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4,391 s -1.7% y/y

Investment volume (€m)

7.4 r +7.4%pts y/y

Portfolio share (in %)

28.1 r +6.5% y/y

Ø Deal size (in €m)

Q3 2026 GERMANY Development of office investment volumeMARKET OVERVIEW

Office net prime yields in A-locations

Between January and September 2026, around €4.4bn was invested in the German office
investment market, consequently transaction volume is roughly on a par with the previous
year (-1.7%). Offices therefore remain the strongest asset class in terms of transaction
volume, ahead of logistics investments at around €4.0bn. Nevertheless, market momentum
has slowed somewhat since the outbreak of the war in Iran. At the same time, the interest
rate hikes of recent months have triggered renewed price discovery processes, increasingly
prolonging transaction timelines. While the year got off to a promising start with a
transaction volume of just over €1.8bn, indicating signs of a market recovery, volumes
declined to €1.3bn and €1.2bn in the subsequent quarters.

Against this backdrop, prime net yields already saw some adjustment in the second quarter, a
trend that continued across almost all major markets in Q3. By the end of the third quarter,
the average prime net yield across the major markets was just over 20 basis points higher
than a year earlier, although trends varied considerably between individual cities. Munich
remains the most expensive investment market, with a prime net yield of 4.20%, and is the
only market where yields have remained stable since the end of 2023. Hamburg currently
stands at 4.35% (+10 bp), while Berlin and Frankfurt both record 4.60% (+35 bp and +10 bp,
respectively). Cologne follows at 4.70% (+30 bp), slightly ahead of Düsseldorf and Stuttgart at
4.75% (+25 bp and +35 bp, respectively).

▪ INVESTMENT VOLUME BROADLY IN 
LINE WITH THE PREVIOUS YEAR

▪ OFFICE REMAINS THE NO. 1 
COMMERCIAL ASSET CLASS

S
ou

rc
e:

 B
N

P
 P

a
ri

b
as

 R
ea

l 
E
st

a
te

 G
m

b
H

, S
ep

te
m

b
er

 3
0
, 2

0
2
6

0

5,000

10,000

15,000

20,000

25,000

30,000

35,000

40,000

2017 2018 2019 2020 2021 2022 2023 2024 2025 2026

€m Q1 Q2 Q3 Q4 Ø Q1-3

0%

1%

2%

3%

4%

5%

2017 2018 2019 2020 2021 2022 2023 2024 2025 Q1-3
2026

Berlin Düsseldorf Frankfurt Hamburg

Cologne Munich Stuttgart



3O F F I C E  I N V E S T M E N T  M A R K E T  |  G E R M A N Y

OFFICE INVESTMENT MARKET
GERMANY Office investments in A-locations 

Office investments by city size*
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Office investments by € category 

Q3 2026 INVESTMENT MARKET STRUCTURE
Office investment volume across Germany’s A-locations totaled just over €3.1bn, down
almost 9% compared with Q3 2025. A large part of this decline is attributable to Berlin, where
only €280m has been recorded so far. Munich posted a strong increase of 26% to almost
€820m, while Duesseldorf, Frankfurt, Hamburg and Cologne also recorded solid results, with
transaction volumes ranging from around €450m to €500m. Stuttgart achieved a volume of
more than €130m, broadly in line with the previous year. Particularly noteworthy is the
contribution from locations outside the major markets: around 29% of total office investment
volume was generated in B, C and even D locations. This clearly demonstrates that
transactions can still be completed in the current market environment, if properties offer
core quality and/or are priced appropriately.

The breakdown of investment volume by size category also paints a positive picture. The two
largest segments, €50m to €100m and above €100m, accounted for by far the largest shares
of transaction volume at 26% and 33%, respectively. Both segments also recorded higher
volumes than in the previous year. By contrast, significantly less was invested in the €25m to
€50m category, reducing its share to just 17%. Transactions between €10m and €25m
accounted for almost 18% of total volume, while smaller deals of up to €10m contributed the
remaining 6%.

▪ SOLID TRANSACTION VOLUMES 
ACROSS THE A-LOCATIONS; BERLIN 
STILL UNDERREPRESENTED

▪ HIGHER INVESTMENT VOLUME IN 
DEALS ABOVE €50M

*excl. portfolios
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ECONOMIC INDICATORS

+1.4
GDP Forecast 2026
(in %)

3.25 r +24bps q/q

10ys bond yield 
Ø Q3 2026 (in %)

89.9 r +1.1pts m/m

ifo business climate index 
(9/2026)

Q3 2026 GERMANY Investment market dataOUTLOOK
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The outbreak of the war in Iran and renewed ECB interest rate hikes have temporarily
interrupted the market recovery over the course of the year and triggered another period of
adjustment in the commercial investment market. While buyers and sellers were still able to
agree on pricing more quickly at the beginning of the year, price levels have come under
renewed scrutiny given the improved returns offered by alternative investment opportunities,
with corresponding effects on transaction timelines. Investor interest is currently focused on
two very different types of assets: on the one hand, prime core properties offering the
prospect of secure and stable long-term cash flows and, on the other, attractively priced
assets offering short-term value-add potential. The latter segment is likely to see an increase
in supply over the coming months as investors continue to streamline their portfolios.

Recent capital market developments, combined with ongoing and in some cases heightened
geopolitical tensions, leave little scope for yield compression in the near term. Instead, the
price discovery phase is likely to continue and lead to further adjustments. Value growth for
office investments will therefore primarily have to come from rental growth or the realization
of asset-specific potential. Support is coming from the occupier markets, most of which
recorded notable take-up volumes by the end of Q3 and point to modest rental growth going
forward. Office investments are therefore likely to remain a sought-after asset class, as also
reflected in the volume of ongoing negotiations. If a large proportion of these transactions are
completed, investment volume could well exceed the €6bn mark by year-end.

▪ PRICE DISCOVERY CONTINUES 
AMID LATEST INTEREST RATE HIKE

▪ MARKET INCREASINGLY 
POLARISED

Source: ifo ecomic forecast, Deutsche Bundesbank, ifo Institut

Q1-3 2025 Q1-3 2026 CHANGE

Total (€m) 4,465 4,391 -1.7%

Portfolio share 0.0% 7.4% +7.4%pts

Share above €100 million 26.4% 33.2% +6.8%pts

Share of A-cities 76.5% 71.2% -5.4%pts

Share of foreign investors 26.2% 27.9% +1.6%pts

NET PRIME YIELDS Q1-3 2025 Q1-3 2026 CHANGE

Berlin 4.25% 4.60% +35bps

Düsseldorf 4.50% 4.75% +25bps

Frankfurt 4.50% 4.60% +10bps

Hamburg 4.25% 4.35% +10bps

Cologne 4.40% 4.70% +30bps

Munich 4.20% 4.20% +0bps

Stuttgart 4.40% 4.75% +35bps
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All rights reserved. This report is protected in its entirety by copyright. No part of this publication may be reproduced, translated, transmitted, or stored in a retrieval system in any form or by any means, without the
prior permission in writing of BNP Paribas Real Estate GmbH. The statements, notifications and forecasts provided here correspond to our estimations at the time when this report was prepared and can change
without notice. The data come from various sources which we consider reliable but whose validity, correctness or exactness we cannot guarantee. Explicitly, this report does not represent a recommendation of any
kind, nor should it be regarded as forming a basis for making any decisions regarding investment or letting or renting property or premises. BNP Paribas Real Estate can accept no liability whatsoever for any
information contained or statements made herein.
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