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COMMERCIAL TAV BY ASSET CLASS

MARKET FUNDAMENTALS

ECONOMIC INDICATORS

€23.04 bn
Transaction Volume
(cum.)

4.90%
Office Prime Yield
Ø Top 7 Markets

28%
Largest Share of
Transaction Volume: Retail
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INVESTMENT Q4 2025
GERMANY

TRANSACTION VOLUME
The investment market for commercial real estate in Germany reached 
a transaction volume of around €23.0 billion for the full year 2025. 
While the previous year's result was slightly exceeded by just under 
3%, a comprehensive market recovery did not materialize. Transaction 
volume remains weak by historical comparison. The 10-year average 
(€50.7 billion) was missed by around 55%, and the 5-year average 
(€42.6 billion) fell short by 46%. However, a positive impulse came 
from the 4th quarter, which marked the strongest quarterly result of 
the year with just under €7.0 billion. This positive development towards 
the end of the year is also reflected in the half-year view: with a 
transaction volume of around €12.8 billion, the second half of the year 
was significantly stronger than the first (€10.2 billion). Market activity 
is benefiting from the fact that many market participants are now 
anticipating long-term stability in financing conditions and are no 
longer postponing purchases and sales.

Retail properties took the lead in the sector comparison with a volume 
of around €6.5 billion, recording a strong increase of 57% compared to 
the previous year. Both large-scale transactions and smaller sales were 
numerous. Office properties follow in second place with €5.1 billion, 
corresponding to a stable result at the previous year's level. Logistics 
and industrial properties fell back to third place with €5.0 billion (-17% 
year-on-year). In contrast, hotel properties showed significant growth, 
increasing their volume by 51% compared to 2024 to just under €2.0 
billion.

The share of foreign capital was around 45% for the full year 2025, 
slightly above the previous year's level. This confirms the trend that 
international buyers are increasingly investing in Germany again, after 
having acted with particular caution in 2023 following the start of the 
war in Ukraine in 2022.

Portfolio transactions played a subordinate role with around €4.8 
billion and declined by around 21% compared to the previous year (€6.1 
billion). The volume from single-asset transactions, on the other hand, 
showed a recovery at €18.2 billion, increasing by 12% compared to 
2024.
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OUTLOOKOFFICE PRIME YIELD* BY LOCATION 

• The subdued recovery of 
transaction volume is likely to 
continue in 2026. The 
expectation of persistently 
stable interest rates for long-
term government bonds is 
leading to high planning 
certainty on the financing side.

• The confidence of interna-
tional investors in the German 
market is returning, which will 
lead to a broader buyer base.

• The poor state of some occu-
pier markets, particularly for 
office properties, is still caus-
ing concern. However, their 
condition is expected to im-
prove during 2026 due to 
fiscal policy-driven economic 
growth.

• Geopolitically, major uncer-
tainties remain, but the mar-
kets have already priced in a 
great deal of volatility.

GERMANY
INVESTMENT Q4 2025

2%

3%

4%

5%

6%

7%

Q4 2020 Q4 2021 Q4 2022 Q4 2023 Q4 2024 Q4 2025

Central Location Peripheral Locations

PRIME YIELDS
Prime yields for office properties in the Top 7 markets remained 
unchanged at year-end compared to the previous quarter, averaging 
4.90%. Munich remains the market with the lowest yield at 4.60%, 
followed by Berlin and Hamburg, each at 4.80%. Hamburg was the only 
market to record a slight compression of 10 basis points in Q3 over the 
course of the year. In Frankfurt, the prime yield stands at 4.90%, while 
Stuttgart, Dusseldorf, and Cologne are each at 5.10%. In peripheral 
locations, however, prime office yields rose by 25 and 10 basis points 
respectively in Berlin and Hamburg compared to the previous quarter.

Prime yields for logistics properties stood at 4.50% at year-end, 
remaining at the previous year's level. Light Industrial properties also 
show a stable yield level, averaging 5.51% across the Top 7 markets.

A dichotomy is evident in the retail segment. The prime yield for high 
street commercial buildings in prime locations remained stable in the 
Top 7 at an average of 4.46%. The range extends from 4.10% in Munich 
to 4.65% in Cologne and Stuttgart. Prime yields for shopping centers 
also remained constant at 6.28%. In contrast, there was significant 
movement in retail parks: due to high investor demand, the prime yield 
here decreased significantly, standing at 4.75% at year-end, which 
corresponds to a compression of 35 basis points within one year.

RETAIL PRIME YIELD* BY PROPERTY TYPE
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LOGISTICS-INDUSTRIAL PRIME YIELD* BY 
PROPERTY TYPE
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OFFICE PRIME YIELD TOP 7 MARKETS

OUTLOOK TRANSACTION VOLUME BY MARKET 2025

• The stable prime yields indi-
cate that the price correction 
in the Core segment has al-
ready been completed. Slight 
yield compression is to be 
expected for 2026.

• In the riskier segments, how-
ever, positive price pressure is 
not yet expected to set in.

• In the market for office prop-
erties, yields for older existing 
properties in secondary loca-
tions are expected to rise even 
further.

GERMANY
INVESTMENT Q4 2025

TOP 7 MARKETS
The commercial investment market in the Top 7 locations achieved a 
transaction volume of around €12.0 billion in 2025. Thus, a good half 
(52%) of the nationwide volume was attributable to the metropolises. 
The result is only slightly above the previous year's figure (€11.8 billion) 
but remains far behind the 5-year average of around €22.3 billion. In 
contrast to the overall German market, the office asset class dominated 
in the Top 7 locations with a share of around one-third of the trans-
action volume. Retail and Logistics/Industry follow at a considerable 
distance with 20% and 16%.

The city ranking is led by Berlin with €3.3 billion, followed by Munich 
with €2.8 billion. Munich benefited from a very strong final quarter (€1.3 
billion). Hamburg secured third place with around €2.3 billion and was 
able to significantly increase its previous year's result. Dusseldorf also 
showed a positive development with a volume of around €1.3 billion, 
driven by an equally very strong fourth quarter, in which more than 45% 
of the annual transaction volume was generated. In contrast, there was a 
sharp decline in Frankfurt, where the annual volume almost halved to 
just under €1.0 billion compared to the previous year. Cologne (€0.99 
billion) and Stuttgart (€0.35 billion) also fell short of their previous 
year's results.

Numerous Signa sales shaped the year: in the fourth quarter alone, 
these included the sale of the Oberpollinger department store in Munich 
(approx. €380 million to Erich Schwaiger) as well as the Corbinian 
Munich (approx. €200 million) and the Berlin Galeria on Kurfürsten-
damm (approx. €155 million) to Stumpf Development.
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MARKET STATISTICS 2025

Market Transaction Volume
(cum.) (€ bn)

Change
YOY

Proportion Of
Office Volume

Proportion Of
International Capital

Office
Prime Yield

Retail High Street
Prime Yield

Logistics
Prime Yield

Berlin 3.33 -2% 35% 48% 4.80% 4.35% 4.50%
Dusseldorf 1.30 18% 21% 18% 5.10% 4.45% 4.50%
Frankfurt 0.97 -48% 30% 55% 4.90% 4.55% 4.50%
Hamburg 2.29 53% 33% 39% 4.80% 4.50% 4.50%
Cologne 0.99 -13% 66% 25% 5.10% 4.65% 4.50%
Munich 2.78 24% 28% 55% 4.60% 4.10% 4.50%
Stuttgart 0.35 -32% 16% 39% 5.00% 4.65% 4.50%
Germany 23.04 3% 22% 45% - - -
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OUTLOOKHEALTHCARE TRANSACTION VOLUME

RESIDENTIAL TRANSACTION VOLUME

PRIME YIELD* BY PROPERTY TYPE

• Due to their demographics-
proof characteristics, health-
care properties are an increas-
ingly significant component in 
the portfolios of institutional 
investors, with a strengthened 
focus on modern, ESG-comp-
liant properties.

• The good prospects in the 
residential occupier market 
are supporting investor de-
mand. However, due to de-
clining new construction com-
pletions, the supply of prime 
properties is tightening, which 
is why slight yield 
compression is to be expected 
in 2026 despite stable 
financing rates.

GERMANY
INVESTMENT Q4 2025

HEALTHCARE INVESTMENT MARKET
The German healthcare real estate market achieved a transaction vol-
ume of around €1.22 billion for the full year 2025. This slightly ex-
ceeded the previous year's result by 8%. The 4th quarter contributed 
around €199 million to the annual result. The nursing homes segment 
remained the dominant asset class with a volume of over €612 million, 
followed by senior residences in the assisted living sector with around 
€272 million and outpatient medical centers (MVZ) with €231 million.

The largest transaction of the year was the nursing home portfolio sold 
by Vonovia to the City of Hamburg. The largest transaction of the 4th 
quarter was the acquisition of the Josephs-Hospital in Warendorf by 
the AMEOS Group.

Prime yields proved stable for the second consecutive year: for nursing 
homes, they remain unchanged at 5.10%, for senior residences in the 
assisted living sector at 4.50%, for outpatient medical centers (MVZ) at 
4.75%, and for inpatient medical facilities (clinics) at 5.75%.

RESIDENTIAL INVESTMENT MARKET
The German residential investment market recorded a transaction 
volume of €9.05 billion for the full year 2025, which is 2% below the 
previous year's level. After a subdued course over the year, the 4th 
quarter showed particular momentum with a volume of around €3.2 
billion. The distribution of transaction volume between single-asset 
transactions and portfolios was balanced; in a long-term comparison, 
however, this corresponds to a below-average share for portfolios.

The largest transaction of the year was the "Arielle" portfolio with 
8,000 residential units, which was sold by ZBI to the I-Wohnen Group. 
The most significant transaction of the 4th quarter was the forward 
deal for the "Marienhöfe" in Berlin with 880 units from RS Immobilien 
to Hines.

The average prime yield for multifamily houses in the Top 7 markets 
has been stable at 3.81% since mid-2025, which is 10 basis points lower 
than in the previous year.

*Average in German Top 7 markets

2%

3%

4%

5%

6%

7%

Q4 2020 Q4 2021 Q4 2022 Q4 2023 Q4 2024 Q4 2025

Multifamily Nursing Home

0
10
20
30
40
50
60

2020 2021 2022 2023 2024 2025

€ bn

Yearly Volume 5-Year Average



© 2026 Cushman & Wakefield5

MARKETBEAT GERMANY
INVESTMENT Q4 2025

EXPLANATION OF TERMS
Commercial Transaction Volume: The sum of the purchase prices for all transacted properties in the following asset classes: office, retail, logistics & 
industrial, hotel, leisure, healthcare, or mixed-use, as well as development plots. Transactions are included in the statistics as of the signing date of the 
notarized purchase agreement.
Residential Transaction Volume: The sum of the purchase prices for all transacted properties used primarily for residential purposes. This includes 
multifamily properties, micro-apartments/co-living, student housing (each with 20 units or more), and residential mixed-use buildings (where at least 
75% of the rental income or total lettable area is attributable to residential use).
Healthcare Transaction Volume: The sum of the purchase prices for all transacted properties primarily classified as healthcare real estate. This includes 
care / nursing homes, assisted living facilities, and properties for outpatient and inpatient medical care.
Prime Yield: Represents the lowest net initial yield achievable for a prime property in a prime location, based on current market evidence of supply, 
demand, and transacted prices. The property is typically let long-term to tenants with strong credit ratings.

A CUSHMAN & WAKEFIELD RESEARCH PUBLICATION
Cushman & Wakefield (NYSE: CWK) is a leading global commercial real estate services firm for property owners and occupiers with approximately 
52,000 employees in nearly 400 offices and 60 countries. In 2024, the firm reported revenue of $9.5 billion across its core services of property, facilities 
and project management, leasing, capital markets, and valuation and other services. It also receives numerous industry and business accolades for its 
award-winning culture and commitment to Diversity, Equity and Inclusion (DEI), sustainability and more. 
For additional information, visit www.cushmanwakefield.com or on LinkedIn.

©2026 Cushman & Wakefield. All rights reserved. 
This report is issued on a specific date and will be prepared only for the purpose stated . This report is further compiled from information obtained from sources which C&W has rigorously 
checked and believes to be reliable upon the time of issuance, however C&W has not verified such information and cannot guarantee that it is accurate or complete. No warranty or 
representation, express or implied, is made as to the accuracy or completeness of any of the information contained in this report compiled from third parties and C&W shall not be liable to any 
reader of this report or any third party in any way whatsoever. All expressions of opinion are subject to change. The prior written consent of C&W is required before this report or any excerpts 
thereof are mentioned in any document, offering circular, publication or official statement of disclose.
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TOP 7 MARKETS
SELECTED TRANSACTIONS 2025

Property / Address Quarter Main Asset Class City Seller / Buyer Purchase Price (€ m)

ZBI residential portfolio (8,000 units) Q1 Residential Multiple ZBI / I-Wohnen Gruppe ~ 750

Upper West, Kantstraße 163-165 Q1 Office Berlin Signa / Schoeller Group ~ 450

45 grocery-anchored retail properties portfolio Q1 Retail Multiple Confidential / Slate Asset Management ~ 420

Senior living and care portfolio Q1 Healthcare Hamburg Vonovia / HGV ~ 380

Oberpollinger department store Q4 Retail Munich Signa / Erich Schwaiger ~ 380

Union Investment logistics portfolio (3 properties) Q1 Logistics-Industrial Multiple Union Investment / Prologis ~ 350

Designer Outlet Neumünster Q4 Retail Neumünster Nuveen Real Estate / TPG Inc. ~ 350

Helix portfolio Q3 Logistics-Industrial Multiple Palmira / Starwood Capital ~ 350

SIMON JESCHIORO
Head of Capital Markets Germany & 
Investment Advisory
Tel: +49 69 50 60 73 260
simon.jeschioro@cushwake.com

MARTIN POLIFKE
Head of Business Development 
Services Germany
Tel: +49 69 50 60 73 026
martin.polifke@cushwake.com

ROBERT SCHMIDT
Associate Director – Research
Tel: +49 30 726 218 280
robert.schmidt@cushwake.com

http://www.cushmanwakefield.com/
https://www.linkedin.com/uas/login?session_redirect=https%3A%2F%2Fwww.linkedin.com%2Fcompany%2Fcushman-%26-wakefield%2Fposts%2F%3FfeedView%3Dall
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