
Q4 2009 
from expert‘s point of view

OVERVIEW

•Economy
According to the current mood indicators, primarily the ifo business climate index, 
the mood in Germany’s economy continues to brighten. Although an economic 
upswing can be assumed, this will be slightly muted.  Forecasts assume a 1.7% 
growth in economic performance in 2010, following a minus of 5.0% in 2009. 
Investment performance will improve on all fronts, following its severe crash; 
particular attention should be paid to export and industrial production activities. 
Also Dusseldorf, despite the city‘s general economic strength, was not unaffected
by the recent recession. The unemployment rate (related to all employees) in the 
city of Dusseldorf fell slightly in comparison with the month before, lying at 9.2% in 
December 2009 (compared with 9.1% in December 2008). Despite the generally 
confirmed economic stability, the unemployment rate for Dusseldorf still lies above 
the Federal unemployment rate of 8.2%. 

•Office Market
By the end of the year, the office rental market in the North Rhine-Westphalian
state capital was at a low but stable level. In the last twelve months around 
221,300 sq m of office space was let in Dusseldorf, Hilden, Erkrath, Neuss and 
Ratingen. The achievable prime rent remained at the same level as the previous 
quarter, at 22.50 €/sq m/month. The weighted average rent is 13.58 €/sq 
m/month. The volume of vacant office space rose to 875,700 sq m, producing a 
vacancy rate of 10.1%, referring to a total stock of 8.7 million sq m. 

•Investment Market
The prime yield for office properties in Dusseldorf and its surrounding area fell 
slightly, by 10 basis points, compared to the end of the year 2008, due to the very 
limited supply in the prime segment which faces uninterrupted high demand and 
currently lies at 5.20%. The focus of investors is clearly still on core products, with 
office and/or retail use. A total of 10.45 billion € was invested in the whole of 
Germany over the course of the year, whereby most of this figure was generated in 
the last quarter. In the North Rhine-Westphalian state capital the annual investment 
volume was around 800 million €. 
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compared to…

Hubert F. Breuer, 
Head of Agency Dusseldorf:

“There is definitely movement in the 
market. The number of lettings remained 
at roughly the same level as last year; 
however, there has been a strong fall in 
the take-up volume, due to the lack of 
large-scale lettings.”

“The year 2010 will end more positively 
for the Dusseldorf market. This is 
supported by some partly very advanced 
negotiations. We expect an annual take-
up in the region of 280,000 sq m.”

Office market key data

Source: CB Richard Ellis
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TAKE-UP
By the end of the year, the office rental market in the 
North Rhine-Westphalian state capital had reached 
the bottom of the slump. In the last twelve months 
only around 221,300 sq m of office space was let, 
which equates to a fall of almost 47% compared to 
last year. A total of approx. 180,800 sq m of office 
space was let within the city area of Dusseldorf, 
whilst the figure was around 40,500 sq m for the 
surrounding area. The fourth quarter was weaker 
than the third, contrary to normal market tendencies. 
In the last three months of the year only 46,700 sq 
m of office space was let. 

In 2009, Dusseldorf’s rental market was clearly 
dominated by small-scale deals. We registered only 
six lettings in the “over 5,000 sq m” size category 
over the course of the year; although these 
accounted for over 20% of office space take-up. In 
contrast, around 71% of the number of lettings were 
accounted for by space with less than 500 sq m, 
which represents 28% of space take-up. The average 
area let per letting in 2009 was just 640 sq m, which 
equates to a reduction of 50% compared to last 
year. The strongest take-up was registered in the 
“Dusseldorf North” submarket, of around 38,700 sq 
m, followed by Dusseldorf’s “City” submarket with 
35,900 sq m and “Ratingen” with 26,100 sq m of 
office space. The “Airport” and “Kennedydamm”
submarkets also registered high levels of take-up. 

VACANCY
In comparison with the last quarter, the rise in 
vacancy in the Dusseldorf market area was weaker 
than expected for the difficult general outline 
economic conditions. Without considering space 
available for subletting, there is currently around 
875,700 sq m of office space vacant in the state 
capital and surrounding area. This means that the 
volume of vacancies has risen by less than 1% 
compared to the last quarter. The vacancy rate rose 
slightly to 10.1%. The reasons for this relatively 
minor rise were the letting of expansion space by 
companies, lettings by newly settled companies and 
the removal of previously vacant space by 
demolition and change in use. Most vacant 
properties are in the secondary (B) category, which 
accounted for almost 62% of the total vacancy, 
whilst only 30% of vacancy affected top spaces; the 
rest can be found in objects of category C. In 2010 
a total of 66,200 sq m of office space without pre-
lets (new-build or refurbishment) will be released 
onto the market. The focus here is the surrounding 
area and the “Harbour” and “Airport” submarkets. 
The volume of vacant office space will grow further 
as a result of inter alia the handing back of space. 
Concealed vacancy in the form of space available 
for subletting mainly affects the “Banking District”, 
”City-South” and “Harbour” submarkets.

Office space take-up

Office space vacancy
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RENTS
The achievable prime rent has stabilised at a level of 
22.50 €/sq m/month. Compared to last year, this 
equates to a fall of 2.2%. The realised prime rent 
(referring to 3% of space take-up) in Q4 was 22.00 
€/sq m/month. The weighted average rent in the 
whole of the market area at the end of the year was 
13.58 €/sq m/month. The highest average rent of 
20.51 €/sq m/month was achieved in the “Banking 
District”, followed by the submarkets “Harbour” at 
17.02 €/sq m/month and “Kennedydamm” at 16.52 
€/sq m/month.

The rental bands, within which most lettings in the 
respective submarkets lie, remained relatively stable 
in comparison with the last quarter. This estimate, 
based on nominal rents, is offset in a comparison of 
effective rents. These remain at a low level due to the 
granting of substantial incentives in the form of rent-
free periods, tenant improvement contributions etc. 
by landlords. Reasonable market prices continue to 
be achieved in lettings of core products; in contrast, 
rents of properties, principally in secondary and 
tertiary (B and C) locations remain under increasing 
pressure. This trend will continue further, or worsen 
due to the expected development of vacancy.

Compared to last year, the prime rental index for the 
market area of Dusseldorf has fallen from 141 to its 
current level of 138 index points due to the reduction 
of the achievable prime rent. No further fall is 
expected because in our opinion the prime rental 
price will remain at its current level over the next few 
months.

PIPELINE
Due to anti-cyclical dynamic in the property market, 
the volume of completed office space in 2009, of 
almost 200,000 sq m, was significantly above the 
long-term average. This did not create a strong 
impact on vacancy, as, at the time of the 
completion, almost 68% of the space was let and a 
further almost 4% reserved for owner-occupation. 
The highest volume of new space was released in 
the “Kennedydamm” submarket (“Sky Office”, “Four 
Elements”), followed by the submarket “North” (due 
to the new-builds by Landesbetrieb Information und 
Technik NRW) and “Airport” (new E-Plus
headquarters) submarkets.

By the end of 2012, current estimates are for the 
release of around 424,600 sq m of new or 
refurbished office space onto the market: 207,800 
sq m will be released in 2010 alone, of which the 
two largest new-builds (“Landeskriminalamt NRW”
and “Justizzentrum Oberbilk”) are already 
completely pre-let. The projects in progress and with 
imminent construction start dates confirm investor 
confidence in the location Dusseldorf.

Prime rent
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PIPELINE BY SUBMARKETS
The highest volume of new-builds, of 94,400 sq m, 
is expected by the end of 2012 in the “City-South”
submarket. The two largest projects are the soon to 
be completed new-build for the “Landeskriminalamt
NRW” with around 50,000 sq m and a 
refurbishment on Elisabethstraße. Several projects 
are in planning or already under construction in the 
“South” submarket, including the new 
“Justizzentrum” in Oberbilk with around 24,000 sq 
m of office space.

The project “MK5” should be completed in the 
“North” submarket in 2011, in which 5,000 sq m 
has already been pre-let to mediaedge:cia. A further 
large project in this submarket is “Halle 30”, which 
will contain space for fashion companies. The 
project volume in the “Harbour” submarket will be 
dominated by the new-builds “Sign” and 
“Hafenspitze”. In “Hilden”, most office space 
projects will be speculatively constructed. 

INVESTMENT
The climate is showing signs of improvement in the 
investment market. Throughout Germany, around 
10.45 billion € was invested in commercial 
properties in 2009. Demand is concentrated on 
office and retail properties; almost half of the 
transaction volume flowed into properties with 
(mainly) office use. In Dusseldorf, commercial 
properties changed hands to a value of around 800 
million €, including the Dresdner Bank building, the 
“Sevens” shopping centre on the Kö, a property at 
Bonneshof, the new-build for Siemens in the 
“Airport” submarket and the former seat of the 
Westfalenbank in the “Banking District” submarket. 
The prime yield in Dusseldorf fell slightly by 10 basis 
points to 5.20% in a year-on-year comparison due 
to the very strong demand by equity-capital based 
domestic investors. Compared with the reference 
rate for ten year government bonds, the premium is 
188 points. The capital value index rose compared 
to the last quarter slightly to 134 points, which is 
roughly the same level as last year (133 points).
In 2010 we expect more dynamical investment 
activities, as the investment pressure from 
institutional investors cannot be eased by the very 
limited supply of properties in the prime segment 
and this investor type will now also be focussed on 
investment opportunities with slightly higher risk 
profiles.

Prime yield, capital value and benchmark yield
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FORECAST
Dusseldorf‘s office rental market has reached the bottom of the slump. The prime rent has stabilised at 22.50 
€/sq m/month and will not fall further in the foreseeable future. Vacancy will increase further over the next few 
months, for reasons including the handing back of space and speculative completions. 
Overall, the year 2010 will end much more positively for the Dusseldorf market than the last twelve months. By 
the end of the new year we anticipate a take-up volume of around 280,000 sq m of office space.
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Office space future supply (2010-2012) by submarkets* – Top 5

0
10

20
30
40
50

60
70
80

90
100

City-
South

South North Harbour Hilden

Speculative Pre-let Owner-occupied

* in total 17 submarkets





a©2010, CB Richard Ellis, GmbH

page 6

For further information:

AGENCY CONTACT

Hubert F. Breuer

Director,

Head of Agency Düsseldorf

CB Richard Ellis  

Kasernenstr. 69

40213 Düsseldorf

t: +49 211 86066 0 

e: hubert.breuer@cbre.com

RESEARCH CONTACTS

Dr. Jan Linsin

Associate Director, 

Head of Research Germany

CB Richard Ellis  

WestendDuo

Bockenheimer Landstr. 24

60323 Frankfurt/M.

t: +49 69 170077 663 

e: jan.linsin@cbre.com

Anja Scholz

Analyst, 

Düsseldorf Research

CB Richard Ellis  

Kasernenstr. 69

40213 Düsseldorf

t: +49 211 86066 149

e: anja.scholz@cbre.com
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Disclaimer 2010 CB Richard Ellis
Information herein has been obtained from sources believed reliable.  While we do not doubt its accuracy, 
we have not verified it and make no guarantee, warranty or representation about it.  It is your 
responsibility to independently confirm its accuracy and completeness.  Any projections, opinions, 
assumptions or estimates used are for example only and do not represent the current or future 
performance of the market. This information is designed exclusively for use by CB Richard Ellis GmbH 
clients, and cannot be reproduced without prior written permission of CB Richard Ellis GmbH.

DEFINITIONS

Take-up
This is the sum of all office space that is let, leased, or sold to an owner-occupier in a 
defined (sub) market and a defined period. Take-up also includes sublets of leased 
premises or owner-occupied space. Lease renewals are registered as space take-up if 
the office space let is larger than the space previously occupied. Only the additional 
space in an existing location will be added to take-up. 

Vacancy
This is the sum of all completed office space which, at the time the information was 
registered, was not occupied or was offered for let or sale (for the purposes of further 
use) and which may be occupied within three months. Subletting is not considered in 
vacancy figures and is registered separately.

Supply
Supply includes the sum of all office space on offer, which is intended for marketing at 
the time of observation (each quarter’s end) and which is still available. This includes 
vacant space, space to sublet and speculative completions over the next 12 months. 

Prime rent
Prime rents are the highest sustainable nominal rent in €/sq m/month achieved in prime 
locations, and top-quality buildings with top-quality fit outs. These are based as much 
on lease transactions concluded within the defined period as on the market overview of 
the local letting department.

Weighted average rent
The weighted average rent represents the weighted average rent for space let for a 
defined region. It is based on all lease contracts concluded during a year. In principle, 
at least ten lease contracts have to be concluded in the relevant market and reporting 
period, in order to be used as a base.
For lettings to businesses that can deduct input tax, rents are exclusive of statutory value-
added-tax. For lettings to value-added-tax exempt businesses, the rent may include a 
payment of a variable amount to compensate for the non-deductible input tax paid by 
the lessor for services provided in the construction or fit out of the demised premises.

Prime yield
The prime yield (net initial yield) is the ratio between initially annual net rental income 
(rent less non-recoverable costs) and the total amount invested (purchase price plus 
purchasers’ on-costs = gross purchase price), expressed as a percentage figure,
achievable in the relevant prime location in a building with first-class fit out, fully let 
according to market conditions. It is based both on sale & purchase contracts concluded 
during a period and also on the market overview of the local investment department.


