.

The company is active in more than 450
cities in over 50 countries. In 2006, it
registered an annual business volume
of more than 2 billion euros. Jones Lang
LaSalle provides commercial property owners, users and investors with comprehensive, integrated property and investment
management expertise on local, regional
and international levels. More than 500
employees work in the German branches
of Jones Lang LaSalle, located in Berlin,
Düsseldorf, Frankfurt, Hamburg, Munich
and Wiesbaden.

strongly upon structural fabric, social make-up
and aspects such as the quality of the surroundings and rail connections. Here, too,
some neighbourhoods are already at the top
of the scale of particularly desirable locations,
while others are likely to remain inexpensive
and attainable for everyone for some time.
The majority of international investors also believe that Berlin has great potential to catch up

with other cities in the medium and long term.
Whereas in the years just after the turn of the
millennium, some buyers were out to make a
quick resale, today the market is dominated by
investors thinking in the long term. They are
staking their money on growing demand and
purchasing power, and the idea that rents are
about to catch up, especially in some neighbourhoods which are still undervalued.
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Income1) in €/month

Unemployment rate 2) in %

1

Charlottenburg-Wilmersdorf

1,025

15.2

2

Friedrichshain-Kreuzberg

825

18.6

3

Lichtenberg

925

13.5

4

Marzahn-Hellersdorf

875

14.3

5

Mitte

800

16.3

6

Neukölln

825

18.7

7

Pankow

1,000

11.8

8

Reinickendorf

900

12.8

9

Spandau

900

15.5

10

Steglitz-Zehlendorf

11
12

1,075

9.1

Tempelhof-Schöneberg

925

11.6

Treptow-Köpenick

975

12.0

Berlin total

900

14.2

1) Avg. monthly net income per capita, incl. children living in household 2006 2) As of: 12/ 2007

District

Residents 3)

Net household
Population
Area in km2
development 3) income 4) in €/month

Population density
residents/km2

Flats for rent 5, 6)
2007

Flats for sale 5,6)

Charlottenburg-Wilmersdorf

315,680

123

1,980

64.7

4,774

17,471

Friedrichshain-Kreuzberg

266,236

379

1,702

20.2

12,861

9,399

84

Lichtenberg

257,743

995

1,598

52.3

4,781

20,034

184

Marzahn-Hellersdorf

249,770

–111

1,763

61.8

3,991

7,475

301

Mitte

327,129

707

1,544

39.5

8,148

24,225

230

Neukölln

305,664

206

1,708

44.9

6,725

16,218

307

Pankow

359,618

1,408

1,776

103.1

3,411

21,192

334

Reinickendorf

242,008

–437

1,906

89.5

2,705

9,476

333

Spandau

224,236

–68

1,779

91.9

2,356

9,265

271

Steglitz-Zehlendorf

288,522

–53

2,251

102.5

2,785

9,998

382

Tempelhof-Schöneberg

331,844

–222

1,841

53.1

6,137

10,991

330

Treptow-Köpenick

236,271

–253

2,022

168.4

1,388

16,234

295

3,404,721

684

1,808

891.9

3,750

171,978

3,178

Berlin total

3) End of 2006 to mid-2007 4) Average 5) Offers analysed 2007 6) Multi-family dwellings
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Souce: Jones Lang LaSalle, Stat. Landesamt, GfK population structural data 2006, Bundesagentur für Arbeit, own calculation

Rents: Slight Increase
tential for increasing rents in the years before.
However, this should only apply for a short
time, as the potential for a further increase is
particularly great in the medium and long term.
Following are the results for the 12 districts in
alphabetical order:

Photo: Martina Berg/Pitopia

In Charlottenburg-Wilmersdorf, rents quoted
grew noticeably between the first and second
halves of the year. After previous stagnation,
many potential tenants have obviously rediscovered this district. However, GSW and
Jones Lang LaSalle expects only a slight rise
for 2008.
Friedrichshain-Kreuzberg showed signs of a
slight rise in rents. Large areas of this district
are now considered a central alternative location to the city centre itself. However, purchasing power has so far been at the lower end of
the Berlin scale, along with that in Neukölln.
Nonetheless, rent levels are slightly above the
Berlin average due to its inner-city location.
In 2007, Lichtenberg headed the list of rents
quoted. Between the first and second halves
of the year, they rose 7.5 percent. This can
also be explained by the catch-up effect: Lichtenberg’s rental level was especially low
before; now, it has demonstrated that there
was scope for upward movement.
In Marzahn-Hellersdorf, rents have recently
generally shown a slight upward trend. Phases
of slight increases have alternated with periods of decline. The eastern district on the city
outskirts, with its many prefabricated blocks,
has the lowest rental level in Berlin and is likely
to maintain this position for the foreseeable
future.
Mitte has a very varied structure both on
and off the property market. There are both
desirable, pricy homes in the city centre and
stretches of mostly low-standard unrenovated

For the HousingMarketReport, 172,000
offers of apartments to let in 2007 were
analysed and evaluated

I

n most Berlin districts and across the city on
average, rents of apartments to let rose in
2007, the highest percentage increase being
in the districts of Lichtenberg and Neukölln,
where rental increases had been particularly
low in the past. Among the lowest performing
districts were Mitte and Marzahn-Hellersdorf.
At 1.7 percent, the overall average increase
in rents quoted in Berlin sounds modest. This
restrained growth can also be explained to a
great extent by the fact that some players on
the market had already exhausted the poUpwards Tendency

Rental price range for new lettings, 2nd half 2007 in €/m2/month
6.0

7.0

8.0

Focus1) change2)
from 1st half 07

Trend 3) Vacancy4)
in %

7.1

+2.9

5.9 – 6.2

6.0

+1.7

Lichtenberg

5.4 – 5.7

5.7

+7.6

Marzahn-Hellersdorf

4.6 – 4.9

4.7

–2.1

Mitte

5.8 – 7.2

5.8

– 4.9

Neukölln

5.1 – 5.3

5.3

+3.9

Pankow

5.8 – 6.0

5.9

+1.7

Reinickendorf

5.3 – 5.4

5.4

0

Spandau

5.2 – 5.5

5.2

0

Steglitz-Zehlendorf

6.4 – 6.9

6.6

+1.5

Tempelhof-Schöneberg

5.9 – 6.1

6.1

+3.4

Treptow-Köpenick

5.5 – 5.6

5.6

0

5.8 – 5.9

5.9

+1.7

Berlin average

1) most frequently offered, no mean value, in euros 2) in % 3) 18-month trend 4) 12/2006
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3.0

l
k

5.6

l

District

5.2

3.6

buildings in the areas of Tiergarten and Wedding. The decline recently recorded can mainly
be attributed to these districts.
Neukölln is catching up. The green neighbourhoods in Britz, Buckow and Rudow have
always been popular. Parts of the large area
of unrenovated housing in Neukölln-Nord are
also showing signs of becoming trendy; Kreuzberg is having a positive influence here. In
2007, rents rose in almost the whole district.
At the start of 2007, Pankow went through
a temporary low period, but it remains the
Berlin district with the strongest population
growth and intense demand to match, spread
both across inner-city areas such as Prenzlauer
Berg and green suburbs such as Alt-Pankow,
Weißensee and Wilhelmsruh.
Reinickendorf has old industrial locations
which now have structural problems, but also
sought-after neighbourhoods near the woods
or water, as well as the large Märkisches Viertel estate. On average, rents are stationary, but
individual neighbourhoods must be examined
separately.
The market in Spandau on the western outskirts of Berlin is very calm, with no distinct
rental trend. The rent level is one of the lowest
in the city; the cost of housing is low, even
in locations with an attractive landscape on
the Spandauer See lake and by the woods at
Spandauer Forst.
In 2007, Steglitz-Zehlendorf registered slightly
fluctuating quotation prices, at Berlin’s second highest level after that of Charlotten-

HousingMarketReport
Methodology– Rental Offers
The HousingMarketReport only takes into
account new leases in Berlin for multifamily homes and multi-storey apartment
buildings. To this purpose, in 2007 around
172,000 offers of apartments for rent in
Berlin were recorded.
Out of these 172,000 rentals, the upper
and lower 25 percent were not taken into
account when calculating the range and
emphasis of rental properties. This means
the statistics are adjusted to exclude
outliers – for example, homes with coal
heating and unrenovated old buildings in
the lower segment and luxury homes in
the upper segment. Thus, around 86,000
rental offers quoted were used to calculate
the figures. The average rent price was calculated as the median of the 86,000 rentals used, also to account for outliers and
find the main focus of the rents quoted on
the market. Figures were rounded up to
two decimal places.

Source: GSW, Jones Lang LaSalle, Techem/Empirica

_HousingMarketReport_Berlin_March 2008

Property Clock: Flats for Rent
Property Clock: Flats for Rent
2nd half 2007
2nd half 2007

This diagram shows where,
according to Jones Lang
LaSalle’s assessment,
the housing markets are
positioned within their rent
price cycle at the
end of December 2007.
The local markets can
move around the clock in
different directions and at
different speeds. The clock
is a convenient method
of comparing the relative
positions of individual
city districts in their
rental cycles.
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Source: Jones Lang LaSalle
Source: Jones Lang LaSalle

Photo: Wohnmarktreport

burg-Wilmersdorf. The area is characterised
by a good social structure, attractive green
neighbourhoods and good transport connections to the city centre. Investments in this
part of the city are particularly crisis-proof in
the long term.
There is a stable, positive trend in rental levels
in Tempelhof-Schöneberg. This applies both to
the inner-city neighbourhoods of Schöneberg
and the green, well-connected suburban areas such as Mariendorf and Lichtenrade. The
district has what is potentially Berlin’s largest
future site in terms of development, on the
grounds currently occupied by Tempelhof
airport.
On average, rents are increasing very smoothly in the district of Treptow-Köpenick. Here
too, however, there is a clear internal division

_HousingMarketReport_Berlin_March 2008

Spandau
Spandau

between green areas such as Friedrichshagen
and the attractive neighbourhoods near the
old town centre of Köpenick, or former industrial areas such as Oberschöneweide.

A Clock for the Housing
Property Market
The position of a property market in its
development cycle can be represented
on the property clock. This symbolic clock was first used by Jones Lang LaSalle
to provide an overview of various
markets around the world. The clock is
based on the fact that property markets develop in a cyclical manner. On
the heels of very high property prices
follows an accelerated decline in values
(oversupply, on the clock between 12:00
and 3:00) that eventually slows down as
it approaches the lowest point (market
correction, 3:00 - 6:00). After bottoming
out, prices begin to climb again with
increasing speed (market stabilisation,
6:00 - 9:00), slowing down as they
approach the highest price level (expansion, 9:00 - 12:00).
The cyclical development of property
markets is largely explained by the slow
reaction times to changes in demand.
For this reason, increases in the supply
of new space typically are strongest
during the oversupply phase. Construction of additional space is weaker
in the phase of market correction, and
can in extreme cases even be negative
in phases when rent prices are rising.
Buildings that were planned in reaction
to higher prices in the expansion phase
are only finished once the market has
alreadey moved on to the next phase.

Another important figure when assessing investment decisions is the vacancy rate. The
number of vacancies in Berlin is disputed, and
depends upon how vacancies are defined.
The Senate Department for Urban Development, for example, tries to determine them
based on an analysis of electricity meters by
Real estate that is planned, or, as the
energy supplier, Vattenfall. According to this
case may be, deliberately not planned,
method, there were 156,400 vacant houses
during a phase of low property prices,
and apartments at the start of 2006, of which
are finished during a phase of higher
demand and are not always able to meet
about 108,000 had been empty for at least six
that demand. This situation in turn leads
months. That amounts to 8.3 and 5.7 percent
to price increases and, as a consequence
of all housing in the city, and about 4,000
of this, renewed construction of a surmore vacancies than at the start of 2005. In
plus of supply.
this case, vacancies are recorded from the first
day. The vacancy rate for apartments that
Movements on the property clock can
go forwards, but also backwards.
didn’t generate any energy use for at least
six months was, according to the BBU, at 5.8
percent as of January 1, 2006
On the other hand, property research institute
Empirica and the Techem company, which without central heating or hot water are not
records power and water use in people’s recorded. For most owners and investors, only
homes, use an “active market vacancy rate,” these vacancies are “on the active market,”as
where houses and apartments are only cat- detached houses and minimalist apartments
egorised as vacant if no rent is currently being do not compete with their property – and neipaid for them. The population
ther does housing in a state
for this index is the housing
of disrepair, which is also reVacancies are
managed by Techem, especorded using the electricity
often
over-estimated meter method. On this basis,
cially professionally managed
multi-storey apartments, with
for 2006 Techem/Empirica
central heating and district heating and/or recorded a vacancy rate of only 5.2 percent
with a central hot water supply (with district and falling.
heating). Housing in detached or dual-occupancy houses and very basic apartments For investors in the Berlin rental market there
is a wide range of risk/reward profiles and
entry levels. Relatively low initial returns, but
especially good growth, can be expected in
The current price stability offers investors the
good locations: Mitte, Charlottenburg-Wilmchance to enter the market before the expected
supply shortage makes itself felt
ersdorf, Pankow and Steglitz-Zehlendorf.

Purchase Prices: Consistently High

A

fter rising for several years, quotation
prices for multi-family dwellings have
slowed down of late. Following an increase
of about 15 percent in 2006, in 2007, they
stayed at the same level in most districts. The
exceptional increase in the years before can
be explained by the fact that Berlin has been
discovered by international institutionals and
private investors (see page 6).

Charlottenburg-Wilmersdorf leads the way in
prices. In this district, there is a great deal of
high-quality residential and business property
in central, middle-class locations. The social
structure, surroundings and infrastructure are
generally good, and the districts are developing stably. Investors are even willing to accept
fairly low initial returns for this. In second place
comes Steglitz-Zehlendorf – like the leader, a
middle-class district, but where the price level
Rest Period
Sales price range, 2nd half 2007 in €/m2
0

1,000

2,000

Charlottenburg-Wilmersdorf
Friedrichshain-Kreuzberg

j j

Lichtenberg

Friedrichshain-Kreuzberg, currently a district
of extremes, occupies a special position. This is
where Berlin’s lowest prices per square metre
can be found, but also, its highest. At first glaThird place in the core price range is occupied, ce, Lichtenberg is one of the losers – but this
surprisingly, by Spandau. Here, too, invest- is because there were previously some highments have concentrated on central locations priced properties which are no longer recorded
with higher rental incomes. The core values of on its market. Compared with 2006, today’s
Pankow, Reinickendorf und Temprices remain markedly higher.
pelhof-Schöneberg correspond
This
also applies to Neukölln,
The foundation
to the price level in the city as a
where, after an exceptional
is very solid
whole. All three districts are charrise in the period up to 2006,
acterised by a very heterogeneous
prices settled down again. The
structure. The investment options and prices most obvious loser was Marzahn-Hellersdorf.
are correspondingly varied in all three districts The purchasing power, labour market and so– the average, based only on the figures, fits cial structure on the eastern outskirts of Berlin
with the average Berlin level. The recent drop can be just as undesirable in places as the
in average prices in Tempelhof-Schöneberg architecture and urban development.
does not point towards a trend applying to The low position of Mitte on the property price
the entire, heterogeneous district.
scale is at first surprising. One explanation is
that the high-priced central locations are not
dominated by residential properties, but by
commercial developments with some housing
mixed in. Residential property is concentrated
Focus1)
on the outskirts of the district in Wedding,
3,000
change2) to 1st half 07 Trend3)
Moabit and southern Tiergarten, which are
1,900
0
1,200 – 2,600
j
problematic in terms of architecture and social
1,300 +8.3
800 – 2,600
j
structure. Prices in Treptow-Köpenick are also
1,300 –7.1
1,000 – 1,500
relatively low. Generally, it is one of Berlin’s up1,200 –14.3
1,000 – 1,500
coming districts, but some areas are far from
1,200
0
800 – 1,400
j
the city centre, while others are struggling
1,300
0
1,200 – 1,400
with problems related to deindustrialisation.

Marzahn-Hellersdorf
Mitte

1,300 – 1,600

1,500

0

Reinickendorf

1,500 – 2,000

1,500

0

Spandau

1,300 – 1,700

1,600

0

Steglitz-Zehlendorf

1,400 – 2,100

1,700

0

Tempelhof-Schöneberg

1,500 – 1,600

1,500 –11.8

Treptow-Köpenick

1,100 – 1,500

1,200

0

Berlin average

1,400 – 1,600

1,500

0

j

1) most frequently offered, no mean value in euros 2) in % 3) 18-month trend

j j

Pankow

l

Neukölln

l l

District

is more homogeneous overall and there are
fewer outliers at the upper or lower ends of
the scale.

j
l

Source: GSW, Jones Lang LaSalle

HousingMarketReport
Methodology – Prices Quoted

Property Clock: Flats for Sale
2nd half 2007

The diagram shows where,
according to Jones Lang
LaSalle’s assessment,
the housing markets are
positioned within their
purchase price cycle at
the end of December 2007.
The clock allows for
comparison of the positions of individual districts
in their own cycle. The
positions are not necessarily representative for the
investment market as they
relate exclusively to the
average purchase price.

The recent lull in price rises is not an indication
of a downward trend.“In the medium and long
term, the basic data indicates another upward
movement,” said Andrew Groom, European
Director Jones Lang LaSalle, Head of Valuation
& Transaction Advisory. “Investors can use the
recent sluggishness of price changes to capitalize on the potential increase in value.”

Spandau
Mitte
Neukölln
Treptow-Köpenick

Sales price
growth
slowing

Sales
price
falling

Sales price
growth
accelerating

Sales price
bottoming
out

Berlin total
Reinickendorf
Friedrichshain-Kreuzberg
Marzahn-Hellersdorf
Steglitz-Zehlendorf
Pankow

Lichtenberg

Tempelhof-Schöneberg
Charlottenburg-Wilmersdorf

Source: Jones Lang LaSalle

The HousingMarketReport only takes into
account purchase prices quoted in Berlin
for high- and low-rise blocks of apartments. In 2007, around 3,187 prices quoted in Berlin were recorded. Of these, the
upper and lower 25 percent were not taken
into account. This means the statistics are
adjusted to exclude outliers – for example,
homes with coal heating and unrenovated
old buildings in the lower segment, and
luxury homes in the upper segment. In
this way, around 1,589 prices quoted were
used to calculate the range and main focus
of purchase prices. The average cost of
purchases was calculated as the median
of the 1,589 prices used, also to account
for outliers and find the main focus of the
prices quoted on the market.
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Transactions: Changing Investors

W

hen, in 1998, the municipal property
company, Gehag, was privatised and, in
2000, Lone Star Funds from Dallas acquired
around 2,300 apartments in Hellersdorf, there
was a widespread lack of understanding. Over
the years that followed, this amazement dwindled with every big investment deal made.
Among other things, internationals acquired
the communal housing enterprises GSW,
which owned or managed 70,000 apartments,
and Gagfah, until recently government-owned,
with some 27,000 apartments in the city. This
was accompanied by a host of smaller investments in apartments numbering in the one- to
four-digit range.
All the investors shared one motive: Berlin’s
low residential property prices on a national
and international scale. But the investors’
strategies varied greatly. What they did after
purchasing the properties covered almost the
entire spectrum of possible activities on the
property market. Some property was modernised or left in its original state; sometimes
vacancies were reduced, sometimes they were
temporarily increased due to minor redevelopment or marketing. There were low-rent
strategies combined with little investment so
as to market the homes cheaply, but there
were also ambitious projects to increase their
value. Apartments and houses were resold
singly or en bloc, put into special funds and
marketed. But contrary to initial prognoses,
most still remain the property of the purchasers today.
In the city, investors met with very varied reactions. Politicians involved in finance welcomed
the fact that the sales lightened the burden on
public budgets; housing politicians, depending on their point of view, hoped for market

Lively Market
Portfolio transactions 2007
District

Flats

Charlottenburg-Wilmersdorf
Friedrichshain-Kreuzberg
Lichtenberg
Marzahn-Hellersdorf
Mitte
Neukölln
Pankow
Reinickendorf
Spandau

68

stimulation, increased investment or greater tive in granting loans, due to the American
customer orientation. Some expressed contra- mortgage crisis. The picture has also changed
dictory fears ranging from overpriced “luxury” as regards purchasers: For political reasons,
modernisation to an investment strike fol- housing owned by city companies is now no
lowed by decay. (Some also accused the same longer sold, or only in small amounts. Instead,
investors of doing both at once.) The interim private sellers have come to the fore, as well
conclusion after seven years of international as investors from past years who already wish
investment is that the purchasers have gener- to part with their properties.
ally behaved far less spectacularly than was
expected or feared. They act
Even prior to 2007,
in a more market-oriented
another type of invesMore investors with a
manner than communal
tor had already gained
long-term perspective
companies, but their averincreased significance
age rental level is sometimes
on the Berlin residential
below that of public housing management in property market: Institutional and private purBerlin. Large investors have also adjusted to a chasers of medium-sized and smaller housing
long-term strategy for their existing property packages or single buildings, tending towards
and upward revaluation. This business model, long-term investment prospects. Their basic
with a long-term basis, appears to have bet- motive for purchasing is that of the financial
ter prospects than buying and selling with a investors of the years before: Berlin residential
frequent turnaround of housing stocks.
property prices, which, despite the price rises,
are still low in an international comparison.
In recent times, the investor profile has un- Their aim is generally to raise the value of the
dergone considerable change. In the first few property using the scope for rental increases,
years of the investment boom, financial in- by reducing vacancy rates and by modernisavestors dominated, with relatively short-term tion. They keep open the possibility of opting
investment plans. They sometimes took on out, but there are no short-term prospects for
a great deal of outside financing, with inter- this approach. These investors can also be said
est rates generally well below returns from to include those who purchased property in
rent. In this way, they achieved an accordingly previous years and are now expanding and
great leverage effect from the equity capital rounding off their portfolios. According to
invested. Since then, this type of investor has data from the BBU (Federation of Housing
become less significant. Interest rose notice- Companies in Berlin and Brandenburg), in
ably between 2005 and 2007, while residen- 2006/2007 “around two thirds of active intial property prices in Berlin rose as described vestors came from abroad, especially the USA,
thanks to animated investment activity. Thus, Britain, Scandinavia and the Netherlands.”
the returns that can be achieved are now only There were also a good number of investors
slightly below the cost of outside financing; from smaller European Union countries such
the leverage effect has shrunk accordingly. as Denmark and Ireland.
Since the summer of 2007, this has been compounded by banks becoming generally restric- With this investment volume and international
appeal, Berlin has worked its way forward on
the path to becoming one of Europe’s leading
investment locations for residential property.
Taking the current price level into account, this
is only likely to happen further off in the fuTotal volume 1)
Total rental space 1)
ture,
but almost all market observers share the
2
in million €
in m
investors’
basic optimism in the development
7.324
9,092
of Berlin’s residential property markets.
21.066

22,306

49

4.420

1,332

5,852

221.368

373,875

786

39.591

48,903

2,516

120.442

170,739

484

40.781

15,312

367

57

3.427

3,631

1,145

41.567

67,540

Steglitz-Zehlendorf

172

9.594

12,443

Tempelhof-Schöneberg

870

58.890

68,298

Treptow-Köpenick

343

29.584

14,329

12,709

598.053

807,800

Berlin average
1) incl. commercial space
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HousingCostAtlas
For the first Berlin HousingCostAtlas, exactly 44,491 rental offers categorised into 189 sub-districts of Berlin were looked at in
terms of their correlation with local household income levels. This afforded a precise analysis of individual neighbourhoods
with regard to the housing costs and the income situation of local residents and potential newcomers.

Photo: Wohnmarktreport

HousingCostAtlas
Methodology

The atlas offers detailed analysis of the current situation and
trends in each neighbourhood

New Insights Into the Market
T
he first Berlin HousingCostAtlas by GSW
and Jones Lang LaSalle provides detailed
information on rents, the size of apartments
and household incomes at the level of the
189 Berlin postal code areas. The main thing
it does, however, is to relate these data to one
another, thus determining relative housing
costs in Berlin at a detailed level. This allows
new conclusions to be drawn about the market situation in the individual areas, as well
as about social development trends. To this
purpose, three especially striking types of area
were presented as examples.

Central location, low-income
Around the historical centre of Berlin, there
are some areas where residents have markedly
low incomes. At the same time, these areas are
relatively central and have larger-than-usual
houses and flats, meaning that rents here tend
to be higher. Neighbourhoods dominated by
sought-after older buildings can be found in
Kreuzberg, Prenzlauer Berg, southern Tiergarten and in the north of Schöneberg. Thanks
to the combination of expensive flats and low
incomes, relative housing costs in these areas
are the next highest after the city-centre areas.
However, as these areas are frequently only of
City-centre areas
limited attraction to those people in higher inIn these central Berlin neighbourhoods, rela- come brackets, their social structure is unlikely
tive housing costs are particularly high. House- to change (one exception to this is the 10405
hold incomes are higher than average, but postal code along Prenzlauer Allee). In addiare well below those of many
tion, people in lower income
High demand in
areas with villas and detached
brackets do not necessarily
houses. At the same time, the
have
to accept the relatively
central locations
apartments on offer in these
high housing costs in these
areas are often very large. This is a Berlin spe- areas because they could choose other neighciality which can be traced back to the domi- bourhoods where the cost of housing is much
nance of old upper-class buildings on both lower. Examples: Postal codes 10405, 10437,
sides of the Kurfürstendamm and the many (Pankow), 10783 (Tempelhof-Schöneberg),
new luxury homes in Berlin-Mitte.
10785 (Mitte), 10963, 10967 (FriedrichshainHere, as in all the other areas, rents for homes Kreuzberg)
currently on the market were recorded, rather
than existing rents, which are likely to be far Outlying areas with low cost of living
lower, especially in these central areas. One The areas with particularly low housing costs
thing which emerges is that it is almost im- are, without exception, in the suburban dispossible to move into these neighbourhoods tricts of Berlin, often on the outskirts of the
without a relatively high income – Berlin is city. These are middle-class neighbourhoods
catching up with other metropolises.
with above-average household incomes, but
Examples: Postal codes 10117 (Mitte), 10629, where mid-range rents are quoted. Residents
10707, 10719 (Charlottenburg-Wilmersdorf), here could spend a much higher proportion
10789 (Tempelhof-Schöneberg)
of their incomes on housing, but they obvi-

The 86,000 rental offers which went into
the trend analysis of the HousingMarketReport on the previous pages were
checked to see if they could be allocated
to certain postal codes. This was possible
for certain for 44,491 datasets. The rents
which were allocated cover almost 3.3
million square metres of floor space; the
average apartment size was about 73.33
square metres – slightly above the current
Berlin average of 70.1 square metres. To
determine the rents including service costs,
a set price for service and maintenance
costs was added to the net cost recorded
for rent only. Based on data on overhead
costs from the BBU, the monthly price for
service and maintenance costs per square
metre of floor space was set at 2.22 euros
in the western districts, and 2.02 euros
in the eastern districts. In 30 of the 189
postal code zones, the basic total in 2007
was below 50 rental offers. Here, the
regional averages were used as a basis
for calculation. These areas are marked
with an asterisk in the following tables.
For each postal code, the data recorded
was used to determine the average size
of the apartments, the average net rent
before service costs and the average actual
rent paid. The GfK (Society for Consumer
Research) surveyed the average net household incomes for each postal code, and we
calculated the average for different income
groups to find the overall average for net
disposable household income. For Berlin
as a whole, this resulted in an average
of 1,808 euros net disposable household
income. The average household housing
costs were determined using the following
formula:
average size
of apartment

X

average actual
rent paid

average net household income

Vacancies were determined by Techem and
the vacancy rates were calculated based
on the Techem Empirica index (see article
on “Rents”).

ously do not want to. The potential for rent
increases is correspondingly low: Those who
are willing to pay more generally look for more
central locations.
Examples: Postal codes 12355 (Neukölln),
12526 (Treptow-Köpenick), 12621 (Marzahn-Hellersdorf), 13089 (Pankow), 13469
(Reinickendorf)
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Local flair and trade fairs: Cozy neighbourhoods
and central facilities set this district apart

Charlottenburg-Wilmersdorf:
High-Quality City Living

C

harlottenburg-Wilmersdorf is Berlin’s
middle-class urban district. Among other
places, it includes the western part of the city
centre within the S-Bahn ring. This covers all
the Kurfürstendamm, Bismarckstrasse and
Kaiserdamm, Charlottenburg Palace, the exhibition grounds with the congress centre, and
the Olympic stadium. Outside the S-Bahn ring,
there are the green, affluent neighbourhoods
of Schmargendorf, Grunewald and Westend
in the south and west. In northern Charlottenburg and Siemensstadt, there are also simpler
neighbourhoods characterised by residential
areas and industry.

Those living in Charlottenburg-Wilmersdorf
generally prefer urban life to living in green
surroundings. Travel times here are short, and
there is plenty in terms of infrastructure, trade,
cuisine and culture. The income of residents
of Charlottenburg-Wilmersdorf is often well
above the Berlin average. High housing costs
are accepted because of the good location.
Rents per square metre are already above the
city average, and rents as a whole are even
higher due to the large size of homes.
Many families live in spacious old buildings,
often with an area of more than 150 or even
200 square metres. The spaciousness of these
apartments, their balconies and location, often
in quiet, tree-lined streets, make up for the
lack of owner-occupied homes and gardens.
Thus, rents for apartments on the market are
often strikingly high, even compared with incomes, which are often good. In the 10707
postal code area on both sides of central Kurfürstendamm, rent-only prices for apartments
on the market are 39.7 percent of residents’
incomes; rents including services, calculated
theoretically, are as high as 50.9 percent.
This puts the area in third place in Berlin after
the areas Unter den Linden/Friedrichstrasse
(10117) and Prenzlauer Allee (10405). High
costs of this nature would not even be manageable for some of those already living in the
_HousingMarketReport_Berlin_March 2008

area. These residents generally have cheaper
current rental contracts. At 45, the average
age of residents is the highest of all the Berlin
districts. In the district as a whole, the younger
generation is underrepresented and the older
generation overrepresented (see table on district/city comparison).
However, the high rents charged mean that
in practice, many homes now on the market are only available to tenants in higher
income brackets. The population structure is
thus slowly changing in their favour. There is a
similar relationship between housing costs and
income in all the postal code areas on both
sides of Kurfürstendamm, around Lietzensee
and in parts of Westend. The numerical ratio
demonstrates residents’ preference for housing which is good-quality and urban but with
green surroundings. To balance out the cost of
this in city-centre locations, people sometimes
do without a car, which has less influence on
mobility here than the nearby metro or S-Bahn.
Many destinations can be reached on foot or
by bicycle.
In postal code areas which are less privileged
but in just as good a location, a smaller proportion of people’s incomes is charged, but
still above the city average. In Charlottenburg, these areas include the neighbourhoods
around Kantstrasse and Bismarckstrasse, as
well as those by the Charlottenburg Palace,

District and City in Comparison
Apartments

and in Wilmersdorf they include the districts
on both sides of the Bundesallee and the Volkspark, as well as the eastern section of Schmargendorf, outside the S-Bahn ring. Only a small
number of neighbourhoods in the district have
housing costs slightly below the Berlin average; these are mainly in Siemensstadt and
northern Charlottenburg. The same is also
true of the postal code 14199 Grunewald /
western Schmargendorf. It’s surprising to see
that in terms of household incomes, it only
comes in sixth place in the district and 27th
place in Berlin. This is likely due to the many
pensioners living in the multi-storey buildings in the eastern parts of Schmargendorf.
Incomes there are still high enough to come
in 66th place in terms of rental costs despite
the large living spaces and relatively high
rents. Only a small part of Berlin’s top area
in terms of income, postal code 14195, is in
Charlottenburg-Wilmersdorf, and most of it is
in Steglitz-Zehlendorf – see that district.

CharlottenburgWilmersdorf

Berlin total

190,359

1,884,276

Apartment construction permits1

276

4,366

Relation construction permits/existing stock2

1.4

2.3

Housing allowance recipients, share in %

District index
(Berlin = 100)

60.9

1.4

8.1

17.3

Share of foreigners in %

18.7

13.9

134.5

Residents under 18, share in %

14.1

16.9

83.4

Residents 60 and over, share in %

27.4

24.0

114.2

1) Jan. to Nov. 2007 2) Apartment construction permits Jan. to Nov. 2007 in % of existing stock

Source: Statistisches Landesamt

Housing Cost Expenditure for Households
in Charlottenburg-Wilmersdorf
Postal
code

Apartment
size in m²

Basic rent
in €/m²

Basic
housing cost
in €/month

Total
housing cost
in €/month

Vacancy
in %

Net household income
in €/month

Basic rent
in % of net
household
income

Total rent
in % of net
household
income

10585 1)

73.3 (75)

6.90 (304)

506 (41)

669

1.0 2)		

1,692 (115)

29.9 (30)

39.5

(37)

10587

66.1 (170)

6.44 (57)

426 (89)

572

6.2 (13)

1,746 (108)

24.4 (91)

32.8

(101
(51)

10589 1)

73.3 (75)

6.90 (34)

506 (41)

669

n/a		

1,791 (91)

28.3 (39)

37.3

10623

97.1 (4)

8.05 (8)

782

(7)

998

n/a		

2,165 (44)

36.1

(8)

46.1

(9)

10625

70.6 (140)

7.23 (23)

510 (37)

667

5.4 (16)

1,891 (73)

27.0 (59)

35.3

(72)

10627 1)

73.3 (75)

6.90 (34)

506 (41)

669

4.6 2)		

1,880 (76)

26.9 (62)

35.6

(68)
(6)

10629

94.3 (6)

8.10 (7)

764

(8)

973

10707

103.9 (2)

7.89 (10)

820

(5)

1,051

0.8 2)		

2,079 (46)

36.8

(7)

46.8

1.6 (46)

2,066 (47)

39.7

(3)

50.9

(2)

10709

73.3 (104)

6.93 (33)

508 (40)

671

2.2 2)		

1,988 (56)

25.5 (70)

33.7

(88)

10711

86.5 (15)

7.40 (18)

640 (16)

832

0.6 2)		

2,098 (45)

30.5 (29)

39.7

(35)

10713

73.5 (69)

6.57 (52)

483 (57)

646

1.8 (42)

1,904 (71)

25.4 (74)

33.9

(85)

10715

76.2 (46)

6.70 (47)

510 (36)

679

2.0 2)		

1,861 (81)

27.4 (54)

36.5

(59)

10717

82.7 (21)

6.98 (32)

577 (23)

760

1.9 2)		

1,984 (60)

29.1 (33)

38.3

(43)

10719

92.2 (8)

9.21 (3)

850

(4)

1,054

1.7 2)		

2,185 (43)

38.9

(4)

48.3

(5)

10777

92.6 (7)

7.29 (21)

675 (11)

881

0.7 2)		

1,881 (75)

35.9

(9)

46.8

(7)

10779

70.3 (144)

7.04 (28)

495 (53)

652

1.3 2)		

1,838 (84)

27.0 (60)

35.4

(70)

10787

80.1 (31)

7.76 (13)

622 (18)

799

7.4 2)		

1,988 (57)

31.3 (19)

40.2

(31)

10789

91.6 (9)

8.04 (9)

736

(9)

939

n/a		

1,933 (65)

38.1

48.6

(4)

13627 1)

73.3 (75)

6.90 (34)

506 (41)

669

n/a		

1,450 (154)

34.9 (10)

46.1

(8)

13629

73.5 (70)

5.00 (153)

367 (137)

531

4.5 2)		

1,779 (95)

20.7 (137)

29.8

(132)
(156)

(6)

73.3 (75)

6.90 (34)

506 (41)

669

1.1 2)		

2,452 (25)

20.6 (138)

27.3

111.9 (1)

7.79 (11)

872

(2)

1,121

n/a		

2,248 (41)

38.8

49.9

(3)

14055 1)

73.3 (75)

6.90 (34)

506 (41)

669

4.1 2)		

2,797 (6)

18.1 (170)

23.9

(174)

14057 1)

73.3 (75)

6.90 (34)

506 (41)

669

4.0 2)		

2,023 (49)

25.0 (77)

33.1

(99)

14059 1)

73.3 (75)

6.90 (34)

506 (41)

669

7.3 2)		

1,759 (102)

28.8 (35)

38.0

(45)

14193

91.2 (10)

9.42 (2)

860

(3)

1,062

1.1 (55)

2,753 (11)

31.2 (20)

38.6

(40)

14195 1)

73.3 (75)

6.90 (34)

506 (41)

669

2.7 2)		

3,042 (1)

16.6 (177)

22.0

(180)

14197

72.4 (119)

6.52 (54)

472 (60)

633

1.4 2)		

1,914 (69)

24.7 (85)

33.1

(98)

14199

81.1 (25)

7.73 (15)

627 (17)

806

4.7 2)		

2,408 (27)

26.0 (66)

33.5

(90)

Ø District

80.7		

7.25 		

585		

7713)

4.4		

1,980		

29.6

38.9

Ø Berlin

73.3		

5.96		

437		

596

5.2		

1,808		

24.2

33.0

14050 1)
14052

(5)

How are postal code areas located?
Due to the limited space, it is not possible in this
HousingCostAtlas to locate the postcal ode areas
more precisely, e.g. by street and place names. If
you would like to see which area a postal code
relates to, this can be done at www.google.
de/maps – enter the postal code and “Berlin” in
the search field.
Notes on the housing market tables
on the following pages:
Postal code areas which are in more than one
district are only listed in all the districts involved
if more than one side of a street is in the postal
code area.
Housing market data: Jones Lang LaSalle
Income data: GfK, own calculation of the average
net disposable household income at postal code
level
Vacancy data: Techem, Empirica

low

Map Legend

high

Relative housing cost burden on households

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

1) Insufficient database for rents and
apartment sizes; average Berlin values for
apartment size and district average for
basic rent taken instead
2) Insufficient database for vacancy rate
3) Includes service costs of €2.22/m2 for
western and €2.02/m2 for eastern districts
( ) Ranking among the 189 postal
code zones
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Friedrichshain-Kreuzberg:
Highly Valued Among Low Earners

M

ost of the residential housing in this district is taken up by old Imperial buildings. What was once known as “stony Berlin”
lives on here, although it has long been softened by trees lining the streets, small squares
and some larger parks, as well as courtyards
which have been planted or extended thanks
to demolitions. Some particularly characteristic old neighbourhoods are those around
Chamissoplatz, between Oranienplatz and
Schlesisches Tor, around Boxhagener Platz and
the Samariterkirche church.

Yet there are also districts of a totally different
kind. The northwestern section of Kreuzberg,
which starts only 100 metres away from Potsdamer Platz and stretches past the Anhalter
Bahnhof station and Wilhelmstrasse all the

Photo: Wohnmarktreport

The district has both older buildings and post-war architecture

District and City in Comparison
Apartments

way to Kochstrasse and Lindenstrasse, is also
in the city centre. In central Kreuzberg, there
are extensive residential neighbourhoods from
the post-war era. The main axis of Friedrichshain is Karl-Marx-Allee, built in the 1950s
and lavishly wide at 90 metres, with equally
lavish decorations on the “workers’ palaces” This also applies, to a lesser extent, to almost
apartment buildings in the socialist neoclas- all the other parts of this district apart from
sical style. One special neighbourhood is the northeastern Friedrichshain, close to Storkower
stretched-out peninsula of Stralau, surrounded Strasse. People pay extra for the proximity to
by the Rummelsberger Bucht. Cut off from the city centre, the good infrastructure and
outside and only accessible via two roads, it the varied city life. Compared with residents
is an idyllic, leafy area on the water.
of outlying districts, they save money on transEconomically, the east of Kreuzberg between
Oranienplatz and the river Spree is one of the
weakest neighbourhoods in Berlin. Almost all
the other areas are also below the average
income level. Most of Friedrichshain-Kreuzberg is an alternative-lifestyle area also populated by students and foreigners. There are a
particularly large number of 18-40-year-olds
here (see table on district/city comparison).
One fact which illustrates the social structure
and dominating mentality is that this is the
only constituency in Germany where a farleft member of the Green Party has a direct
mandate in the German parliament. However,
there are also isolated pockets of wealth for
higher-income friends of city life, such as the
strip along Paul-Lincke-Ufer in Kreuzberg and
parts of Karl-Marx-Allee, which has undergone meticulous renovation since the 1990s.
In terms of rents per square metre, the district
is slightly above the Berlin average, but for
the actual rents paid in many areas, this is
balanced out by the relatively small apartment
sizes. Compared to income, most rents quoted
are high. The west of Kreuzberg (postal code
10963) and the area around Graefestrasse
(10967) are in the top 20 Berlin postal codes
with the highest relative rents, calculating
the rents quoted as a percentage of household income. Whereas the west is sought after because it is close to the city centre, the
“Graefekiez” area is prized by students and the
alternative-lifestyle community, who are willing to pay higher rents here than elsewhere.

FriedrichshainKreuzberg

Berlin total

145.530

1.884.276

Apartment construction permits1

147

4.366

Relation construction permits/existing stock2

1,0

2,3

Housing allowance recipients, share in %

District index
(Berlin = 100)

43,5

2,7

8,1

33,3

Share of foreigners in %

23,2

13,9

166,9

Residents under 18, share in %

16,7

16,9

98,8

Residents 60 and over, share in %

13,8

24,0

1) Jan. to Nov. 2007 2) Apartment construction permits Jan. to Nov. 2007 in % of existing stock
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57,5
Source: Statistisches Landesamt

port and save time on daily travel. Significantly,
however, the amount paid on rent also corresponds closely to the average size of homes on
the market in each area. In Kreuzberg, this is
mostly above the average; in all parts of Friedrichshain, it is below average. In Kreuzberg,
formerly in the West, buildings were more
spacious in Imperial times and in the post-war
era than in Friedrichshain, an eastern workers’
neighbourhood. The percentage of families
(often foreign) with children is correspondingly
higher in Kreuzberg today.
In this area, in places where figures have been
recorded, the number of vacant homes is
strikingly low. It fluctuates around 3 percent –
mainly as a result of the district’s central location, but also because of the extensive renovation work which reached a climax in Kreuzberg
in the 1970s and ’80s, and in Friedrichshain
in the 1990s. This renovation was often not
completely thorough, which is another reason why the rents are relatively low for such
central locations.

low

high

Map Legend
Relative housing cost burden on households

Waterside locations on the Spree
are becoming more attractive

Housing Cost Expenditure for Households
in Friedrichshain-Kreuzberg

Photo: Wohnmarktreport

Postal
code

Apartment
size in m²

Basic rent
in €/m²

Basic
housing cost
in €/month

Total
housing cost
in €/month

Vacancy
in %

Net household income
in €/month

Basic rent
in % of net
household
income

Total rent
in % of net
household
income

10243

73.0 (110)

6.09 (78)

444 (79)

591

2.4 (35)

1,723 (111)

25.8 (68)

34.3

(83)

10245

71.0 (134)

6.33 (60)

449 (71)

592

3.7 (21)

1,617 (129)

27.8 (46)

36.6

(58)

10247

72.1 (124)

5.99 (85)

432 (86)

576

2.9 (28)

1,593 (135)

27.1 (57)

36.2

(62)

10249

69.6 (148)

6.17 (66)

429 (87)

569

2.8 (30)

1,612 (133)

26.6 (63)

35.3

(71)

10961

80.7 (30)

6.34 (59)

511 (35)

690

5.0 2)		

1,651 (124)

31.0 (23)

41.8

(24)
(10)

10963

82.4 (22)

6.13 (68)

506 (50)

689

n/a		

1,496 (150)

33.8 (12)

46.0

10965

78.1 (35)

6.65 (50)

519 (31)

692

n/a		

1,690 (116)

30.7 (25)

41.0

(26)

10967

76.5 (45)

5.99 (84)

458 (67)

628

3.8 2)		

1,446 (158)

31.7 (17)

43.4

(16)

10969

73.2 (106)

5.69 (99)

417 (97)

579

n/a		

1,361 (168)

30.6 (27)

42.6

(18)

10997

67.8 (164)

5.33 (127)

361 (143)

512

2.0 2)		

1,251 (183)

28.9 (34)

40.9

(27)

10999

71.9 (125)

6.09 (79)

438 (81)

597

6.2 2)		

1,411 (161)

31.0 (22)

42.3

(20)

Ø District

74.2		

6.07		

450		

610 3)

5.1		

1,703		

26.4

35.8

Ø Berlin

73.3		

5.96		

437		

596

5.2		

1,808		

24.2

33.0

1) Insufficient database for rents and apartment sizes; average Berlin values for apartment size and district
average for basic rent taken instead
2) Insufficient database for vacancy rate
3) Includes service costs of €2.22/m2 for western and €2.02/m2 for eastern districts
( ) Ranking among the 189 postal code zones
© Map courtesy of: Baumgardt Consultants, Gesellschaft für Marketing und Kommunikation bR, www.baumgardt-online.de
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The Stralau peninsula near Ostkreuz is among
those neighbourhoods with a special flair

Lichtenberg:
Inexpensive Housing in the Northeast

T

he district of Lichtenberg stretches from
the eastern S-Bahn ring to the northeastern
outskirts of Berlin. It has a varied structure:
Historical Lichtenberg and neighbouring Friedrichsfelde are characterised by a mixture of
old houses, buildings from GDR times (some
high-rise), former industrial estates and railway
land. In the south of the district is Karlshorst,
a bourgeois villa district, some parts of which
are very pleasant. Residents of this area have
the highest incomes in the district (postal code
10318). The northeastern section is made up
of the far-reaching Hohenschönhausen district.
It is mainly dominated by suburban, modern
buildings from GDR times, but there is also
the district of Alt-Hohenschönhausen (13053)
which has some high-quality owner-occupied
homes around the Orankesee and Obersee
lakes, as well as rural structures in Malchow,
with village meadows and wide, undeveloped
fields. One district speciality is the strong emphasis on sports, illustrated, for example, by
Hohenschönhausen’s sports centre. One less
celebrated aspect is Lichtenberg’s past as the
location of the GDR Stasi ministry and central
prison.
In almost all parts of Lichtenberg, rents per
square metre are today below the Berlin average. The district of Alt-Friedrichsfelde (10315)
is among the cheapest locations in Berlin, with
rents quoted at around 5 euros per square
metre. At the other end of the district scale,
on the other hand, Karlshorst is almost within
12_HousingMarketReport_Berlin_March 2008

the Berlin average. The house and flat sizes are
also below average in almost all parts of the
district, the lowest being southern Friedrichsfelde (10319) and the area around Lichtenberg town park (10367). In this respect, too,
Karlshorst is at the top, followed by Alt-Hohenschönhausen in the areas around Obersee
and Orankesee lakes (13053).
The moderate rents and below-average size of
housing lead to very moderate overall housing
costs, Friedrichsfelde and northern Lichtenberg
standing out in particular among the homes
on the market, with average rents without
service costs of about 350 euros. At the other
end comes Karlshorst. Even here, however, the
average rent-only cost of apartments on the
market is only just under 460 euros.
Moderate incomes and moderate rents mean
that relative housing costs are also correspondingly moderate. In most parts of the district,
apartments on the market cost between 21
and 25 percent of net household incomes. In
this point, from the point of view of the tenant
the best correlation is in the area of southern Friedrichsfelde (10319), which is mostly
made up of prefabricated concrete buildings,
and where moderate incomes are combined
with very moderate rents. There is a similar
relationship in Alt-Hohenschönhausen, but

District and City in Comparison
Apartments

the higher incomes there are accompanied by
equally higher housing costs. From the point
of view of the residents, even Karlshorst is one
of the more inexpensive locations; residents’
incomes and the sizes of houses and apartments are above average, but rents are only
average for Berlin. Karlshorst is probably the
district area with the greatest future potential
in the residential property sector. There is still
potential for rent increases among existing
properties. New developments, such as those
being built by the race track (owner-occupied),
are also attracting interest from residents of
other districts as they are such good value
for money. Alt-Hohenschönhausen has by no
means seen the last of rent and purchase price
increases, although to a slightly lesser extent
than in Karlshorst due to the lack of an S-Bahn
connection and development opportunities.
Vacancy rates differ greatly in Lichtenberg.
The postal code area 13055 stands out among
those areas where figures are supported by
statistics. This neighbourhood north of Landsberger Allee, dominated by prefab blocks,
comes in 12th place in Berlin in this respect.
The district to the west of the Tierpark zoo
lies at the other end of the scale. Here, urban
development and architecture are similar, but
the transport situation is far more convenient
and rents are lower.

Lichtenberg

Berlin total

District index
(Berlin = 100)

141,651

1,884,276

Apartment construction permits1

543

4,366

Relation construction permits/existing stock2

3.8

2.3

165.2

Housing allowance recipients, share in %

6.0

8.1

74.1

Share of foreigners in %

7.5

13.9

54.0

Residents under 18, share in %

15.6

16.9

92.3

Residents 60 and over, share in %

24.9

24.0

103.8

1) Jan. to Nov. 2007 2) Apartment construction permits Jan. to Nov. 2007 in % of existing stock

Source: Statistisches Landesamt

low

high

Map Legend
Relative housing cost burden on households

Housing Cost Expenditure for
Households in Lichtenberg

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

Postal
code

Apartment
size in m²

Basic rent
in €/m²

Basic
housing cost
in €/month

Total
housing cost
in €/month

Vacancy
in %

Net household income
in €/month

Basic rent
in % of net
household
income

Total rent
in % of net
household
income

10315

70.4 (142)

4.98 (156)

351 (153)

507

3.4 (22)

1,446 (157)

24.3 (94)

35.1

(73)

10317

70.2 (146)

5.59 (108)

392 (116)

533

2.7 2)		

1,562 (137)

25.1 (75)

34.1

(84)

10318

76.5 (44)

5.96 (87)

456 (68)

626

3.9 2)		

2,015 (50)

22.6 (114)

31.0

(116)

10319

65.3 (176)

5.29 (134)

346 (159)

491

0.4 (62)

1,632 (126)

21.2 (132)

30.1

(128)

10365

68.8 (154)

5.10 (144)

351 (152)

489

2.6 (34)

1,624 (127)

21.6 (125)

30.1

(126)

10367

67.1 (167)

5.31 (130)

356 (148)

491

1.0 (56)

1,502 (148)

23.7 (102)

32.7

(103)

10369

69.1 (152)

5.28 (135)

365 (138)

504

4.1 (20)

1,582 (136)

23.1 (110)

31.9

(108)

13051 1)

73.3 (75)

5.70 (97)

418 (94)

565

n/a		

1,497 (149)

27.9 (43)

37.8

(47)

13053

74.2 (61)

5.30 (131)

393 (114)

542

n/a		

1,841 (83)

21.3 (130)

29.4

(133)

13055

72.9 (112)

5.26 (137)

384 (125)

531

6.3 (12)

1,513 (146)

25.4 (73)

35.1

(74)

13057 1)

73.3 (75)

5.30 (131)

389 (120)

536

n/a		

1,399 (164)

27.8 (44)

38.3

(42)
(97)

13059 1)

73.3 (75)

5.70 (97)

418 (94)

565

n/a		

1,707 (113)

24.5 (87)

33.1

Ø District

71.2		

5.40		

385		

532 3)

4.7		

1,599		

24.1

33.3

Ø Berlin

73.3		

5.96		

437		

596

5.2		

1,808		

24.2

33.0

1) Insufficient database for rents and apartment sizes;
average Berlin values for apartment size and
district average for basic rent taken instead
2) Insufficient database for vacancy rate
3) Includes service costs of €2.22/m2 for western
and €2.02/m2 for eastern districts
( ) Ranking among the 189 postal code zones
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Marzahn is a haven of inexpensive housing – but with high vacancies

Marzahn-Hellersdorf:
Deep North-South Divide

L

ocated on the eastern outskirts of Berlin,
this is a district that is more or less split in
two. The entire northern area is dominated
by huge GDR prefab blocks of rented flats,
in their day, the largest new developments
in the country. Today, they are among those
residential areas of Berlin which are not exactly
strong on atmosphere, but cheap. Even new
lettings only cost around 4.50 euros a square
metre. The social structure of these areas can
be stable, but in parts, also quite shaky.

Marzahn-Hellersdorf holds the sad record of
having the most vacancies in Berlin. Two areas
in Hellersdorf (12129) and Marzahn (12689)
occupy the top spots in terms of vacancies
for the city as a whole, and the rate in two
others is also over 10 percent. It is not without
reason that this district is the area in Berlin
where the most demolitions are taking place In
Marzahn alone, more than 3,000 apartments
have already been demolished. However, even
among the prefab blocks, there are still more
popular neighbourhoods, such as those right
by Marzahn’s recreational grounds, with its
lovingly designed and well-tended Asian
gardens. The south of the district looks completely different, dominated by the extensive
owner-occupied areas of Biesdorf, Kaulsdorf
and Mahlsdorf. Most of these were already

District and City in Comparison
Apartments

developed in the pre-war period. During the
GDR, many other plots were built with fairly
small detached houses, or summer cottages
were gradually extended until they grew into
houses. Since 1990, there has been extensive,
but very inconspicuous building on this spot.
Detached houses and small multi-occupancy
homes have been built on great numbers of
little-used or undeveloped sites; existing houses have been thoroughly modernised and/or
extended. Altogether, new homes have been
built in figures easily within the five-digit range.
However, this has hardly been acknowledged
by the city planning department, the people
or even most players on the property market,
as it has not involved spectacular large-scale
projects and city expansions, but plot-by-plot
changes to existing areas.
The widely-differing building structure is also
reflected in the sizes of apartments. To put
it simply, the pattern is “larger in the south
and smaller in the north.” Kaulsdorf (12621)
takes first place. At the other end of the scale
is the northwestern new developments in Hellersdorf, where cuts were obviously made in
living space when building shortly before the
end of the GDR. Prefab buildings are also
the cheapest on the rental market, meaning
that on average, apartments on the market

MarzahnHellersdorf

Berlin total

District index
(Berlin = 100)

130,564

1,884,276

Apartment construction permits1

316

4,366

Relation construction permits/existing stock2

2.4

2.3

104.3

Housing allowance recipients, share in %

7.3

8.1

90.1

Share of foreigners in %

3.5

13.9

25.2

Residents under 18, share in %

18.1

16.9

107.1

Residents 60 and over, share in %

19.9

24.0

1) Jan. to Nov. 2007 2) Apartment construction permits Jan. to Nov. 2007 in % of existing stock
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82.9
Source: Statistisches Landesamt

cost slightly over 300 euros a month without
service costs. In Kaulsdorf, tenants have to
pay around 50 percent more.
Once again, rents closely correspond to household incomes. Marzahn’s north (12689 and
12687) is in the lowest 20 postal code areas
in the city in terms of income, as is the north
of Hellersdorf (12629, 12627). By contrast,
Mahlsdorf and Kaulsdorf with their detached
houses number among the top Berlin household incomes, partly because of the large
numbers of dual-income households.
The relationship between the cost of apartments on the market and tenants’ incomes
clearly favours the wealthier south, where
income far outstrips housing costs. Here,
tenants mostly get by with 15 to 20 percent
of net income for basic rent without service
costs (for those who actually rent). Statistics
support the result of 15.3 percent for Biesdorf
(12683), but the 12.6 percent for Mahlsdorf
(12623) cannot be considered as very representative due to the small database. Those
owning or building multi-occupancy homes in
these neighbourhoods near the S-Bahn have
a good chance of increasing rents. There is
hardly any chance of such increases in the
neighbourhoods with prefab blocks. The relative amount paid on rent is already higher
here; in view of many residents’ low incomes
and the extremely high vacancy rate, there is
little scope for further increases.

Housing Cost Expenditure for Households
in Marzahn-Hellersdorf
low

Map Legend
Relative housing cost burden on households

high

Postal
code

Apartment
size in m²

Basic rent
in €/m²

Basic
housing cost
in €/month

Total
housing cost
in €/month

Leerstand
in %

(5)

Net household income
in €/month

Basic rent
in % of net
household
income

Total rent
in % of net
household
income

12619

71.4 (131)

4.44 (186)

317 (180)

461

9.1

1,614 (130)

19.7 (155)

28.5

(145)

12621

75.2 (53)

6.24 (63)

469 (62)

620

n/a		

2,723 (13)

17.2 (175)

22.8

(176)

12623 1)

73.3 (75)

4.70 (175)

345 (161)

507

4.1 2)		

2,743 (12)

12.6 (187)

18.5

(187)

12627

70.7 (139)

4.52 (183)

319 (178)

461

8.6

(7)

1,292 (178)

24.7 (83)

35.7

(66)

12629

65.9 (171)

4.63 (180)

305 (186)

438

13.9 (1)

1,255 (182)

24.3 (93)

34.9

(76)

12679

73.6 (68)

4.54 (181)

334 (169)

482

7.7

(9)

1,387 (165)

24.1 (96)

34.8

(78)

12681

71.6 (127)

4.54 (182)

325 (177)

469

4.7 (17)

1,702 (114)

19.1 (164)

27.6

(153)

12683

68.4 (156)

5.74 (94)

393 (115)

545

10.3 (4)

2,562 (21)

15.3 (182)

21.3

(182)

12685

74.2 (60)

4.48 (185)

333 (171)

482

6.3 (11)

1,717 (112)

19.4 (161)

28.1

(150)

12687

71.1 (133)

4.38 (187)

311 (184)

454

8.9

(6)

1,367 (167)

22.8 (112)

33.2

(94)

12689 1)

73.3 (75)

4.70 (175)

345 (161)

492

13.4 (2)

1,242 (184)

27.8 (47)

39.6

(36)

Ø District

71.8		

4.91		

353		

5013)

13.9		

1,764		

20.0

28.4

Ø Berlin

73.3		

5.96		

437		

596

5.2		

1,808		

24.2

33.0

1) Insufficient database for rents and apartment sizes; average Berlin values
for apartment size and district average for basic rent taken instead
2) Insufficient database for vacancy rate
3) Includes service costs of €2.22/m2 for western and €2.02/m2 for eastern districts
( ) Ranking among the 189 postal code zones

© Map courtesy of: Baumgardt Consultants, Gesellschaft für Marketing und Kommunikation bR, www.baumgardt-online.de
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Mitte: One District, Two Worlds
itte encompasses both the historical
heart of Berlin and the areas of Wedding
in the north and Tiergarten to the west of the
centre, which were districts in their own right
until 2001. Over the last 18 years, the historical city centre and areas such as Potsdamer
Platz and the parliamentary/government district have experienced a huge upturn; many
parts have been revitalised after long years of
agony in the shadow of the Berlin Wall. Today,
the area is home to politics and culture, service
providers and good food. There is more residential space here than in the city centres of
many other metropolises, but even in Mitte,
housing tends to come second.

Things look very different in most of Tiergarten and Wedding. Both districts were strongly
influenced by local industry, or at least by industrial workers in other parts of the city. As
the production of goods began to drop in this
and other parts of Berlin, a state of crisis set
in which has lasted until today: Incomes fell,

Recently, a number of quality, centrally-located,
and spacious apartments have been built

unemployment rose, and the social structure
deteriorated. Today, some of the effects of the
city centre do reach out this far – in Tiergarten,
for example, as far as the area around the
banks of the Spree and the Landwehrkanal,
and in Wedding as far as the area around
Bernauer Strasse. But these effects do not
appear likely to reach deeper into either of
these neighbourhoods.
The property markets are split in two to match.
In Wedding and Moabit, rents per square metre for apartments on the market fluctuate
around the 5-euro mark; in Wedding they
tend to be below, and in Tiergarten, closer to
the city, slightly above this level. In contrast,
in the historical parts of Mitte, some rents
charged are twice as high – Berlin’s absolute
top level being in the area of central Friedrichstrasse / Unter den Linden. Postal code 10117
is the only one in Berlin where average rents
quoted are recorded at higher than 10 euros
per square metre. Most apartments on the
market here are now well-appointed or even
luxurious, and certainly generous in size, often at more than 100 square metres. Based
on the rents quoted per square metre, Alexanderplatz/Hackescher Markt (10178) and
Torstrasse (10119) are also in the top 10 most
expensive residential locations in the city.
With the high rents charged and the considerable sizes of apartments, it is no surprise
that the central 10117 area also has the highest actual rents paid in Berlin: The average
apartment here (and nowhere else) costs more
than 1,000 euros a month – more than three
times as much as in northern Wedding near
Rehberge (13351) or on the border to Reinickendorf (13359, 13407, 13409), which is
badly affected by aircraft noise. There, the
average household incomes are also little over
half those in the city centre.
In terms of relative rents paid, however, residents of poorer districts come off better from
the point of view of the tenant. As the prices
per square metre for apartments on the market are low, and the apartments themselves
are small, sometimes only one-fifth of household income is enough to pay the rent without service costs for homes on the market. In

District and City in Comparison

Photo: Ulrich

Apartments
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M

Berlin-Mitte is cosmopolitan – but it also offers
cozy living quarters with idyllic courtyards

Moabit, on the other hand, most people have
to set aside a quarter of their income, and
in many parts of old Berlin Mitte, a third of
their income. Here, once again, Berlin’s most
central area takes first place. Compared with
incomes, landlords are charging abut half of
household budgets for the homes they are
currently offering on the market. This high
ratio is also due to the fact that this area, despite appearances, is not the leader in terms
of household incomes – in Berlin as a whole,
it only comes in 42nd place. However, the
more luxury homes there are on the market,
the higher up the income level of this central
Berlin location is likely to climb.
Still, landlords need to be patient. Luxury
apartments in particular often remain vacant
for some time until tenants are found who are
willing and able to pay for them. This explains
the vacancy rate of 7.4 percent in the top
zone of 10117, as well as that of 4.3 percent
in the 10115 area adjoining it to the north.
Both are higher than in those areas with old
buildings in Tiergarten and Wedding, where
it was possible to record vacancy rates in a
statistically reliable manner.

Mitte

Berlin total

District index
(Berlin = 100)

190,527

1,884,276

Apartment construction permits1

509

4,366

Relation construction permits/existing stock2

2.7

2.3

Housing allowance recipients, share in %

2.3

8.1

28.4

Share of foreigners in %

28.8

13.9

207.2

Residents under 18, share in %

17.6

16.9

104.1

Residents 60 and over, share in %

19.0

24.0

1) Jan. to Nov. 2007 2) Apartment construction permits Jan. to Nov. 2007 in % of existing stock

117.4

79.2
Source: Statistisches Landesamt

Housing Cost Expenditure for Households
in Mitte
Postal
code

Apartment
size in m²

Basic rent
in €/m²

10115

76.0 (48)

7.75 (14)

10117

101.7 (3)

10.79 (1)

Basic
housing cost
in €/month

589 (22)
1097

Total
housing cost
in €/month

Vacancy
in %

Haushaltsnettoeinkommen
in €/Monat

Basic rent
in % of net
household
income

Total rent
in % of net
household
income

742

4.3 (18)

1,893 (72)

31.1 (21)

39.2

(39)

(1)

1,301

7.4 (10)

2,210 (42)

49.6

(1)

58.9

(1)

10119

72.4 (118)

8.35 (5)

605 (20)

750

3.0 (26)

1,809 (89)

33.4 (13)

41.5

(25)

10178

81.0 (27)

8.79 (4)

712 (10)

875

3.0 (27)

2,002 (53)

35.6

(9)

43.7

(15)

10179

72.4 (117)

7.02 (31)

508 (39)

654

2.7 (32)

1,780 (94)

28.6 (36)

36.7

(55)

10435

72.5 (116)

7.77 (12)

563 (26)

709

3.4 2)		

1,781 (93)

31.6 (18)

39.8

(34)

10551

73.4 (74)

5.34 (124)

392 (118)

555

7.1 2)		

1,382 (166)

28.3 (37)

40.1

(32)

10553

72.3 (120)

4.95 (161)

357 (147)

518

n/a		

1,349 (170)

26.5 (64)

38.4

(41)

10555

77.6 (37)

5.59 (107)

434 (83)

590

2.4 2)		

1,613 (132)

26.9 (61)

36.6

(57)

10557

72.2 (122)

6.38 (58)

460 (65)

605

2.0 (41)

1,807 (90)

25.5 (72)

33.5

(91)

10559

77.8 (36)

5.18 (142)

403 (107)

560

n/a		

1,321 (174)

30.5 (28)

42.3

(19)

10785

85.8 (16)

7.08 (27)

607 (19)

798

13.9 2)		

1,769 (100)

34.3 (11)

45.1

(12)
(31)

80.1 (31)

7.76 (13)

622 (18)

799

7.4 2)		

1,988 (57)

31.3 (19)

40.2

73.5 (72)

4.77 (172)

350 (155)

513

1.6 2)		

1,261 (181)

27.8 (45)

40.7

(28)

13349

67.8 (165)

5.03 (150)

341 (164)

492

3.3 (24)

1,494 (151)

22.8 (111)

32.9

(100)

13351

62.9 (183)

4.85 (166)

305 (185)

445

2.8 (31)

1,484 (152)

20.6 (142)

30.0

(130)

13353

70.2 (145)

4.93 (162)

346 (158)

502

7.8 2)		

1,414 (160)

24.5 (88)

35.5

(69)

13355

74.6 (56)

4.66 (179)

348 (156)

514

n/a		

1,352 (169)

25.7 (69)

38.0

(46)

13357

74.1 (64)

4.90 (165)

363 (141)

527

7.0 2)		

1,229 (185)

29.5 (32)

42.9

(17)

13359

68.3 (159)

4.77 (171)

326 (176)

477

n/a		

1,181 (187)

27.6 (53)

40.4

(30)

13405

78.1 (34)

4.71 (174)

368 (136)

541

n/a		

1,521 (143)

24.2 (95)

35.6

(67)

Ø District

75.5		

6.26		

473		

6413)

6.2		

1,544		

30.6

41.5

Ø Berlin

73.3		

5.96		

437		

596

5.2		

1,808		

24.2

33.0

Map Legend

high

Relative housing cost burden on households
1) Insufficient database for rents and apartment
sizes; average Berlin values for apartment size
and district average for basic rent taken instead
2) Insufficient database for vacancy rate
3) Includes service costs of €2.22/m2 for western
and €2.02/m2 for eastern districts
( ) Ranking among the 189 postal code zones

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

10787
13347

low
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Gropiusstadt in the south, Alt-Neukölln
in the north: The district is home to diverse
neighbourhoods

Neukölln: Better
Than its Reputation

N

eukölln is saddled with a rather bad
reputation, which is both over-generalised and, in many places, undeserved. Even
in problematic neighbourhoods in northern
Neukölln, there are rays of hope, such as
the discovery and revitalisation of the area
by artists and students. Further south in the
district, in Britz, Buckow and Rudow, there are
quiet, fairly middle-class residential areas with
owner-occupied homes, or suburban districts
with blocks of rented apartments such as the in the city. Some neighbourhoods in northern
legendary horse-shoe-shaped development Neukölln, on the other hand, are at the other
designed by Bruno Taut. Even the Gropius- end of the income scale. At the very bottom
stadt high-rise estate has its positive points is area 12049 west of Hermannstrasse, and
and good infrastructure, including Berlin’s larg- close to it, area 12059 by Sonnenallee. Four
est shopping centre in terms of floor space. other areas in the north are also in the lowest
The district can also look forward to benefiting 10 percent in terms of income. The sizes of
from current airport plans in two respects. In the homes on the market are correspondingly
the north, it will be losing Tempelhof’s trou- small. In the 12057 area (Köllnische Heide),
blesome approach paths with jets skimming most apartments are small; the average size
the rooftops. In its place, it will be gaining a of property on the market is only 58 square
huge development site. At the southern end, metres – the Berlin minimum. In Rudow, on
Rudow can expect new stimulation from the the other hand, in the 12355 postal code area,
future major airport being built two kilometres the figure is almost 75 square metres. This
outside Berlin’s city border.
amounts to one whole room more.
The rental divide is not quite so deep. In the
The north-south divide is clearly marked in the north, rents around 5 euros per square metre
district’s social structure. The areas with the are usually charged; in the south, up to just
highest household incomes are all in the south under 6 euros. In the Köllnische Heide (12057),
of the city, in Buckow and Rudow. The Rudow rents quoted are around 290 euros without
postal code area 12357 is even among the 10 service costs – on average, the cheapest apartpercent of districts with the highest incomes ments in Berlin. At the other end of the district,

District and City in Comparison
Apartments

Neukölln

Berlin total

District index
(Berlin = 100)

164,931

1,884,276

Apartment construction permits1

28

4,366

Relation construction permits/existing stock2

0.2

2.3

8.7

Housing allowance recipients, share in %

14.3

8.1

176.5

Share of foreigners in %

22.5

13.9

161.9

Residents under 18, share in %

19.2

16.9

113.6

Residents 60 and over, share in %

23.2

24.0

1) Jan. to Nov. 2007 2) Apartment construction permits Jan. to Nov. 2007 in % of existing stock
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96.7
Source: Statistisches Landesamt

the average rent charged is just over 400 euros. These moderate differences can mostly be
explained by the large differences in distance
to the city centre and transport connections
in the different districts.
As incomes are rising faster towards the south
than housing costs, conditions are especially
good here for tenants. In eastern Rudow
(12357), where incomes are higher, households moving into new apartments only have
to devote 15.3 percent of their income on
average to rents without service charges – one
of the lowest rates in the city. According to
theoretical calculations, the relative rent paid
is also below 20 percent in some adjoining
neighbourhoods. Here, there is certainly scope
for rents to increase further – unlike the northern parts of the district, where today, residents
already have to spend up to 27.6 percent of
their often tight budget on rent when moving into a new home. In this respect, too, the
settlements of Britz and Gropiusstadt are in
the midfield. On the one hand, they suffer
from their location far from all relatively large
recreation areas (except the Britzer Garten); on
the other, thanks to their attractive immediate
surroundings, they have a quality of life which
often surprises non-locals.
Among those areas where the vacancy rate
has been calculated statistically, the 12045
neighbourhood near Sonnenallee stands out
for being inconvenient in terms of transport,
and for its less-than-flourishing social scene.
The vacancy rate is even higher to the southwest, at Karl-Marx-Strasse in the 12043 area,
although there is no definite statistical basis
for this. On the other hand, three areas in the
southern parts of the district, Britz, Buckow
and Rudow, are shining examples with vacancy rates of 1 percent or less of the housing
stock. The 1970s neighbourhood of Gropiusstadt has so far been unaffected to any great
extent by vacancy problems.

Housing Cost Expenditure for Households
in Neukölln
Postal
code

Apartment
size in m²

Basic rent
in €/m²

Basic
housing cost
in €/month

Total
housing cost
in €/month

Vacancy
in %

Net household income
in €/month

Basic rent
in % of net
household
income

Total rent
in % of net
household
income

12043

73.5 (71)

4.92 (163)

361 (142)

525

9.4 2)		

1,441 (159)

25.1 (76)

36.4

12045

68.5 (155)

4.98 (155)

341 (165)

493

5.8 (14)

1,338 (172)

25.5 (71)

36.9

(54)

12047

63.3 (181)

5.28 (136)

334 (170)

475

3.6 2)		

1,401 (163)

23.9 (100)

33.9

(86)

12049

65.8 (173)

4.98 (159)

327 (174)

473

3.3 2)		

1,208 (186)

27.1 (56)

39.2

(38)

12051

65.8 (172)

4.77 (173)

314 (183)

460

2.2 2)		

1,334 (173)

23.5 (105)

34.5

(81)

12053

68.2 (162)

4.82 (168)

328 (173)

480

4.0 2)		

1,343 (171)

24.4 (89)

35.7

(65)

12055

72.1 (123)

4.98 (157)

359 (145)

519

5.9 2)		

1,300 (177)

27.6 (51)

39.9

(33)

12057

58.0 (189)

4.99 (154)

289 (189)

418

n/a		

1,525 (142)

19.0 (165)

27.4

(154)

12059

65.6 (174)

4.78 (170)

314 (182)

460

5.5 2)		

1,271 (180)

24.7 (84)

36.2

(63)

12347

68.9 (153)

5.01 (152)

345 (160)

498

0.8 (58)

1,764 (101)

19.6 (157)

28.2

(148)

12349 1)

73.3 (75)

5.10 (144)

374 (130)

537

1.1 2)		

2,252 (40)

16.6 (178)

23.8

(175)

12351 1)

73.3 (75)

5.10 (144)

374 (130)

537

0.8 (59)

1,756 (104)

21.3 (131)

30.6

(119)

12353 1)

73.3 (75)

5.10 (144)

374 (130)

537

n/a		

1,449 (155)

25.8 (67)

37.0

(53)

12355

74.8 (55)

5.53 (112)

413 (98)

579

1.0 (57)

2,364 (32)

17.5 (174)

24.5

(173)

12357

68.3 (160)

5.89 (89)

402 (110)

554

n/a		

2,625 (17)

15.3 (183)

21.1

(183)

12359

62.5 (184)

5.44 (117)

340 (166)

479

0.9 2)		

1,777 (96)

19.2 (163)

27.0

(158)

Ø District

68.5		

5.10		

349		

5013)

4.6		

1,708		

20.4

29.3

Ø Berlin

73.3		

5.96		

437		

596

5.2		

1,808		

24.2

33.0

(61)

1) Insufficient database for rents and apartment sizes; average
Berlin values for apartment size and district average for basic
rent taken instead
2) Insufficient database for vacancy rate
3) Includes service costs of €2.22/m2 for western
and €2.02/m2 for eastern districts
( ) Ranking among the 189 postal code zones

low

Map Legend

high

Relative housing cost burden on households

© Map courtesy of: Baumgardt Consultants, Gesellschaft für Marketing und Kommunikation bR, www.baumgardt-online.de
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Pankow: Berlin’s Centre of Growth

Photo: Wohnmarktreport

T

Berlin‘s highest-growth district has
trendy areas, but also leafy neighbourhoods
where families and senior citizens feel at home

here is no other place in Berlin with so
many inhabitants, where so much building is going on, or where the proportion of
young adults among the population is so high.
Pankow provides attractive conditions both
for those who like city life and for those who
prefer to live in green, quiet suburbs. The
area most well-known outside the region is
Prenzlauer Berg. This area, to the immediate
northeast of the centre of Berlin, was a refuge
for creative types even in GDR times. After
German reunification, the area around Kollwitzplatz (10405, 10435) in particular soon rose
to become one of the most popular districts
for housing and nightlife in the city – and the
area with the highest rents quoted in Pankow.
In areas 10437 and 10407, bordering it to
the north and east, the trend is moving in the
same direction.

There are popular suburban housing neighbourhoods in Alt-Pankow, Niederschönhausen
and Wilhelmsruh, where development is already visibly less dense, but the infrastructure remains good and the city centre can be
reached quickly. This is where traditional sectors of the Berlin’s political and cultural elite
live. Development is mixed, with renovated
multi-storey buildings from the Imperial period (often with front or back gardens), more
recent multi-storey blocks, city villas and detached houses. These areas still suffer from
their location on the Tegel airport approach
path and are hoping it will close as planned
in 2012. Sites here were once under-used;
although they have mostly been put into use
over the last 18 years, there are still many
places to build on individual plots.
In Weissensee, housing is simpler, but still
pleasant in most places. Here, too, development is mostly medium-density, relieved
by the Weisser See lake and its park, large
cemeteries and smaller green spaces. There
is, however, no S-Bahn or metro. Finally, the
area also includes extensive districts on the
city outskirts such as Buch, Buchholz, Karow,
Blankenburg and Blankenfelde, which have
grown up around village centres and S-Bahn
stations. Since the 1990s, two new areas have
developed, with mainly multi-storey buildings,

District and City in Comparison
Apartments

Photo: Wohnmarktreport

Pankow’s household incomes are highest in the
central and northern parts of the district, and
lowest in the city centre. Heinersdorf (13089)
is at the top, and Helmholtzplatz (10437) at
the bottom. The situation is roughly reversed
as concerned housing costs. The south – Prenzlauer Berg – is the most expensive, and in
terms of total rent (without services), the
10405 area around Prenzlauer Allee is now
in 8th place in Berlin, partly due to the relatively lavish size of apartments. This is the only
part of the district where apartments on the
market are over 80 square metres on average.
In terms of price per square metre, however,
the area bordering this to the west, 10435, is
more expensive: It comes in 12th place for the
city as a whole. Prices drop gradually – with
some pockets – towards the north. In Karow/
Buch, rents excluding services for apartments
on the market are not even half as high as
in Prenzlauer Berg. The area is characterised
by vacancies; landlords have been forced to
heavily reduce the rents they charge.
Trends in incomes and in rents charged are
running up against one another geographically,
meaning that in this district, there are large
gaps between households’ relative rental costs.
The 10405 area by Prenzlauer Allee comes in
second place in Berlin, right after the central
area of Unter den Linden/Friedrichstrasse.
The adjoining neighbourhoods here are also
high up on the list – anyone moving into the
centre of Prenzlauer Berg has to pay at least 30
percent of their income on basic rent only; for
rent with service charges, the figure is above
35 percent. In contrast, in the high-income
areas of Heinersdorf (13089) and Karow/Buch
(13125) people can get by with spending less
than 20 percent of the average local income
on basic rent.

Pankow

Berlin total

District index
(Berlin = 100)

202,176

1,884,276

1,159

4,366

Relation construction permits/existing stock2

5.7

2.3

247.8

Housing allowance recipients, share in %

2.5

8.1

30.9

Share of foreigners in %

7.2

13.9

51.8

Residents under 18, share in %

15.9

16.9

94.1

Residents 60 and over, share in %

19.9

24.0

Apartment construction permits1
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in north Karow and Französisch Buchholz. At
the same time, a large number of owner-occupied homes and multi-occupancy houses have
been built on individual plots. This process is
continuing. If Berlin should have any need
for large new settlements, places such as the
meadows in Buch and Elisabethaue can be
developed, as was planned in the 1990s.

1) Jan. to Nov. 2007 2) Apartment construction permits Jan. to Nov. 2007 in % of existing stock

82.9
Source: Statistisches Landesamt

Housing Cost Expenditure for Households
in Pankow
Postal
code

Apartment
size in m²

Basic rent
in €/m²

Basic
housing cost
in €/month

Total
housing cost
in €/month

Vacancy
in %

Net household income
in €/month

Basic rent
in % of net
household
income

Total rent
in % of net
household
income

10247

72.1 (124)

5.99 (85)

432 (86)

576

2.9 (28)

1,593 (135)

27.1 (57)

36.2

(62)

10405

80.2 (31)

7.38 (20)

753

(8)

914

1.7 (44)

1,679 (119)

44.8

(2)

54.4

(29)

10407

69.1 (151)

7.21 (24)

499 (52)

638

2.4 (36)

1,828 (87)

27.3 (55)

34.9

(75)

10409

62.0 (185)

6.04 (81)

375 (129)

499

1.7 (45)

1,540 (139)

24.3 (92)

32.4

(105)

10435

72.5 (116)

7.77 (12)

563 (26)

709

3.4 2)		

1,781 (93)

31.6 (18)

39.8

(34)

10437

70.6 (141)

7.14 (26)

504 (51)

646

3.1 (25)

1 ,535 (140)

32.8 (14)

42.1

(23)

10439

67.4 (166)

6.12 (70)

413 (99)

548

5.4 (15)

1,655 (123)

24.9 (78)

33.1

(96)

13086

69.3 (150)

5.66 (103)

392 (117)

531

7.4 2)		

1,758 (103)

22.3 (118)

30.2

(123)

13088

72.8 (114)

5.33 (126)

388 (122)

534

2.3 (38)

1,773 (98)

21.9 (122)

30.1

(125)

13089

74.1 (62)

5.74 (95)

425 (91)

590

n/a		

2,617 (18)

16.3 (179)

22.5

(177)

13125

75.2 (52)

4.80 (169)

361 (144)

528

11.6 (3)

2,012 (51)

18.0 (171)

26.3

(165)

13127

77.3 (38)

5.24 (139)

405 (106)

577

n/a		

1,999 (55)

20.3 (146)

28.9

(141)

13129 1)

73.3 (75)

5.80 (93)

425 (90)

588

n/a		

2,338 (33)

18.2 (169)

25.2

(169)

13156

74.6 (57)

6.03 (82)

450 (69)

616

1.5 (49)

1,884 (74)

23.9 (99)

32.7

(102)

13158

74.3 (59)

6.21 (64)

462 (64)

627

1.5 (50)

1,957 (62)

23.6 (104)

32.0

(107)

13159 1)

73.3 (75)

5.90 (88)

433 (85)

595

n/a		

2,371 (30)

18.2 (168)

25.1

(170)

13187

74.5 (58)

5.81 (92)

433 (84)

583

2.7 (33)

1,868 (80)

23.2 (108)

31.2

(114)

13189

68.4 (157)

5.66 (101)

387 (123)

524

1.8 (43)

1,673 (120)

23.1 (109)

31.4

(109)

Ø District

72.3		

6.10		

441		

6013)

5.1		

1,776		

24.8

33.8

Ø Berlin

73.3		

5.96		

437		

596

5.2		

1,808		

24.2

33.0

low

Map Legend

high

Relative housing cost burden on households

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

1) Insufficient database for rents and apartment sizes;
average Berlin values for apartment size and district
average for basic rent taken instead
2) Insufficient database for vacancy rate
3) Includes service costs of €2.22/m2 for western
and €2.02/m2 for eastern districts
( ) Ranking among the 189 postal code zones

21_HousingMarketReport_Berlin_March 2008

Photo: Wohnmarktreport (2)

The planned closure of Tegel airport will help
increase values in neighbouring properties

Reinickendorf: Variety in the North-West

A

heterogeneous structure characterises
this district in the northwest of Berlin.
Alt-Reinickendorf, near Wedding, is home to
industrial estates both old and modern, and
has a tendency towards simple, medium-density housing developments. This part of the
district suffers from deindustrialisation, and
for several years to come, will also suffer from
its location in the Tegel airport approach path.
The area of Tegel itself includes some plain
residential locations, but also some very attractive neighbourhoods near the Tegeler See
lake. To the west, on the other side of the
Tegeler Forst woods, there are the districts
on the river Havel: Heiligensee, Konradshöhe
and Tegelort, which are very much isolated
and characterised by detached houses. In the
east of the district, Wittenau has mid-range
detached houses, but is also the location of
the Märkisches Viertel high-rise estate. The
most prestigious locations in Reinickendorf
are the northern neighbourhoods of Frohnau,
Hermsdorf and Waidmannslust, with their villas and country houses.
This divide is also reflected in household budgets. In principle, things get more expensive the
further north you go, and incomes increase
accordingly. But this northwards increase is
steeper than the increase in housing costs,
which is why relative housing costs tend to
fall further north. There are, however, exceptions – at the extreme ends. In Alt-Wittenau
(13437), rents charged without service costs
come to only 14.7 percent of households’ incomes. In the Märkisches Viertel (13435), the
ratio is almost twice as high, mainly due to
low incomes.
The area of Frohnau (13465) demonstrates
how high housing costs are often more than
balanced out by particularly high incomes. The
rents quoted of 7.29 euros per square metre
are the highest in the district; the apartments
on the market here are among the largest.
22_HousingMarketReport_Berlin_March 2008

However, as Frohnau comes in third place in
Berlin in terms of net household incomes, a
relatively mild 22.3 percent of incomes is spent
on rent. There is certainly likely to be scope for
increases here. The same applies to Hermsdorf
and Heiligensee and both sides of the Tegeler
Forst woods (13467 und 13503), if not to the
same extent. Hermsdorf, incidentally, stands
out as having the largest apartments on the
market in Reinickendorf – it is the only place
where the average size is above 90 square
metres.
By contrast, the Märkisches Viertel (postal
codes 13435 and 13439) is in a problematic
situation. Rents per square metre are among
the lowest in Berlin, as are incomes. At 80
square metres, however, the size of apartments on the market is well above the city
average, making the actual rents paid higher.
The rents including services are more than 40
percent of incomes, often almost more than
residents can manage. Nonetheless, landlords
are already likely to be at the lower end of
the scale as concerns profitability. Very little
can be done to reduce operating costs, or to
improve quality, making the area attractive to
higher-income tenants. It will be interesting
to see if and when this neighbourhood manages to escape from this housing management
dilemma.

District and City in Comparison
Apartments

Current vacancy statistics say very little about
Reinickendorf. In most areas, the population is
too low to make any well-founded statements.
However, there is good news from Alt-Reinickendorf (13407) and eastern Tegel (13509): Of
all the areas in Berlin with empirically-based
vacancy rates, these are the places that are
least affected.
In a mid-term view, southern Reinickendorf
will undergo the greatest change. Tegel airport
is due to be closed in 2012. This will slightly
increase unemployment but it will considerably improve the quality of housing and entice
new tenants to this district, some of which
has good transport connections. The question of what will happen to the area and the
airport buildings themselves has not yet been
answered.

Reinickendorf

Berlin total

District index
(Berlin = 100)

132,163

1,884,276

Apartment construction permits1

213

4,366

Relation construction permits/existing stock2

1.6

2.3

69.6

Housing allowance recipients, share in %

7.6

8.1

93.8

Share of foreigners in %

9.5

13.9

68.3

Residents under 18, share in %

18.2

16.9

107.7

Residents 60 and over, share in %

29.4

24.0

1) Jan. to Nov. 2007 2) Apartment construction permits Jan. to Nov. 2007 in % of existing stock

122.5
Source: Statistisches Landesamt

Housing Cost Expenditure for Households
in Reinickendorf
low

Map Legend
Relative housing cost burden on households

high

Postal
code

Apartment
size in m²

Basic rent
in €/m²

Basic
housing cost
in €/month

Total
housing cost
in €/month

Vacancy
in %

Net household income
in €/month

Basic rent
in % of net
household
income

Total rent
in % of net
household
income

13403

63.4 (180)

5.03 (151)

319 (179)

459

2.1 (39)

1,517 (145)

21.0 (134)

30.3

13405

78.1 (34)

4.71 (174)

368 (136)

541

n/a		

1,521 (143)

24.2 (95)

35.6

(122)
(67)

13407

63.4 (179)

5.14 (143)

326 (175)

467

0.6 (60)

1,521 (144)

21.4 (129)

30.7

(118)
(131)

13409

63.4 (178)

4.98 (158)

316 (181)

457

2.1 (40)

1,528 (141)

20.7 (136)

29.9

13435

83.5 (20)

4.68 (177)

391 (119)

576

n/a		

1,308 (176)

29.9 (31)

44.0

(14)

13437

65.4 (175)

5.44 (118)

356 (149)

501

2.2 2)		

2,423 (26)

14.7 (184)

20.7

(184)

13439

82.2 (24)

4.51 (184)

371 (135)

553

n/a		

1,310 (175)

28.3 (38)

42.2

(21)

13465

88.6 (12)

7.29 (20)

646 (15)

843

1.0 2)		

2,900 (3)

22.3 (119)

29.1

(138)

13467

91.2 (11)

7.26 (22)

662 (12)

864

n/a		

2,765 (9)

23.9 (98)

31.3

(111)

13469

78.7 (32)

5.30 (131)

418 (96)

592

n/a		

2,380 (29)

17.5 (173)

24.9

(171)

13503

88.2 (13)

7.39 (19)

652 (14)

847

n/a		

2,758 (10)

23.6 (103)

30.7

(117)

13505 1)

73.3 (75)

5.40 (120)

396 (113)

559

n/a		

2,796 (7)

14.2 (185)

20.0

(185)

13507

68.2 (161)

5.99 (83)

409 (102)

560

5.1 2)		

1,934 (64)

21.1 (133)

29.0

(139)

13509

61.5 (186)

5.51 (114)

339 (167)

476

1.1 (54)

1,922 (67)

17.6 (172)

24.7

(172)

13599

63.1 (182)

5.36 (122)

338 (168)

478

0.3 2)		

1,642 (125)

20.6 (139)

29.1

(136)

Ø District

74.2		

5.60		

416		

585 3)

3.1		

1,906		

21.8

30.7

Ø Berlin

73.3		

5.96		

437		

596

5.2		

1,808		

24.2

33.0

1) Insufficient database for rents and apartment sizes;
average Berlin values for apartment size and district
average for basic rent taken instead
2) Insufficient database for vacancy rate
3) Includes service costs of €2.22/m2 for western
and €2.02/m2 for eastern districts
( ) Ranking among the 189 postal code zones
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High-rises on the outer limits, old town charm in
the historic centre – Spandau‘s two faces

Spandau: Small Town with Small Prices

F

rom the point of view of most Berliners,
Spandau is way over on the other side of
the Havel river, and can only be accessed via
bridges. And when they say “Berlin,” longestablished residents of Spandau mean the
rest of the city, not their own district. This is
not only the most independent district geographically, but also structurally. Spandau has
its own Old Town, which is older than that of
Berlin, its own ICE express train station and all
the kinds of neighbourhoods which exist elsewhere: Basic areas with old buildings, such as
Neustadt and Wilhelmstadt, neighbourhoods
with mixed structures, such as Hakenfelde
and west Spandau, middle-class areas with
owner-occupied houses such as Staaken, satellite towns such as Falkenhagener Feld and
the Heerstrasse high-rises, and finally wealthy
areas in the south with detached houses and
villas, such as Weinmeisterhöhe, Gatow and
Kladow. Even today, the latter two places are
more like incorporated ex-villages than integral elements of Spandau.
In terms of housing, the numbers for most
parts of Spandau are below the Berlin average
in almost every respect. Apartments on the
market tend to be small, apart from Siemensstadt (13629) with its relatively high number of
family homes, and Klosterfelde, southwest of
the Altstadt (13581). Apartment sizes are especially modest in Haselhorst (13599), where

District and City in Comparison
Apartments

there is an extensive settlement from the
period between the First and Second World
Wars, a time when floor plans were especially
economical. Gatow/Kladow (14089), which
probably has the largest apartments, cannot
be compared. There are too few apartments
for rent in these estates dominated by detached houses for sound statistics to be drawn
up. Instead, the Berlin average is used.
Spandau’s neighbourhoods also come low
down on rankings in terms of the price of rents.
Staaken (13591) and the 13595 area around
eastern Heerstrasse, with its very mixed structure, remain relatively close to the Berlin average with rents quoted at around 5.50 euros
per square metre (without services). Falkenhagener Feld (13589) and Neustadt (13585),
on the other hand, are well below 5 euros. The
low level in Spandau is revealed even more
clearly when looking at overall rents. There
is hardly any place where apartments on the
market cost more than 300 euros for basic
rent only, or 550 euros including service costs.
The only exception, again, is the western area
of Staaken, on the outskirts of the city, where
development is generally less dense and rental
apartments are surrounded by greenery.
Among household incomes, Gatow/Kladow
stands out at the upper end of the scale; it is in
fifth place on the hit list for Berlin as a whole.
Elsewhere, incomes are only slightly above
average in some areas, mostly south of the

Spandau

Berlin total

District index
(Berlin = 100)

117,605

1,884,276

Apartment construction permits1

226

4,366

Relation construction permits/existing stock2

1.9

2.3

82.6

Housing allowance recipients, share in %

1.8

8.1

22.2

Share of foreigners in %

10.5

13.9

75.2

Residents under 18, share in %

18.4

16.9

108.9

Residents 60 and over, share in %

28.1

24.0

1) Jan. to Nov. 2007 2) Apartment construction permits Jan. to Nov. 2007 in % of existing stock
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117.1
Source: Statistisches Landesamt

centre of Spandau: 13595 (eastern Wilhelmstadt/Pichelsdorf), 13591 (Staaken) and 13597
(Altstadt/Stresow). The main example of the
other extreme is the area of 13583, west of
the Altstadt, which comes 162nd among the
189 postal code areas.
Although incomes are moderate, residents of
Spandau can spend a greater percentage of
them on consumer goods than other Berliners.
Thanks to the low housing costs, they all have
to pay less than 25 percent on basic rent, and
almost all pay less than 35 percent on rent
including service costs for apartments entering
the market. Residents of area 13583 still have
to pay the most, relatively, with their fairly
low incomes. Altstadt and Stresow enjoy low
relative rents. There are no statistics to back
up the very low figure for Gatow and Kladow;
the rents of the few apartments on the market
here are likely well above the Berlin average.
Relative housing costs are, however, likely still
low, but local residents inevitably have higher
transport costs to match.
In terms of the vacancy rate, there is only
one postal code area in Spandau with figures
supported by the statistics: Neustadt, north of
the centre. This comes in 19th place among
those Berlin areas backed by figures, making
it strikingly high. There are many old buildings
and apartments built in the post-war period
of only moderate quality, and which residents
of Spandau are obviously not keen to rent –
especially as the approach path to Tegel
airport goes straight overhead.

low

high

Map Legend
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Relative housing cost burden on households

Housing Cost Expenditure
for Households in Spandau
Postal
code

Apartment
size in m²

Basic rent
in €/m²

Basic
housing cost
in €/month

Total
housing cost
in €/month

Vacancy
in %

Net household income
in €/month

Basic rent
in % of net
household
income

Total rent
in % of net
household
income

13581

73.4 (73)

5.20 (141)

382 (126)

545

1.3 2)		

1,753 (106)

21.8 (123)

31.1

(115)

13583

69.4 (149)

5.05 (148)

351 (154)

505

0.6 2)		

1,406 (162)

24.9 (79)

35.9

(64)

13585

70.9 (135)

4.84 (167)

343 (163)

501

4.3 (19)

1,510 (147)

22.7 (113)

33.2

(95)

13587

69.9 (147)

5.32 (128)

372 (133)

527

3.2 2)		

1,727 (110)

21.5 (126)

30.5

(120)

13589

70.9 (137)

4.67 (178)

331 (172)

488

0.6 2)		

1,659 (122)

19.9 (150)

29.4

(134)

13591

73.2 (107)

5.50 (115)

402 (108)

565

n/a		

1,876 (78)

21.4 (128)

30.1

(127)

13593

73.0 (111)

4.91 (164)

358 (146)

520

n/a		

1,665 (121)

21.5 (127)

31.2

(113)

13595

70.9 (136)

5.43 (119)

385 (124)

542

2.4 2)		

1,907 (70)

20.2 (147)

28.4

(146)

13597

71.4 (129)

5.33 (125)

381 (128)

539

n/a		

1,871 (79)

20.3 (145)

28.8

(142)

13599

63.1 (182)

5.36 (122)

338 (168)

478

0.3 2)		

1,642 (125)

20.6 (139)

29.1

(136)

13629

73.5 (70)

5.00 (153)

367 (137)

531

4.5 2)		

1,779 (95)

20.7 (137)

29.8

(132)

14089 1)

73.3 (75)

5.20 (141)

381 (127)

544

n/a		

2,858 (5)

13.3 (186)

19.0

(186)

Ø District

71.1		

5.15		

366		

524 3)

3.1		

1,779		

20.6

29.5

Ø Berlin

73.3		

5.96		

437		

596

5.2		

1,808		

24.2

33.0

1) Insufficient database for rents and apartment sizes; average Berlin values for apartment size
and district average for basic rent taken instead
2) Insufficient database for vacancy rate
3) Includes service costs of €2.22/m2 for western and €2.02/m2 for eastern districts
( ) Ranking among the 189 postal code zones

25_HousingMarketReport_Berlin_March 2008

Photo: Wohnmarktreport

Bourgeois qualities
characterise Berlin‘s
southwest district

Steglitz-Zehlendorf:
Affluence – but not Everywhere

T

his extensive district takes up the entire
southwest of Berlin. Its residential quarters
are greener than any other, and it is one of the
most affluent areas in the city. However, Steglitz-Zehlendorf is not universally rich, as the
clichéd image adhered to outside the district
would have it. In fact, in rough terms, there
is an east-west divide within the district. The
best incomes and housing conditions are in
the areas of Dahlem, Schlachtensee, Nikolassee and Wannsee, all near the woods and/or
water. Most of the other parts of the district
are also far above the Berlin city average, e.g.
central Zehlendorf, Fichteberg and east and
west Lichterfelde. By contrast, in northeastern
Steglitz there are areas which do not correspond to the level in the rest of the district,
and do not even reach the mid-range Berlin
level. Yet life is also often fairly comfortable
in these parts. There are good connections to
the city centre, yet residents are not far from
less densely developed areas and large green
spaces. Last but not least, they are also near
Schlossstrasse, Berlin’s second largest shopping
street in terms of turnover.

lin level. This postal code is, however, partly
located in Schöneberg, and the average income here is dragged down by the problem
neighbourhood of Grazer Damm. Incomes
are also lower in the area adjoining to the
south (12169) between Albrechtstrasse and
Bergstrasse with its many small pensioners’
apartments. Southern Lankwitz, around
Malteserstrasse (12249), and somewhat
surprisingly, the 12167 area around Steglitz’s city park are also far from being islands of affluence.

The average sizes of apartments do not necessarily correspond to the level of affluence in
each place. Nikolassee/Schlachtensee clearly
stand out, as do the adjoining area around
Mexikoplatz and south Lichterfelde, but the
apartments on the market in most SteglitzZehlendorf postal codes are smaller than average. The 12249 zone around Lankwitz community park, with its many small apartments
from the inter-war and post-war periods, is at
the very bottom, at only 63.63 square metres.
Within Berlin as a whole, it is among the lowest 10 percent in terms of size.
In terms of household income, Dahlem Rents per square metre correspond closely
(14195), Nikolassee/Schlachtensee (14129) with apartment size. The larger an apartand Wannsee (14109) are at the top for Berlin, ment is, the more each individual metre costs
Dahlem being the only area in the whole city – again, the highest in Wannsee and the lowest
with an average income level that is higher in the Lankwitz area. This creates an espethan 3,000 euros. Incomes in the northeastern cially sharp divide between total rents. These
tip of Steglitz (12157) are nowhere near as extend from nearly 785 euros for basic rent
high, and thus well below the normal Ber- in Wannsee to not even half that price (353

District and City in Comparison
Apartments

SteglitzZehlendorf

Berlin total

District index
(Berlin = 100)

156,124

1,884,276

Apartment construction permits1

425

4,366

Relation construction permits/existing stock2

2.7

2.3

117.4
49.4

Housing allowance recipients, share in %

4.0

8.1

Share of foreigners in %

10.6

13.9

76.3

Residents under 18, share in %

17.0

16.9

100.6

Residents 60 and over, share in %

29.9

24.0

1) Jan. to Nov. 2007 2) Apartment construction permits Jan. to Nov. 2007 in % of existing stock
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124.6
Source: Statistisches Landesamt

euros) in Lankwitz. Nothing else makes the
East-West divide within the district as clear
as these figures.
In the case of relative housing costs, Steglitz
districts are at both the top and bottom ends
of the scale among those areas covered by
statistics. In the northeastern tip of Steglitz
(12157) rents quoted take up more than 27
percent of household income without service
costs, and including service costs even more
than 37 percent. By contrast, in northern
Lankwitz (12247) and eastern Lichterfelde
(12207) households get by on less than 20
percent. The same also applies for the area
by the community park, mainly thanks to the
small sizes of apartments.
In terms of vacancies, there is only a sufficient statistical basis for to draw conclusions
about the 12163 and 12167 areas on both
sides of Schlossstrasse. In both of these zones,
vacancies are remarkably low at 1.4 percent
each. In these areas, rents are low by SteglitzZehlendorf standards, at just above 6 euros
per square metre, while at the same time, the
shopping and transport infrastructure are
exceptionally good.

low

high

Map Legend

Housing Cost Expenditure for Households
in Steglitz-Zehlendorf
Postal
code

Apartment
size in m²

Basic rent
in €/m²

Basic
housing cost
in €/month

Total
housing cost
in €/month

Vacancy
in %

Net household income
in €/month

Basic rent
in % of net
household
income

Total rent
in % of net
household
income

12157

73.1 (108)

6.10 (77)

446 (78)

608

5.6 2)		

1,613 (131)

27.6 (49)

37.7

12163

75.9 (49)

6.29 (62)

477 (58)

646

1.4 (52)

1,940 (63)

24.6 (86)

33.3

(48)
(93)

12165

76.6 (43)

6.65 (49)

510 (38)

680

3.1 2)		

2,264 (38)

22.5 (115)

30.0

(129)

12167

73.1 (109)

5.84 (91)

427 (88)

589

1.4 (53)

1,837 (85)

23.2 (107)

32.1

(106)

12169

71.8 (126)

6.14 (67)

441 (80)

600

1.1 2)		

1,777 (97)

24.8 (82)

33.8

(87)

12203

72.6 (115)

6.48 (56)

471 (61)

632

2.6 2)		

2,367 (31)

19.9 (151)

26.7

(161)

12205

77.3 (39)

7.16 (25)

554 (29)

725

5.9 2)		

2,710 (15)

20.4 (144)

26.8

(160)

12207

73.8 (66)

6.08 (80)

448 (72)

612

2.2 2)		

2,306 (35)

19.4 (160)

26.5

(163)

12209

85.1 (17)

6.50 (55)

553 (30)

742

2.4 2)		

2,460 (24)

22.5 (116)

30.2

(124)

12247

71.4 (130)

6.31 (61)

450 (70)

609

3.3 (23)

2,315 (34)

19.4 (159)

26.3

(164)

12249

63.6 (177)

5.55 (111)

353 (151)

494

0.5 2)		

1,809 (88)

19.5 (158)

27.3

(155)
(178)

14109 1)

73.3 (75)

6.60 (50)

484 (56)

647

1.3 2)		

2,888 (4)

16.8 (176)

22.4

14129

94.9 (5)

8.27 (6)

785

(6)

995

1.4 2)		

2,902 (2)

27.0 (58)

34.3

(82)

14163

86.9 (14)

7.52 (17)

654 (13)

847

3.2 2)		

2,795 (8)

23.4 (106)

30.3

(121)

14165

71.5 (128)

6.86 (43)

490 (55)

649

3.2 2)		

2,480 (23)

19.8 (154)

26.2

(167)

14167

78.3 (33)

7.66 (16)

600 (21)

774

0.9 2)		

2,713 (14)

22.1 (120)

28.5

(144)

14169

80.7 (29)

7.04 (29)

568 (25)

747

n/a		

2,569 (19)

22.1 (121)

29.1

(137)

14195 1)

73.3 (75)

6.90 (34)

506 (41)

669

2.7 2)		

3,042 (1)

16.6 (177)

22.0

(180)

Ø District

76.3		

6.66		

508		

6813)

3.0		

2,251		

22.6

30.3

Ø Berlin

73.3		

5.96		

437		

596

5.2		

1,808		

24.2

33.0

1) Insufficient database for rents and apartment sizes; average Berlin values for apartment size
and district average for basic rent taken instead
2) Insufficient database for vacancy rate
3) Includes service costs of €2.22/m2 for western and €2.02/m2 for eastern districts
( ) Ranking among the 189 postal code zones

Photo: Wohnmarktreport
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In centrally-located Schöneberg, rents tend to
be higher, while in Tempelhof, they‘re lower

Tempelhof-Schöneberg:
Stretching From City to Outskirts

S

tretching from the west of the city centre mercial development in the south and free
to the southern outskirts of Berlin, Tem- spaces in the large central area. Decades will
pelhof-Schöneberg is a big city district with a probably pass before a “finished” district
correspondingly diverse structure. The north has been built here. Further south, on both
of Schöneberg is eminently central. Witten- sides of the B96 motorway, are the districts
bergplatz, for example, is where the city’s big- of Mariendorf, Marienfelde and Lichtenrade;
gest, most famous department store, KaDeWe, mainly medium-density and medium-priced
is located. Nollendorfplatz is also a hub for suburban residential areas with industrial parks,
nightlife. South of this, there is the bourgeois near S-Bahn Line 2.
area known as the Bayrisches Viertel, and The diversity of the district is mirrored by the
even further south, beyond the S-Bahn ring, diversity of rents and incomes. The highest
there’s the equally bourgeois neighbourhood incomes are in western Lichtenrade (12305,
of Friedenau. The eastern parts of Schöneberg 12307), and the lowest at Bülowstrasse
around Potsdamer Strasse and Hauptstrasse (10783) and western Marienfelde (12279).
are socially weaker, including the “Schöneberg Incomes in middle-class areas like the BayerIsland” sandwiched between the railway lines, isches Viertel may exceed the Berlin average,
and the part of Friedenau situated east of the but they are not in the top group, as there are
western motorway ringroad.
also large numbers of small households here
Paradoxically, Tempelhof is most thinly popu- (mainly pensioners).
lated, or even unpopulated, in the parts clos- With some exceptions, in the case of rents,
est to the city centre. The “Tempelhofer Feld” Schöneberg tends to be more expensive and
was a military area up to the First World War. Tempelhof cheaper. The highest rents quotIn the west, it was then developed, some- ed, unsurprisingly, are near KaDeWe and the
times only sparsely, with the Neu-Tempelhof Zoological Gardens in the 10789 area. This is
estate. Up until now, Tempelhof airport took one of the city’s top 10 most expensive disup the northern area. Despite much protest, tricts. Apartments are also large, at an average
the city has decided to shut down the airport. 91.6 square metres. This is only topped by
Thus, from autumn 2008, its 396 hectares of the 10777 area around Viktoria-Luise-Platz.
land will be available for new uses. As yet, Not far to the east, at Bülowstrasse, are the
there is no master plan, but there is a trend district’s least expensive apartments – next
towards residential areas on the eastern and to the desolate, industrial 12099 area to the
perhaps northern edges, sophisticated com- south of Tempelhof airport.

District and City in Comparison
Apartments

TempelhofSchöneberg

Berlin total

185,121

1,884,276

Apartment construction permits1

52

4,366

Relation construction permits/existing stock2

0.3

2.3

Housing allowance recipients, share in %

District index
(Berlin = 100)

13.0

6.9

8.1

85.2

Share of foreigners in %

15.7

13.9

112.9

Residents under 18, share in %

16.8

16.9

99.4

Residents 60 and over, share in %

25.3

24.0

105.4

1) Jan. to Nov. 2007 2) Apartment construction permits Jan. to Nov. 2007 in % of existing stock
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It comes as no surprise that the rent/income
ratios are also the highest in the western citycentre areas 10789 and 10777. Here, both
areas are in Berlin’s top 10. As the current
rents charged are probably lower, this points
towards a general change in the population in
favour of those with higher incomes, as residents can hardly afford to pay rents including
services amounting to nearly half of current
incomes – even if their incomes are above the
Berlin average.
Lichtenrade is at the other extreme of the
district both geographically and statistically.
Here, for current lettings, households get by
with less than 20 percent of the standard income for basic rent. Rents here are likely to
rise in the medium term, all the more so after
the opening of the major Berlin Brandenburg
International Airport, expected in 2012. On
one hand, Lichtenrade is only a few kilometres
away from the airport, making it attractive as
a residential area for airport employees; on
the other, the area is not on current or future
approach paths.
There are only reliable vacancy statistics for a
small number of areas in this district. Western Mariendorf by the Teltow canal (12105),
stands out for its relatively high vacancy rates;
this may be due to a large proportion of relatively small, old apartments. In southeastern
Lichtenrade (12309), vacancies are well below
that measured in other neighbourhoods.

Postal
code

Apartment
size in m²

10777

92.6 (7)

10779

70.3 (144)

Basic rent
in €/m²

Basic
housing cost
in €/month

Total
housing cost
in €/month

Vacancy
in %

Net household income
in €/month

Basic rent
in % of net
household
income

Total rent
in % of net
household
income

7.29 (21)

675 (11)

881

0.7 2)		

1,881 (75)

35.9

(8)

46.8

(7)

7.04 (28)

495 (53)

652

1.3 2)		

1,838 (84)

27.0 (60)

35.4

(70)
(29)

10781

76.0 (47)

6.78 (44)

515 (34)

684

2.1 2)		

1,681 (118)

30.6 (26)

40.7

10783

77.2 (40)

5.26 (138)

406 (105)

577

2.9 (29)

1,274 (179)

31.9 (16)

45.3

(11)

10787

80.1 (31)

7.76 (13)

622 (18)

799

7.4 2)		

1,988 (57)

31.3 (19)

40.2

(31)

10789

91.6 (9)

8.04 (9)

736

(9)

939

n/a		

1,933 (65)

38.1

(5)

48.6

(4)

10823

75.5 (51)

6.54 (53)

494 (54)

662

2.3 2)		

1,756 (105)

28.1 (40)

37.7

(49)

10825

83.6 (19)

6.69 (48)

559 (27)

745

3.5 2)		

2,002 (54)

27.9 (42)

37.2

(52)

10827

80.8 (28)

5.87 (90)

474 (59)

653

6.5 2)		

1,469 (153)

32.3 (15)

44.5

(13)

10829

67.9 (163)

5.72 (96)

388 (121)

539

5.3 2)		

1,559 (138)

24.9 (80)

34.6

(80)

12099

73.7 (67)

5.46 (116)

402 (109)

566

n/a		

1,689 (117)

23.8 (101)

33.5

(89)

12101

75.6 (50)

6.13 (69)

463 (63)

631

n/a		

1,932 (66)

24.0 (97)

32.6

(104)
(92)

12103

70.8 (138)

5.96 (86)

422 (92)

579

3.1 2)		

1,730 (109)

24.4 (90)

33.5

12105 1)

73.3 (75)

6.10 (78)

447 (73)

610

1.4 (51)

1,601 (134)

27.9 (41)

38.1

(44)

12107 1)

73.3 (75)

6.10 (78)

447 (73)

610

4.5 2)		

2,286 (36)

19.6 (156)

26.7

(162)

12109 1)

73.3 (75)

6.10 (78)

447 (73)

610

1.3 2)		

1,623 (128)

27.6 (52)

37.6

(50)

12157

73.1 (108)

6.10 (77)

446 (78)

608

5.6 2)		

1,613 (131)

27.6 (49)

37.7

(48)

12159

82.4 (23)

6.74 (45)

555 (28)

738

3.4 2)		

2,011 (52)

27.6 (50)

36.7

(56)

12161

76.7 (42)

6.73 (46)

516 (33)

686

5.0 2)		

1,972 (61)

26.2 (65)

34.8

(77)

12277 1)

73.3 (75)

6.10 (78)

447 (73)

610

3.7 2)		

2,262 (39)

19.8 (153)

27.0

(157)

12279 1)

73.3 (75)

6.10 (78)

447 (73)

610

3.1 2)		

1,447 (156)

30.9 (24)

42.1

(22)

12305

74.9 (54)

6.11 (71)

458 (66)

624

3.7 2)		

2,384 (28)

19.2 (162)

26.2

(166)

12307

83.8 (18)

6.19 (65)

518 (32)

704

n/a		

2,520 (22)

20.6 (141)

28.0

(152)

12309

73.9 (65)

5.67 (100)

419 (93)

583

7.7

2,268 (37)

18.5 (167)

25.7

(168)

Ø District

77.0		

6.36		

490		

663 3)

5.6		

1,841		

26.6

36.0

Ø Berlin

73.3		

5.96		

437		

596

5.2		

1,808		

24.2

33.0

(8)

1) Insufficient database for rents and apartment sizes; average Berlin values
for apartment size and district average for basic rent taken instead
2) Insufficient database for vacancy rate
3) Includes service costs of €2.22/m2 for western and €2.02/m2 for eastern districts
( ) Ranking among the 189 postal code zones

Housing Cost Expenditure
for Households in
Tempelhof-Schöneberg

low

Map Legend

high

Relative housing cost burden on households

© Map courtesy of: Baumgardt Consultants, Gesellschaft für Marketing und Kommunikation bR, www.baumgardt-online.de
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Photo: Jens Rötzsch/Ostkreu

Attractive waterside locations abound in Berlin‘s
most expansive district

Treptow-Köpenick: Plenty of Space

T

reptow-Köpenick takes up the entire southeast of Berlin. The areas here are the furthest
from the city centre and the largest in terms of
area of all the city districts. Treptow stretches
from the border with Kreuzberg to Schönefeld
airport. Neighbourhoods with old buildings
alternate with spacious greenery or past and
present industrial and railway grounds. In
Niederschöneweide and Oberschöneweide
in particular, the situation is desolate across
wide stretches. One gem in this part of the city,
however, is the Adlershof science and business
park, with its many institutes, research facilities
and companies. The construction of the major
Berlin-Brandenburg International Airport to
the south of the city border will benefit the
adjoining area of Alt-Glienicke, where major
investments are already being made in commercial parks. Bohnsdorf, on the other hand,
will suffer even more than in the past from its
location in the flight approach path.
Köpenick has its own Old Town on an island at
the confluence of the Spree and Dahme, and
a strong individual identity for a Berlin district.
It is surrounded by numerous green residential
areas such as Dammfeld in the north, Kietzer
Feld and Wendenschloss in the south, and
Friedrichshagen in the east. Even further out,
and only accessible on long S-Bahn and bus
journeys, the areas of Rahnsdorf, Wilhelmshagen, Müggelheim and Schmöckwitz are
nestled between woods and water.
Rents quoted in the Köpenick district are
mostly below the Berlin average; in Oberschöneweide and Niederschöneweide (12439,
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12459) rents without service costs are only
around 5 euros per square metre. The Treptow
areas of Johannisthal (12487), Baumschulenweg (12437) and Altglienicke (12524) are also
among the lower-priced locations. The sizes
of apartments in all these neighbourhoods are
well below the Berlin average, meaning that
overall rents for apartments are even lower
compared with those in the city as a whole.
At the other end of the scale, there are two
green, idyllic areas: Friedrichshagen (12587)
and Grünau (12527) are the only places in
Köpenick where rents quoted are markedly
above the Berlin average. Friedrichshagen is
the only part of the district with average rentonly prices quoted at above 7 euros. Both parts
of the city are on the water and have good
S-Bahn connections; Friedrichshagen also has
a very lively shopping street, Bölschestrasse.
Grünau, in turn, stands out for its inhabitants’ exceptionally high incomes. Household
incomes come in 17th place in the city overall.
The only place in the district with a slightly
higher level is Rahnsdorf (12589).
Although residents of Friedrichshagen earn
above-average incomes, they have the highest relative housing costs to bear in the whole
district, followed by the 12435 area around
the park in Treptow, where incomes tend to
be low, but where there are very attractive

District and City in Comparison
Apartments

residential locations close to green spots and
the city centre. Here, there will likely be scope
for increases in rent levels, especially for new
lettings of apartments. So far, conditions for
new lettings have remained in the lower half
of the scale when compared with Berlin as
a whole.
Bohnsdorf (12526) enjoys a very favourable
rent/income relationship, although in future,
the area is likely to be avoided by higher-income residents due to proximity with the new
international airport. Rents are therefore likely
to develop only at a restrained pace. Niederschöneweide (12439) and Grünau also stand
out in terms of the rent/income relationship.
Here, there is interesting potential for landlords, especially in locations near the water,
although the vacancy situation is currently
problematic in Grünau (figures are not backed
by statistics). Many landlords have obviously
been asking too much.
In terms of vacancies, however, other parts of
the district are showing more positive signs. In
the Baumschulenweg area, which has good
transportation connections, the vacancy rate
determined by Techem/Empirica is as low as
0.5 percent. At Treptow Park, it is three times
as high at 1.6 percent, but the pressure on the
local housing market is only slightly greater
than in Baumschulenweg.

TreptowKöpenick

Berlin total

District index
(Berlin = 100)

127,535

1,884,276

Apartment construction permits1

472

4,366

Relation construction permits/existing stock2

3.7

2.3

160.9

Housing allowance recipients, share in %

4.3

8.1

53.1

Share of foreigners in %

3.2

13.9

23.0

Residents under 18, share in %

15.7

16.9

92.9

Residents 60 and over, share in %

29.5

24.0

122.9

1) Jan. to Nov. 2007 2) Apartment construction permits Jan. to Nov. 2007 in % of existing stock

Source: Statistisches Landesamt

high

Map Legend
Relative housing cost burden on households

Housing Cost Expenditure for
Households in Treptow-Köpenick
Postal
code

Apartment
size in m²

Basic rent
in €/m²

Basic
housing cost
in €/month

Total
housing cost
in €/month

Vacancy
in %

Net household income
in €/month

Even the more urban areas seem
idyllic and relaxed
Basic rent
in % of net
household
income

Total rent
in % of net
household
income

12435

76.7 (41)

5.66 (102)

434 (82)

605

1.6 (47)

1,748 (107)

24.8 (81)

34.6

(79)

12437

66.4 (169)

5.35 (123)

355 (150)

502

0.5 (61)

1,771 (99)

20.1 (149)

28.4

(147)

12439

70.4 (143)

4.95 (160)

348 (157)

504

2.1 2)		

1,878 (77)

18.5 (166)

26.8

(159)

12459

72.2 (121)

5.05 (149)

365 (139)

525

6.2 2)		

1,680 (119)

21.7 (124)

31.2

(112)

12487

68.3 (158)

5.32 (129)

363 (140)

515

0 2)		

1,837 (86)

19.8 (152)

28.0

(151)

12489

67.0 (168)

5.55 (110)

372 (134)

520

3.3 2)		

1,850 (82)

20.1 (148)

28.1

(149)

12524

73.3 (105)

5.43 (120)

398 (112)

560

1.6 (48)

1,921 (68)

20.7 (135)

29.2

(135)

12526

73.3 (75)

5.60 (106)

411 (101)

573

0 2)		

2,565 (20)

16.0 (180)

22.4

(179)

12527

73.3 (75)

6.45 (57)

473 (60)

620

9.7 2)		

2,695 (17)

17.6 /175))

23.0

(176)

12555

74.1 (63)

5.52 (113)

409 (103)

573

7.2 2)		

1,985 (59)

20.6 (140)

28.9

(140)

12557

71.1 (132)

5.62 (104)

400 (111)

558

5.0 2)		

1,784 (92)

22.4 (117)

31.3

(110)

12559

72.8 (113)

5.58 (109)

407 (104)

568

2.4 (37)

1,985 (58)

20.5 (143)

28.6

(143)

12587

81.0 (26)

7.03 (30)

569 (24)

749

n/a		

2,056 (48)

27.7 (48)

36.4

(60)

12589 1)

73.3 (75)

5.60 (107)

411 (101)

573

n/a		

2,653 (16)

15.5 (181)

21.6

(181)

Ø District

72.4		

5.62		

407		

568 3)

3.6		

2,022		

20.1

28.1

Ø Berlin

73.3		

5.96		

437		

596

5.2		

1,808		

24.2

33.0

1) Insufficient database for rents and apartment sizes; average Berlin values for apartment size
and district average for basic rent taken instead
2) Insufficient database for vacancy rate
3) Includes service costs of €2.22/m2 for western and €2.02/m2 for eastern districts
( ) Ranking among the 189 postal code zones

Photo: Wohnmarktreport

© Map courtesy of: Baumgardt Consultants, Gesellschaft für Marketing und Kommunikation bR, www.baumgardt-online.de
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Berlin’s Exceptional Residential Areas
The biggest apartments

The smallest apartments

Postal
code

City district

Location

Apartment
size1) in m2

14052

Charlottenburg-Wilmersdorf

Westend

111.93

10707

Charlottenburg-Wilmersdorf

Olivaer Platz

103.88

10117

Mitte

Unter den Linden

10623

Charlottenburg-Wilmersdorf

14129

Steglitz-Zehlendorf

Postal
code

City district

Location

Apartment
size1) in m2

13351

Mitte

Rehberge

62.91

12359

Neukölln

Buschkrugallee

62.51

101.69

10409

Pankow

Michelangelostraße

61.97

Savignyplatz

97.13

13509

Reinickendorf

Tegel Ost

61.54

Nikolassee

94.88

12057

Neukölln

Köllnische Heide

58.02

1) Average of offers

The highest rent per square metre
Postal
code

The lowest rent per square metre

City district

Location

Basic rent1)
€/m2/month

Postal
code

City district

Location

Basic rent1)
€/m2/month

10117

Mitte

Unter den Linden

10.79

12627

Marzahn-Hellersdorf

Hellersdorf-Nord

4.52

14193

Charlottenburg-Wilmersdorf

Grunewald

9.42

13439

Reinickendorf

Märk. Viertel Ost

4.51

10719

Charlottenburg-Wilmersdorf

Ludwigkirchplatz

9.21

12685

Marzahn-Hellersdorf

Marzahn-Mitte

4.48

10178

Mitte

Alexanderplatz

8.79

12619

Marzahn-Hellersdorf

Kaulsdorf-Nord

4.44

10119

Mitte/Pankow

Östliche Torstraße

8.35

12687

Marzahn-Hellersdorf

Mehrower Allee

4.38

1) Average of offers

The highest housing costs (basic rent)

The lowest housing costs (basic rent)

Postal
code

City district

Location

Housing cost1)
in €/month

10117

Mitte

Unter den Linden

1097.09

14052

Charlottenburg-Wilmersdorf

Westend

872.38

14193

Charlottenburg-Wilmersdorf

Grunewald

10719

Charlottenburg-Wilmersdorf

10707

Charlottenburg-Wilmersdorf

Postal
code

City district

Location

Housing cost1)
in €/month

12051

Neukölln

Hermannstr. Süd

313.55

12687

Marzahn-Hellersdorf

Mehrower Allee

311.45

859.60

13351

Mitte

Rehberge

305.20

Ludwigkirchplatz

849.75

12629

Marzahn-Hellersdorf

Cottbusser Platz

305.12

Olivaer Platz

820.11

12057

Neukölln

Köllnische Heide

289.37

1) Average of offers

The highest vacancies

The lowest vacancies

Postal
code

City district

Location

Vacancy1) in %

Postal
code

12629

Marzahn-Hellersdorf

12689

Marzahn-Hellersdorf

13125

City district

Location

Cottbusser Platz

13.9

Wuhletalstr.

13.4

Pankow

Karow/Buch

12683

Marzahn-Hellersdorf

Biesdorf

12619

Marzahn-Hellersdorf

Kaulsdorf-Nord

Vacancy1) in %

12347

Neukölln

Britz-West

0.8

12351

Neukölln

Buckow-West

0.8

11.6

13407

Reinickendorf

Alt-Reinickendorf

0.6

10.3

12437

Treptow-Köpenick

Baumschulenweg

0.5

9.1

10319

Lichtenberg

Friedrichsfelde-Süd

0.4

1) Techem/Empirica vacancy index. Only city districts with sufficient data

The highest household income

The lowest household income

Postal
code

City district

Location

Income1)
in €/month

14195

Charlottenburg-Wilmersdorf 2) Dahlem

3,042

14129

Steglitz-Zehlendorf

Nikolassee

2,902

13465

Reinickendorf

Frohnau

14109

Steglitz-Zehlendorf

14089

Spandau

Postal
code

City district

Location

Income1)
in €/month

10997

Friedrichshain-Kreuzberg

Wrangelstr.

1,251

12689

Marzahn-Hellersdorf

Wuhletalstr.

1,242

2,900

13357

Mitte

Gesundbrunnen

1,229

Wannsee

2,888

12049

Neukölln

Hermannstr. West

1,208

Gatow/Kladow

2,858

13359

Mitte

Soldiner Straße

1,181

1) Monthly net household income. Source: GfK 2) mainly Steglitz-Zehlendorf

The highest rental expenditure

The lowest rental expenditure

Postal
code

City district

Location

Rent expense1)
in %

Postal
code

City district

Location

Rent expense1)
in %

10117

Mitte

10405

Pankow

Unter den Linden

49.6

12621

Marzahn-Hellersdorf

Kaulsdorf

17.2

Prenzlauer Allee

44.8

13089

Pankow

Heinersdorf

10707

16.3

Charlottenburg-Wilmersdorf

Olivaer Platz

39.7

12357

Neukölln

Rudow-Ost

15.3

10719

Charlottenburg-Wilmersdorf

Ludwigkirchplatz

38.9

12683

Marzahn-Hellersdorf

Biesdorf

15.3

14052

Charlottenburg-Wilmersdorf

Westend

38.8

13437

Reinickendorf

Alt-Wittenau

14.7

1) Rent quoted (without service costs) as a proportion of household income, in %. Only areas with sufficient number of lettings to provide statistics

32_HousingMarketReport_Berlin_March 2008

