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The upswing in Berlin�s housing market is 
beginning to take shape. According to the 

recent analysis compiled by GSW and Jones 
Lang LaSalle, the price trend arrow for new 
rental contracts is now pointing up in eight 
of Berlin�s 12 districts. And purchase prices 
are going up, too, in most parts of the city. 

�There are many different reasons for this,� 
said Thomas Zinnöcker, chairman of the GSW 
board of managers. �The lively upswing and 
the more relaxed labour market are fuelling 
demand, but more importantly in the long 
term is the growing number of households.� 
However, supply is not keeping up with this 
development, said Andrew Groom, head of 
Valuation Advisory Germany at Jones Lang 
LaSalle. �The number of newly built multi-
storey houses is at a level you could only call 
laughable for such a big city, and because 
of the increase in construction costs, it is not 
going to get back to normal that soon. At the 
same time, a far larger number of �ats will 
disappear from the stocks.�

The analysis by GSW and Jones Lang LaSalle, 
one of the world�s leading property consult-
ants, is based on an evaluation of more than 
85,000 rental and 1,785 purchase offers from 
the �rst half of 2007, as well as on structural 
data such as the development of household 
numbers and population �gures, labour mar-
ket and income, number of new �ats built etc. 
Most of the offers examined are almost identi-

cal with the data of the subsequent contracts, 
with reductions likely in the case of purchase 
offers. The data doesn�t derive its explanatory 
power from the absolute values determined, 
but from a comparison with previous peri-
ods of time. Accordingly, from the �rst half 
of 2006 until the �rst half of 2007, there was 
only a slight decline in prices for new rental 
contracts in three of 12 city districts. In �ve 
districts there is a consolidation, and four dis-
tricts even record an average increase in prices 
of new rental contracts of up to 50 cents per 
square metre per month. 

GSW�s and Jones Lang LaSalle�s assessment of 
the trend is in agreement with that of other 
market analyses and surveys. According to the 
Berlin Mietspiegel 2007 (rental index), aver-
age rent in existing property increased by 5.8 
percent over the past two years, from 4.49 
euros per square metre per 
month to 4.75 euros. Rental 
prices listed in the rental index 
are lower than the rents stipu-
lated in new contracts because owners are 
forced to stick to certain statutory limits when 
making rent adjustments in existing proper-
ties. This serves to prolong the adjustment 
process to current market rents. The annual 
value of 2.9 percent corresponds almost ex-
actly to that of the analysis compiled by the 
BBU (Association of Housing Companies in 
Berlin and Brandenburg), which determined 

a rental increase of 2.8 percent. The housing 
market report 2006 (Wohnungsmarktbericht), 
published this spring by Investitionsbank Berlin 
also con�rms the trend.
The improved labour market is particularly no-
ticeable as being a direct consequence of the 
economic upswing. During 2006 alone, the 
number of jobless dropped by almost 30,000, 
from 17.8 percent at the end of 2005 to 16.0 
percent at the end 2006. Since then, unem-
ployment has dropped further to roughly 15.7 
percent by midyear. �When jobs are safer and 
incomes go up, people have more courage to 
make changes, such as moving into a bigger 
�at or a more comfortable one,� Zinnöcker 
said. More jobs also motivate people to re-
locate to Berlin. Last year, Berlin recorded a 
migrational gain of almost 11,000 people and 
a population growth of nearly 9,000. This also 
means that the number of Berliners increased 

in 2006 for the seventh year 
running. And the birth rate 
is going up too. In the �rst 
three months of 2007, it 

was roughly 5 percent higher than during the 
same period in 2006. Demographers discern a 
continuing trend here: Over the past 15 years, 
it was chie�y younger people who moved to 
Berlin. Now, they are getting together and 
having children.
At the same time, the number of households 
in Berlin is growing. A major driving force are 
the younger, single earners but even more so 

Berlin: Upswing in the Housing Market

After years of stagnation, Berlin�s housing market is prospering again. Rents and purchase prices are rising in a growing number of  
locations, and only a minority of districts are still suffering from declining rents and prices. That�s the result of the second Berlin market  

analysis put together by Berlin�s leading private housing company, GSW, along with consultants Jones Lang LaSalle. 

HousingMarketReport

More new residents   
and more children

Good prospects for  
the German capital
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older people, more and more of whom are 
living in single-person households. The aver-
age size of households is shrinking, from just 
under 1.8 people today to an estimated 1.6 
people in 2015. In numerical terms, this means 
there will be an additional demand of around 
235,000 �ats. For the period from 2003 to 
2015, the BBU expects an additional increase 

by 222,000 households relevant to demand, 
i.e. an average of 18,500 a year.
The supply of apartments cannot keep up with 
this increase in demand. �Apartment construc-
tion in Berlin is restricted to small units and 
trendy neighbourhoods,� said Hiltrud Sprun-
gala, manager of the BFW�s regional associa-
tion of independent real estate and housing 

companies in Berlin Brandenburg. The number 
of building permits granted dropped once 
again this year. Between January and June 
2006, 2,173 permits were issued for apart-
ment building in Berlin � during the corre-
sponding period in 2007 only 1,609 permits 
were issued. The number of permits issued for 
apartments to be built in single and two-family 
homes was higher than that for apartments 
in multi-family homes. For years, the annual 
growth in this segment has been less than 
0.1 percent of the entire stock. This is likely 
to be far lower than the �hidden� decrease 
in housing, which stems from apartments be-
ing demolished, combined or converted into 
commercial units, all of which slip through the 
statistics. As a rule of thumb, housing econo-
mists assume a decrease of around 1 percent 
of the stocks per year in this way. This would 
mean that 10 times more apartments are lost 
than built during the same period of time. 
Rising demand accompanied by dwindling 
supply is already making itself felt in the 
development of rental prices and vacancies 

�though not homogeneously across all loca-
tions and types of apartment. According to 
Berlin�s rental index, prices for apartments big-
ger than 90 square metres in good locations 
and in houses built until 1918 have increased 
by 13 percent within two years � that�s more 
than twice the average. Rental prices for big 
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Charlottenburg-Wilmersdorf

Friedrichshain-Kreuzberg

Lichtenberg

Marzahn-Hellersdorf

Mitte

Neukölln

Pankow

Reinickendorf

Spandau

Steglitz-Zehlendorf

Tempelhof-Schöneberg

Treptow-Köpenick

Berlin average

Source: Jones Lang LaSalle, Bundesagentur für Arbeit, Senatsverwaltung für Stadtentwickl., Stat. Landesamt Berlin

District

315,557

265,857

258,738

249,881

326,422

305,458

358,210

242,445

224,304

288,575

332,066

236,524

3,404,037

Residents3)

Berlin Barometer

Water Forest/parkBuilt-up space

Charlottenburg-Wilmersdorf

Friedrichshain-Kreuzberg

Lichtenberg

Marzahn-Hellersdorf

Mitte

Neukölln

Pankow

Reinickendorf

Spandau

Steglitz-Zehlendorf

Tempelhof-Schöneberg

Treptow-Köpenick

Berlin total

District

Migration
balance4)

190,286

145,483

141,405

130,609

190,489

164,859

201,537

131,991

117,318

155,923

184,996

126,941

1,881,837

Number of flats3)

1,417

2,747

28

–668

2,796

–521

3,435

–924

91

1,164

–466

1,580

10,679

4.42

6.48

5.22

7.86

8.41

5.73

6.44

3.42

4.42

3.62

4.20

5.81

5.55

Vacancy rate3)

in %

3) End of 2006  4) Arrivals minus departures 2006  5) Offers found in 1st half of 2007  6) Multiple-family dwellings

1) Average monthly net income per household 2005, 2) July 2007

1,575

1,175

1,475

1,550

1,350

1,325

1,450

1,725

1,550

1,775

1,550

1,625

1,500

Income1) in euros/month

16.4

20.7

14.3

15.7

20.0

19.2

13.0

15.2

17.2

10.8

13.4

12.5

15.7

Unemployment rate2) in %

9,283

4,886

8,052

3,834

12,617

8,224

10,797

4,537

4,269

5,031

5,400

8,275

85,205

Flats for rent5)

101

47

101

163

141

161

197

178

149

214

177

156

1,785

Flats for sale5, 6)

News from GSW:  
Vacancies as an Opportunity

GSW acquired 860 apartments and 
40 commercial units in Lichtenrade in 
the district of Tempelhof-Schöneberg for 
45 million euros. The portfolio comes 
with 70,000 square metres of lease-
able space, and a current vacancy rate of 
roughly 25 percent. But this is exactly 
where opportunity arises: The purchase 
price was favourable and active tenancy 
management will afford a noticeable 
increase in the value of the portfolio. The 
buildings are well-maintained and a large 
amount of money was recently invested 
in them. Growing demand for apartments 
in Berlin and GSW�s professionalism in 
tenancy management should soon lead to 
a drop in vacancies. The neighbourhood 
of Lichtenrade is located at the southern 
periphery of Berlin. The area is surrounded 
by green spaces and has a high recrea-

tional value. The city centre is less than 
30 minutes away by Berlin�s urban railway 
or motorway. Its most recent acquisitions 
bring GSW�s annual investment in about 
2,000 residential units in Berlin to 100 
million euros, meaning that the company 
had already reached its target for 2007 in 
September. Should other opportunities 
come up, the company intends to expand 
its portfolio further. 

GSW: Foremost in Berlin
With around 60,000 apartments under 
management, GSW is the foremost private 
housing company in Berlin. Founded in 
1924, it was sold in 2004 by the state 
of Berlin to an international �nancial 
consortium. Since then, the company has 
taken on the challenges of the dynamically 
changing world of real estate economics. 
GSW provides tenants and buyers with 
attractive housing in carefully developed 
surroundings under good conditions. 
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Since March 2007, when GSW and Jones 
Lang LaSalle published their �rst property 

clock for Berlin�s residential market, this market 
has made considerable progress. The most im-
portant development: Six of Berlin�s 12 districts 
have now entered the phase of accelerating 
rental growth. In March, only three districts 
had advanced that far. Nevertheless, as the 
following alphabetical breakdown shows, the 
situation continues to be complex with great 
differences among areas, in some cases even 
within one and the same district.

Charlottenburg-Wilmersdorf has made slight 
progress in the cycle toward the �rental 
growth accelerating� section. Rents have 
been traditionally higher in this middle-class 
district close to the city centre. The current 
growth in demand is therefore focused on 
other districts.
Friedrichshain-Kreuzberg is in a special situ-
ation. With its high percentage of younger 
and relatively low-income residents, the dis-
trict is prone to react to rather short-lived and 
�uctuating trends. The current market trend 
does not point to recovery, rather to stagna-
tion or even further decline. Yet, this situation 
could turn around rapidly should apartments 
in Berlin continue to become scarcer, as many 
experts predict.
In Lichtenberg, rents continue to fall, but the 
trend is showing clear signs of slowing down. 
In recent years, the district suffered from its  
high percentage of unattractive prefabricated 
concrete buildings, as well as its location close 
to the city periphery. Nevertheless, it is bound 
to become more popular again in the future as 
an alternative to Berlin�s more expensive areas 

� in particular since Lichtenberg also has its 
very own prime neighbourhoods, such as the 
exclusive residential area of Karlshorst. 

Charlottenburg-Wilmersdorf

Friedrichshain-Kreuzberg

Lichtenberg

Marzahn-Hellersdorf

Mitte

Neukölln

Pankow

Reinickendorf

Spandau

Steglitz-Zehlendorf

Tempelhof-Schöneberg

Treptow-Köpenick

Berlin average

Source: GSW, Jones Lang LaSalle

Mixed Picture
Rental price range 1st half of 2007 in euros/m2/month

5.0 6.0 7.04.0 8.0 Trend3)District

6.70 – 7.40

5.80 – 7.20

5.30 – 5.40

4.60 – 4.80

6.10 – 7.10

5.00 – 5.60

5.80 – 6.10

5.30 – 6.00

5.20 – 5.60

6.30 – 6.70

5.80 – 6.30

5.50 – 5.70

5.80 – 6.20

6.90

5.90

5.30

4.80

6.10

5.10

5.80

5.40

5.20

6.50

5.90

5.60

5.80

Weighted1), Change2)

from 1st half of 2006

0

+0.1

0

–0.2

+0.5

–0.2

+0.3

0

0

–0.2

+0.1

0

–0.2

Based on 170,000 samples  1) most frequently offered, not an average  2) in euros  3) 18-month trend

Rents: Upward Trend

Jones Lang LaSalle:  
Worldwide Consultant

Jones Lang LaSalle (JLL) is one of the 
world leaders among estate agents and 
consultants, offering strategic, multidis-
ciplinary services and solutions for those 
who own, use and invest in commercial 
property.
The company does business in more than 
450 towns and cities in over 50 countries. 
It provides owners and users of property, 
as well as investors, with comprehen-
sive, integrated expertise in property and 
investment management. More than 440 
employees work at JLL�s German of�ces 
in Berlin, Düsseldorf, Frankfurt, Hamburg, 
Munich and Wiesbaden.

JLL Sets Up Valuation 
Department in Berlin

In January 2008, Jones Lang LaSalle will 
set up a new department in Berlin, solely 
dedicated to the valuation of residential 
properties. The department will be headed 
by Roman Heidrich, who, since 2005, has 
been working at JLL�s Frankfurt headquar-
ters, overseeing residential valuation advi-
sory of portfolios in Germany, Austria and 
Switzerland. Initially, the team of valuation 
experts will be made up of four members 
who will undertake valuations of resi-
dential real estate in the states of Berlin, 
Brandenburg, Mecklenburg-West Pomera-
nia, Saxony, Saxony-Anhalt and Thuringia. 
The valuation volume in these six states 
has come to more than 4.6 billion euros 
since 2006. The overall market value of 
residential real estate in Germany, Austria 
and Switzerland amounted to over 14.5 
billion euros. The range of services will 
cover valuation mandates for reporting 
purposes (fair value valuations), for �nanc-
ing/securitisation, initial public offerings 
and other money market transactions.  

apartments in mid-range locations in houses 
built between the First and Second World 
Wars have increased by around 12 percent, 
suggesting healthy demand in this segment. 
At the other end of the size and quality scale, 
there was a rental increase due to administra-
tive reasons. The rental prices for apartments 
of less than 40 square metres in basic locations 
rose as much as 14 percent � presumably a 
consequence of the �Hartz IV� labour market 
reforms, which prescribe a strict adherence to 
size and price limits. 
Berlin�s vacancies are getting fewer, though 
this is happening at different speeds in differ-
ent areas. In a survey of its member companies 
for 2006, the BBU recorded a vacancy rate of 
5.1 percent, the lowest in seven years. �Sup-
ply clearly can�t keep up with the growth in 
demand,� said Andrew Groom of Jones Lang 
LaSalle. �The large proportion of the vacancies 
will likely be absorbed in the years to come.�
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Up or down? Both options are possible, though 
currently, more signs are pointing up
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Marzahn-Hellersdorf continues to suffer 
from its location on the outskirts and from 
the unattractiveness of its monotonous pre-
fab apartment block architecture � a legacy 
of socialist rule. The trend 
here rather points to falling 
rents, and the clear signs of 
recovery that are so evident 
elsewhere have so far eluded the district. The 
property clock even shows that the position of 
the district has worsened slightly recently.
The district of Mitte has made the turnaround. 
Berlin�s historic city centre is clearly on the up-
swing and it is very popular among high-earn-
ers with correspondingly high expectations of 
their urban neighbourhood. This is less so in 
the northern and western parts of the district, 
Wedding and Moabit, which have a high pro-
portion of rather basic, old buildings. 

In Neukölln, the situation is also rather com-
plex. The green neighbourhoods of Britz, 
Buckow and Rudow are clearly on the upswing, 
and the previous downward trend seems to 

have come to an end, even in 
the heavily built-up area of 
Neukölln-Nord. 
Pankow is heading for an up-

swing. The district shows the highest popu-
lation growth in Berlin. It boasts the up-and-
coming trendy neighbourhood of Prenzlauer 
Berg and attractive green neighbourhoods 
such as Alt-Pankow and Weißensee. For more 
on this district, see pages seven and eight.
Reinickendorf has edged a little closer towards 
trend reversal. The slowness here is due to the 
fact that the district already had a good start-
ing position, characterised by low vacancies 
and above-average rents. 
Spandau is bene�ting less than other districts 
from the stronger upswing. The housing mar-
ket here is still suffering the repercussions of 
high job losses in the local industry. Therefore, 
rents are likely to fall in the near future as 
long as purchasing power remains low. But 
there are exceptions to this general rule in 
the district, such as in the neighbourhoods 
of Gatow, Kladow and the neighbourhoods 
close to the river banks.
Steglitz-Zehlendorf suffered comparatively 
little from the past crisis and therefore in the 
short term shows less potential for increase 
than other districts. People looking for bigger 
apartments obviously prefer neighbourhoods 
with low rents, and rents in this district are 
already very high, so that further increases 
are unlikely in the near future.
Treptow-Köpenick is still not pro�ting overall 
from the upswing. There are markedly differ-
ent trends present in the district, for exam-

ple in the attractive green neighbourhoods 
in Treptow-Nord and close to the old district 
centre of Köpenicker Altstadt on the one hand, 
and neighbourhoods in the former industrial 
centre of Schöneweide on the other.

The conclusions which residential investors 
draw from this complex picture chie�y de-
pends on their individual investment strategy.  

�If investment security is what they are after, 
the well-established neighbourhoods with low 
risk are the most obvious choice,� said Thomas 
Zinnöcker, chairman of GSW�s management 
board. But the current potential for increase 
is limited in those areas. �On the other hand, 
if they are more venturesome, the districts 
with comparatively low price levels provide 
the most interesting growth prospects.�

Unique apartment building  
on the banks of the Landwehrkanal, an axis of   
green in the district of Kreuzberg

Wide spectrum in 
returns and risk

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 clo-
ck was �rst used by Jones Lang LaSalle 
to provide an overview of various 
markets around the world. The clock is 
based on the fact that property mar-
kets 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 ap-
proach the highest price level (expansi-
on, 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. Construc-
tion 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 �nished once the market has 
alreadey moved on to the next phase. 

Real estate that is planned, or, as the 
case may be, deliberately not planned, 
during a phase of low property prices, 
are �nished during a phase of higher 
demand and are not always able to meet 
that demand. This situation in turn leads 
to price increases and, as a consequence 
of this, renewed construction of a sur-
plus of supply. 

Movements on the property clock can 
go forwards, but also backwards. 

Source: Jones Lang LaSalle

Property Clock: Flats for Rent
1st half of 2007

Friedrichshain-
Kreuzberg

Lichtenberg

Reinickendorf

Marzahn-Hellersdorf

Pankow

Berlin total

Steglitz-Zehlendorf

Tempelhof-
Schöneberg

Treptow-Köpenick

Charlottenburg-
Wilmersdorf

Spandau

Rental
growth
slowing

Rental
growth

accelerating

Rents
bottoming

out

Rents
falling

Mitte

Neukölln

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 June 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 indi-
vidual city districts in their  
rental cycles.
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MASTHEAD

GSW Immobilien GmbH
Kochstraße 22, 10969 Berlin
Germany

Tel. +49 (0) 30/25 34-12 39
Fax +49 (0) 30/25 34-19 34
Thomas Rücker, Head of Corporate  
Development and Communications
thomas.ruecker@gsw.de
www.gsw.de (also for download of  
Housing Market Report)

While rents re�ect the market conditions 
of today, purchase prices for multi-fam-

ily homes also mirror the expected market de-
velopment of tomorrow. In Berlin, both reveal 
a certain optimism. In 10 of the 12 urban 
districts, the property clock points to �price 
growth accelerating.� The trend reversal has 
been made in those districts, and the remain-
ing two are clearly on their way. 

The property clock for purchase prices of multi-
family homes also shows a substantially more 
homogenous picture than the rental clock. 
While the districts are scattered all across the 
different phases of the cycle in the latter, the 
distribution is comparatively focused when 
it comes to purchase prices. This is because 
speci�c short-term developments have a major 
in�uence on rents, while sellers and buyers are 
less susceptible to hectic trends and �uctua-

tions. Fundamental data is what matters to 
them � and these are unequivocally positive. 
Clearly, the position of the individual districts is 
in�uenced by two simultaneous trends. One is 
directed towards the city centre and the other 
towards the south. City centre locations are 
doing well because of the growing number of 
small and childless households, 
the good infrastructure, short 
distances and the wide choice 
of opportunities for shopping, 
art, culture and entertainment. 
The growing popularity of the southern 
districts of Berlin can be explained by their 
proximity to the expansive forest and lakeland 
areas to the southwest and southeast of the 
city, and by the improvements to transport 
infrastructure since the 1990s, in particular in 
the south. The motorways in the area have 
been extended or are currently undergoing de-

velopment, and bus and urban S-Bahn railway 
lines and stations have been reopened after 
decades of disuse. Forward-looking inves-
tors are already taking into account that the 
new Berlin Brandenburg International airport 
is scheduled to open in Schönefeld in 2011. 
While it is still close by, the southern districts 

are far enough removed from the 
airport to not be disturbed by its 
�ight paths.
Both proximity to the city centre 

and closeness to the southwest are among the 
advantages of Charlottenburg-Wilmersdorf, 
the district that has advanced furthest on 
the property clock. But the positions of the 
southern districts Tempelhof-Schöneberg and 
Treptow-Köpenick have also improved greatly. 
Neukölln has also made a great leap forward. 
In the district of Berlin-Mitte, it was the central 
location that tipped the scales for growth. In 
Steglitz-Zehlendorf, it was the clean and tidy 
appearance and the abundance of green spac-
es. But the property clock also points to early 
stages of growth for Friedrichshain-Kreuzberg, 
Lichtenberg and Spandau � none of which are 
located in the north or south of the city. 
The laggards, in contrast, are all located along 
the northern and eastern periphery of Berlin. 
Among them, Reinickendorf is only slowly 
moving ahead given its comparatively strong 
starting position. Marzahn-Hellersdorf has 
relatively little to offer potential buyers as re-
gards location or buildings, but Pankow has 
made remarkable headway recently. 

Andrew Groom, head of Valuation & Trans-
action Advisory Germany at Jones Lang La-
Salle sums up the overall homogenous trend 
as follows. �In the medium term I expect a 
noticeable price growth in all Berlin districts,� 
he said. �Our valuations in Berlin show an 
unbroken trend in demand for investment 
property from national and international inves-
tors. They anticipate the future rental increase 
in Berlin�s residential property market in their 
purchase pricing, which may continue to lead 
to price increases for multi-family apartment 
buildings.�

Charlottenburg-Wilmersdorf

Friedrichshain-Kreuzberg

Lichtenberg

Marzahn-Hellersdorf

Mitte

Neukölln

Pankow

Reinickendorf

Spandau

Steglitz-Zehlendorf

Tempelhof-Schöneberg

Treptow-Köpenick

Berlin average

Source: GSW, Jones Lang LaSalle

Sales Increasing
Sales price range 1st half of 2007 in euros/m2

1,000 2,000 3,0000District

1,800 – 2,800

700 – 1,200

1,100 – 3,000

1,100 – 1,400

800 – 1,200

1,100 – 1,500

1,200 – 2,200

1,400 – 1,700

1,200 – 1,700

1,700 – 2,300

1,300 – 2,000

1,000 – 1,400

1,300 – 1,500

1,900

1,200

1,400

1,400

1,200

1,300

1,500

1,500

1,600

1,700

1,700

1,200

1,500

Trend3)
Weighted1), Change2)

from 1st half of 2006

+300

+300

+200

–100

+300

+200

+400

+200

+400

–100

+500

+100

+200

Based on 3,700 samples  1) most frequently offered, not an average  2) in euros  3) 18-month trend
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Property Clock: Flats Sold
1st half of 2007
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The diagram shows where, 
according to Jones Lang 
LaSalle�s assessment,  
the housing markets are 
positioned within their  
purchase price cycle at  
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tions of individual districts 
in their own cycle. The 
positions are not necessar-
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Purchase Prices: Homogenous Development 
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Living in a distinguished and personal envi-
ronment close to the city centre was hardly 

possible in Berlin before. The entire inner city 
as de�ned by the S-Bahn railway ring and 
the motorway belt is almost all built up with 
multi-family apartment buildings. The only 
exception worth mentioning is the estate Neu-
Tempelhof � an estate of townhouses from the 
1920s and 30s opposite Tempelhof airport. 
When the airport is closed next year, the at-
tractiveness of the neighbourhood will take 
a leap. Places where you can live in a house 
which has its own garden but is less than 10 
minutes away from, for example, the central 
Friedrichstrasse by subway or car, are few and 
far between in the city. 

But that may be changing. Project developers, 
estate agents and sellers have recently discov-
ered �individual living� in the city as a promis-
ing gap in the market. Berlin has magni�cent 
apartments in Kaiserzeit houses with up to 
250 square metres, but it has no single-family 
occupancy houses that come with their own 
little garden, the kind of townhouses so com-
mon in London or Amsterdam. In Germany, 
this type of housing had previously gained 

wider popularity only in the city of Bremen. 
But now, it�s making an arrival in Berlin too, 
with a name that�s a mixture of German and 
English. �Townhäuser� are proving a great 
success for those selling them.
The �rst and most spectacular project of this 
kind is the new estate on Friedrichswerder, 
next to the Foreign Of�ce. Four years ago, the 
state-owned urban development agency Deut-
sche Stadtentwicklungsges-
ellschaft put 47 small plots 
for owner-occupied houses 
on the market � and they 
sold within a week. There 
was no common project development agency 
but only an urban development plan. The re-
sult is a colourful mix of houses ranging from 
classic to modern styles, from three to �ve 
storeys, in many different colours and façade 
designs. They stand in the biggest conceiv-
able contrast to the strict Nazi-era architec-
ture of the Foreign Ministry. Visitors initially 
tend to be irritated by the sheer colourfulness 
and apparent chaos � but the residents love 
their houses, even though all of them have 
a standard width of only 6.10 metres, which 
makes for a lot of stair climbing between 
rooms � unless you had your own lift built in, 
as many owners did. This June, one of the 
most successful designs was awarded a prize 
by the KfW bank for innovative construction 
and living concepts. Little is known about the 
prices of individual projects there, but owing 
to the central location of the estate and the 
very individual designs, most owners will have 
shelled out in excess of 500,000 euros.
The success of the estate gave other develop-
ers courage. In the district of Prenzlauer Berg, 
the Berlin-based Artprojekt GmbH developed 
the �Prenzlauer Gärten� estate opposite the 
Friedrichshain park, with 60 single-family 
homes. And though the exterior design of the 
buildings is uniform, their use is as individual 
as on Friedrichswerder. Some of the properties 
here were on sale for around 400,000 euros, 
and all of them sold quickly. �Most buyers 
are nuclear families with an academic back-
ground who already had been living in the 
neighbourhood,� said Willo Göpel, spokes-
man for the developer. And even though they 
pay signi�cantly more for their houses than 
they would for equal-size residential space 
along the periphery, they save in other areas. 

�Our development plans assumed 1.5 cars per 
house, but in fact it turns out that there are 
only 0.8 cars per house,� Göpel said. People 
don�t have second cars here, and some don�t 
even have a car. If you can save 500 euros per 
month this way, you can also bear 100,000 
euros more in loans. And that is not consider-
ing the savings as regards travel time, as the 
city centre is only about 10 minutes away by 
bus or bicycle.

More remote but, with prices of around 
300,000 euros, more affordable are the 
townhouses in the Puccini-Hofgärten estate. 
The project is located in the �Musikerviertel� 
neighbourhood of Weißensee, next to Eu-
rope�s biggest Jewish cemetery. The Berlin-
based Ticoncept group built around 12 four-
storey �Townhäuser� in a mixed project with 
new apartments and lofts in former factory 

buildings. And though 
this neighbourhood �ve 
kilometres northeast of 
the city centre could 
never claim to be cen-

tral, there are hardly any alternatives in Berlin 
for those who want to live near the city in a 
house with its own garden. A fourth project 
with around 20 townhouses will be launched 
on the site of a former slaughterhouse in the 
district of Friedrichshain.

The major problem for additional future 
projects is the absence of suf�ciently large, 
affordable plots for individual owner-occu-
pied housing developments in good locations. 
But in the long term, such plots are likely to 
emerge in greater abundance in a place where 
the predecessors of today�s townhouses were 
built 80 years ago � in Tempelhof, where 400 
hectares currently taken up by the airport will 
become available for development.

Townhouses: Privately-owned Urban Homes
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Big Cities with Small Town Prices
Prices of quality single-family homes
in major German cities
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A bourgeois housing form 
is being rediscovered

Just one of the townhouses on Friedrichswerder, 
directly opposite the Foreign Ministry
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