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Executive summary

Office markets are profiting from growth forecasts
Due to the positive development of office-intensive sectors, the 27 medium-sized cities we
analysed will need more office space in future. The number of office workers is growing steadily,
having a positive effect on demand for space and the development of rents.

T

he future is bright for the office markets in medium-sized cities: in the medium term, 27 of the B-rated locations analysed as part of this study will even require additional office
space. This is because the number of office workers will grow there over the next three to five years. The number of office workers is
forecast to grow by between 3.7 and 5.6 per cent. By way of comparison, the number of office workers in the top seven metropolises is
expected to grow by between 4.5 and 5.9 per cent. That is one of the
results of this study. Like those of the metropolises, the positive outlooks of the medium-sized cities are based primarily on the growth
of the information/communication and, even more strongly, freelance/scientific/technical services sectors. In contrast, although
currently office-intensive, the financial and insurance services sector will require fewer and fewer office workers; the forecast is negative for all locations. Additionally, all of the analysed medium-sized
cities are experiencing positive population growth; the number of
people in gainful employment is on the rise, office vacancy rates are
falling, the supply of space is growing shorter and, generally speaking,speculative construction in these cities is declining. At the same
time, demand is increasing because more and more jobs are being
created in the knowledge-based and technical sectors. The yields
that can be generated in these medium-sized cities were between

4.8 per cent (Bonn) and 7.6 per cent (Braunschweig) in 2016. In
the top seven metropolises, the yields were between just 3.4 and
4.0 per cent. Augsburg, Bielefeld, Bonn, Braunschweig, Bremen,
Dresden, Heidelberg, Karlsruhe, Leipzig, Ludwigshafen, Mainz,Mannheim, Münster, Osnabrück, Regensburg and Ulm are just some of
the cities that have been categorised as dynamic as part of this
study. They are considered dynamic because their vacancy rates are
decreasing steadily and their topand average rents have increased
significantly over the past five years, with some rising by up to
23 per cent. These developments are reflected assignificant decreases in yields. The locations categorised as solid are distinguished by their stability: unlike the dynamic locations, the rents
and vacancy rates in the cities with solid growthare increasing
more slowly. Of the cities with dynamic growth, Regensburg, Ludwigshafen, Karlsruhe, Dresden, Leipzig and Braunschweig are the
B-rated locations with the highest future need for office space.
The analyses of Wüest Partner Germany have shown that, due
to its agile development, Leipzig will require more than 31,000 sqm
of additional office space per year, with Dresden needing almost
28,000 sqm. At 1.4 per cent, Ludwigshafen has the lowest office
vacancy rate of all the cities in the study; at the same time, it is expected to experience one of the strongest increases in the number

EnBW corporate headquarters in Karlsruhe

Office buildings in Dresden
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of office workers over the next five years (growth of approx. 5.0 per
cent). Not least because the largest employer, BASF, is increasingly focused on research and development and is therefore creating
new office jobs.

Rising employment rates and falling vacancy rates
Regensburg has the lowest unemployment rate (4.1 per cent) and
has experienced an enormous increase in the number of academics
(50 per cent within ten years), most of whom are working in research
and engineering. In Heidelberg University Hospital, the need for office workers is expected to increase by around 5.2 per cent over the
next few years, which will result in an approximately 60,000 sqm increase in office space in the medium term. Even Ulm, the city of science, will require more and more office space due to the ongoing increase in the number of institutes and university schools there. The
growing demand for office space has caused the vacancy rate to decline from 6.4 per cent (2012) to 3.9 per cent.
The top rent has increased by 11.5 per cent; at 14.50 EUR/
sqm, Ulm is more expensive than in most of the other medium-sized
cities. Braunschweig has been making a name for itself in microelectronics, biotechnology and transportation technology for years.
The boom in the ‘Lion City’ has caused the office vacancy rate to decrease to 2.6 per cent and top rents to increase significantly: here it
is 11.80 EUR/sqm – 18.0 per cent higher than in 2012. Nevertheless, this location has therefore remained one of the most cost-effective overall.
The forecast is stable growth for cities with solid growth such as
Kiel, Rostock and Freiburg. In the medium term, the number of office workers in these cities can be expected to grow by between 4.5
and 4.7 per cent.

Very little new office space has been added to the market in Kiel
in recent years. At 14.50 EUR/sqm, the top rent is almost on par with
Hanover, yet has increased moderately by 3.6 per cent over the past
few years. In Rostock, the rent for top properties increased by 23.0
per cent in the same period, although the other categories have
barely changed since 2012. At 15.00 EUR/sqm, Freiburg has the
highest top rent out of all of the cities categorised as solid. There is
still demand for new office space: with its strong service sector, the
‘green’ solar research hub is expected to be able to absorb 13,500
sqm of additional space per year. Darmstadt too is well-prepared for
the future. This is thanks to its numerous research institutions from
which the many local companies that have embraced Industry 4.0
recruit their new talent. The University of Technology and institutions
such as the Helmholtz Centre for Heavy Ion Research, the European Space Operations Centre and the European Organisation for the
Exploitation of Meteorological Satellites ensure that Darmstadt and
the surrounding area are one of the regions in Europe best prepared
for the future. In the medium term, 4.7 per cent more office workers
are expected to settle in this scientific hub where they will require
more than 11,000 sqm of space per year. It is a location with high
potential for growth.
Finally, it has to be noted that the office space market will undergo changes in future, some of which will be incalculable. By factoring in an efficiency reduction for the space, we have taken the
effects of a decrease in the amount of office space per worker into
consideration in our office space forecast. It remains to be seen how
the availability of highly qualified workers, the effects of digitisation
and the trends of future working environments such as home offices
or co-working spaces will affect the level of demand. We have dedicated a full section of this study to the latter aspect.

A booming service sector
Annual growth of office-intensive sectors
Number of office workers ( ■ Germany, ■ 27 analysed cities)
Freelance, scientific
and technical services

36,300

980,000

17,000
11,400
7,000

Information and
communication
Public administration,
defence and social insurance

5,100
1,700

Land and
housing

2,400
1,200

Financial and insurance
services

Additional office space in Germany, in sqm

-3,700
-1,800

260,450

126,000

62,100

-124,400
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Overview of all 27 selected medium-sized cities and metropolises based on the four
market criteria and office space forecast
CITIES WITH DYNAMIC GROWTH
Vacancy rate in
2016 in %
Category

Average rent in
2016 in EUR/sqm

Top rents in
2016 in EUR/sqm

Gross yields in
2016 in %

Demand for office
space p,a, in sqm

City

Dynamic

Augsburg

6.3

8.00

12.50

5.4

14,620

Dynamic

Bielefeld

2.4

7.00

11.40

6.5

14,888

Dynamic

Bonn

2.4

10.00

20.50

4.8

20,288

Dynamic

Braunschweig

2.6

8.00

11.80

7.6

16,472

Dynamic

Bremen

4.5

8.00

12.80

5.3

26,413

Dynamic

Dresden

8.4

7.00

12.60

5.0

27,944

Dynamic

Heidelberg

2.9

11.00

16.00

5.3

10,981

Dynamic

Karlsruhe

3.6

8.50

13.30

5.0

21,080

Dynamic

Leipzig

11.8

7.00

13.00

5.0

31,654

Dynamic

Ludwigshafen am Rhein

1.4

8.00

10.00

6.5

11,255

Dynamic

Mainz

5.5

10.00

12.70

5.3

9,716

Dynamic

Mannheim

4.5

9.90

16.40

5.3

16,824
18,274

Dynamic

Münster

3.0

8.82

14.40

5.0

Dynamic

Osnabrück

3.7

7.50

11.50

6.8

8,199

Dynamic

Regensburg

4.7

9.00

13.00

6.5

12,050

Dynamic

Ulm

3.9

10.00

14.50

5.5

12,077

Vacancy rate in
2016 in %

Average rent in
2016 in EUR/sqm

Top rents in
2016 in EUR/sqm

CITIES WITH SOLID GROWTH

Category

Gross yields in
2016 in %

Demand for office
space p,a, in sqm

City

Solid

Bochum

4.1

8.00

11.60

6.3

Solid

Chemnitz

12.8

5.13

9.50

7.5

9,817

Solid
Solid
Solid

Darmstadt
Dortmund
Duisburg

4.6
3.9
2.4

9.00
8.00
7.76

13.10
13.50
14.00

5.3
5.4
6.0

11,355
21,384
13,280

Solid

Erfurt

15.5

6.00

10.50

6.4

10,400

Solid

Freiburg im Breisgau

4.2

11.50

15.00

5.8

13,504

11,193

Solid

Hanover

5.5

8.00

14.80

5.7

49,545

Solid

Kiel

5.5

8.00

14.50

6.5

12,818

6.1

8.36

13.80

4.8

30,470

7.2*

8.25

14.00

6.0

Solid

Nuremberg

Solid

Rostock

8,436
*2015

METROPOLISES
Vacancy rate in
2016 in %
Category

Average rent in
2016 in EUR/sqm

Top rents in
2016 in EUR/sqm

Gross yields in
2016 in %

Demand for office
space p,a, in sqm

City

Dynamic

Berlin

2.9

12.00

28.50

3.5

195,470

Dynamic

Dusseldorf

8.4

12.00

26.50

4.0

54,869

Dynamic

Frankfurt am Main

10.8

14.00

38.50

3.8

61,877

Dynamic

Hamburg

5.2

13.00

26.00

3.4

110,672

Dynamic

Cologne

5.0

10.00

21.50

3.9

67,462

Dynamic

Munich

4.2

15.00

36.00

3.4

124,402

Dynamic

Stuttgart

3.0

12.00

22.50

3.9

53,389
Source: Wüest Partner Germany
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»WE INVEST IN VALUE ADDED AND CORE+«
The 27 most promising medium-sized cities were analysed
as part of this study. In an interview with Wüest Partner Germany,
Ali Otmar, Managing Director of Investments at Tristan Capital
Partners, spoke about the significance of the office markets in medium-sized German cities, investment criteria and the investment
strategy of Tristan Capital Partners.

For how long has Tristan Capital Partners been an investor in
the German office market?
We have been investing in Germany for 15 years. Tristan Capital
Partners is pursuing the same strategy in Germany as its predecessor Curzon Capital Partners. We acquired our first logistics centre in
Germany in November 2002 and in October 2005 we invested in a
German office property for the first time.

What is your investment strategy with regard to German office
locations and what criteria does a potential investment have to
meet?
We only invest in properties in the value added and core+ categories. Properties in the core+ category should have no more than
one reversible weakness, for instance a higher vacancy rate or a
shorter weighted average lease term. New opportunistic investments can have somewhat more extensive deficits, for example if
a full refurbishment or further development of the property is required. Larger portfolios containing properties with various risk profiles are also assigned to the value added or opportunistic funds.
What relevance do ‘established’ medium-sized cities such as
Hanover or Leipzig have in your investment strategy?
Cities like Hanover and Leipzig and even Dortmund, Essen,
Karlsruhe and others are important investment markets in our eyes
and are part of our investment strategy. We have already made significant investments in Leipzig and other B-rated cities. We have
even invested in smaller cities such as Neuss and Erfurt as part of
larger portfolio transactions
Do your investments have a regional focus?
We have no regional focus. In addition to the property-specific
criteria, we always consider the liquidity of a local market and the
local office market dynamics for the property scale that is relevant to
us. If, for example, we realise an investment with around 35 per cent
equity and invest around €15 million of equity in that property, then
we will need properties with an investment volume of around €50
million. The markets in which we operate have to have sufficient
liquidity for properties of this calibre if they have been repositioned
as core investments.

Ali Otmar, Managing D
 irector of Investments bei Tristan Capital Partners:
German properties currently have the largest share of the British investor's
portfolio

What effects has Brexit had on your choice of location in which
to invest in Germany?
Brexit might have a positive effect on the German property
market. This fits in well with our strategy. Although we are a company based in the UK, around 30 per cent of all of our investments
are in Germany and only around 20 per cent are in the UK. German
properties currently have the largest share of our portfolio.

Germany's office market 2017: The 27 most promising mid-sized cities

7

Methodology

Determining the most promising cities

T

his study aims to identify and present the most promising locations in the German office property market for investment
outside of the seven metropolises. As it is a key factor in decision-making processes, Wüest Partner Germany determined the
level of demand for office space over the next five years in all German cities with more than 100,000 inhabitants, including the top
seven cities. The office space forecast factors in a reduction in the
efficiency of the space, to take into account the future decrease in
the amount of office space per employee. The unincorporated cities with the highest future demand for office space were identified;
the locations were then narrowed down based on geographical location and the availability of office market indicators. On this basis,
the 27 most promising investment locations outside of the top seven locations were identified that stood out due to the positive development of their office-market-specific criteria – vacancy rates, top

rents, average rents and gross yields – for the period between 2012
and 2016. The selected cities experienced positive developments
in almost all of the criteria. For example, vacancy rates decreased at
all of the locations. Yet growth is not always growth. The categories
‘solid growth’ and ‘dynamic growth’ were defined and applied to the
selected medium-sized cities in order to provide investors with another criterion for their decision-making processes. If at least three
of the four criteria featured stronger developments, a location was
allocated to the ‘dynamic’ growth category, whereas the cities experiencing steady development were allocated to the ‘solid’ category.

Details of the office space forecast
The general economic conditions, the development of growing
sectors and structural change were factored into the analysis in

The Hörn Campus on
the Kiel Fjord
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order to make it possible to determine the future level of demand
for office space. Sectors and target groups that will be office-intensive in future play a central role in the development of office
employment and in turn the amount of office space per office employee. The employment growth over the past few years on a regional level was extrapolated for the purposes of the office space
forecast. It was therefore presumed that the general economic conditions would remain similar to those in the past few years.
However, precautionary reductions were applied to a linear projection in order to factor in potentially detrimental effects on the
demand for office space from, for example, shortages of workers,
shortages of experts or improvements in the efficiency of space.
The forecast factors in the share of employment, the growth and
the proportion of offices in each individual sector (including on the
regional level of cities and districts). At five years, the forecast ho-

rizon was kept short-term as additional (hard to assess) parameters would have been necessary for a longer term.

Details on categorisation
To derive the individual categories, the characteristics of the developments from 2012 to 2016 were analysed for the four office
market indicators in question (vacancy rates, top rents, average
rents and gross yields) and a scope was defined. For example, a
change in vacancy rate of between -2.0 and +2.0 per cent in the
period under review is considered solid. Similar methods were applied to the other categories. Each of the cities was therefore allocated to one of the two categories based on the analysed indicators. If a city has ‘solid growth’ in at least three of the categories, it
is considered solid overall.

Methodology overview
Each of the selected cities has been
• Office employee development

allocated to either the ‘dynamic’

• Development of office-intensive sectors

or ‘solid’ growth category

Growth category allocation

Office space forecast
for 5 years, incl. efficiency deduction

Further consideration
Analysis of office-specific data:
• Vacancy

Selection

• Median rents

Based on positive forecast, lo-

• Top rents

cation and data availability

• Returns

Germany’s office market 2017: The 27 most promising mid-sized cities
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German mid-sized cities are set to grow

G

ermany’s economy is booming. The boom is benefiting
more than just the top seven metropolises. In a polycentric country like Germany, its numerous medium-sized
cities in particular are making an enormous contribution to general prosperity. Unlike in France or Great Britain where economic
power is concentrated in Paris and London, Germany is a country of
medium-sized companies. In Germany, around 61 per cent of the
27.8 million employees work in small and medium-sized enterprises (German Federal Statistical Office 2014). And these companies
are based in Bielefeld, Heidelberg or Hanover just as often as in
Berlin, Munich or Frankfurt.
This fact alone would justify a closer look at the so-called B-rated locations – especially as all of the cities assessed thoroughly as
part of this study have growing populations and are significant economic centres within their regions, and therefore qualify as potential
locations for investment. However, this study analyses more than

View of the Kranhäuser in
Cologne: In addition to large
German cities, the 27 selected mid-size cities show positive population growth
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the fundamental macroeconomic and microeconomic data for the
individual cities in terms of their general economic strength. The
main focus of the study was on analysing the growing office markets and office-intensive sectors. Therefore, the future demand for
office space in the medium-sized German cities under review was
estimated. General economic growth in a region does not necessarily mean that the local office market will benefit.
In this study we want to present the most promising office markets in medium-sized German cities to proprietors, investors and
project developers alike and provide an insight into the local office
markets. Additionally, building on their developments over the past
five years, Wüest Partner Germany has generated a forecast of the
potential for growth of the average rents. Following the analysis, 27
medium-sized cities with promising office space forecasts and developments were selected and assigned to one of two growth categories – ‘dynamic’ or ‘solid’ – as another decision-making criterion.

The medium-sized cities with the most stable office vacancy rates,
average and top rents and yield development within a five-year period (2012 to 2016) are categorised as ‘solid’. ‘Dynamic’ cities, on
the other hand, are experiencing stronger developments in these
criteria. Another aspect in our analysis is the growing relevance of
co-working and its potential effects on the office markets in A and
B-rated cities (see the conclusion on co-working spaces at the end
of this study).

Population: B-rated cities with strong growth
German medium-sized cities are set to grow. All of the 27 chosen
unincorporated B-rated cities (see section 4) that were considered
in more detail in this study and analysed in terms of their future attractiveness as office locations experienced positive population
growth until 2015.

Leipzig is in first place, with a significant 9.0 per cent more inhabitants than in 2011 (reference period: from 2011 to 2015). Bochum and Duisburg experienced slower population growth at 0.6
and 0.8 per cent respectively. Both cities are in the middle of a
structural change from industrial to service centres.
Elsewhere, innovative jobs, new courses of study and an urban environment are already attracting a large number of people.
For example, the science hub Darmstadt was able to attract 6.0 per
cent more inhabitants, whereas Heidelberg, Karlsruhe, Freiburg
and Augsburg were between 5.0 and 5.9 per cent. The majority of
the cities experienced population growth of between 3.0 and 6.0
per cent, and therefore kept up with Dusseldorf, Frankfurt/Main,
Cologne, Stuttgart, Munich, Hamburg and Berlin for all intents and
purposes. With the exception of Frankfurt (7.7 % increase), the metropolises have attracted between 3.7 and 5.9 per cent more inhabitants since 2011.

Job market: Economic gaps between the locations
At 3.7 per cent, Regensburg has the lowest unemployment rate of
all the medium-sized cities, followed by Ulm at 4.3 per cent and Heidelberg at 4.7 per cent. The highest unemployment rates are to be
found in Duisburg with 13.0 per cent and Dortmund with 11.8 per
cent. Overall, the highly divergent unemployment rates between
east and west and north and south attest to the economic gaps between the individual locations. With between 3.7 and 6.6 per cent,
the cities in southern Germany are performing overwhelmingly better than the cities in northern and western Germany with between
6.1 and 13 per cent. Amongst the eastern German cities, the scope
ranges from 7.3 per cent (Dresden) to 8.8 per cent (Leipzig). With
4.6 per cent, Munich has the lowest unemployment rate amongst
the top seven. The most unemployed people can be found in Berlin
with an unemployment rate of 9.8 per cent, although the metropolis
has experienced a significant reduction over the past 10 years (the
unemployment rate was 15.5 per cent in 2007). The other metropolises range from between 6.3 and 7.8 per cent.
Number of commuters: The top seven metropolises traditionally attract workers from the surrounding area. It is therefore not
surprising that Dusseldorf, Munich, Hamburg and Frankfurt/Main
have the largest surpluses of commuters, even if the differences
between them are significant. With 100,000 commuters (8.6 %),
Berlin is far behind Frankfurt which draws 260,000 (49.5 %) workers in from the region on a daily basis. All B-rated locations have
positive commuter numbers. With regard to the number of people
in gainful employment at the workplace, the highest values are attributable to the medium-sized cities of Regensburg (50.0 %), Ulm
(47.1 %) and Heidelberg (46.8 %).

Germany's office market 2017: The 27 most promising mid-sized cities
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Gross domestic product (GDP): Bonn and Ludwigs
hafen in front

the strongest sectors in Bonn and Karlsruhe as well as in Hamburg
and Cologne.
The share of the office-intensive finance, insurance, corporate services, real estate and housing sectors in GVA is highly distinct both in the medium-sized cities of Braunschweig (32.7%)
and Münster (32.3%) and in Frankfurt/Main (41.6%), Dusseldorf
(40.7%), Hamburg (33.4%) and Munich (32.9%).
In Kiel (39.6%), Darmstadt (35.4%) and Münster (35.1%), the
administration, education, health and other services sectors make
major contributions to GVA.

As an important indicator of the strength of a national economy,
the study also examined the GDP per employed person for 2015.
Amongst the B-rated locations, Bonn and Ludwigshafen performed
the best with €99,492 and €98,604 respectively. With €53,387
and €57,753 respectively, Chemnitz and Osnabrück had the lowest
GDP per employed person. With regard to the metropolises, Frankfurt/Main (€98,042), Munich (€95,182) and Stuttgart (€95,687)
are at the top of the ranking of the economically strongest cities.
Gross value added (GVA): As expected, the contribution of agriculture to GVA is low in all cities. The manufacturing industry is
still strongly represented on a pro-rata basis at traditional industrial centres such as Ludwigshafen (BASF) and Regensburg
(BMW). Trade, commerce, hospitality, IT and communication are

Office rents: Significant differences
On average, office space is available to rent for between 8.00 and
15.00 EUR/sqm (excluding running costs) in the top seven metropolises. Amongst the medium-sized cities, Freiburg (11.50 EUR/

Statistics and demographic information
Employment rate in
relation to the dependent
Population
working population.
(Change from 2011 to 2015 in per cent)
(April 2017 in per cent)

GDP per employed person
(from 2010 to 2014,
change in per cent)

Average rent
(in 2016 in
EUR/sqm)

Office space
demand forecast
(over the next
five years in sqm)

Selected mid-size cities
Augsburg

5.9

6.7

6.0

8.00

73,102

Bielefeld

1.8

9.7

8.9

7.00

74,439

Bochum

0.6

11.1

5.8

8.00

55,966

Bonn

3.5

7.8

3.4

10.00

101,438

Braunschweig

3.0

6.7

7.30

8.00

82,360

Bremen

2.4

10.7

8.4

8.00

132,063

Chemnitz

3.3

9.4

13.7

5.13

49,086

Darmstadt

6.1

6.7

8.9

9.00

56,777

Dortmund

2.5

13

8.3

8.00

106,920

Dresden

4.8

8.1

6.5

7.00

139,721

Duisburg

0.8

14.3

8.5

7.76

66,400

Erfurt

3.9

8.2

15.3

6.00

52,000

Freiburg im Breisgau

5.4

6.4

4.2

11.50

67,519

Hanover

4.3

8.3

8.5

8.00

247,723

Heidelberg

5.0

5.1

8.3

11.00

54,906

Karlsruhe

5.1

5.6

3.5

8.50

105,402

Kiel

3.5

10.7

11.1

8.00

64,088

Leipzig

9.0

9.8

15.5

7.00

158,271

Ludwigshafen am Rhein

3.7

9.7

-4.6

8.00

56,276

Mainz

4.2

7.1

6.5

10.00

48,581

Mannheim

4.7

6.3

4.20

9.90

84,122

Münster

5.4

6.2

5.0

8.82

91,372
152,352

Nuremberg

3.9

7.4

9.6

8.36

Osnabrück

4.9

8.6

5.6

7.50

40,995

Regensburg

6.3

4.1

4.5

9.00

60,250

Rostock

2.0

10.7

8.90

8.25

42,181

Ulm

4.2

4.7

5.0

10.00

60,384

Sources: Wüest Partner, Federal Statistical Office, Federal Employment Agency, Immodaten.net
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sqm), Heidelberg (11.00 EUR/sqm), Ulm and Mainz (both 10.00
EUR/sqm) are the most expensive locations. The average rents are
lowest in Chemnitz (5.13 EUR/sqm), Erfurt (6.00 EUR/sqm) and
Bielefeld (7.00 EUR/sqm).
In terms of the gross domestic product, the rents in these cities account for between 3.2 and 7.5 per cent of GDP. The lower the
value, the greater the opportunities for future rental growth. In the
other cities, further rental growth is only feasible in conjunction
with an increase in GDP.
Rents in Freiburg (7.5%) and Heidelberg (6.3%) make the largest contribution to GDP. Rostock too (5.2%) has a relatively high
proportion of rent. It is relatively lower in Braunschweig (4.8%) and
Darmstadt (4.6%). Rents in Ludwigshafen (3.2%), Bonn (4.0%) and
Hanover (4.3%) have the lowest share of GDP.
Rent in the top seven accounts for between 5.7 and 7.4 per
cent of GDP, placing these cities at the forefront of all of the cities
analysed.
When we consider the share of rent in GVA with regard to the
office-intensive sectors, we discover a significant disparity: Overall, at between 0.4 and 1.9 per cent the shares of the finance, insurance, corporate services, real estate and housing sectors are
much lower than other sectors.
With between 1.2 and 31.5 per cent, the retail, transportation, hospitality, information and communication sectors have
much larger shares in GVA, yet are less homogeneous. In Heidelberg (24.5%), the sector generates relatively little compared to the
rents charged. The economic output of the top seven, where the indicators range from 1.2 to 5.5 per cent, is significantly better. This
also applies to medium-sized cities such as Leipzig, Bremen and
Nuremberg (1.2 to 2.7%).

Office space forecast: Strong demand for additional
office space
On the basis of its analysis, Wüest Partner Germany concludes that
in the next three to five years, two sectors in particular will grow and
give rise to a high level of demand for additional office space: Information/communication and, even more strongly, freelance/scientific/technical services. Berlin, Munich and Hamburg can expect the
greatest increases. In contrast, the currently office-intensive financial and insurance services sector will require fewer and fewer office
workers; the forecast is negative for all cities (without taking the effects of Brexit into consideration).
Amongst the medium-sized cities, Hanover is the location with
the highest demand for space (50,000 sqm) per year, followed by
Leipzig with 32,000 sqm, Nuremberg with 30,000 sqm, Dresden
with 28,000 sqm and Bremen with 26,000 sqm. Over the next few

years, the researchers expect growth in the number of office workers of between 0.8 and 5.5 per cent in all B-rated locations evaluated by the study. The forecast for the top seven is an increase of between 4.5 and 5.9 per cent.

Summary: Medium-sized companies are set to grow
The number of office workers – which is growing by 1.0 per cent
each year – is the driver of the future of all office markets. In the
coming years, the top seven metropolises are expected to attract
between 4.5 and 5.9 per cent more office workers. According to the
forecast generated by Wüest Partner Germany, the value is more
strongly varied in the medium-sized cities evaluated by the study,
ranging from 3.2 to 5.6 per cent.
The booming metropolises are not the only ones attracting increasing numbers of residents and people in gainful employment.
Every medium-sized city analysed in this regard is set to grow and
is an important economic centre within its region. For example, all
27 selected locations have positive numbers of commuters. In
the period under review (2012 to 2016), the average rents for office space have remained at least stable overall, yet have also increased significantly in the majority of the cities. We can therefore
expect there to be even more potential for the rents to increase in
future – especially as speculative construction rarely occurs on the
market in the medium-sized cities.
The growing demand combined with a lack of construction projects has caused top rents to grow faster than in the top seven –
except Berlin. With the exceptions of Augsburg, Bremen and Osnabrück, the positive economic growth has also caused vacancy
rates to decrease (sometimes dramatically); in many cities, the vacancy rates are at the bare minimum necessary for the market to
remain active. This mainly applies to the cities with dynamic growth
where vacancy rates are under 3.0 per cent, for instance in Bonn,
Bielefeld and Heidelberg. In Ludwigshafen, the rate is as low as 1.4
per cent. In cities with solid growth, the vacancy rates largely range
between 3.9 and 6.1 per cent with the exception of Duisburg with
2.4 per cent.
In recent years, the net initial yields have decreased in all cities: however, at between 4.8 and 6.9 per cent in the selected B-rated cities, they are still significantly higher than in the metropolises.
In the top seven, they fell past the 4 per cent mark a long time ago.
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Selected cities I Introduction

‘Solid’ or ‘dynamic’?

T

here are many reasons why investors choose a certain
city. In the categories ‘solid’ and ‘dynamic’, Wüest Partner
Germany has added two new points of reference with regard to the growth of the office market that encompass some of
the criteria most relevant to evaluations and can help in the decision-making process for an investment. This study considered all
medium-sized cities with more than 100,000 residents and examined their office markets on the basis of certain criteria. Consequently, the study narrowed down a selection of 27 cities with
more favourable conditions as investment locations than others –
and that promise good opportunities to generate returns.
Whether an office market is determined to have dynamic or solid growth is dependent on four criteria that were analysed: Vacancy
rates, average rents, top rents and the development of yields over
a five-year period (2012 to 2016). If a city is considered to be ‘solid’ in at least three out of these four categories, it is considered to
be solid overall.

View of the Langer Eugen and
Deutsche Post Tower in Bonn
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Overall, 11 office locations were considered to have ‘solid
growth’: Hanover, Nuremberg, Dortmund, Duisburg, Darmstadt,
Bochum, Chemnitz, Erfurt, Freiburg, Kiel and Rostock. They have
the lowest fluctuations in all four assessment criteria. They experienced no major peaks or troughs. For example, the vacancy rate
did not change by more than +/- 2.0 pp within the five-year period.
In the medium-sized cities Bonn, Dresden, Bremen, Leipzig,
Karlsruhe, Münster, Mainz, Augsburg, Bielefeld, Braunschweig,
Heidelberg, Osnabrück, Ludwigshafen, Mannheim, Ulm and Regensburg, all of which have dynamic growth, the situation is different: Average rents in these cities have largely grown at a double-digit rate, with Münster recording the fastest growth at 24.1
per cent. Top rents in Bonn (24.2% increase) and Osnabrück
(21.1% increase) have taken enormous leaps. The vacancy rates in
the cities fluctuated between 0.1 and -7.6 pp. The scope of the development of the gross initial yield is similarly dynamic, fluctuating
between 0 and -1.7 pp.

Overview of all 27 selected medium-sized cities and metropolises based on the four
market criteria and office space forecast
CITIES WITH DYNAMIC GROWTH

Category

Vacancy rate in
2016 in %

Average rent in
2016 in EUR/sqm

Top rents in
2016 in EUR/sqm

Gross yields in
2016 in %

Demand for office
space p,a, in sqm

City

Dynamic

Augsburg

6.3

8.00

12.50

5.4

14,620

Dynamic

Bielefeld

2.4

7.00

11.40

6.5

14,888
20,288

Dynamic

Bonn

2.4

10.00

20.50

4.8

Dynamic

Braunschweig

2.6

8.00

11.80

7.6

16,472

Dynamic

Bremen

4.5

8.00

12.80

5.3

26,413

Dynamic

Dresden

8.4

7.00

12.60

5.0

27,944

Dynamic

Heidelberg

2.9

11.00

16.00

5.3

10,981
21,080

Dynamic

Karlsruhe

Dynamic

Leipzig

Dynamic

3.6

8.50

13.30

5.0

11.8

7.00

13.00

5.0

31,654

Ludwigshafen am Rhein

1.4

8.00

10.00

6.5

11,255

Dynamic

Mainz

5.5

10.00

12.70

5.3

9,716

Dynamic

Mannheim

4.5

9.90

16.40

5.3

16,824
18,274

Dynamic

Münster

3.0

8.82

14.40

5.0

Dynamic

Osnabrück

3.7

7.50

11.50

6.8

8,199

Dynamic

Regensburg

4.7

9.00

13.00

6.5

12,050

Dynamic

Ulm

3.9

10.00

14.50

5.5

12,077

Vacancy rate in
2016 in %

Average rent in
2016 in EUR/sqm

Top rents in
2016 in EUR/sqm

CITIES WITH SOLID GROWTH

Category

Gross yields in
2016 in %

Demand for office
space p,a, in sqm

City

Solid

Bochum

4.1

8.00

11.60

6.3

Solid

Chemnitz

12.8

5.13

9.50

7.5

9,817

Solid

Darmstadt

4.6

9.00

13.10

5.3

11,355

11,193

Solid

Dortmund

3.9

8.00

13.50

5.4

21,384

Solid

Duisburg

2.4

7.76

14.00

6.0

13,280

Solid

Erfurt

15.5

6.00

10.50

6.4

10,400

Solid

Freiburg im Breisgau

4.2

11.50

15.00

5.8

13,504

Solid

Hanover

5.5

8.00

14.80

5.7

49,545

Solid

Kiel

5.5

8.00

14.50

6.5

12,818

Solid

Nuemberg

6.1

8.36

13.80

4.8

30,470

Solid

Rostock

7.2*

8.25

14.00

6.0

8,436
*2015

METROPOLISES
Vacancy rate in
2016 in %
Category

Average rent in
2016 in EUR/sqm

Top rents in
2016 in EUR/sqm

Gross yields in
2016 in %

Demand for office
space p,a, in sqm

City

Dynamic

Berlin

2.9

12.00

28.50

3.5

195,470

Dynamic

Dusseldorf

8.4

12.00

26.50

4.0

54,869

Dynamic

Frankfurt am Main

10.8

14.00

38.50

3.8

61,877

Dynamic

Hamburg

5.2

13.00

26.00

3.4

110,672

Dynamic

Cologne

5.0

10.00

21.50

3.9

67,462

Dynamic

Munich

4.2

15.00

36.00

3.4

124,402

Dynamic

Stuttgart

3.0

12.00

22.50

3.9

53,389
Source: Wüest Partner Germany
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Dynamic cities

Mid-sized cities with dynamic growth
charged for good office space in Munich compared to just 12.50
EUR/sqm in Augsburg.
Augsburg has around 1.4 million sqm of space, which represents a slight increase compared to 2012. The supply is likely to
grow over the next few years. The Sheridan Tower alone represents
a next-generation office environment that points the way for future
developments: Overall, Augsburg is confident of 73,000 sqm of
additional space in the medium term. Wüest Partner Germany forecasts around 3,000 additional office workers by 2022/2023.

Augsburg: An office hub benefiting
from the allure of Munich

A

ugsburg is the third-largest city in Bavaria and it is still
growing. The population has grown by almost 6.0 per cent
in recent years (2011 to 2015). The local office market is
also clearly booming. The average rent is 8.00 EUR/sqm; 14.3 per
cent higher than in 2012. The top rent has increased by 10.6 per
cent within four years (2012 to 2016). In light of these developments and the relative scarcity of space, yields have decreased by
1.1 pp to 5.4 per cent.
The vacancy rate increased slightly between 2012 and 2016,
although it was mainly space in the city centre in need of renovation that was becoming empty. Tenants are only gradually being
found again. In recent years, Augsburg has become increasingly
interesting to those in need of office space as in Munich, just 77
kilometres away, supply is limited. Office space in Munich is also very expensive. For example, top rents of 36.00 EUR/sqm are

5-YEAR OFFICE SPACE FORECAST FOR AUGSBURG
Demand for office space in sqm

73,102

Average absolute number of office workers

3,029

Average increase in office workers

4.5%
Source: Wüest Partner Germany

RENTS AND YIELDS IN AUGSBURG
Average rent
in 2016 in EUR/sqm2
8.00

Average rent
from 2012–2016 in %
14.3

Future potential
for growth
High

Top rent
in 2016 in EUR/sqm

↗

12.50

Top rent
from 2012–2016 in %t
10.6

Yields
in 2016 in %
5.4

Yields
2012–2016 in pp
-1.1
Source: Wüest Partner Germany

Bielefeld: SMEs the key to success

W

ith its numerous small and medium-sized family-run
companies, the city of Bielefeld is home to an extremely stable economic environment. Seidensticker
and Windsor are based here, as are Schüco and Goldbeck which,
now with around 5,000 employees each, have become the largest private construction firms in Germany. Additionally, the city
boasts five colleges and universities, which make Bielefeld an attractive place for young people.
The fact that Wüest Partner Germany attributes extremely
high potential for growth to this city in eastern Westphalia is due
to the rapid reduction of its office vacancy rate. With five years
(2012 to 2016), Bielefeld has worked to reduce its vacancy rate
from 10.0 to 2.4 per cent – a difference of 7.6 pp. No other city
analysed in the study has managed to reduce its vacancy rate on
the same scale. At the same time, the average rent has increased
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New city hall in Bielefeld

by 8.2 per cent to 7.00 EUR/sqm and the top rent for office space
by 8.6 per cent to 11.40 EUR/sqm of lettable area. In light of
these extremely dynamic developments, yields have decreased
and are currently 6.5 per cent; the same as in Regensburg and
Ludwigshafen.
The forecast is therefore positive for Bielefeld. In the medium
term, demand for almost 15,000 sqm in additional space is expected to accommodate around 3,000 new office workers

5-YEAR OFFICE SPACE FORECAST FOR BIELEFELD
Demand for office space in sqm

74,439

Average absolute number of office workers

3,062

Average increase in office workers

4.5%
Source: Wüest Partner Germany

RENTS AND YIELDS IN BIELEFELD
Average rent
in 2016 in EUR/sqm2

Average rent
from 2012–2016 in %

7,00

8,2

Future potential
for growth

Top rent
in 2016 in EUR/sqm

Very high ↑

Top rent
from 2012–2016 in %t

11,4

Yields
in 2016 in %

8,6

6,5

Yields
2012–2016 in pp
-0,7
Source: Wüest Partner Germany

Bonn: Expensive yet coveted

been decreasing since 2012 and are currently 4.8 per cent, a decrease of 1.5 pp.
In Bonn’s compact office market, international organisations,
academic institutions, professional associations and regional authorities are competing with medium-sized companies and the
growing population (up 3.5% since 2011) for land on which to
build. The dilemma now is, housing or offices? The office building
‘Bonnjour’, with 9,500 sqm of lettable area, is being built on Baunscheidtstrasse and is due for completion by the end of the year.
Bonn will need more such projects in future. The city can expect
to need more than 100,000 sqm of additional space over the next
five years. The number of office workers in Bonn is forecast to grow
by 4.5 per cent.

B

onn may no longer be the seat of the German government,
but despite this, the city remains an expensive location.
At 10.21 EUR/sqm, rents for accommodation are above
the national and state averages. Most of the people who live here
have a good job and a good income. At over €99,000, Bonn has the
highest GDP per capita out of all of the medium-sized cities analysed in the study. With 3.8 million sqm of office space, the city on
the Rhine also has the most space of all of the B-rated locations
categorised as having ‘dynamic growth’ by Wüest Partner Germany
(outside of the top seven locations). Around 100,000 sqm of office
space have been brought onto the market within five years, yet the
vacancy rate fell by another 0.8 pp in this period and is now 2.4 per
cent – only Ludwigshafen with 1.4 per cent has less vacant space.
The average rent for office space in Bonn is 10.00 EUR/sqm –
5.5 per cent higher than in 2011. With growth of 24.2 per cent, the
level of top rents asked has increased more rapidly in Bonn since
2012 than in any other B-rated city in Germany. For space in new
buildings, landlords are now charging 20.50 EUR/sqm. Yields have

5-YEAR OFFICE SPACE FORECAST FOR BONN
Demand for office space in sqm

101,438

Average absolute number of office workers

4,151

Average increase in office workers

4.5%
Source: Wüest Partner Germany

RENTS AND YIELDS IN BONN
Average rent
in 2016 in EUR/sqm2
10.00

Average rent
from 2012–2016 in %
5.5

Future potential
for growth
High

↗

Top rent
in 2016 in EUR/sqm

Top rent
from 2012–2016 in %t

20.5

24.2

Yields
in 2016 in %
4.8

Yields
2012–2016 in pp
-1.5
Source: Wüest Partner Germany
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Dynamic cities

Braunschweig: Leading the way in
new office space

continue: In the medium term, Braunschweig will therefore require
around 16,000 sqm of additional office space each year. The number of office workers is set to grow by 5.5 per cent, primarily in the
fields of scientific and technical services.
Another attractive aspect of Braunschweig to entrepreneurs is
its average rent of 7.60 EUR/sqm. Only in Erfurt, Chemnitz, Dresden, Leipzig and Bielefeld is the average rent lower. The top rent
charged in Braunschweig is 11.80 EUR/sqm – 18.0 per cent higher than in 2012. Nevertheless, this location has remained one of
the most cost-effective overall. Only in five of the 27 analysed
medium-sized cities are the top rents lower than in Braunschweig.
The yield is currently 7.6 per cent.

N

o other medium-sized city has added as much new office
space as Braunschweig. Within five years, the amount of
office space in the city has increased by almost 1 million
sqm. At the same time, vacancy rates in the ‘Lion City’ have fallen
steadily by 3.8 per cent in total. At the moment, just 2.6 per cent of
all space is vacant. This is thanks to numerous office construction
projects as well as the redevelopment plans for brownfield sites
that therefore no longer count as vacant.
The fourth-largest city in Lower Saxony has been making a
name for itself in microelectronics, biotechnology and transportation technology in recent years. The most significant research airport in Germany and the German Aerospace Centre are based here.
As a result, the number of office workers is growing continuously. According to Wüest Partner Germany, this trend is set to

5-YEAR OFFICE SPACE FORECAST FOR BRAUNSCHWEIG
Demand for office space in sqm

82,360

Average absolute number of office workers

3,295

Average increase in office workers

5.5%
Source: Wüest Partner Germany

RENTS AND YIELDS IN BRAUNSCHWEIG
Average rent
in 2016 in EUR/sqm2
8.00

Average rent
from 2012–2016 in %
14.0

Future potential
for growth
Stable

→

Top rent
in 2016 in EUR/sqm
11.8

Top rent
from 2012–2016 in %t
18.0

Yields
in 2016 in %
7.6

Yields
2012–2016 in pp
-0.3
Source: Wüest Partner Germany

Happy RIZZI House, Braunschweig
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Modern office building in Bremen

Bremen: The hunt for lucrative
properties

Dusseldorf and Hamburg only increased by 9.0 and 8.0 per cent
respectively in the same period. Frankfurt/Main and Cologne have
been so expensive for so long that rents are stagnating.
At 12.80 EUR/sqm on average, the top rent in Bremen has not
increased further since 2012 either. The fact that the vacancy rate
has increased by 0.9 per cent to 4.5 per cent in the same period in
spite of brisk turnover is due primarily to the unmarketable space in
the city: It is too old, too small and no longer lettable. In future, Bremen will have to create a lot more new space. According to the forecast, it will be in need of around 132,000 sqm by 2021/2022. With
5,500 additional office workers, Bremen has the highest absolute
growth statistics alongside Dresden, Leipzig and Nuremberg.

W

ith 3.2 million sqm of space, the office market in Bremen is on the same level as Dresden and Dortmund.
Professional investors on the lookout for lucrative
properties are more and more frequently making finds in the Hanseatic city. The fund manager Union Investment Real Estate alone
now owns three large office properties in the Überseestadt district, one of the most important sub-markets in Bremen. Increasing
sales prices have also caused yields to decrease here. However, at
5.3 per cent they are still well on par with all of the B-rated locations
analysed in the study.
Last year, 88,000 sqm of office space was realised – this is another increase over previous years and an indicator of the vitality
of the office market. This is also reflected by the current average
rent of 8.00 EUR/sqm. In 2012 it was 7.00 EUR/sqm, and as such
has increased by 14.3 per cent. For reference, the average rents in

5-YEAR OFFICE SPACE FORECAST FOR BREMEN
Demand for office space in sqm

132,063

Average absolute number of office workers

5,528

Average increase in office workers

4.5%
Source: Wüest Partner Germany

RENTS AND YIELDS IN BREMEN
Average rent
in 2016 in EUR/sqm2
8.00

Average rent
from 2012–2016 in %
14.3

Future potential
for growth
High

↗

Top rent
in 2016 in EUR/sqm

Top rent
from 2012–2016 in %t

12.8

0.4

Yields
in 2016 in %
5.3

Yields
2012–2016 in pp
-1.7
Source: Wüest Partner Germany

Germany’s office market 2017: The 27 most promising mid-sized cities

19

Dynamic cities

Dresden: Dynamism as a basic
principle

dium term, Wüest Partner Germany expects this demand to lead to
a need for almost 28,000 sqm of additional space per year in the
metropolis on the Elbe. The number of office workers is due to increase by almost 5,800 over the next five years. This corresponds
to growth of 4.7 per cent.
The average rent charged in Dresden is currently 7.00 EUR/
sqm – the same as in Leipzig. The average rents in both eastern
German cities have increased by 16.7 per cent within five years
– faster than in Munich, for example (15.4%). With a top rent of
12.60 EUR/sqm, more is being charged for modern offices in topclass locations in Dresden than in Augsburg. The volume of turnover also reflects the dynamism with which the market is developing:
More than 200,000 sqm of office space were traded in the past
two years; just as much as in Leipzig and more than in Bonn. The
yield is still 5.0 per cent, yet it is falling. It was 6.3 per cent on average in 2012.

T

he Saxon metropolis has a highly dynamic office market
overall. Within five years, its volume of space has increased
by 130,000 sqm to 2.63 million sqm. At the same time, vacancy rates have fallen from 12.0 to 8.4 per cent – a decrease of
3.6 pp. In this high-technology and service hub, the number of office workers is growing as steadily as the population (4.8%, 2011
to 2015) which is causing demand for space to increase. In the me-

5-YEAR OFFICE SPACE FORECAST FOR DRESDEN
Demand for office space in sqm

139,721

Average absolute number of office workers

5,759

Average increase in office workers

4.7%
Source: Wüest Partner Germany

RENTS AND YIELDS IN DRESDEN
Average rent
in 2016 in EUR/sqm2

Average rent
from 2012–2016 in %

7.00

16.7

Future potential
for growth

Top rent
in 2016 in EUR/sqm

Very high ↑

12.6

Top rent
from 2012–2016 in %t

Yields
in 2016 in %

14.5

5.0

Yields
2012–2016 in pp
-1.4
Source: Wüest Partner Germany

Heidelberg: A growing research hub

O

nly seven out of the 50 cities examined in the study
have population growth of 5.0 per cent or more (2011
to 2015), and Heidelberg is one of them. The city on the
Neckar has a population of 156,000 and has made a name for itself as a research hub: Heidelberg University Hospital is the second-largest medical centre in Germany behind the Charité university hospital in Berlin. The cornerstone was laid for the European
Institute for Neuromorphic Computing, a project costing €18 million, in early summer.
With almost 91,000 people in gainful employment, this prosperous city is well-prepared for the future: 39 per cent of its in-

OFFICE SPACE FORECAST FOR FIVE YEARS IN HEIDELBERG
Demand for office space in sqm
Average absolute number of office workers
Average increase in office workers

54,906
2,270
5.2%
Source: Wüest Partner
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Science centre on the banks of
the N
 eckar in Heidelberg

of 56,000 sqm was traded. In contrast, the city’s vacancy rate has
fallen almost by half to just 2.9 per cent, with the yield falling to 5.3
per cent.
The dynamism of the market is also reflected in the development of average rents which have increased by 10.0 per cent to
11.00 EUR/sqm within five years. In the same period, top rents
even increased by 14.3 per cent. With 16.00 EUR/sqm, Hamburg is directly behind Bonn as the second most expensive medium-sized city, just one in front of Nuremberg.

habitants are under the age of 30. According to the German Federal Statistical Office, 84 per cent already work in the service
sector and this percentage is on the rise. Over the next five years,
the need for office workers is set to increase by 5.2 per cent and
bring with it, according to the forecast of Wüest Partner Germany, a
need for almost 55,000 sqm of additional office space – more than
10,000 sqm per year.
At the moment the city has 970,000 sqm of office space, or
70,000 sqm more than in 2012. Turnover per square metre has
grown steadily since 2014, and in 2016 the previous record high

RENTS AND YIELDS IN HEIDELBERG
Average rent
in 2016 in EUR/sqm2

Average rent
from 2012–2016 in %

11.00

10.0

Future potential
for growth
High

Top rent
in 2016 in EUR/sqm

↗

Top rent
from 2012–2016 in %t

16.00

14.3

Yields
in 2016 in %
5.3

Yields
2012–2016 in pp
-0.8
Source: Wüest Partner Germany

Karlsruhe: Exceptional potential
for growth

2011 and 2015. And
the need for office workers will also grow in the
medium term: Around
4.7 per cent more office
workers mean 21,000
sqm of additional space
per year. Karlsruhe currently has 2.3 million
sqm of office space. The
vacancy rate has deEnBW Energie Baden-Württemberg AG
headquarters in Karlsruhe
creased minimally by 0.3
per cent to 3.6 per cent
(2012 to 2016) and is therefore within the parameters of the flexible vacancy rate needed to make things happen in the market.
With an average rent of 8.50 EUR/sqm, it is more expensive
here than in Augsburg or Ludwigshafen. This is expected to increase: Average rents and top rents alike have increased by 6 per
cent within five years. Having decreased by 1.2 pp to 5.0 per cent,
the yield is another indication that purchase prices here are increasing faster than rents.

A

fter Stuttgart, Karlsruhe is the second-largest city in the
economically strong state of Baden-Wuerttemberg, and
a significant hub for the surrounding areas. Around 34
per cent of all 175,000 people in gainful employment in Karlsruhe commute to the metropolis of the Mittlerer Oberrhein region
on a daily basis. Service providers, industry, research institutions
and universities are the main employers in the former capital of the
state of Baden.
Wüest Partner Germany rates the potential of Karlsruhe for
growth as ‘very high’. The population is growing steadily – it increased by 5.1 per cent to around 307,000 inhabitants between

5-YEAR OFFICE SPACE FORECAST FOR KARLSRUHE
Demand for office space in sqm

105,402

Average absolute number of office workers

4,362

Average increase in office workers

4.7%
Source: Wüest Partner Germany

RENTS AND YIELDS IN KARLSRUHE
Average rent
in 2016 in EUR/sqm2
8.50

Average rent
from 2012–2016 in %
6.3

Future potential
for growth
Very high ↑

Top rent
in 2016 in EUR/sqm

Top rent
from 2012–2016 in %t

13.30

6.4

Yields
in 2016 in %
5.0

Yields
2012–2016 in pp
-1.2
Source: Wüest Partner Germany
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Dynamic cities

Leipzig: In the fast lane

development, yields have declined by 0.7 pp and, as in Münster
and Karlsruhe, are 5.0 per cent.
However, Leipzig also holds the record for the highest vacancy rate. At 11.8 per cent, nowhere has as much empty office
space as here. The vacancy rate was as high as 16.3 per cent in
2012. However, there is a clear trend whereby the surplus created in the 1990s is decreasing. In contrast, modern office space is
scarce. The low rate of construction and stable turnover of around
100,000 sqm per year (since 2014) are also serving to lower the
vacancy rate.

N

o other city is growing as quickly as this Saxon metropolis.
The number of inhabitants increased by 9 per cent to more
than 540,000 just between 2011 and 2015. Not even
the trendy city of Berlin could keep up (5.5%). High birth rates and
population influx – including from western Germany and abroad –
are the reasons behind this rapid development.
With more than 260,000 people in gainful employment, Leipzig is in a similarly strong position to Dresden (256,000) with an almost identical population count (543,000). However, the outlook
for Leipzig is even better than for Dresden: Leipzig is to receive 5.5
per cent more office workers over the next five years, more than
any other city with dynamic growth. This will lead to demand for
31,600 sqm of additional office space per year. That is more than
any other B-rated location in the same category.
Leipzig’s image as a high achiever even stretches to its rents:
Average rents have increased by 16.7 per cent since 2012 and its
top rent has increased by 13.0 per cent to 13.00 EUR/sqm. Only in
Bonn and Münster is it more expensive. In light of the rapid price

5-YEAR OFFICE SPACE FORECAST FOR LEIPZIG
Demand for office space in sqm

158,271

Average absolute number of office workers

6,666

Average increase in office workers

5.5%
Source: Wüest Partner Germany

RENTS AND YIELDS IN LEIPZIG
Average rent
in 2016 in EUR/sqm2
7.00

Average rent
from 2012–2016 in %
16.7

Future potential
for growth
Very High ↑

Top rent
in 2016 in EUR/sqm
13.00

Top rent
from 2012–2016 in %
13.0

Yields
in 2016 in %

Yields
2012–2016 in pp

5.0

-0.7
Source: Wüest Partner Germany

View of office buildings in the Leipzig: The city is
expected to need more office space than any other
dynamically growing city
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BASF on the banks of the Rhine in
Ludwigshafen

city. For price-conscious office tenants, Ludwigshafen is therefore
an alternative to Mannheim on the far side of the Rhine where a top
rent of 16.40 EUR/sqm was charged in 2016.
Due to the scarcity of space and the favourable prices, Wüest
Partner Germany considers the potential for Ludwigshafen to grow
‘very high’. The mere fact that rents make up just 3.2 per cent of
GDP (6.3% in Heidelberg) paves the way for future increases in
rent. The demand for office space is forecast to grow by 5.0 per
cent in the medium term. Consequently, 56,000 sqm of new space
would be added to the market over the next five years.

Ludwigshafen/Rhein: More than just
chemistry

L

udwigshafen is BASF. With 39,000 employees on site, the
chemical company is one of the most significant employers on the office space market and exerts an equal amount
of influence over it. The new office building in the Süd district of
Ludwigshafen was finished in 2014. It added 37,800 sqm to the
amount of space in the city in one fell swoop.
Overall, Ludwigshafen has 900,000 sqm of office space. In
recent years, its vacancy rate has fallen dramatically from 4.7 per
cent (2012) to 1.4 per cent (2016). No other city assessed in the
study has as little vacant office space as here. The rate of construction is also very low. Almost no new office space was created in 2016.
The low supply has forced the average rents upwards by 10.0
per cent. At 8.00 EUR/sqm, Ludwigshafen is now level with Bremen
and Augsburg. Its top rent has also increased – by 11.1 per cent.
Currently 10.00 EUR/sqm, however, it is cheaper than in any other

5-YEAR OFFICE SPACE FORECAST FOR LUDWIGSHAFEN/RHEIN
Demand for office space in sqm

56,276

Average absolute number of office workers

2,228

Average increase in office workers

5.0%
Source: Wüest Partner Germany

RENTS AND YIELDS IN LUDWIGSHAFEN/RHEIN
Average rent
in 2016 in EUR/sqm2
8.00

Average rent
from 2012–2016 in %
10.0

Future potential
for growth
Very High ↑

Top rent
in 2016 in EUR/sqm

Top rent
from 2012–2016 in %

10.00

11.1

Yields
in 2016 in %
6.5

Yields
2012–2016 in pp
-0.0
Source: Wüest Partner Germany

Germany’s office market 2017: The 27 most promising mid-sized cities

23

Dynamic cities

Münster: The only thing it lacks is
office space

20.0 per cent within five years, and Munich 15.4 per cent. At 14.40
EUR/sqm (primarily in the Kreativkai at the port and in the city), the
top rent in Münster is on the level of Kiel and Hanover, two state
capitals. Of the medium-sized cities categorised as dynamic, only
Mannheim and Bonn are more expensive. The yield has decreased
by 1.5 pp since 2012 and is currently 5.0 per cent.
Due to the forecast by Wüest Partner Germany, the pressure
on the office market in Münster could intensify further. This is because the researchers expect demand for an additional 91,000
sqm of office space over the next five years. More than 4,000 additional office workers are expected to create an annual demand for
18,000 sqm of office space.

M

ünster is known as one of the best cities in which to live
in Germany. This has not been without consequences.
The university city with its 310,000 inhabitants is in a
permanent predicament: Whether to build housing or offices. Its
population has grown by 5.4 per cent between 2011 and 2015 –
almost as rapidly as in Berlin (5.5%). Therefore, most policies are
in favour of building new residential buildings. No office space has
been built at all for a long time. Only in recent years have around
100,000 sqm been realised. However, the current 2.2 million sqm
of space are insufficient in light of the growing demand for modern
space. The pressure on the market is reflected by the declining vacancy rate of just 3.0 per cent.
The increase in average rent to 8.82 EUR/sqm has been almost dramatic. This represents a price increase of 24.1 per cent
(2012 to 2016), the sharpest increase of all the medium-sized cities analysed in the study. Even Berlin and Stuttgart managed ‘only’

5-YEAR OFFICE SPACE FORECAST FOR MÜNSTER
Demand for office space in sqm

91,372

Average absolute number of office workers

3,737

Average increase in office workers

4.5%
Source: Wüest Partner Germany

RENTS AND YIELDS IN MÜNSTER
Average rent
in 2016 in EUR/sqm2
8.82

Average rent
from 2012–2016 in %
24.1

Future potential
for growth
High

Top rent
in 2016 in EUR/sqm

↗

14.40

Top rent
from 2012–2016 in %
10.8

Yields
in 2016 in %
5.0

Yields
2012–2016 in pp
-1.5
Source: Wüest Partner Germany

Mainz: A service centre for the
authorities

W

ith 209,000 inhabitants, Mainz is one of the smaller
medium-sized cities. It is also the smallest state capital in Germany. Only the Rhine river separates the capital of Rhineland-Palatinate from Wiesbaden, the capital of Hesse.
Both cities benefit from their mutual proximity; both are part of the
wealthy Rhine-Main area. Mainz lives off its reputation as a service
centre for the authorities and its universities. The population grows
by an average of 1 per cent each year.
With a GDP per employed person of EUR 73,000, people in
Mainz generate just as much as people in Hanover. At 6.5 per cent,
the GDP grew almost as quickly between 2011 and 2014 as in
Stuttgart (6.8%). Even the local office market is experiencing moderate growth. The amount of available space has remained almost
constant at 1.6 million sqm. In 2012 the vacancy rate decreased
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Office buildings in Mainz

Growing by 4.1 per cent in the same period to 12.70 EUR/sqm, the
development of top rents was relatively negligible.

by 0.6 pp to 5.5 per cent in direct response to the growing demand
and lack of new space. Few new spaces have been added to the
market in recent years.
However, this should change soon. The number of office workers is expected to grow by around 3.7 per cent. Wüest Partner Germany forecasts that the demand for office space will therefore increase by almost 50,000 sqm in the medium term, or 9,700 sqm
per year. The significantly higher average rents are an indicator
that the supply is slowly growing short. Between 2012 and 2016
average rents increased by 11.1 per cent to 10.00 EUR/sqm. With
11.00 EUR/sqm, Heidelberg is the only city that is more expensive.

5-YEAR OFFICE SPACE FORECAST FOR MAINZ
Demand for office space in sqm

48,581

Average absolute number of office workers

2,084

Average increase in office workers

3.7%
Source: Wüest Partner Germany

RENTS AND YIELDS IN MAINZ
Average rent
in 2016 in EUR/sqm2

Average rent
from 2012–2016 in %

10.00

11.1

Future potential
for growth

Top rent
in 2016 in EUR/sqm

Stable →

Top rent
from 2012–2016 in %

12.70

Yields
in 2016 in %

4.1

5.3

Yields
2012–2016 in pp
N.A.
Source: Wüest Partner Germany

Besides the universities, the main job generators are the insurance, energy, medical technology and logistics sectors. They are
also the reason for the considerable 182,000 people in gainful employment and the growing demand for office space. Wüest Partner
Germany expects the demand to continue to grow over the next five
years: The number of office workers is set to grow by 4.0 per cent
and result in demand for a total of 84,000 sqm of additional space.

Mannheim: The forerunner for price
increases

O

ffice space has become more expensive in the third-largest city in Baden-Wuerttemberg. On average, 9.90 EUR/
sqm is now being charged for office space – an increase
of 10.0 per cent within the five-years period from 2012 to 2016.
Top rents have also increased by 17.0 per cent. With 16.40 EUR/
sqm, Mannheim is the B-rated city with the highest rents for top
properties in optimal locations after Bonn.
Mannheim’s volume of office space increased to around 2
million sqm in 2016. The amount of vacant space has decreased
steadily and is now at 4.5 per cent as a result of the turnover growth
in previous years. In 2016 alone, some 91,000 sqm of office space
traded hands. Due to the increase in prices, yields in the city have
decreased by 1.1 per cent. However, at 5.25 per cent, Mannheim
is equal with Heidelberg and slightly behind Mainz and Darmstadt
in this regard.

5-YEAR OFFICE SPACE FORECAST FOR MANNHEIM
Demand for office space in sqm

84,122

Average absolute number of office workers

3,500

Average increase in office workers

4.0%
Source: Wüest Partner Germany

RENTS AND YIELDS IN MANNHEIM
Average rent
in 2016 in EUR/sqm2
9.90

Average rent
from 2012–2016 in %
10.0

Future potential
for growth
Stable →

Top rent
in 2016 in EUR/sqm

Top rent
from 2012–2016 in %

16.40

17.0

Yields
in 2016 in %
5.3

Yields
2012–2016 in pp
-1.1
Source: Wüest Partner Germany
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Dynamic cities

Osnabrück: The advantage of
location

vehicle construction, copper processing and paper production sectors also benefit from the diverse transport connections.
With 915,000 sqm of space, Osnabrück has a relatively small
office market on par with Ludwigshafen or Ulm, yet it is a dynamic
market. Although the yield has been decreasing since 2014, at 6.8
per cent, the highest yields of all medium-sized cities with dynamic growth are still generated here. The vacancy rate has remained
steady at 3.7 per cent for three years. Turnover per square metre has
varied between 31,000 sqm and 41,000 sqm since 2011. The average rent has increased by 7.1 per cent to 7.50 EUR/sqm within five
years. In contrast, the top rent has boomed by 21.1 per cent yet, at
11.50 EUR/sqm at the moment, remains relatively low. In Münster,
just 57 km away, average rents of 14.40 EUR/sqm are charged.
Given its general economic development, Osnabrück can expect
to require 41,000 sqm of additional office space. This corresponds
to growth of 4.0 per cent in the number of office workers.

W

ith 162,000 inhabitants, Osnabrück is the fourth-largest city in Lower Saxony. Its geographical location is a
factor in its economic success: Intersected by three
motorways (the A1, A30 and A33), close to an inland port with access to the Mittelland Canal and with Münster Osnabrück International Airport on its doorstep, the city is of great interest to the logistics sector. Traditional medium-sized companies in the service,

5-YEAR OFFICE SPACE FORECAST FOR OSNABRÜCK
Demand for office space in sqm

40,995

Average absolute number of office workers

1,698

Average increase in office workers

4.0%
Source: Wüest Partner Germany

RENTS AND YIELDS IN OSNABRÜCK
Average rent
in 2016 in EUR/sqm2

Average rent
from 2012–2016 in %

7.50

7.1

Future potential
for growth

Top rent
in 2016 in EUR/sqm

Stable →

11.50

Top rent
from 2012–2016 in %
21.1

Yields
in 2016 in %
6.8

Yields
2012–2016 in pp
-0.4
Source: Wüest Partner Germany

Regensburg: The city of academics

The increase in office jobs in the city in the Upper Palatinate
coincides with falling vacancy rates and increasing rents. Average rents have increased to 9.00 EUR/sqm and top rents to 13.00
EUR/sqm. The vacancy rate has fallen significantly from 6.2 per
cent (2012) to 4.7 per cent (2016). The yield has decreased by 0.5
pp in the same period and is currently 6.5 per cent.
With its 1.23 million sqm of space (as recorded in 2012), the
office market in Regensburg is benefiting from the growing demand for office space from the science, administration and service
sectors, as well as various industrial sectors. In particular, the research and new technologies sectors are generating turnover. Between 18,000 and 25,000 sqm of space have been traded each
year since 2011.

W

üest Partner Germany rates the potential of Regensburg for growth as very high. The city has 145,000
inhabitants and an unemployment rate of just 4.1
per cent – lower than in any of the other 50 analysed cities. The
120,000 gainfully employed people work mainly in manufacturing,
the service sector and in research and development. According to
statistics from the city of Regensburg itself, the number of academics has grown by more than 50 per cent over the past 10 years,
while around 16 per cent of employees work in highly qualified jobs
in the companies located there.

RENTS AND YIELDS IN REGENSBURG
Average rent
in 2016 in EUR/sqm2
9.00

Average rent
from 2012–2016 in %
10.0

Future potential
for growth
Very high ↑

Top rent
in 2016 in EUR/sqm
13.00

Top rent
from 2012–2016 in %
10.2

Yields
in 2016 in %
6.5

Yields
2012–2016 in pp
-0.5
Source: Wüest Partner Germany
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The medium-term forecast predicts the number of office workers to increase by another 4.8 per cent in the coming five years.
This will generate demand for an additional 60,000 sqm of space –
roughly the same as in Ulm.

Office building in Regensburg

5-YEAR OFFICE SPACE FORECAST FOR REGENSBURG
Demand for office space in sqm

60,250

Average absolute number of office workers

2,565

Average increase in office workers

4.8%
Source: Wüest Partner Germany

Ulm: A hidden economic driver

ings are being renovated. The growing demand for office space
has caused the vacancy rate to decrease from 6.4 (2012) to 3.9
per cent in 2016. The average rent charged in Ulm is 10.00 EUR/
sqm – 4.9 per cent higher than in 2012. The top rent has increased
by 11.5 per cent; at 14.50 EUR/sqm, Ulm is more expensive than
in most of the other medium-sized cities compared in this study.
Only in Bonn, Mannheim, Heidelberg and Hanover does modern office space in optimal locations cost even more.
The positive developments in the office market are expected to
continue and the number of employees is set to increase by 5.6 per
cent over the next few years. In the medium term, this will generate
demand for around 60,000 sqm of additional space.

U

lm sits on the Bavarian border, yet this young university city is part of Baden-Wuerttemberg and its inhabitants call themselves Swabian. Situated on the Danube,
Ulm is an economic driver with an unemployment rate of just 4.7
per cent – the second-lowest out of all of the cities in this study.
There are almost 94,000 people in gainful employment in a city
with 122,000 inhabitants. Ulm University Medical Centre is the
largest employer with around 6,000 personnel. The new schools
opened at the university over the past 20 years (mathematics and
management, chemistry and management, IT and electrical engineering) have given Ulm its reputation as a city of science. This has
also caused the demand for office space to grow.
Turnover has grown steadily over the past three years, with
a total of 19,500 sqm of office space being traded in 2016. Ulm
currently has a relatively stable 850,000 sqm of space. The low
rate of construction is a key reason for this. Instead, existing build-

An example of modern office architecture
in Ulm

5-YEAR OFFICE SPACE FORECAST FOR ULM
Demand for office space in sqm

60,384

Average absolute number of office workers

2,502

Average increase in office workers

5.6%
Source: Wüest Partner Germany

RENTS AND YIELDS IN ULM
Average rent
in 2016 in EUR/sqm2
10.00

Average rent
from 2012–2016 in %
4.9

Future potential
for growth
High

↗

Top rent
in 2016 in EUR/sqm

Top rent
from 2012–2016 in %

14.50

11.5

Yields
in 2016 in %
5.5

Yields
2012–2016 in pp
-1.3
Source: Wüest Partner Germany

Germany’s office market 2017: The 27 most promising mid-sized cities

27

Solid cities

Cities with solid future potential
volume will increase with the new projects. Bochum will likely
make good use of it. The number of office workers is expected to
grow by 0.8 per cent each year in the medium term, resulting in
demand for over 11,000 sqm of additional space.
The office market indicators have developed solidly in Bochum over the past five years and point towards a stable office
market. For example, office vacancy rates have fallen slightly and
are now 4.1 per cent. Top rents have increased minimally by 0.9
per cent since 2012, reaching 11.60 EUR/sqm. Likewise, yields
have decreased only slightly in recent years and were 6.3 per
cent in 2016. Only average rents have increased significantly by
11.1 per cent within the past five years. At 8.00 EUR/sqm, the
city deep in the western Ruhr district is on the same price level as
Hanover, Dortmund and Kiel.

Bochum: Successful without coal
or cars

W

ith nine universities, 58,000 students and 15,000
businesses, Bochum is more than singer Herbert
Grönemeyer, mining and Vauxhall. Although the closure of the Vauxhall factory is partly responsible for the high unemployment rate of 10 per cent – half of the Vauxhall workers still
do not have a new job – Bochum is hardly a dying city. It continues to bear regional significance as one of the four major regional metropolises in the Ruhr district and an important place of science and education.
This is reflected by its office market. With turnover of 92,500
sqm, Bochum set a new record in 2016. More space was turned
over within one year than ever before. The reason for this is that
Bochum is preparing for a future without coal or cars. A research
centre for engineering of smart product-service-systems (ZESS)
is due to be built on the former Vauxhall site; the Vonovia headquarters, the ‘Gerichtsviertel’ administrative district and the ‘Gesundheitscampus’ business park are still under construction. Bochum currently has almost 1.6 million sqm of office space. This

5-YEAR OFFICE SPACE FORECAST FOR BOCHUM
Demand for office space in sqm

55,966

Average absolute number of office workers

2,268

Average increase in office workers

3.8%
Source: Wüest Partner Germany

RENTS AND YIELDS IN BOCHUM
Average rent
in 2016 in EUR/sqm2
8.00

Average rent
from 2012–2016 in %

Future potential
for growth

11.1

Stable

Top rent
in 2016 in EUR/sqm

→

11.60

Top rent
from 2012–2016 in %
0.9

Yields
in 2016 in %
6.3

Yields
2012–2016 in pp
-0.5
Source: Wüest Partner Germany

Chemnitz: Traditionally a
technology hub

T

radition is very important in Chemnitz. The city has been
known as an industrial centre for around 200 years. With
its University of Technology and numerous research institutions, Chemnitz, formerly known as Karl-Marx-Stadt, is home
to the automotive and supplier industries as well as the IT, mechanical engineering and plant construction sectors. Science
and economy are traditionally intertwined here.
The third-largest city in the Free State of Saxony currently
has 1.67 million sqm of office space. In 2016, this was 370,000
sqm more than in 2012. Of this space, around 12.8 per cent
currently has no tenant. If you are looking for reasons to invest in the local office market, look no further than the top rent
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Solaris tower in Chemnitz

workers to increase by 0.8 per cent per year as well. That corresponds to more than 400 workers per year in the medium
term and additional demand for office space per year of almost
10,000 sqm.

of 9.50 EUR/sqm that has remained stable since 2012. Average rents are currently 5.13 EUR/sqm and therefore 3 per cent
higher than five years ago – this is a sign of a market gaining in
dynamism. At 7.5 per cent, Chemnitz also achieved the highest
yields of all medium-sized cities analysed in this study. Yields
have declined slightly since 2012 and are another indicator of
increased demand in the office property market in Chemnitz.

5-YEAR OFFICE SPACE FORECAST FOR CHEMNITZ
Demand for office space in sqm

49,086

Average absolute number of office workers

Wüest Partner Germany expects the office market here at the
edge of the Ore Mountains to grow, with the number of office

2,088

Average increase in office workers

3.9%
Source: Wüest Partner Germany

RENTS AND YIELDS IN CHEMNITZ
Average rent
in 2016 in EUR/sqm2

Average rent
from 2012–2016 in %

5.13

2.7

Future potential
for growth
Stable

Top rent
in 2016 in EUR/sqm

→

Top rent
from 2012–2016 in %

9.50

Yields
in 2016 in %

0.0

7.5

Yields
2012–2016 in pp
-0.5
Source: Wüest Partner Germany

Darmstadt: Back to the future

the development of
rents. The average rent
and top rent have barely changed since 2012
at 9.00 EUR/sqm and
13.00 EUR/sqm respectively (13.10 EUR/sqm
in 2016). Nevertheless,
there has been significant pressure on achievable yields over the past
Wella AG headquarters in Darmstadt
five years – whereas 6.7
per cent was achievable
in 2012, this has fallen to ‘only’ 5.3 per cent in 2016.

T

en years ago, the Hessian Ministry of the Interior and Sports
bestowed the title of ‘City of Science’ upon Darmstadt. The
title was in recognition of the dense network of research institutes from which the numerous local companies that have embraced Industry 4.0 recruit their future employees. The University of Technology and institutions such as the Helmholtz Centre for
Heavy Ion Research, the European Space Operations Centre and
the European Organisation for the Exploitation of Meteorological Satellites ensure that Darmstadt and its surrounding areas are
some of the regions in Europe that are best equipped for the future.
Alongside the core chemical, pharmaceutical and cosmetic industries and the consultancy and IT firms, public institutions also
contribute to the steady demand for office space. This is because
Darmstadt is the seat of the regional government.
At around 1.6 million sqm, the amount of space has remained
almost stable over the past five years. The vacancy rate has decreased minimally within this period and is now just 4.6 per cent.
Demand has remained stable for years, as reflected clearly by

5-YEAR OFFICE SPACE FORECAST FOR DARMSTADT
Demand for office space in sqm

56,777

Average absolute number of office workers

2,409

Average increase in office workers

4.7%
Source: Wüest Partner Germany

RENTS AND YIELDS IN DARMSTADT
Average rent
in 2016 in EUR/sqm2
9.00

Average rent
from 2012–2016 in %
0.0

Future potential
for growth
High

↗

Top rent
in 2016 in EUR/sqm

Top rent
from 2012–2016 in %

13.10

0.8

Yields
in 2016 in %
5.3

Yields
2012–2016 in pp
-1.4
Source: Wüest Partner Germany
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Solid cities

Dortmund: Solid as a rock

was 6.3 per cent in 2012; another indication that Dortmund is a thoroughly attractive office market with attractive purchase prices.
This metropolis on the fringe of the Ruhr district is home to around
586,000 people. The population has grown by 2.5 per cent since
2011. The trend is expected to continue and the local government
hopes to pass the 600,000 mark soon. The number of its office workers will also continue to grow in future: Wüest Partner Germany forecasts annual growth of 0.8 per cent. This corresponds to 915 additional office workers per year and an increase in required office space of
21,000 sqm on average.

D

ortmund is diverse: Software, multimedia and telecommunications, microsystems technology, insurance and retail – all
important lines of business – are represented here. Its six universities also contribute to the economic strength of the location. Not
to mention the football. Around €40 million has been invested in the
German Football Museum in order to give Dortmund some extra flair
and create additional sources of revenue.
Although the city suffers from chronic high unemployment (11.8%
in April 2017), with its 3 million sqm of space, the office market in this
service hub in Westphalia is as solid as a rock. Steadily growing turnover per square metre, most recently in excess of 115,000 sqm, are
causing vacancy rates in properties to decrease continuously.
At the moment, less than 4 per cent of the office space is not being
rented out. The top rent is holding steady at 13.50 EUR/sqm, as has
the average rent since 2012 at 8.00 EUR/sqm. Investments in office
properties here can be expected to generate yields of 5.4 per cent. It

5-YEAR OFFICE SPACE FORECAST FOR DORTMUND
Demand for office space in sqm

106,920

Average absolute number of office workers

4,574

Average increase in office workers

4.2%
Source: Wüest Partner Germany

RENTS AND YIELDS IN DORTMUND
Average rent
in 2016 in EUR/sqm2
8.00

Average rent
from 2012–2016 in %

Future potential
for growth

0.0

Stable

Top rent
in 2016 in EUR/sqm

→

13.50

Top rent
from 2012–2016 in %
0.0

Yields
in 2016 in %
5.4

Yields
2012–2016 in pp
-0.9
Source: Wüest Partner Germany

Duisburg: A logistics hub

T

he locals are convinced that their city is selling itself short.
With over 490,000 inhabitants, Duisburg is one of the 12
largest medium-sized cities in Germany. A former centre of
the German steel industry hit hard by structural change, Duisburg
transformed into a logistics hub with its inland port and central location in the densely populated Rhine-Ruhr region. Kühne & Nagel,
Deutsche Bahn and Rhenus are present here. Global companies
such as Makita, Norske Skog and Siemens Power Generation have
established themselves here – even though Duisburg has one of
the highest trade tax rates in North Rhine-Westphalia at 520 per
cent. The latest master plan developed by companies, the city and
professional associations aims to strengthen Duisburg’s economy
further: 60 projects and recommendations have been agreed and
some even implemented already.
This can be expected to have a positive effect on the local office market. Its volume of space – 2 million sqm of space as at

30

2016 – has been stable for years. Its vacancy rate, currently 2.4
per cent, is the lowest of all the assessed medium-sized cities. Vacancy rate forecasts are positive, and the rate has also remained
almost entirely stable over the past five years (-0.5 pp). The low

Office in Duisburg harbour

quire an additional 13,000 sqm of office space each year, which
would increase the pressure on the current supply of office space.

rate of construction of around 30,000 sqm (2014 to 2016) and the
growing turnover per square metre in recent years have caused average rents to grow steadily – by 7.7 per cent between 2012 and
2016. The average rents is currently at 7.76 EUR/sqm. The top rent
of 14.00 EUR/sqm has been stable for years.
Demand for office space in Duisburg is on the rise in conjunction with purchase prices, which is the reason for the slowly decreasing yield. With 5.95 per cent, Duisburg is currently on the
same level as Freiburg and Hanover and has only decreased slightly over the past five years (decrease of 0.5 pp). The number of office workers is also expected to increase further in future – by 0.7
per cent per year. This means that on average, Duisburg could re-

5-YEAR OFFICE SPACE FORECAST FOR DUISBURG
Demand for office space in sqm

66,400

Average absolute number of office workers

2,804

Average increase in office workers

3.7%
Source: Wüest Partner Germany

RENTS AND YIELDS IN DUISBURG
Average rent
in 2016 in EUR/sqm2

Average rent
from 2012–2016 in %

7.76

7.7

Future potential
for growth
High

Top rent
in 2016 in EUR/sqm

↗

Top rent
from 2012–2016 in %

14.00

Yields
in 2016 in %

3.7

6.0

Yields
2012–2016 in pp
-0.5
Source: Wüest Partner Germany

Erfurt: Vacancy is an opportunity

forecast to grow by 0.8 per cent per year in future. This will lead
to an average space increase of around 10,000 sqm per year.
Around 1.6 million sqm of office space are available in Erfurt. This figure has remained stable for over five years, as has
the average rent of 6.00 EUR/sqm. With a current top rent of
10.50 EUR/sqm, Erfurt is on the same level as western German
cities such as Bielefeld, Bochum and Ludwigshafen, and has
grown by 5.0 per cent over the past five years. Office properties
in Erfurt are currently generating a yield of 6.4 per cent, a slight
decrease of 0.6 pp between 2012 and 2016.

E

rfurt is working hard to lower its office vacancy rates.
Over the past five years, the rate in largest city in the
state of Thuringia has decreased from 17.4 to 15.5 per
cent due to a lack of construction work and an economic upturn.
The state capital has gained almost 4 per cent more residents in that time (2011 to 2015). This trend is expected to
continue. Not only is Erfurt an administrative city and service
centre, it is also the headquarters of numerous mechanical engineering and microelectronics companies. And these sectors
are prospering. In the first quarter of this year alone, Thuringia exported goods worth €3.8 billion in total. Its most popular
products are vehicle components, electrical equipment, measuring instruments and control units. As a result, the unemployment rate in the state has fallen below 6 per cent. It is 8.2 per
cent in Erfurt and therefore no higher than in Hanover or Bonn.
And it could decrease further. The number of office workers is

5-YEAR OFFICE SPACE FORECAST FOR ERFURT
Demand for office space in sqm

52,000

Average absolute number of office workers

2,123

Average increase in office workers

4.1%
Source: Wüest Partner Germany

RENTS AND YIELDS IN ERFURT
Average rent
in 2016 in EUR/sqm2
6.00

Average rent
from 2012–2016 in %
0.0

Future potential
for growth
Stable

→

Top rent
in 2016 in EUR/sqm

Top rent
from 2012–2016 in %

10.50

5.0

Yields
in 2016 in %
6.4

Yields
2012–2016 in pp
-0.6
Source: Wüest Partner Germany
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Solid cities

Freiburg: Desirable location

There are currently 1.45 million sqm of office space in Freiburg
(as at 2014). Although this has increased by 150,000 sqm since
2012, the vacancy rate has remained at 4.2 per cent for years.
Likewise, the top rent has remained steady: 15.00 EUR/sqm – the
highest of all medium-sized cities in the ‘solid growth’ category – is
charged for top properties in excellent locations. Over the past five
years, the average rent has increased by a moderate 4.5 per cent.
At 11.50 EUR/sqm, Freiburg is classed as a high-price office location and is on a par with Dusseldorf and Augsburg. For reference,
the average rent for one square metre of office space is 8.00 EUR/
sqm in the two north German state capitals Kiel and Hanover.
The yield generated in Freiburg in 2016 was 5.8 per cent,
which represents a decrease of 1.2 pp over five years. The demand
for new office space still exists: According to the forecast, with its
strong service sector, the city will be able to absorb demand for
13,500 sqm of additional space each year. This is because the
number of office workers is set to grow by an average of 0.9 per
cent per year.

T

he city with the eco-friendly reputation is extremely popular. Its population has grown by 5.4 per cent between 2011
and 2015 – almost as rapidly as in trendy Berlin (5.5%).
Freiburg currently has 226,000 inhabitants. More people live here
now than ever before. Its unemployment rate of 5.9 per cent (including the districts of Breisgau-Hochschwarzwald and Emmendingen)
is the lowest of all of the medium-sized cities analysed in the ‘solid growth’ category. And at over 114,000, the number of people in
gainful employment here is higher than in cities with similarly large
populations such as Krefeld, Lübeck and Mainz.

5-YEAR OFFICE SPACE FORECAST FOR FREIBURG
Demand for office space in sqm

67,519

Average absolute number of office workers

2,711

Average increase in office workers

4.7%
Source: Wüest Partner Germany

RENTS AND YIELDS IN FREIBURG
Average rent
in 2016 in EUR/sqm2

Average rent
from 2012–2016 in %

11.50

Future potential
for growth

4.5

High

Top rent
in 2016 in EUR/sqm

↗

15.00

Top rent
from 2012–2016 in %
0.0

Yields
in 2016 in %

Yields
2012–2016 in pp

5.8

-1.2
Source: Wüest Partner Germany

Hanover: Constant growth

T

he metropolis in Lower Saxony can be relied on. Around
100,000 sqm of office space has been rented out here for
years – sometimes a little more, sometimes a little less.
It was 110,000 sqm in 2016 and even 120,000 sqm in 2015.
Around 162,000 sqm of new space has been added since 2011,
which means that the state capital currently has a supply of 4.6
million sqm of office space. The vacancy rate has increased slightly
by 0.6 pp since 2012 and is 5.5 per cent.
Hanover can afford it. The number of people working in office
property in the city has been growing steadily over the past six

5-YEAR OFFICE SPACE FORECAST FOR HANOVER
Demand for office space in sqm
Average absolute number of office workers
Average increase in office workers

247,723
10,215
4.3%
Source: Wüest Partner
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years. There are now around 220,000 office workers in the Hanover region – approximately 8.0 per cent more than in 2012. This
trend is expected to continue. In light of the expected increase of
around 2,000 new office workers per year, Wüest Partner Germany
forecasts demand for an additional 50,000 sqm of new space for
the Hanover region in the medium term, as most of the current va-

Office tower in Hanover

Yield forecasts are currently 5.7 per cent and have therefore decreased by just 0.5 pp since 2012. As a result, Hanover
is on a par with Freiburg and Duisburg.

cant stock are older office properties that no longer meet contemporary requirements.
Strong demand and short supply of top-class office space in
optimal locations have already caused top rents to grow faster than
in other medium-sized cities: At 14.80 EUR/sqm, almost 10 percent more is being charged than five years ago. In contrast, the average rent has remained steady at 8.00 EUR/sqm.

RENTS AND YIELDS IN HANOVER
Average rent
in 2016 in EUR/sqm2

Average rent
from 2012–2016 in %

8.00

0.0

Future potential
for growth
Stable

Top rent
in 2016 in EUR/sqm

→

Top rent
from 2012–2016 in %

14.80

9.6

Yields
in 2016 in %
5.7

Yields
2012–2016 in pp
-0.6
Source: Wüest Partner Germany

Kiel: New image, new demand for
office space

Germaniahafen in Kiel

W

ith a university, college and several research institutions, Kiel is no longer synonymous with a dying shipbuilding industry. The city has created a new image as
a science and service hub. Additionally, almost 1.5 million sqm of
office space reflect the significance of the city as an administrative
and economic centre in the north – as do its falling vacancy rates.
Currently, just 5.5 per cent of the available office space has no tenant. The vacancy rate for office space was 6.6 per cent in 2012.
However, practically no new space has been added to the market since 2013. New office buildings have only been built by owner
occupants and have not been available at all. Wüest Partner Germany expects the state capital to experience demand for an additional 12,800 sqm of space per year in future. The number of office
workers is expected to increase by 528 per year.

Due to the lack of new buildings, it is expensive to rent well-furnished office space in good locations. With a top rent of 14.50
EUR/sqm, Kiel has been almost at the same level as Hanover for
years. Within a five-year period (2012 to 2016), the top rent has
only increased moderately overall at 3.6 per cent. The average rent
has increased by 3.0 per cent since then and is 8.00 EUR/sqm.
Yields have remained stable at 6.5 per cent since 2012.

5-YEAR OFFICE SPACE FORECAST FOR KIEL
Demand for office space in sqm

64,088

Average absolute number of office workers

2,640

Average increase in office workers

4.5%
Source: Wüest Partner Germany

RENTS AND YIELDS IN KIEL
Average rent
in 2016 in EUR/sqm2
8.00

Average rent
from 2012–2016 in %
3.0

Future potential
for growth
Stable

→

Top rent
in 2016 in EUR/sqm

Top rent
from 2012–2016 in %

14.50

3.6

Yields
in 2016 in %
6.5

Yields
2012–2016 in pp
0.0
Source: Wüest Partner Germany
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Solid cities | Summary

Nuremberg: Promotion to the growth
league

According to its forecast, the number of office workers will grow
by 0.9 per cent year on year in the same period. With 1,276 more
office workers per year, Nuremberg is experiencing growth on par
with Leipzig and Dresden.
In light of such a development, the current volume of 3.6 million sqm of office space might not be enough, especially as vacancy rates have been declining slowly since 2012 and are currently
6.1 per cent. Over the past five years (2012 to 2016), the average rent has increased by 4.5 per cent from 8.00 EUR/sqm to 8.40
EUR/sqm. The top rent has remained relatively steady at 13.80
EUR/sqm – 2.0 per cent higher than in 2012. The yield of 4.8 per
cent is the lowest out of all of the ‘solid’ medium-sized cities analysed in the study.

T

he Middle Franconian metropolis is the second-largest city
in Bavaria, behind Munich. With over 500,000 inhabitants,
Nuremberg is also one of the largest medium-sized cities
assessed in the study. Since the end of World War II, the local and
regional economy has been based on electrical engineering, electronics, mechanical engineering, radio and telecommunications
engineering, printing, medicine, measuring, control and regulatory
technology and writing instruments. Its geographical proximity to
Prague, Vienna and Bratislava explains its economic ties with eastern neighbours. Nuremberg’s export quota is 49 per cent and the
majority of the goods are sold in Central and Eastern Europe.
More and more office space will be needed in future as the service sector is growing, primarily in the fields of engineering and
business consulting, market research, facility management and
e-commerce. Wüest Partner Germany forecasts demand for an
additional 30,000 sqm per year over the next three to five years.

5-YEAR OFFICE SPACE FORECAST FOR NUREMBERG
Demand for office space in sqm

152,352

Average absolute number of office workers

6,380

Average increase in office workers

4.4%
Source: Wüest Partner Germany

RENTS AND YIELDS IN NUREMBERG
Average rent
in 2016 in EUR/sqm2

Average rent
from 2012–2016 in %

8.36

4.5

Future potential
for growth
High

Top rent
in 2016 in EUR/sqm

↗

13.80

Top rent
from 2012–2016 in %

Yields
in 2016 in %

2.2

4.8

Yields
2012–2016 in pp
-1.2
Source: Wüest Partner Germany

Rostock: At the top, not just in terms
of rent

S

ince 2012, the top rent for modern office space in the best
locations in the city has increased by 23.0 per cent. Rostock is therefore one of the most expensive B-rated locations and is on the same level as Hanover, Kiel, Münster and Ulm.
Its average rents are stable and, at 8.25 EUR/sqm, are on par with
the other cities in this study.
For years, Rostock has been working successfully to reduce its
office vacancy rates. The vacancy rate decreased by 0.8 pp be-

5-YEAR OFFICE SPACE FORECAST FOR ROSTOCK
Demand for office space in sqm
Average absolute number of office workers
Average increase in office workers

42,181
1,750
4.5%
Source: Wüest Partner Germany
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Ostseesparkasse office building
in Rostock

12,000 sqm most recently (in 2016). In spite of the current volume of almost 1 million sqm, Wüest Partner Germany nonetheless
expects demand for an additional 8,400 sqm of office space per
year. In the medium term, Rostock, the port and university city in
the state of Mecklenburg-Vorpommern, is expected to see a 4.5
per cent increase in the number of office workers, or almost 1 per
cent per year.

tween 2012 and 2015 and is now 7.2 per cent (in 2015). Old buildings from the former East Germany and properties built in excessive numbers due to growth overprojections in the 1990s are most
often vacant. Investors willing to take a risk are currently being rewarded with a yield of 6.0 per cent – although the trend is negative.
This is because the office market in Rostock is also growing. Turnover has been increasing steadily in recent years. It was

RENTS AND YIELDS IN ROSTOCK
Average rent
in 2016 in EUR/sqm2
8.25

Average rent
from 2012–2016 in %
3.0

Future potential
for growth
Stable

Top rent
in 2016 in EUR/sqm

→

Top rent
from 2012–2016 in %

14.00

23.0

Yields
in 2016 in %

Yields
2012–2016 in pp

6.0

-0.6
Source: Wüest Partner Germany

Summary:
Locations with high potential yields and promising outlooks

T

he 27 cities analysed in the study all differ from one
another in terms of their geographical location, structure and underlying data, yet they have one thing in
common: All of the medium-sized cities are on course to becoming significant service hubs within their regions – or are
steadily consolidating their already strong positions. In light of
these developments, they will require additional office space
in the medium term. They will therefore all be attractive locations in which to invest in future and largely boast higher potential yields than the top seven metropolises.
The level of demand for office space will vary from location to location. In Leipzig, the researchers at Wüest Partner
Germany expect medium-term demand for 158,000 sqm
compared to 247,000 sqm in the region of Hanover and the
largest office market. Due to its general economic and socioeconomic conditions as well as 4.5 million sqm of space, the
potential for growth in the capital of Lower Saxony is categorised as stable, just as in Dortmund, Bochum, Kiel, Mainz
and Heidelberg. Dresden, Leipzig, Karlsruhe, Bielefeld, Osnabrück and Regensburg are considered cities with enormously
high potential for development and very high potential for average rent growth. With growth rates ranging from 4.7 to 5.5
per cent, the number of office workers is expected to increase

most dramatically in these cities.
The opportunities and risks vary between the locations
that have had both solid and dynamic development in recent years. The cities categorised as solid are distinguished
by their continuity and stability. For instance, the top rents in
Chemnitz, Dortmund and Freiburg are at the same level as in
2012. The average rents are stable in Erfurt, Darmstadt, Dortmund and Hanover, for example. The development of vacancy
rates and yields has also been positive, although small changes did occur. These attributes mean that the solid locations
provide good opportunities for investors as they will have stable office markets in future.
In contrast, the development of the office markets in the
locations categorised as dynamic is often more mercurial.
The average rent in Münster in 2016 was 24.0 per cent higher
than in 2012. Surprisingly, Osnabrück and Bonn reported the
sharpest increases in top rents with 21.1 per cent and 24.2
per cent respectively. Likewise, the development of vacancy
rates and yields has been rapid in most of the dynamic cities.
It remains to be seen whether the dynamic office markets are
able to sustain this rate of development in future or if growth
will be slowed in some locations by a lack of supply or by rents
peaking.
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Conclusion: Co-working spaces

MORE THAN JUST A TREND

S

mall and medium-sized enterprises in Germany are showing a growing interest in co-working spaces – for reasons of
costs and planning. And that means project developers and
owners should keep a close eye on developments, especially in medium-sized cities.
They give themselves names such as ‘Basislager’ (‘Base
Camp’), ‘Raumstation’ (‘Space Station’) and ‘Produktivhaus’ (‘Home
of Productivity’). The creativity of the names of these workplaces is
matched only by that of their users. These days, co-working spaces can be found in cities beyond Berlin, Hamburg and Cologne. The
new temporary office communities are also gaining more and more
support in Leipzig, Dresden, Darmstadt, Münster, Dortmund and
Bielefeld. Recently, many part-time offices have been established

primarily in medium-sized cities with universities, colleges and research institutions with a correspondingly high level of potential for
start-ups.
The concept: Freelancers, self-employed people and young entrepreneurs use the opportunity to work within a community, renting
offices for short terms with all of the infrastructure that one would
find in ‘normal’ office properties, e.g. printers, scanners, meeting
rooms and kitchenettes. The difference is that they do not settle
in for the long term; they only rent space when they need a place
to work and pay fixed daily, weekly or monthly rates. This not only
saves money, it brings them into contact with other self-employed
and/or entreprenuerial people and avoids the inherent risk of distraction found in a home office.

Old meets new: Factory Berlin-Mitte

Ali Otmar, Managing D
 irector of Investments bei Tristan Capital Partners,
für die Studie der TLG IMMOBILIEN AG zu den Büromärkten der Mittelstädte
in Deutschland
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The growing global interest in these office worlds has also
brought other players onto the stage. More and more co-working
spaces provide private offices for small companies or corporate departments. Germany is experiencing a similar trend although at 58
per cent, solo self-employed people remain the largest user group
despite losing ground to other groups. In contrast, the percentage
of entrepreneurs with employees increased slightly according to the
Global Coworking Survey 2017 (11/12 2016). The survey involved
1,876 participants all over the world, including 790 from Europe
and 113 from Germany.
The survey also found that in Germany, co-working spaces support around 60 members (80% support 150 members worldwide)
and are an average of 590 square metres in size. Around 55 per

Top: Factory Berlin
Bottom: A typical workspace in the Factory Berlin

cent of the space comprises one or more open-plan working areas.
Private offices are rented out and meeting points and event space
made available on 12 per cent of the space. The distribution of
space is different from a global perspective, with private offices accounting for almost one fifth of the total space.
Although co-working spaces have a positive outlook for the future, the statistics from the recent past point in the other direction:
Only one in four office environments in Germany generates profits
(40% worldwide). Around 60 per cent said that they had made neither profits nor losses. More than one third said that they did not require their business to be profitable in order to be profitable overall because other business models support the co-working spaces.
Generally speaking, around 40 per cent of all income does not originate from the renting of desks or offices. The distribution of sources
of income: 10 per cent from private offices, 50 per cent from desks
and 40 per cent from extras such as conference room renting.
Although most temporary office communities are not (yet) profit
centres, three quarters of all providers want to expand this year according to the Global Coworking Survey; one quarter want to expand
at their current locations and 15 per cent want to move to a larger
property. It is currently difficult to determine how many co-working
spaces exist in total. Almost 40 per cent of all providers in Germany
stated that they have been in the market for one year at most (30%
worldwide). This is a major indicator of strong growth. The problem
is that if a provider closes its doors because its business is not paying off, the closure will not be captured by any statistics. The provider is not involved in the next survey and therefore pulls the average
age of the companies down.
The outlook: Co-working spaces are indisputably a trend to
which project developers and owners should pay close attention,
and not only in the top seven locations. Steadily increasing property
prices mean that office buildings everywhere have to be used more
efficiently and cost-effectively. According to Regus, a global provider of flexible office solutions, there will be 1.75 employees for each
fixed office workstation in commercial enterprises and consulting
firms in future.
Although co-working spaces are currently occupied primarily
by start-ups and solo self-employed people with low budgets, small
and medium-sized enterprises in Germany are showing greater interest – for reasons of costs and planning. In a globalised world,
project work is carried out not only in Berlin or Munich, but also in
Münster and Darmstadt. The advantages: Companies can initially test to see whether a certain market segment proves profitable
without having to enter into long-term rental agreements. They do
not have to worry about the acquisition costs of furniture or office
equipment, either.
Annika Steiner, Head of Research at Wüest Partner Germany
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