
dzhyp.de

MAIN REGIONAL REAL 
ESTATE MARKETS 
IN GERMANY 2020
Dynamic development in the 
office markets – retail sector 
marked by changes 

A research publication by DZ HYP | March 2020





1Main Regional Real Estate Markets in Germany
2020

02 Preface

03 Office construction picking up, retail rents down again 
04 Office property: space shortage drives rents up  
13 Retail property: prime rents fell again in 2019

21 Augsburg 

24 Berlin         
 
26 Bremen 

29 Cologne        
 
31 Darmstadt   
      
34 Dresden  
       
37 Düsseldorf  
       
39 Essen  
       
42 Frankfurt    
     
44 Hamburg   
      
46 Hannover  
       
49 Karlsruhe   
       
52 Leipzig      
   
55 Mainz     
    
58 Mannheim  
       
61 Munich  
       
63 Münster   
      
66 Nuremberg  
       
69 Stuttgart  
       
71 Locations at a glance 

74 Glossary 

75 Imprint

79 DZ HYP Offices

TABLE OF CONTENTS



2 Main Regional Real Estate Markets in Germany
2020

PREFACE
Dear readers, 

As one of the leading real estate banks in Germany, we regularly analyse the 
 markets we actively cover. With available commercial properties and commercial 
floorspace becoming increasingly rare – especially at the top locations, Germany’s 
seven largest cities by population – regional real estate markets are gaining in 
importance for investors. To better assess opportunities and risks in these markets, 
we regularly publish a study analysing the main regional real estate markets for 
office and retail properties in the twelve regional centres of Germany: Augsburg, 
Bremen, Darmstadt, Dresden, Essen, Hanover, Karlsruhe, Leipzig, Mannheim, 
Mainz, Munster and Nuremberg. The developments there are compared with the 
seven top locations.

Office properties, the biggest market segment, maintained their uptrend despite 
the economic slowdown. The market is being shaped by an increasingly short 
supply of floorspace, given rapidly diminishing vacancies. There are noticeable 
differences in rent dynamics across the locations analysed, from strong increases 
in Dresden (up by close to 10 per cent) to market stagnation in Darmstadt. Whilst 
the metropolitan areas benefit from top rent levels in absolute terms, the regional 
real estate markets offer attractions in the form of more homogeneous develop-
ment as well as higher achievable initial yields. The number of completed new 
office buildings is set to rise in 2020; moreover, the increase in employment is 
expected to slow down. It is thus fair to expect the momentum of rent increases 
to weaken as well. The environment for high-street retailers remains challenging. 
Demand for inner-city locations generally remains strong; however, traditional 
fashion and electronics retailers are under pressure, reducing their sales areas. As 
a consequence, top rents have been stagnating since 2016; last year they showed 
a slight decline on average – a trend that is set to prevail for the foreseeable 
 future. 

This report on “Regional Real Estate Markets 2020” – the eleventh in this series 
– supplements “The German Real Estate Market” – our series of specialist 
 publications published in the autumn of each year. In addition, we analyse the 
commercial real estate markets in individual German federal states: a report on 
Bavaria will be published in May, followed by a report on Hesse, Rhineland-
Palatinate and the Saarland in August. An overview of DZ HYP’s real estate 
 market reports to date is available on our website 
https://www.dzhyp.de/en/about-us/market-research/.

Yours sincerely,

DZ HYP

March 2020
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   Total 31.102               

   Total 80,738               
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   Total 10,478               

   Total 17,256               
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   Total 4,980  265,057  

   Total 10,050  612,470  
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II. Mandatory Disclosures for Other Research Information and further Remarks

1.  Responsible Company
1.1 This Other Research Information has been prepared on behalf of and in cooperation with DZ HYP AG by DZ BANK AG Deutsche Zentral-Genossenschafts-

bank, Frankfurt am Main (DZ BANK) as an investment firm.
 Other Research Information is independent client information which does not contain any investment recommendations for specific issuers or specific 

financial instruments. Such information makes no allowance for any individual investment criteria.
1.2 The mandatory disclosures for Research Publications (Financial Analyses and Other Research Information) as well as further remarks, especially  regarding 

the Conflicts of Interest Policy of DZ  BANK Research, used methods, procedures and statistics, can be read and downloaded free-of-charge under
www.dzbank.com/disclosures.

 
 2. Competent Supervisory Authorities
 DZ BANK is supervised as a credit institution and as an investment firm by:  
 –  European Central Bank - www.ecb.europa.eu
     Sonnemannstrasse 20 in 60314 Frankfurt / Main and
 –  Federal Financial Supervisory Authority (BaFin) - www.bafin.de
     Marie-Curie-Strasse 24 - 28 in 60349 Frankfurt / Main
 
3. Independent Analysts 
3.1 The Research Publications (Financial Analyses and Other Research Information) of DZ BANK are independently prepared by its employed analysts or by 

competent analysts commissioned in a given case on the basis of the binding Conflicts of Interest Policy.
3.2 Each analyst involved in the preparation of the contents of this Other Research Publication confirms that
 – this Research Publication represents his independent specialist evaluation of the analysed object in compliance with the Conflicts of Interest Policy of 

DZ BANK and
 – his compensation depends neither in full nor in part, neither directly nor indirectly, on an opinion expressed in this Research Publication.
 
4. Updates and Validity Periods for Other Research Information
4.1 The frequency of updates of Other Investment Information depends in particular on the underlying macroeconomic conditions, current developments 

on the relevant markets, the current development of the analyzed companies, measures undertaken by the issuers, the behavior of trading participants, 
the competent supervisory authorities and the competent central banks as well as a wide range of other parameters. The periods of time named below 
therefore merely provide a non-binding indication of when an updated investment recommendation may be expected.

4.2 No obligation exists to update an Other Investment Information. If an Other Research Information is updated, this update replaces the previous Other 
Research Information with immediate effect.

 If no update is made, investment recommendations end / lapse on expiry of six months. This period begins on the day the Other Investment Information 
was published.

4.3 In a given case, updates of Other Research Information may also be temporarily suspended without prior announcement on account of compliance with 
supervisory regulations. 

4.4 If no updates are to be made in the future because the analysis of an object / certain angle is to be discontinued, notification of this shall be made in the 
final publication or, if no final publication is made, the reasons for discontinuing the analysis shall be given in a separate notification.

 
5. Avoiding and Managing Conflicts of Interest
5.1 DZ BANK Research has a binding Conflicts of Interest Policy which ensures that the relevant conflicts of interest of DZ BANK, the DZ BANK Group, the 

analysts and employees of the Research and Economics Division and persons closely associated with them are avoided, or - if such interests are effectively 
unavoidable - are appropriately identified, managed, disclosed and monitored. Materiel aspects of this policy, which can be read and downloaded free-
of-charge under www.dzbank.com/disclosures are summarized as follows.

5.2 DZ BANK organizes its Research and Economics Division as a confidentiality area and protects it against all other organizational units of DZ BANK and 
the DZ BANK Group by means of Chinese walls. The departments and teams of the Division that produce Financial Analyses are also protected by Chinese 
walls and by spatial separation,  a closed doors and clean desk policy. Beyond the limits of these confidentiality areas, communication may only take 
place in both directions according to the need-to-know principle.

5.3 Other theoretically feasible, information-based personal conflicts of interest among employees of the Research and Economics Division and persons 
closely associated with them are avoided in particular by the measures explained in sub-paragraph 5.2 and the other measures described in the policy.

5.4 The remuneration of employees of the Research and Economics Division depends neither in whole nor in the variable part directly or materially on the 
earnings from investment banking, trade in financial instruments, other securities related services and / or trade in commodities, merchandise, currencies 
and / or on indices of DZ BANK or the companies of the DZ BANK Group.

5.5 DZ BANK and companies of the DZ BANK Group issue financial instruments for trading, hedging and other investment purposes which, as underlying 
instruments, may refer to financial instruments, commodities, merchandise, currencies, benchmarks, indices and / or other financial ratios also covered 
by DZ BANK Research. Respective conflicts of interest are primarily avoided in the Research and Economics Division by means of the aforementioned 
organizational measures. 

 
6.  Recipients and Sources of Information
 
6.1 Recipients 
 Other Research Information of DZ BANK is directed at eligible counterparties as well as professional clients. They are therefore not suitable for dissemi-

nation to retail clients unless (i) an Other research Information has been explicitly labelled by DZ BANK as suitable for retail clients or (ii) is disseminated 
by an investment firm properly authorized in the European Economic Area (EEA) or Swiss to retail clients, who evidently have the necessary knowledge 
and sufficient experience in order to understand and evaluate the relevant risks of the relevant Other Research Information. 

 Other Research Information is authorized for dissemination by DZ BANK to the aforementioned recipients in in Member States of the European Eco-
nomic Area and Switzerland. 

 It is neither allowed to provide Other Research Information to customers in the United States of America (USA) nor to conclude corresponding transac-
tions with them.

 The dissemination of Other Research Information in the Republic of Singapore is in any case restricted to DZ BANK AG Singapore Branch.
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6.2 Main Sources of Information
 For the preparation of its Research Publications, DZ BANK uses only information sources which it considers itself to be reliable. However, it is not feasible  

to make own checks of all the facts and other information taken from these sources in every case. If in a specific case, however, DZ BANK has doubts over 
the reliability of a source or the correctness of facts and other information, it shall make specific reference to this in the Research Publication.

 The main sources of information for Research Publications are: 
 Information and data services (e.g. Reuters, Bloomberg, VWD, FactSet, Markit), licensed rating agencies (e.g. Standard & Poors, Moody‘s, Fitch, DBRS), 

specialist publications of the sectors, the business press, the competent supervisory authorities, information of the issuers (e.g. annual reports, securities 
prospectuses, ad-hoc disclosures, press and analyst conferences and other publications) as well as its own specialist, micro and macro-economic research, 
examinations and evaluations.

 

III. Disclaimer

1. This document is directed at eligible counterparties and professional clients. Therefore, it is not suitable for retail clients unless (a) it has been  explicitly 
labelled as appropriate for retail clients or (b) is properly disseminated by an investment firm authorized in the European Economic Area (EEA) or 
 Switzerland to retail clients, who evidently have the necessary knowledge and  sufficient experience in order to understand and evaluate the relevant 
risks of the relevant evaluation and / or recommendations.

 It was prepared by DZ BANK AG Deutsche Zentral-Genossenschaftsbank, Frankfurt am Main, Germany (‚DZ BANK‘) and has been approved by DZ BANK 
only for dissemination to the aforementioned recipients in Member States of the EEA and Switzerland.

 If this document is expressly marked as ‘Financial Analysis’ in sub-section 1.1 of the Mandatory Disclosures, its distribution to recipients is subject to the 
section International Restrictions of Use and these additional rules:

 This document may only be brought into the Republic of Singapore by DZ BANK via the DZ BANK Singapore Branch, but not by other persons, and may 
only be disseminated there to ‚accredited investors‘ and / or ‚expert investors‘ ‘and used by them.

 This document may only be brought into the United States of America (USA) by DZ BANK and via Auerbach Grayson, but not by other persons, and may 
only be disseminated there to ‚major U.S. institutional investors‘ and used by them, if it solely comprises equity research. DZ BANK is neither allowed to 
bring documents on debt instruments into the USA nor to conclude transactions in debt instruments.

 If this document is expressly marked as ‘Other Research Information’ in sub-section 1.1 of the Mandatory Disclosures, its dissemination to recipients is 
subject to these additional rules:

 It is neither allowed to provide Other Research Information to customers in the United States of America (USA) nor to conclude corresponding transac-
tions with them.

 The dissemination of Other Research Information in the Republic of Singapore is in any case restricted to DZ BANK AG Singapore Branch.
 In all before named countries, this document may only be distributed in accordance with the respective applicable laws and rules, and persons obtaining 

possession of this document should inform themselves about and observe such laws and rules.
 
2. This document is being handed over solely for information purposes and may not be reproduced, redistributed to other persons or be otherwise pub-

lished in whole or in part. All copyrights and user rights to this document, also with regard to electronic and online media, remain with DZ BANK.
 Whilst DZ BANK may provide hyperlinks to web sites of companies mentioned in this document, the inclusion of a link does not imply that DZ BANK 

endorses, recommends or guarantees any data on the linked page or accessible therefrom. DZ BANK accepts no responsibility whatsoever for any such 
links or data, nor for the consequences of its use.

 
3. This document is not to be construed as and does not constitute an offer, or an invitation to make an offer, to buy securities, other financial instruments 

or other investment objects.
 Estimates, especially forecasts, fair value and / or price expectations made for the investment objects analyzed in this document may prove incorrect. This 

may occur especially as a result of unpredictable risk factors.
 Such risk factors are in particular, but not exclusively: market volatility, sector volatility, measures undertaken by the issuer or owner, the general state 

of the economy, the non-realisability of earnings and / or sales targets, the non-availability of complete and / or precise information and / or later 
 occurrence of another event that could lastingly affect the underlying assumptions or other forecasts on which DZ BANK relies.

 The estimates made should always be considered and evaluated in connection with all previously published relevant documents and developments 
 relating to the investment object and to the relevant sectors and, in particular, capital and financial markets.

 DZ BANK is under no obligation to update this document. Investors must inform themselves about the current development of business as well as of any 
changes in the business development of the companies.

 During the validity period of an investment recommendation, DZ BANK is entitled to publish a further or other analysis based on other, factually- 
warranted or even missing criteria on the investment object.  

4. DZ BANK has obtained the information on which this document is based from sources believed to be essentially reliable, but has not verified all of such 
information. Consequently, DZ BANK does not make or provide any representations or warranties regarding the preciseness, completeness or accuracy 
of the information or the opinions contained in this document.

 Neither DZ BANK nor its affiliated companies accept any liability for disadvantages or losses incurred as a result of the distribution and / or use of this 
document and / or which are connected with the use of this document. 

 
5. DZ BANK and its affiliated companies are entitled to maintain investment banking and business relationships with the company or companies that are 

the subject of the analysis contained in this document. Within the limits of applicable supervisory law, DZ BANK’s research analysts also provide informa-
tion regarding securities-related services and ancillary securities-related services.

 Investors should assume that (a) DZ BANK and its affiliated companies are or will be entitled to engage in investment banking operations, security 
 operations or other business transactions from or with the companies that are the subject of the analysis contained in this document, and that (b) 
analysts involved in the preparation of this document can generally be indirectly involved in the conclusion of such business transactions to the extent 
permitted by supervisory law.

 DZ BANK and its affiliated companies and their employees may have positions in securities of the analyzed companies or investment objects or effect 
transactions with these securities or investment objects.
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6. The information and recommendations of DZ BANK contained in this document do not constitute any individual investment advice and, depending on 
the specific investment targets, the investment horizon or the individual financial situation, may therefore be unsuitable or only partially suitable for 
certain investors. In preparing this document DZ BANK has not and does not act in the capacity of an investment advisor to, or asset manager for, any 
person. 

 The recommendations and opinions contained in this document constitute the best judgment of DZ BANK’s research analysts at the date and time of 
preparation of this document and are subject to change without notice as a result of future events or developments. This document constitutes an inde-
pendent appraisal of the relevant issuer or investment objects by DZ BANK; all evaluations, opinions or explanations contained herein are those of the 
author of this document and do not necessarily correspond with those of the issuer or third parties. 

 Any decision to effect an investment in securities, other financial instruments, commodities, merchandise or other investment objects should not be 
made on the basis of this document, but on the basis of independent investment analyses and methods as well as other analyses, including but not 
limited to information memoranda, sales or other prospectuses. This document can be no replacement for individual investment advice. 

 
7. By using this document, in any form or manner whatsoever, or referring to it in your considerations and / or decisions, you accept the restrictions, speci-

fications and regulations contained in this document as being exclusively and legally binding for you. 

 Additional Information of Markit Indices Limited
 
 Neither Markit, its affiliates or any third party data provider makes any warranty, express or implied, as to the accuracy, completeness or timeliness of 

the data contained herewith nor as to the results to be obtained by recipients of the data.  Neither Markit, its affiliates nor any data provider shall in any 
way be liable to any recipient of the data for any inaccuracies, errors or omissions in the Markit data, regardless of cause, or for any damages (whether 
direct or indirect) resulting therefrom.

 Markit has no obligation to update, modify or amend the data or to otherwise notify a recipient thereof in the event that any matter stated herein 
changes or subsequently becomes inaccurate.

 Without limiting the foregoing, Markit, its affiliates, or any third party data provider shall have no liability whatsoever to you, whether in contract 
(including under an indemnity), in tort (including negligence), under a warranty, under statute or otherwise, in respect of any loss or damage suffered 
by you as a result of or in connection with any opinions, recommendations, forecasts, judgments, or any other conclusions, or any course of action 
 determined, by you or any third party, whether or not based on the content, information or materials contained herein.

Copyright © 2016, Markit Indices Limited.
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