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Dear Sir or Madam, 

Did you know? The university city of Münster, with its  
almost 60,000 students, is currently the most attractive 
location for investment in new student housing. That is 
one of the surprising findings of our new market study of 
61 German and four non-German cities, produced in 
partnership with bulwiengesa.

Following on from our previous study on Micro-Living in 
Europe in 2018, we set ourselves a new goal: to examine 
the market potential of German Class A cities, traditional 
university cities and various emerging locations, all of 
which stand to benefit considerably from the rising num-
ber of courses held in foreign languages and the corre-
sponding demand for accommodation from international 
students. Our new city ranking is based on a detailed 
analysis of supply and demand using 18 indicators and 
highlights the current opportunities for investment out-
side the German Class A cities.

It should be remembered that the student housing  
asset class emerged during an economic boom period. 
Investors therefore need to take a selective approach. 

Which cities feature long-term demand for student 
housing combined with professional providers and  
a well-established market? Which cities have gaps  
in supply or even excess demand? And where is it  
possible to meet the need for student housing with 
new, simpler and more affordable concepts while still 
generating healthy returns?

The aim of this study is to help market players navigate  
an increasingly complex sector and in particular to  
stimulate greater interest in the mid-price segment.

For our part, we believe that this sector offers highly  
attractive opportunities for our special investment fund 
Urban Living Nr. 1.

We trust that our findings and insights from the world  
of student housing will be of value to you, and we look 
forward to discussing the investment opportunities in 
due course.

Best regards,

H. von Bothmer A. Trappiel G.-C. Rueb
Investmentmanager Investmentmanager Portfoliomanager 
Micro-Living Micro-Living Micro-Living

FOREWORD

Münster beats Amsterdam – where are the best 
investment prospects for student housing?
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Produced in association with Union Investment, this 
new bulwiengesa study focuses on the student housing 
sector, expanding on the findings of the market report 
Micro-Living in Europe 2018. If you would like to receive 
the Micro-Living in Europe 2018 report, please send an 
e-mail to micro-living-studie@union-investment.de.

As stated in the 2018 study, there is a high and increasing 
level of professionalism among student housing providers 
in Germany, the UK, France and the Netherlands. One of 
the key findings in Germany was the existence of con-
siderable untapped potential, especially in the mid-price 
segment. Overall, Germany was rated very highly in 
terms of its attractiveness for further investment in the 
student housing sector.

Just as the 2018 report examined the wider European 
market, this new study also includes the four major uni-

INTRODUCTION
This study expands on the findings of the market report  
Micro-Living in Europe 2018

versity cities of Amsterdam, Dublin, Paris and Vienna. 
Some data for these cities was provided by education 
and student housing research firm Bonard.

This study also builds on the bulwiengesa 
report Scoring Supply and Demand in the  
Student Housing Sector in 2017

In 2017, bulwiengesa published a report on supply and 
demand in the student housing sector in Germany’s 
leading university cities.

While that report is quite similar in subject matter to this 
new study, the current methodology is much more com-
prehensive thanks to the higher number of indicators (18 
in 2019; 9 in 2017). There have also been other changes 
to the methodology in order to cater more precisely to the 
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INTRODUCTION

interests of investors. As a result, it is possible to make 
only very limited comparisons between the 2017 and 
2019 findings.

The Student Housing 2019 study covers  
61 German cities as well as Amsterdam,  
Dublin, Paris and Vienna

This study examines conditions in the student housing 
sector in all German cities where at least 10,000 students 
were enrolled for the winter semester 2017/18. The re-
sulting 61 cities have a total population of 22.8 million, a 
total student population of 2.2 million and a total of around 
262,000 student accommodation places.

The study also includes four major non-German cities as 
benchmarks for comparison across Europe: Amsterdam 
(116,500 students), Dublin (97,200), Paris (322,300) and 
Vienna (190,300).

What’s new in this study?

Focusing on the student housing asset class, this study 
identifies the cities where conditions are particularly  
favourable for development and investment, as well as 
those where market demand is likely to be already fully 
met by the existing and pipeline stock.

Locations that already have a relatively well-developed 
stock of student housing are rated negatively in this report 
from an investment perspective due to the prospect of 
heavy supply-side competition.

The key indicator for viability of investments in this asset 
class is the total volume of existing and known pipeline 
student housing stock provided by both public and private- 
sector players. The total stock of private-sector student 
housing documented in this study is approximately 77,700 
units. These are supplemented by a further 183,900 units 
from non-profit/subsidised providers (including student 
unions). With regard to new student housing currently  
in the pipeline, there is significantly more activity in the 
private sector (32,000 units) than among non-profit/ 
subsidised providers (10,000 units). Other supply-side 
indicators include the coverage ratio for student apart-
ments with a monthly rent from EUR 500 all-in (including 
heating, furniture, service costs, electricity, flat-rate In-
ternet and use of communal areas), the relationship of 

total investment cost to potential market value for student 
apartment buildings and the quantity of one/two-room 
apartments in the respective locations. These indicators 
provide a reliable foundation for in-depth analysis of the 
supply side.

Our analysis on the demand side is even more compre-
hensive, with a total of ten indicators used to measure 
current and future demand for student housing. These 
indicators include: the number of students in winter  
semester 2017/18, changes in the number of students 
since winter semester 2012/13 and the projected num-
ber of future first-semester students. Since the reputa-
tion of a university is a key consideration when deciding 
where to study, especially for international students, the 
demand-side indicators also include the number of uni-
versities in each city which feature in the QS World  
University Rankings. This dataset is supplemented by 
indicators from the “mainstream” housing market, such 
as the ratio of construction activity to housing demand 
per 1,000 inhabitants and the demand for apartments as 
measured by responses to advertisements for rental 
apartments up to 40 square metres in size. Finally, the 
study also includes some basic indicators on socio- 
demographic and economic factors, such as population 
trends and forecasts, purchasing power and unemploy-
ment.

A total of 18 indicators are used in the study, offering an 
unprecedented level of insight. All cities were examined 
using the same methodology, and the algorithm used 
applied the same weighting to both the supply side and 
the demand side in the student housing sector.

The findings of this study do not indicate that investors 
should completely disregard those cities with a relatively 
negative rating, nor that cities with a positive rating are 
entirely risk-free. It is always essential to research a  
market fully before making any investment. Nevertheless, 
as this study shows, there are some clearly identifiable 
trends.
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MANAGEMENT SUMMARY

Student housing has become a distinct  
asset class

Student apartments play a major role within the general 
micro-living asset class in Germany due to their high 
transaction volumes (around EUR 305 million in 2018), 
the large stock of existing and pipeline units, and the 
level of student demand (around 2.87 million students 
in the winter semester 2018/19).

This is consistent with the Study.EU Country Ranking 
2018, which reconfirmed Germany’s position as the 
most attractive destination for international students in 
a global comparison.

Private-sector providers have a 30% market 
share and rising

At present, there are approximately 262,000 documented 
student accommodation places in the 61 German cities 
with the largest student populations. A good 70% of 

these places are offered by public providers (including 
student unions). That share will decline over the medium 
term, since approximately 76% of planned housing stock 
(around 32,000 places) will be provided by the private 
sector.

Münster scores top overall, and there  
are very good prospects in the German  
Class A cities plus the four non-German  
cities surveyed

In addition to the seven German Class A cities and the 
four major non-German cities surveyed – Amsterdam, 
Dublin, Paris and Vienna – there are very good prospects 
for investment in this asset class in Münster, Karlsruhe, 
Hanover, Ulm, Braunschweig, Darmstadt and Koblenz. 
The best conditions overall are found in Münster.

The market potential for private student 
apartments is estimated at 67,500 units

The estimated market potential for new student apart-
ments with a monthly rent from EUR 500 all-in is ap-
proximately 67,500 units across all the 61 German cities 
surveyed. However, some of these locations are already 
saturated in this particular price segment.

Potential is greatest in the mid-price segment (EUR 
400–500 per month, all-in), although few providers are 
able to meet that demand while generating a profit –  
especially in the most sought-after cities and locations. 
This study should therefore encourage investors to con-
sider alternative, more basic accommodation options, 
e.g. with shared kitchens and bathrooms, and to re-
quest exemption from certain building control require-
ments (especially parking spaces and with regard to  
harmonised state building codes).
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Only Berlin and Munich have as many 
accommodation places as the four  
non-German cities

As of spring 2019, student housing stock in the 61  
German cities and four non-German cities comprises 
approximately 338,000 places. 

Currently, the cities with the highest levels of stock are 
Amsterdam (25,800 places), Vienna (20,300), Berlin 
(19,700), Paris (18,800) and Munich (18,300). In the  
medium term, Hamburg and Frankfurt will also exceed 
10,000 places.

Cities by number of student accommodation places

Sources: bulwiengesa, statistical offices of the German federal states, BONARD

Based on coverage ratio, Amsterdam,  
Bayreuth and Bamberg are all well stocked

Amsterdam has the best stock of student housing  
relative to overall student numbers. Smaller locations, 
some with centuries of tradition as seats of learning, 
also have good coverage ratios, e.g. Bayreuth and 
Bamberg.

SUPPLY SIDE IN THE STUDENT 
HOUSING SECTOR

In 14 cities, there is one accommodation place for every 
four to five students.

In contrast to the cities 
named above, the stock of 
student housing relative to 
student numbers is particu-
larly low in Saarbrücken,  
Koblenz and Duisburg.  
Surprisingly, supply is also 
relatively low in one of the 
Class A cities (Cologne), where the medium-term pipeline 
for new units (945) will do little to ease the situation. 
While Paris has a relatively large number of apartments in 
development (3,100), the number of students is such that 
even these additional units will fail to significantly broaden 
the supply of student housing.

Having recognised the potential of this market segment, 
private-sector players continue to expand their market 
share and now provide around 30% of student housing.

The best cities for recovering total investment 
cost through selling entire properties are  
Düsseldorf, Frankfurt/M. and Berlin

Profitability is a key consideration when deciding where 
to invest in a student apartment building. To include this 
factor in our scoring system, we identified the typical to-
tal investment cost (TIC) for a student apartment building 
and compared it with the potential return through sale of 
the entire property. The TIC includes typical land prices 
for apartment buildings (source: RIWIS), construction 
costs for apartment buildings (source: Construction costs 
index 2018) and regional adjustment of the construction 
costs (source: Construction costs index 2018). On the 
revenue side, we used the maximum market rents for 
apartments (source: RIWIS) and maximum multipliers for 

In 14 cities, there  
is one accommodation  
place for every four  
to five students.
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SUPPLY SIDE IN THE STUDENT HOUSING SECTOR

Sources: bulwiengesa, statistical offices of the German federal states, BONARD

Coverage ratio for student housing (existing & pipeline) relative to total number of students

apartment buildings (source: RIWIS). As the investment 
object, we used a fictional apartment building on a 5,000- 

square-metre plot with around 205 apartments and total 
residential space of 4,500 square metres.
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Demand for student housing is mainly driven by the 
number of students in the respective city. In the winter 
semester 2017/18, the cities with the most enrolled stu-
dents were Paris (322,300), Vienna (190,300), Berlin 
(187,900), Munich (119,000, including TUM’s Garching 
campus) and Amsterdam (116,500). At the opposite end 
of the spectrum were Greifswald (10,200), Chemnitz 
(10,500), Lübeck (10,700), Hildesheim (11,500) and 
Wiesbaden (11,900).

Since the winter semester 2012/13, student numbers 
have increased significantly in Düsseldorf (+58.4%) 
and Wiesbaden (+57.9%), followed by Oldenburg 
(+30.1%), Wuppertal (+28.5%) and Nuremberg (+28.0%).  

DEMAND SIDE IN THE  
STUDENT HOUSING SECTOR

Student numbers over time

Student numbers are growing fastest in Düsseldorf and Wiesbaden

Student numbers grew in all Class A cities in Germany 
as well as in the four non-German cities surveyed. There 
were, however, 11 German cities where student num-
bers fell during the same period. Those particularly  
affected were Essen (-13.1%), Greifswald (-12.7%), 
Jena (-10.5%), Trier (-10.2%) and Dresden (-10.0%).

Among the four non-German cities, there was virtually 
no change in Amsterdam (+0.3%), a slight increase in 
Vienna (+4.7%) and Paris (+6.2%), and strong growth 
in Dublin (+15.6%).

Sources: Statistical offices of the German federal states, BONARD
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DEMAND SIDE IN THE STUDENT HOUSING SECTOR

In 33 of the 61 German cities covered,  
there will be positive demand for housing in 
the period up to 2023

Given a pronounced increase in demand for housing 
due to population growth and the burgeoning number 
of one-person households, construction activity has 
been steadily rising in the majority of German cities. 
Medium-term demand for housing in the 61 German 
cities surveyed was calculated by adding up total addi-
tional and replacement demand, giving a total potential 
demand for 638,000 units by 2023. However, according 
to forecasts by bulwiengesa, only 502,000 new housing 
units will be completed in that period, i.e. projected  
housing demand will not be fully met.

In the medium term, we expect to see a balanced rela-
tionship between housing demand and construction  
activity per 1,000 inhabitants in Stuttgart, Hamburg,  
Bremen, Nuremberg and Bonn in particular. Significant 
undersupply is anticipated in Kiel, Darmstadt, Leipzig, 
Cologne and Karlsruhe. In addition, the supply gap in  
the Class A cities of Munich, Berlin, Düsseldorf and 
Frankfurt is predicted to increase. In contrast, construc-
tion is likely to be scaled back somewhat over the medi-
um term in Regensburg, Oldenburg, Passau, Bayreuth 
and Marburg.

Demand for apartments varies greatly  
from city to city

In most of the cities  
in this study, there is 
a limited supply of 
dedicated student ac-
commodation, which 
means many students 
resort to the local rent-
al market for apart-
ments and flat shares.

Ads for rental units up to 40 square metres in size gener-
ate an average of 200 responses per day in the German 
cities surveyed. There are, however, some very clear 
differences between these locations. The most clicks 
per day in 2018 were recorded in the Class A cities of 
Cologne (486), Munich (465) and Berlin (438). The Class 
A city with the fewest responses was Frankfurt (309). 
Overall, the cities with the lowest daily responses were 

German universities rank low in terms of 
international reputation 

In the QS World University Rankings 2019, which list the 
top 1,000 universities worldwide, German universities 
come well below the world’s leading institutions. The 
current edition lists 45 universities from the 61 German 
cities covered by this study. Only three of them made it 
into the global top 100: Technical University of Munich 
(ranked 61st), LMU Munich (62nd) and Heidelberg Uni-
versity (64th). Only three German cities have more than 
one university in the top 1,000 – Berlin (three), Munich 
(two) and Stuttgart (two) – while 40 of the 61 have one 
university in the list.

Of the four non-German cities surveyed, Paris has nine 
universities in the top 1,000, the highest ranked being 
Université PSL (Paris Sciences & Lettres) in 50th place – 
the best result of all the cities included in this study.  
Amsterdam has two universities in the top 1,000, with 
the University of Amsterdam ranking 57th. While Dublin 
(four universities) and Vienna (two) did not make the top 
100, the fact that they have a relatively high number of 
institutions in the top 1,000 indicates that their reputation 
is on a par with the leading German cities.

Ads for rental units up to  
40 square metres in size 
generate an average of  

 200  responses  
per day in the German  
cities surveyed.
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DEMAND SIDE IN THE STUDENT HOUSING SECTOR

Relationship between supply and demand for small- 
scale apartments in the general rental market

Source: bulwiengesa based on immobilienscout24.de, statistical offices of the  
German federal states

Students are willing to pay higher rents in 
Class A and major university cities

For many students, university is a very exciting period  
in their life, but for most it is also associated with limited 
financial resources. The biggest single item in a student’s 
budget – accommodation – can be a major financial bur-
den in many cities where rents are constantly rising.  
According to the 21st Social Survey conducted by the 
Federal Ministry of Education and Research, the aver-
age student in Germany spends around 35% of their 
monthly income on rent. In 2016, average monthly in-
come was EUR 918, which means approximately EUR 
323 was spent on rent and utilities. Three years later,  
in 2019, average income and expenditure on rent and 
utilities are both likely to be higher. In fact, rent as a  
percentage of income probably exceeds 35% since  
residential rents in virtually all parts of Germany have 
been rising more rapidly than disposable incomes.

The willingness of students to pay higher rents varies 
greatly by city and budget.

Percentage of students willing to pay rent  
in excess of EUR 500 per month – ideally for  
a student apartment

Source: bulwiengesa based on CBRE Marktreport Studentisches Wohnen 2018, 21st 
Social Survey and microm

In five of the seven Class A cities in Germany, more than 
8% of all students are prepared to pay a monthly rent in 
excess of EUR 500 and would prefer to live in a student 
apartment. Students are also willing to spend more than 
EUR 500 on rent in cities with a long university tradition, 
e.g. Potsdam, Heidelberg, Mainz, Erlangen and Augsburg. 
In Münster – the overall winner in this study – the pro-
portion of such students is around 5%.

All of the above cities are strong economic performers 
with high salary structures, which means living stand-
ards and rents are correspondingly high. In contrast, the 
cities with the lowest numbers of students willing to pay 
monthly rents in excess of EUR 500 are Jena, Regens-
burg, Dresden, Rostock and Marburg.

Chemnitz (15), Magdeburg (38), Halle an der Saale (42), 
Dresden (45) and Greifswald (46).

Interestingly, there is no direct link between demand for 
smaller rental properties and the supply of one/two-room 
apartments in a given city. For example, while Munich 
and Greifswald rank equally in their share of one/two-
room apartments (31.6% of stock), the difference in 
demand between the two cities could hardly be more 
extreme.
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FINDINGS

Source: bulwiengesa

Scoring results student housing from an investment perspective

Münster takes first place as the most attractive investment location 
in the student housing sector, ahead of Cologne and Stuttgart
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FINDINGS

Based on all of our supply-side and demand-side indica-
tors, Münster, Cologne, Stuttgart, Karlsruhe and Hanover 
occupy the top five positions in our scoring system, i.e. 
these are the best locations for future investment in the 
student housing sector.

All seven German Class A cities plus the four non- 
German cities rank in the top 20. It is therefore under-
standable that so many players focus on these locations, 
but a strategy that concentrates exclusively on Class A 
cities overlooks opportunities elsewhere, especially in 
Münster, Karlsruhe, Hanover, Ulm, Braunschweig, 
Darmstadt and Koblenz.

On the other hand, there are caveats around investment 
in Trier, Chemnitz, Greifswald, Bamberg and Kaisers-
lautern. That is not to say these cities are entirely un-
suitable for investment. However, in order to at least 
partially compensate for weaknesses in the macro- 
location it is important to take even greater care when 
assessing the suitability of micro-locations, to tailor new 
housing to the target market and to ensure high stand-
ards of property management. Having said that, in the 
case of Trier the city’s close proximity to Luxembourg – 
a high-salary location – could make it a very interesting 
option for commuters. Apartments that cater primarily 
for that market rather than the student sector could 
therefore be a very worthwhile investment.

Focus on selected cities:  
Münster, Munich, Berlin and Trier

Münster
The university city of Münster, with almost 60,000 stu-
dents, is an attractive location for investment, scoring top 
marks on many of our indicators. Although the share of 
accommodation places provided by public/subsidised 
bodies is relatively high (102 places per 1,000 students), 
as is the proportion of one/two-room apartments in the 
general housing market, the other three indicators that 
measure the supply of student housing range from aver-
age to very low. In other words, there is relatively little 
competition in this city for any additional housing. Market 
rents are average compared with the other cities, but the 
ratio of TIC to market values is relatively good. 

Across almost all other indicators, Münster scores higher 
than average. It does not underperform in any category 
and scores highly in several.

Munich
In Munich, by contrast, 
there is already relatively 
strong competition in the 
student housing sector 
(18,300 units in existing 
stock plus 4,400 in devel-
opment); however, the 
city scores well in almost 
all other aspects.

Berlin
Berlin is similar to Munich in some respects, but has  
far fewer accommodation places per 1,000 students 
(19,700 existing places plus 7,600 in development).  
For comparison: Berlin has almost 188,000 students, 
while Munich – Germany’s second largest university 
city – has just over 119,000 (including TUM’s Garching 
campus).

Trier
Trier, the city with the poorest performance in our scoring 
system, already has a relatively high level of housing 
stock (3,500 units) and relatively low rents in the housing 
market. Combined with relatively low multipliers, this  
results in a lower-than-average ability to recover the total 
investment cost. With the exception of unemployment, 
Trier also underperforms with regard to almost all other 
indicators.

All seven German  
Class A cities plus the 
four non-German cities  
rank in the  

Top 20
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Number of student accommodation  
places in existing stock 

Number of student accommodation 
places in pipeline

Students  
in  WS 
2016/2017

 
Total

Public  
providers

Private  
providers

 
Total

Public  
providers

Private  
providers

Amsterdam 25,793 18,629 7,164 6,369 4,253 2,116 113,244

Dublin 11,832 5,020 6,812 9,676 2,428 7,248 97,156

Paris 18,757 14,840 3,917 3,123 1,310 1,813 322,383

Vienna 20,282 16,612 3,670 3,167 69 3,098 191,239

Source: BONARD

Dublin, Amsterdam, Paris and Vienna rank  
in the top third in terms of investment appeal, 
but their markets differ quite considerably

In our comparison of non-German cities, the best per-
former, Dublin, ranks 12th overall. Next comes Amster-
dam in 16th place, followed by Paris in 18th and Vienna 
in 19th. The Irish capital has a relatively low stock of 
student housing at around 11,800 units. However, it is 
responding to this shortage with the largest project 
pipeline of all the cities in this study (9,700 units in total). 
In comparison, Paris currently has a very small project 
pipeline for student housing. In addition, these four  
cities have a significant coverage ratio for apartments 

Overview of findings for the four non-German cities

Source: bulwiengesa

Overview of findings for selected cities

Source: bulwiengesa

over EUR 500 per month due to relatively high local 
rents, which lowers their score in our system.

All four cities performed extremely well in indicators such 
as the number of students, the number of universities in 
the QS World University Rankings (Paris: 9, Dublin: 4, 
Amsterdam: 2, Vienna: 2) and the projected trend in 
general population growth.

We can therefore conclude that all four locations offer 
good to very good conditions for investment in the student 
housing sector. However, it should be noted that the re-
spective market conditions vary considerably.

 Münster: 1st    Munich: 14th    Berlin: 17th    Trier: 65th

Existing accommodation 
places (public)

Existing accommodation places (private)

Pipeline accommodation  
    places (public)

Pipeline accommodation  
   places (private)

Coverage ratio for  
 apartments ≥EUR 500

Market rents

Market value to TIC

Housing stock structure

Purchasing power

Demand for apartments

Number of students

Past trend in student numbers

Projected trend in  
student numbers

Number of universities 
in QS Rankings

Construction activity 
vs housing demand

Past trend in 
          general population

Projected trend in 
                 general population 

Unemployment
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 Dublin: 12th    Amsterdam: 16th    Paris: 18th    Vienna: 19th

Existing accommodation 
places (public)

Existing accommodation places  
  (private)

Pipeline accommodation  
  places (public)

Pipeline accommodation  
  places (private)

Coverage ratio for 
apartments ≥EUR 500

Market rents

Market value to TIC
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Number of students

Past trend in 
student numbers

Number of universities 
             in QS Rankings
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Projected trend in 
              general population

Unemployment
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Stock of privately owned accommodation places  
in the German Class A cities

Source: bulwiengesa

Total market potential (compared to existing 
stock and known pipeline) for student  
apartments from EUR 500 per month all-in  
in the 61 German cities is estimated  
at 67,500 units

Given the strong project pipeline, not only in the seven 
Class A cities but also in many other cities in Germany, 
assessing market potential for student apartments from 
EUR 500 per month (all-in) requires current private- 

The student housing asset class:  
dynamic expansion of supply and increased 
professionalism through private-sector players

As of spring 2019, there are approximately 262,000 stu-
dent accommodation places across the 61 German cities 
examined in this study. Of these, almost 184,000 are 
owned by public bodies and around 78,000 by private- 
sector providers. There is currently much greater activity 
in the private sector, with plans for around 32,000 new 
units in the medium term compared with just 10,000 
places in the public sector.

As a result, there will be just over 300,000 student  
accommodation places in the foreseeable future in  
the 61 German cities surveyed.

Investors focusing primarily on Class A cities will face 
the same level of competition in Stuttgart in the medium 
term, while having to compete with a significant num-
ber of new players in Berlin, Munich, Frankfurt and 
Hamburg.

sector construction activity to be added to the existing 
stock in this particular price range. This is due to the 
fact that land and construction costs are now at a level 
where it is no longer feasible to build new units in this 
price range even in the most affordable locations – un-
less construction is subsidised, part of a charitable  
programme or otherwise being undertaken for non- 
profit reasons.

On the demand side, it should not be assumed that 
every student with a rent budget of at least EUR 500 per 
month (all-in) is primarily interested in a single-occupancy 
apartment offering 18–22 square metres of residential 
space. Based on the following findings, we suggest that 
just 20% of all students with a minimum monthly rent 
and utilities budget of EUR 500 would like a single- 
occupancy apartment:

•  Older students are less likely to live in halls of  
residence (see 21st Social Survey, 2016).

•  Older students have increasingly high incomes  
(see 21st Social Survey, 2016).

•  Only 4% of all students spend more than EUR 500 per 
month on rent and utilities (see 21st Social Survey, 
2016; a higher percentage can be assumed for 2019).

•  On average, students spend EUR 323 per month  
on rent and utilities (see 21st Social Survey, 2016;  
a higher percentage can be assumed for 2019).

•  18% of all students in the winter semester 2017/2018 
were in their first or second semester of university; 
however, at least 53% were in their seventh semester 
or later.

We therefore assume that student apartment buildings 
are the preferred form of accommodation, especially for 
younger students, and that up to 50% of students with 
the necessary budget would choose this type of housing. 
However, it is important to note that younger students 
often have lower incomes than their older counterparts. 
In summary, we consider it reasonable to suggest that 
20% of all students with a minimum monthly budget 
for rent and utilities of EUR 500 would actually prefer a 
single-occupancy apartment. We have also used this per-
centage in the following calculation of market potential.

OUTLOOK AND CONCLUSIONS
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Source: bulwiengesa

Current market potential for student apartments from EUR 500 per month (all-in) in Germany
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Current market potential for student apartments in 
the German Class A cities

Source: bulwiengesa

Don’t forget the mid-price segment

As noted in the Micro-Living in Europe 2018 study, there 
is a great deal of potential in the mid-price segment 
(EUR 400 to 500 per month all-in) – although there are 
currently very few providers, especially in the more  

desirable cities and locations, who can 
meet this demand while also generat-
ing a profit.

This potential could be tapped by using 
more basic student housing options, e.g. 
with communal kitchens and bathrooms. 
Public authorities could also play a role, 
for example by waiving certain building 
control requirements (especially for park-

ing spaces and with regard to harmonised state building 
codes).

NB: The student housing asset class has emerged dur-
ing an economic boom period. Eventually, however, it 
will also have to contend with the fact that property 
markets are cyclical, that future rent increases will be 
limited due to increasing affordability constraints in the 
rental sector and that rates of appreciation will be lower 
than in the past due to many multipliers having been 
exhausted. The student housing asset class is certain 
to provide some fascinating lessons going forward.

The combined market potential for student apartments 
(from EUR 500 per month all-in) across all the 61 German 
university cities covered by this study is estimated to  
be around 67,500 units. In the medium term, we can 
therefore expect increased competition among private 
providers in the university cities, with the possibility of 
supply-side competition for 
wealthier tenants in some  
locations. However, there may  
be potential for even more stu-
dent housing in most of these  
cities, provided it is aimed at  
the higher-demand mid-price  
segment (EUR 400–500 per 
month all-in).

The Class A cities account for 44% of total 
market potential

Among the Class A cities in Germany, Munich and  
Cologne offer the greatest potential for student apart-
ments. The other Class A cities also have additional  
potential. However, that potential will be reduced by 
any increase in rent expectations.

The Class A cities have a total market potential for student 
apartments from EUR 500 per month (all-in) of around 
29,500 units. Above EUR 600 per month (all-in), the  
potential is around 18,600 units, and above EUR 700 per 
month (all-in) there is scope for around 12,700 additional 
student apartments.

Market potential for student 

apartments from  

EUR 500 is  

focused in the           top  
locations 
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METHODOLOGY

18 indicators are used to measure supply 
and demand in the student housing segment 
across a total of 61 German cities and a  
further four non-German cities

The scoring system consists of 18 indicators. Eight of 
these measure the supply-side availability of existing 
and pipeline student housing from all types of provider 
as well as the coverage ratio for student apartments 
from EUR 500 per month (all-in). They also include  
the ratio of total investment cost to potential market 
value for student apartment buildings and the percent-
age of one/two-room apartments in the general hous-
ing market.

The demand side is measured using a total of 10 indica-
tors. These include the number of students in winter 
semester 2017/18, the trend in student numbers since 
winter semester 2012/2013 and the projected number 
of new students in future. Other demand-side indicators 
include the number of institutions in the QS World Uni-
versity Rankings, the ratio of construction activity to 
housing demand per 1,000 inhabitants, and demand for 
apartments. 

Finally, there are some basic indicators on socio-demo-
graphic and economic factors, such as population trends 
and forecasts, purchasing power and rates of unem-
ployment.

A total of 18 indicators are used in this study, offering an 
unprecedented level of insight. All cities were examined 
using the same methodology, and the algorithm used 
applied the same weighting to both the supply side and 
the demand side in the student housing sector.

Given the slightly narrower spectrum of data available 
for Amsterdam, Dublin, Paris and Vienna, the number of 
indicators for these cities was reduced to 14.

How do the indicator values become  
scoring results?

This process can be explained using the following  
example:

1.  The number of private-sector student accommodation 
places per 1,000 students ranged from 0 in Chemnitz 
to 116 in Greifswald.

2.  In this particular instance, we applied a negative  
valuation since cities with a higher factor (number of 
accommodation places) are less suitable for further 
institutional investment. The lower the number of  
private-sector student accommodation places per 
1,000 students, the higher the score.

3.  For each indicator, we set upper and lower limits 
(about 3–5% of the highest or lowest cases) in  
order to adequately account for outliers. Within this 
range, the values are converted to scores via an  
equal distribution.

4.  If we set the limits for the above indicator at 0 and 
68, all cities with between 1 and 67 private-sector 
student accommodation places per 1,000 students 
receive a score ranging from 99 to 1. Greifswald 
scores 0, while Chemnitz is rated top with 100.

How is market potential derived from  
the scores?

Each indicator is weighted equally to measure supply and 
demand during scoring. Both sides – supply and demand – 
have a 50% share of the overall score. When determining 
the limits for each indicator, we were careful to ensure 
that the mean would be as close to 50 as possible – to 
ensure even distribution of scores above and below.

How does the scoring system work?
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Supply and demand were analysed using the same  
algorithm for all the selected cities. The sum of the 
supply and demand values indicates the potential for 

further investment in the student housing asset class  
in the respective city.

Type Indicator Unit Reference 
year(s)

Weighting Data source(s)

Supply  
indicators

Existing accommodation places 
(public) per 1,000 students

Absolute 2019 6.25% bulwiengesa, statistical offices of  
the German federal states, 
BONARD for non-German cities

Existing accommodation places 
(private) per 1,000 students

Absolute 2019 6.25% bulwiengesa, statistical offices of  
the German federal states, 
BONARD for non-German cities

Pipeline accommodation places 
(public) per 1,000 students

Absolute 2019 6.25% bulwiengesa, statistical offices of  
the German federal states, 
BONARD for non-German cities

Pipeline accommodation places 
(private) per 1,000 students

Absolute 2019 6.25% bulwiengesa, statistical offices of  
the German federal states,
BONARD for non-German cities

Coverage ratio for apartments 
≥EUR 500 vs student willingness 
to pay rent ≥EUR 500

% 2019 6.25% bulwiengesa, based on secondary  
sources from CBRE, microm, 21st  
Social Survey, BONARD

Market rents in the housing market Absolute 2018 6.25% bulwiengesa

Market value to TIC % 2019 6.25% bulwiengesa

Housing stock structure % 2018 6.25% bulwiengesa

Demand 
indicators

Purchasing power Index 2018 5.00% MB Research

Demand for apartments  
(clicks on ads)

Absolute 2019 5.00% immobilienscout24.de

Number of students Absolute 2017/18 5.00% Statistical offices of the German  
federal states, BONARD for non- 
German cities

Past trend in student numbers Absolute 2012/13– 
2017/18

5.00% Statistical offices of the German  
federal states, BONARD for non- 
German cities

Projected trend in student  
numbers

% 2017/18– 
2023

5.00% bulwiengesa

Number of universities in QS 
World University Rankings

Absolute 2018 5.00% QS World University Rankings

Construction activity vs housing 
demand per 1,000 inhabitants

Absolute 2018–2023 5.00% bulwiengesa

Past trend in general population % 2012–2018 5.00% bulwiengesa, statistical offices of  
the German federal states

Projected trend in general  
population

% 2018–2023 5.00% bulwiengesa, statistical offices of  
the German federal states

Unemployment % 2018 5.00% Federal Employment Agency

Scoring indicators

METHODOLOGY
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