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Dear readers,

2025 is all about resilience and transforma-
tion for us in the Rhine-Neckar metropolitan 
region. The current challenges – be it climate 
change, geopolitical uncertainties or techno-
logical progress – require bold and sustain-
able responses. Our region is meeting these 
challenges with innovative strength and co-
operation. Whether as a hydrogen model 
region, with energy-efficient construction 
projects or through climate-friendly neigh-
borhoods – we are setting clear signals for 
sustainable development. 

A central theme of this year’s report is office 
working hours and their significance for the 
real estate market. Global trends such as hy-
brid working models, flexible space concepts 
and the desire for sustainable solutions are 
shaping the changing world of work. In our 
focus topic, we shed light on how companies 
are responding to these challenges locally 
and what opportunities are arising for inves-
tors. Modern office spaces have long been 
more than just workspaces – they are be-
coming places of encounter, innovation and 
change. The results show: The Rhine-Neckar 
metropolitan region is an attractive business 
location and also a pioneer for forward-look-
ing real estate solutions. With courage, 
creativity and a spirit of innovation, we are 
shaping working environments that meet the 
requirements of tomorrow. We hope that this 
real estate market report will provide you 
with exciting insights and valuable inspira-
tion for your business decisions!

Peter Johann, Managing Director MRN GmbH

Rhine-Neckar location
The upper floors of NEW7 
are realized in sustainable 
timber hybrid construction.

Office market segment
In Heidelberg, the first construction 
phase of the BETRIEBSWERK has been 
completed.
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Retail market segment
Sandbox offers virtual 
reality experiences and 
complements retail in 
Q6/Q7 in Mannheim.

Investment market
The KRAUS GROUP takes over 
the Print Media Academy

Cover photo::  
The LOKSITE office building in Mannheim’s 
Glückstein Quarter marks the southern 
entrance to the forward-looking residential 
and business district. The fully let building 
with 25,000 square meters (GIF) was real-
ized by the DIRINGER & SCHEIDEL Group.

Table of contents

Rhine-Neckar location	 4
Reliability for a sustainable future

Investment market	 10
Investment volume increases  
again after a dry spell

Office market segment	 14
New high for take-up and prime rents 

Commercial market segment	 26
Sustainable strategies provide strong impetus

Retail market segment	 28
Rent levels and turnover back in balance

In focus	 34
Return-to-Office Analysis Rhine-Neckar

Imprint	 39

Kontakt	 40



4

Reliability for a 
sustainable future

Rhine-Neckar location
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Rhine-Neckar location

The future begins in the regions. This 
is where the solutions for the global 
challenges of today and the world of 
tomorrow are developed. However, it is 
also here that many people ensure that 
these solutions can develop their ben-
efits for the economy and society. It is 
often not good ideas that are lacking, 
but stability and predictability. Howev-
er, reliability is necessary so that com-
panies, administrations and private in-
dividuals can make smart investment 
decisions and help shape a sustainable 
future. 

The Rhine-Neckar Metropolitan Re-
gion (MRN) offers this reliability. Pol-
itics and administration, associations 
and companies are working hard here 
to enable prosperity and environmen-
tal protection. The MRN networks 
specialist knowledge and know-how, 
supports technology transfer and en-
courages civil society involvement. 
The successes are impressive. For ex-
ample, the MRN was the first Europe-
an metropolitan region in Germany to 
draw up and adopt a voluntary sustain-
ability report (Voluntary Local Review). 
This report documents the region’s 
progress in implementing the UN Sus-

Photovoltaic system at the 
parking garage of Roche’s 

Mannheim site: With an area 
of over 1,000 square meters, 
this is one of the largest ver-

tical systems in Europe.

Investments need predict-
ability. The Rhine-Neckar 
metropolitan region offers  
this reliability. Here good 
ideas for a sustainable  
future can unfold, be it in  
the field of hydrogen eco
nomy, renewable energies  
or climate-friendly  
construction.



6

Rhine-Neckar location

tainable Development Goals. The MRN 
received particular praise for setting 
up a sustainability monitoring system 
that can serve as a model for reporting 
by other municipalities.

Hydrogen as the key to 
the energy transition
Know-how, networking and commit-
ment are also required for the sustain-
able restructuring of the energy sys-
tem. Hydrogen as an energy source can 
play an important role on the Rhine and 
Neckar in the future. This is the result 
of the two MRN demonstration projects 
H₂Rivers and H₂Rhine-Neckar. They 
showed how a regional value chain can 
be established – from the production of 
hydrogen on site to its distribution via 
a network of hydrogen filling stations 
and its use in buses, cars and various 
commercial vehicles. Further expan-
sion stages of the emerging H₂ eco-
system are to follow soon: BASF plans 

to commission a 54 MW electrolyzer in 
Ludwigshafen, hydrogen is to be pro-
duced on the grounds of sewage treat-
ment plants in Speyer and Landau and 
hydrogen-powered inland waterway 
vessels are likely to be on the Rhine in 
the near future.

Advancing renewable energies 
through strong partnerships
The importance of partnerships and 
alliances in these transformation pro-
cesses can also be seen in the inten-

Hydrogen is becoming 
a key technology in the 
energy transition and is 
driving climate-friendly 
change in transportation 
and industry.

Successful  
pilot project
With H2Rivers,  
a comprehensive 
hydrogen infra-
structure has been 
established, ranging 
from the production 
of climate-friendly  
hydrogen and  
renewable energies 
to the installation of 
new filling stations. 
In addition, fuel cell 
technologies have 
been successfully 
integrated into public 
and municipal vehi-
cles to demonstrate 
market readiness.

The new hydrogen filling 
station on the rnv site 
in Mannheim opened in 
October 2024.
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Rhine-Neckar location

sified use of renewable energies. To-
gether with Stadtwerke Frankenthal, 
BASF is planning a solar park on 100 to 
120 hectares that will generate 140,000 
megawatt hours (MWh) of electricity 
per year and contribute to the electri-
fication of the Ludwigshafen site. BASF 
is not alone in intensifying the use of 
PV: Daimler installed PV modules at 
its Wörth plant, which produce around 
4,000 MWh of electricity per year. 
Roche is building one of the largest 
vertically installed PV systems with an 
area of over 1,000 square meters in the 
parking garage at its Mannheim site. By 
2026, the company aims to generate 
around 2,000 MWh of electricity per 
year with a total of 10,000 modules on 
site.

In addition to the sun, the MRN in the 
Rhine Valley has another sustain-
able energy source that can be used 
as part of the energy transition: Geo-
thermal energy. Together with the 
Karlsruhe-based company Vulcan En-
ergy, BASF wants to supply the Lud-
wigshafen site with CO₂-free steam 
via deep geothermal energy. The new 
plant could avoid around 800,000 tons 
of CO₂ emissions per year. Vulcan 

Energy then wants to use this steam to 
extract lithium. BASF and Vulcan are 
also working with Technische Werke 
Ludwigshafen and Stadtwerke Fran-
kenthal to find out how deep geother-
mal energy can be used locally to gen-
erate district heating.

New paths in climate-friendly 
heat supply
The MRN can bring its strengths to bear 
in the heating sector in particular: The 
moderation and coordination of net-
worked solutions create reliable frame-
work conditions and thus the basis for 
viable investment decisions. However, 
the ability to plan also includes making 
it clear which energy sources will no 
longer be available and when. In No-
vember 2024, Mannheim-based sup-
plier MVV announced that it would be 
decommissioning its gas grid by 2035. 
The background: MVV AG has commit-
ted to becoming not only climate-neu-
tral but also climate-positive by 2040. 
The company will therefore no longer 
transport and use natural gas in the 
future. Alternatives for the 56,000 
households affected would be private 
heat pumps or a connection to the dis-
trict heating network.

In addition to geothermal energy, large 
heat pumps are an option for decar-
bonizing district heating generation it-
self. In Heidelberg, plans were initiated 
in November 2024 for a river heat pump 
at the Ernst Walz Bridge, which will ex-
tract renewable heat from the Neckar 
and thus ensure a climate-friendly 
heat supply. From the end of 2027, 

Handover of the voluntary 
sustainability report to the 
United Nations on July 17, 
2024.

The future of heat supply 
lies in climate-friendly  
alternatives such as  
district heating, large  
heat pumps and  
geothermal energy.

Pioneering work
The Rhine-Neckar 
region was the first 
European metropolitan 
region in Germany to 
draw up, adopt and 
officially hand over a 
Voluntary Local Review 
(VLR) to the United 
Nations.
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a large heat pump on the site of the 
BASF wastewater treatment plant in 
Frankenthal will supply 18,000 house 
connections with heat. Since October 
2023, one of the largest European river 
heat pumps of its kind has been sup-
plying climate-friendly heat for around 
3,500 households from the Rhine wa-
ter on the site of Großkraftwerk Mann-
heim AG (GKM). With its thermal out-
put of 20 MW, the plant saves 10,000 
tons of CO₂ per year, according to 
MVV. By 2030, the company aims to 
generate all of its district heating from 
climate-friendly sources. In addition 
to Mannheim, the neighboring munic-
ipalities of Heidelberg, Schwetzingen, 
Brühl, Ketsch and Speyer will also ben-
efit from this.

Sustainable construction 
and the circular economy as 
a model for the future
The challenge of reducing CO₂ emis-
sions also affects the construction in-
dustry. In the MRN, numerous initiatives 
and projects are helping to achieve the 
EU target of reducing greenhouse gas 
emissions in the construction sector 
by around 80 percent by 2050. The 
regional circular economy offers good 
opportunities. In Heidelberg, the “Cir-
cular City Heidelberg” pilot project has 
already been launched on the city’s 
largest conversion site, the Patrick 
Henry Village. The materials generat-
ed during the development of the new 
district are to be reused rather than 
landfilled wherever possible. Building 
with wood opens up further perspec-
tives. In Mannheim, the New7 project 
shows how this can be done: On the 
basis of the old department store in N7, 
a timber hybrid building is being erect-
ed from the second floor upwards. Hei-
delberg Materials proves that concrete 
can also be more climate-friendly: the 
company has developed the world’s 
first cement with a net-zero footprint. 
The highlight: the underlying process 
efficiently separates the CO₂ generat-
ed during the production of lime and 
cement.

“Climate-friendly construction and 
renovation” was also the main theme 
of Expo Real, Europe’s most important 
trade fair for real estate and invest-
ment, which took place in Munich in 
October 2024. The MRN presented its 
networking activities in this area on site 
and provided information about its sup-
port services for realizing future-proof 
construction projects. In addition to 
local authorities and economic devel-
opment agencies, project developers, 
construction and real estate compa-
nies, investors and financiers as well 
as architects from the region were rep-
resented at a joint stand. Visitors were 
able to gain practical information and 
learn about the full range of investment 
and funding opportunities in the MRN. 
In March 2025, the MRN will then be 
represented at the MIPIM commercial 
real estate trade fair in Cannes in the 
south of France to promote the loca-
tion to potential investors. As a reliable 
partner that ensures that a sustainable 
future can flourish in the region.

Rhine-Neckar real 
estate network
The network aims to 
connect stakeholders, 
discuss current topics 
and convince investors 
with its event formats 
of real estate dialogues, 
partner meetings, 
annual receptions 
and summer tours for 
journalists:
www.m-r-n.com/
immobiliennetzwerk

http://www.m-r-n.com/immobiliennetzwerk
http://www.m-r-n.com/immobiliennetzwerk
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At a glance

Strategic growth areas

•	Hydrogen model region
•	Renewable energies
•	Life sciences & health
•	Digitalization & AI

Infrastructure and accessibility

•	 8 freeways

•	 22 kilometers of high-speed cycle path

•	 �240 long-distance departures per day 
from Mannheim main station: 

0 h 30 to Frankfurt Airport  

3 h 00 to Paris Gare de l’Est  

2 h 43 to Munich main station

Education and research

•	 �30 internationally recognized 
research institutes

•	 22 universities 

•	 Approx. 90,000 students

•	 16 Nobel Prize winners

Population and area 

•	 2.4 million inhabitants

•	 5,600 square kilometers

•	 �15 urban and rural districts 
•	 across three federal states

Real estate market 

•	 �4.3 million square meters 
of office space

•	 160,000 square meters 
of office space turnover

•	 �597 million euros total 
investment volumeMap: VRRN, Made with Natural Earth

Source Business location: IHK MRN / finanzen.net

Strong and dynamic business 
location 

•	 160,000 companies

•	 �984,000 employees subject 
to social insurance contributions

•	 95 billion euros gross value 
added

•	 �9 listed companies with a market 
capitalization of 

257.5 billion euros,  

3 of which are DAX-listed
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Investment volume increases 
again after a dry spell
Once the bottom has been reached, things start to pick up 
again. The investment market in the Rhine-Neckar metropolitan 
region backs up this truism with concrete figures. And for the 
first time, retail is replacing the office segment.

Dentists’ building in Ludwigshafen – Hensel 
Immobilien takes over the office bulding at 
Brunhildenstrasse 1 (3,400 square meters 

total area on 6,000 square meters plot), built 
in 1981, and plans to modernize it and add 

another storey.
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The record years of 2020 and 2021, with transac-
tion volumes of around 1.3 and 1.25 billion euros 
respectively, experienced an abrupt downturn in 
the coronavirus year of 2022, which became even 
more pronounced in 2023. At around 647 million 
euros, turnover halved in 2022 as the world and 
the region battled the virus; one year later, the 
low point was reached at 556 million euros, with 
rising interest rates having an additional impact 
on the market alongside Covid.

2024 also fell short of the five-year average of 
more than 872 million, but the transaction volume 
of more than 597 million euros shows an initial 
trend in the right direction with an increase of 
more than seven percent compared to the previ-
ous year. And for the first time, retail overtook the 
office segment with 38.5 percent, which came in 
third place in the metropolitan region with 23 per-
cent in 2024 – behind the diverse mix of “other”, 
which includes residential properties. The “ware-
house and logistics” segment also suffered a 
massive slump, falling from 26.8 percent in 2023 
to 3.6 percent in the following year.

Spectacular investments
The acquisition of the Print Media Academy (PMA) 
in Heidelberg’s Kurfürstenanlage, which the lo-
cal KRAUSGRUPPE bought from a Luxembourg 
fund company, was one of the most spectacu-
lar investments in the region in 2024. Real estate 

entrepreneur Hans-Jörg Kraus will renovate the 
50-meter-high glass cube, which cost 80 million 
German marks at the time and was inaugurated in 
April 2000, in such a way that up to 90 percent of 
the previous energy requirements can be saved. 

Kraus plans to invest up to 25 million euros in the 
conversion of the PMA and revitalize the approxi-
mately 10,000 square meters of rental space with 
conference areas, offices and restaurants; the 
building is scheduled to open in the first quarter 
of 2027.

The sale of a deep hole in Ludwigshafen also 
caused a positive stir. For ten years, the excava-
tion pit, dug by Ettlingen-based TIMON Bauregie 
before its insolvency, was one of the biggest an-
noyances in the city center. The commercial real 
estate project “Metropol”, which was to be built on 
Berliner Platz, was a waste of time after the com-
pany filed for insolvency in July 2022, until the 
Freiburg-based Unmüssig Bauträgergesellschaft 
Baden acquired the 2,800 square meters of land 
in 2024. Together with architect Prof. Max Dudler, 
Unmüssig plans to replace the previously planned 
19-storey Metropol high-rise with a five to sev-
en-storey office and commercial building that will 
blend in with the urban surroundings. Construc-
tion of the project, which will cost around 60 mil-
lion euros and is to be realized under the name 
“Palatineo”, is scheduled to begin in early 2026.

23 %
38.5 %

34.2 %

3.6 %
0.6 %

The silver lining on the horizon 
of regional investment may  
be narrow, but it cannot be 
overlooked.

Investments in the Rhine-Neckar region

Type of property Volume in € million Share in percent
  Office 137.5 23.0%

  Retail 230.1 38.5%

  Hotel 3.3 0.6%

  Warehouse, logistics 21.7 3.6%

  Other 204.5 34.2%

    Total 597.1 100.0%

In cooperation with Bulwiengesa, 36 transactions were identified for the 
Rhine-Neckar region. The volumes are partly based on estimates.
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Following the bankruptcy of the Benko empire 
and the associated insolvency of Signa Hold-
ing, the future of the Galeria Karstadt Kaufhof 
property on Mannheim’s Paradeplatz was the fo-
cus of local public interest. The local Boxheimer 
und Scheuermann GmbH took over the property 
with 14,000 square meters of rental space and 
thus obtained a shopping magnet in the city of 
squares.

Gloram Real Estate is planning further invest-
ments in the Darmstädter Hof Centrum (DHC) in 
Heidelberg. The mixed-use building ensemble on 
Hauptstrasse has 27,000 square meters of rent-
al space. In addition to 100 apartments, tenants 
include retailers, medical practices, offices and 
schools. The new tenants include a REWE super-
market, and a fitness studio from the Fitseven
eleven chain will move in next year.

The Mannheim-based company Hensel Immo-
bilien has acquired a vacant Brunhildenstrasse 
office building in Ludwigshafen via a property 
company; the seller was the Rhineland-Palatinate 
Association of Statutory Health Insurance Den-
tists. The building stands on a 6,000 square me-
ter plot and offers around 3,400 square meters of 
total space on three floors. The building, which 

Name Location Quarter Seller’s name Buyer’s name Rental 
space in 
m²

Office and 
commercial 
properties 

Print Media Academy Heidelberg Q4 Sarasin Gruppe Kraus Immobilien 10,900

Grundstück Berliner Platz Ludwigshafen Q4 Timon-Gruppe Unmüssig Bauträgerge-
sellschaft Baden mbH

    –

Zahnärztehaus Ludwigshafen Q4 Kassenzahnärztliche 
Vereinigung Rhein-
land-Pfalz

Hensel Projekt- und 
Grundstücksentwick-
lungsgesellschaft mbH

3,400

Retail 
properties

Darmstädter Hof Centrum Heidelberg Q4 Allianz Gruppe Gloram GmbH 26,999

Galeria Karstadt Kaufhof P1 Mannheim Q3 Signa Group Boxheimer und 
Scheuermann GmbH

14,000

C&A im RNZ Viernheim Q4 Redevco Saller-Gruppe, Weimar 5,000

Sportarena Heidelberg Q3 Signa Group dm-drogerie markt 4,652

Am Ochsenplatz 17 Worms Q1 Immoestate  
Management

Edeka 3,350

Residential Sullivan Baufeld D5 –  
Neubauwohnungen in seri-
eller Holzhybridbauweise

Mannheim Q2 Gateway Real  
Estate AG

GBG Mannheimer 
Wohnungsbau
gesellschaft mbH

12,720

Sullivan Baufeld D7.2 –  
Neubauwohnungen in seri-
eller Holzhybridbauweise

Mannheim Q2 Gateway Real  
Estate AG

GBG Mannheimer 
Wohnungsbau
gesellschaft mbH

14,780

Wohnen am Wasser –  
Joy am Ufer II

Mannheim Q4 Ten Brinke Group 
B.V.

Kingstone Real Estate 5,310

Hospital – 3 Baufelder Deut-
sche Wohnwerte

Heidelberg Q2 Deutsche  
Wohnwerte GmbH

Family Office Hopp 4,970

Warehouses, 
logistics 

Prime Selfstorage Mannheim Q3 Prime Selfstorage 
GmbH

Shurgard Germany 
GmbH

7,500

Grundstück Boehringer- 
straße

Mannheim Q3 Stadt Mannheim Lipp Mischtechnik 
GmbH

    –

Hotel Ibis Budget Mannheim Mannheim Q3 Accor Hova Hospitality, 
BC Partners

2,100

Selected transactions 2024

From 2026, the Palatineo with 
stores, restaurants, cafés and 
offices will emerge from the ten-
year nuisance known as the con-
struction pit on Berliner Platz.
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dates back to 1981, is to be modernized and an 
additional storey added.

New housing on the conversion sites 
GBG has expanded its housing stock on the for-
mer FRANKLIN conversion site by acquiring 361 
new-build residential units on the north-eastern 
SULLIVAN sub-area – 352 of which are subsi-
dized via the state housing subsidy. The predom-
inantly two- to four-room apartments are rented 

out at a cost price of 8.90 euros per square me-
ter, which is 40 percent below the local compara-
tive rent; rent increases are limited and the com-
mitment period is 40 years. The buildings were 

constructed according to the KfW40 standard in 
serial timber hybrid construction and have two 
underground garages with a parking space factor 
of 0.8. The location with its proximity to the Kä-
fertal forest, adjacent open spaces and the ter-
minus of the new Franklin light rail make living on 
the conversion site attractive. 

Deutsche Wohnwerte sold a residential project to 
the Hopp family office as part of a forward deal. 
In two L-shaped building blocks in the Rohrbach 
district, 71 residential units will be built, 24 of 
which will be socially subsidized. In addition, 66 
car and 140 bicycle parking spaces will be creat-
ed. The project is based on a design by Munich 
architects Dietrich Untertrifaller Architekten and 
construction is scheduled to start next year. It is 
one of three construction projects on the Hospi-
tal conversion site, which used to be home to a 
US Army hospital, among other things. There are 
plans for 600 apartments, a student residence 
and areas for local amenities, commerce and ed-
ucation on the entire site.

361 residential units on the 
FRANKLIN | Sullivan conversion 
site mean second place for the Other 
segment, which also includes the 
residential sector.

GBG expands its residential 
portfolio – 361 new-build 

apartments in serial timber 
hybrid construction on Sullivan 
(FRANKLIN , construction sites 

D5 & D7.2)
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Office market segment

New high for take-up  
and prime rents
In 2024, the region’s office markets developed promis-
ingly overall, with a significant increase in take-up. The 
picture for completions and vacancies was mixed in the 
three regional centers.

Heidelberg’s Bahnstadt with Sky Angel (white) in 
the foreground and Congress Center, Europaplatz 
and Atlantic Hotel in the background – projects 
that stand for sustainable urban development, 
modern architecture and economic impetus.
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The office real estate market in Germany was sta-
ble overall in 2024. Lettable office space amount-
ed to around 200 million square meters, with a va-
cancy rate of 5–6 percent in major cities and 7–12 
percent in less sought-after locations. Prime rents 
for high-quality office space rose by 2–4 percent 
in the Big 7 cities and were between 25 and 40 eu-
ros per square meter. In B locations, rents were 
around 12–18 euros per square meter. Construc-
tion activity was moderate, with around 1.5 million 
square meters completed. The investment vol-
ume amounted to around 10–12 billion euros, with 
60–70 percent being accounted for by Big 7 cities 
and sustainable office buildings. Around 30–40 
percent of new buildings had sustainability certifi-
cation. The trend towards hybrid working models 
was reflected in the average office space per em-
ployee, which fell to around 10–12 square meters.

In the Rhine-Neckar metropolitan region, take-
up increased by 54 percent compared to 2023. 
The letting result in Mannheim, Heidelberg and 
Ludwigshafen exceeded the five-year average 
and reached 160,600 square meters. Mannheim 
recorded the highest take-up with 65,200 square 
meters, followed by Ludwigshafen with 49,200 
square meters and Heidelberg with 46,200 square 
meters. The region benefited from growing con-
struction activity and modern new builds that met 
market requirements for sustainability and flex-
ibility. Rents remained moderate compared to 
large metropolitan areas, making the region at-
tractive to investors and companies. Prime rents 
in Mannheim remained stable for the second year 
in a row at 22 euros per square meter, while prime 
rents in Heidelberg (19 euros per square meter) 
and Ludwigshafen (16 euros per square meter) 
rose by one euro each.

Mannheim: High vacancy rate and lower 
average rent despite stable prime rent
Mannheim, traditionally the strongest office cen-
ter in the region, recorded a slight decline in of-
fice space take-up despite lively market activity, 
as the number of larger deals fell. While the prime 
rent remained stable at 22 euros per square me-
ter, the average rent fell to 14.30 euros per square 
meter. The vacancy rate rose from 6.3 to 10.9 per-
cent, partly due to ABB (50,000 square meters) 
and Siemens (26,000 square meters) moving out. 
The new construction pipeline remains well filled 
with 44,000 square meters for 2025, but some 
space from previous years has not yet been let.

Due to the completion of four large properties, 
the completion volume in Mannheim remains 
above average at 66,000 square meters for the 
second year in a row. With its striking black 
façade, LOKSITE forms a striking landmark at the 
southern entrance to the Glückstein Quarter. The 
12-storey office building offers around 25,000 

square meters of office space with modern con-
ference and meeting rooms. The property, de-
signed by Lepel & Lepel, was certified according 
to the BREEAM standard and received the ICONIC 
AWARD in the Architecture – Corporate category 
in 2024. After partial areas were already occu-
pied in 2023, the entire building was completed 
in the first quarter of 2024.

Bauhaus AG’s head office was inaugurated on 
July 3, 2024. As part of the expansion of the 
Service Center Germany (SCDE), BAUHAUS in-
vested over 70 million euros in the renovation of 
the building complex in Gutenbergstrasse. The 
campus for up to 1,500 employees combines 
the high-rise building constructed in 2007 with 
a new five-storey building to KfW40 standard. 

Hans-Thoma-Strasse has es-
tablished itself as an attractive 
office location in Mannheim.

Development of completions in 1,000 m²

Source: gif/own survey
*the figures for 2025 are forecasts

100

80

60

40

20

0
2022 2022 20222024 2024 20242025* 2025* 2025*2023 2023 2023

Heidelberg LudwigshafenMannheim



Office market segment

16

DIRINGER & SCHEIDEL realized the extension 
with 25,000 square meters of gross floor space, 
while the planning and interior design came from 
Blocher & Partners.

The ABB Campus in Käfertal comprises 
20,000  square meters of office space. On Kall-
stadter Strasse in Mannheim, ABB constructed a 
sustainable, technically innovative multifunctional 
building that promotes modern working methods. 
The new building offers over 1,200 workstations, 
supports efficient, productive and customer-ori-
ented working and was completed in 2024.

Siemens Mannheim moved into its new office 
building in Hans-Thoma-Straße in November 
2024. CO₂-neutral operation is ensured by heat 
pumps, heat exchangers, photovoltaics and re-
newable energies. The landlord is Adler Immobil-
ien Investment from Viernheim, while Studio SF 
from Mannheim was responsible for the planning.

Current project developments include the Konrad-
haus in Dudenstrasse with around 30,000 square 
meters. The revitalized Dudenstrasse 44 provides 
flexibly divisible space of around 12,000 square 
meters, with a modern office standard that also 
enables the space to be cooled and allows room 
layouts according to tenant requirements. Most 
of Dudenstrasse 46 has already been let and is 
ready for occupation.

The GREENSITE office building in Hans-Thoma-
Strasse offers a total of 6,500 square meters of 
office space with flexible room layouts and is al-
most fully let. Features include geothermal ener-
gy, a photovoltaic system, building component 
temperature control, a ventilation system and 
electric car charging stations.

The refurbishment of the tax office in L3 is being 
planned by Schmucker und Partner, with project 
management by Landesbetrieb Vermögen und 

Bau Baden-Württemberg. The building will be 
modernized in terms of energy efficiency and 
made barrier-free, including a photovoltaic sys-
tem and green roof. The energy measures are ex-
pected to save around 112 tons of CO₂ and energy 
costs of around 90,000 euros per year. The re-
furbishment aims to achieve “BNB Silver” certifi-
cation and will cost around 47 million euros, with 
completion scheduled for 2025.

Aurelis Real Estate Service GmbH is planning two 
further large office properties in the Turbinen
werk: Haus Lilienthal and Haus Galvani.

Heidelberg: Increase in take-up, 
completions and prime rent
Heidelberg showed dynamic development with a 
67.9 percent increase in total take-up to 46,200 
square meters. Take-up by tenants grew by 55.6 
percent, while take-up by owner-occupiers in-
creased fivefold. The prime rent climbed to 19 
euros per square meter, while the average rent 
rose to 14.70 euros per square meter. The vol-
ume of completions was also above average at 
around 45,000 square meters. The vacancy rate 
rose to 5.1 percent at the end of 2024 (4.0 per-
cent in 2023). In 2025, only 6,000 square meters 
of office space is expected to be completed in 
two office building projects.

The well thought-out mix in 
the quarter makes Bahnstadt a 
sought-after office location in 
Heidelberg.

Hitachi Columbus Campus in Mannheim – 
a pioneering construction project that 
combines modern working environ-
ments with sustainable architecture and 
underlines Mannheim’s importance as an 
innovative business location.
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The high completion volume is due to the quar-
ter developed by the Gustav Zech Foundation 
around Europaplatz at the southern entrance to 
the main railway station. The Kopernikusquartier 
C4 was also completed in Bahnstadt in the fall 
of 2024. It was realized by Kreer Development 
GmbH as a modern office and residential en-
semble. The office building offers 6,900 square 
meters of rental space, of which 5,850 square 
meters are office space and 1,050 square me-
ters are retail, commercial and restaurant space. 
Two residential buildings with a total of 108 two-, 
three- and four-bedroom apartments with a gross 
floor area of 10,400 square meters are located on 
the southern part of the site. Of this, 25 percent 
is subsidized housing.

Four larger projects are currently under construc-
tion or renovation. These include SkyOne, which 
is designed as an integral part of an urban re-
search and working environment and will serve 
as the new headquarters of Ascendis Pharma in 
future. Construction of the multifunctional labo-
ratory and office building is scheduled for com-
pletion in 2025. A gross floor area of 13,711 square 
meters above ground will be built on a plot of 
4,717 square meters. Werkstatt Fischer Architek-
ten and the construction companies A. Altenbach 
and Bau Streib are involved in the project.

Key office market figures in Mannheim

Indicators 2024 2023 2022
Existing space 2.236 Mio m² 2.170 Mio m² 2.135 Mio m²
Take-up 65,000 m² 68,000 m² 63,000 m²
Vacancy rate 11.10% 6.40% 5.7%
City prime rent 22.00 €/m² 22.00 €/m² 22.00 €/m²
City average rent 16.80 €/m² 18.50 €/m² 16.60 €/m²
City periphery 
prime rent

17.50 €/m² 17.50 €/m² 17.90 €/m²

City periphery 
average rent

17.10 €/m² 15.50 €/m² 15.00 €/m²

Periphery prime 
rent

16.00 €/m² 15.50 €/m² 14.00 €/m²

Periphery average 
rent

11.80 €/m² 12.70 €/m² 12.00 €/m²

Key office market figures in Heidelberg

Indicators 2024 2023 2022
Existing space 1.169 Mio. m² 1.124 Mio. m² 1.101 Mio. m²
Take-up 47,000 m² 28,000 m² 51,000 m²
Vacancy rate 5.1% 4.0% 4.3%
City prime rent 18.00 €/m² 17.00 €/m² 17.50 €/m²
City average rent 14.20 €/m² 15.40 €/m² 16.50 €/m²
City periphery 
prime rent

19.00 €/m² 18.00 €/m² 16.80 €/m²

City periphery 
average rent

17.90 €/m² 16.40 €/m² 15.50 €/m²

Periphery prime 
rent

15.50 €/m² 15.00 €/m² 13.30 €/m²

Periphery average 
rent

12.80 €/m² 12.50 €/m² 12.00 €/m²

Key office market figures in Ludwigshafen*

Indicators 2024 2023 2022
Existing space 0.941 Mio. m² 0.941 Mio. m² 0.941 Mio. m²
Take-up 48,000 m² 8,000 m² 7,000 m²
Vacancy rate 2.4% 3.3% 3.1%
City prime rent 16.00 €/m² 15.00 €/m² 13.00 €/m²
City average rent 11.80 €/m² 12.60 €/m² 11.90 €/m²

* In Ludwigshafen, the indicators city fringe and periphery cannot be determined 
due to an insufficient database of financial statements.

Source: gif/own survey 
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A new building complex for the German Cancer 
Research Center (DKFZ), which will house the 
national cancer prevention center, the Schade-
berg Center for Digital Oncology and Disruptive 
Technologies and basic research, has been un-
der construction on Berliner Strasse in Heidel-
berg since June 2024. The building complex with 
a gross floor area of 24,000 square meters offers 
a flexible space concept with open-plan office 
areas, laboratory modules and areas for special 
functions. The building will be certified to the sil-
ver standard of the Sustainable Building Rating 
System and is scheduled for completion by the 
end of 2026.

At the depot, the first construction phase consist-
ing of the existing buildings of the former work-
shops has been completed; the sections cur-
rently under construction include four workshop 
buildings and a seven-storey factory tower. On 
the Campbell site, the existing Torhaus building is 
currently being renovated and is being prepared 
by the Kraus Group for use by educational insti-
tutions.

The PROXY project by Kolb + Partner in the 
Heidelberg Innovation Park (hip) is currently be-
ing planned. It is based on a sustainable mixed-

Numerous new office buildings are being built in Heidelberg, 
Ludwigshafen and Mannheim, the locations of which can be 
seen on the two maps. Further information on the projects 
can be found in the table on page 21.

 in planning    under construction    completed
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use concept that combines office, residential and 
childcare facilities. There are 3,500 square me-
ters of divisible office and service space for rent, 
spread over the 2nd and 3rd floors of the I-build-
ing and the first floor of the L-building. In addi-
tion, a high-quality boarding house is planned to 
cover the need for temporary living space. The 

quarter also has a modern daycare center with 
spacious outdoor areas that can accommodate 
up to 150 children.

The planned SunYard project in Bahnstadt com-
bines innovative architecture and sustainable 
building concepts. The space concept compris-
es 8,200 square meters of office space on three 
to five floors as well as 1,500 square meters for 
retail and gastronomy on a 4,200 square meter 
site and complies with the DGNB Gold standard. 
Strabag Real Estate is responsible for the proj-
ect. Completion is scheduled for 2027.

Ludwigshafen: Surprising record take-
up, but hardly any space available
Ludwigshafen recorded the highest increase in 
take-up and, driven by several owner-occupi-
er deals, set a record of 49,200 square meters. 
This result is well above the five-year average 
of 13,500 square meters. Two deals exceeded 
the 10,000 square meter mark: The City of Lud-
wigshafen rented 16,400 square meters in the 
Ludwig Towers, while the start of construction 
of the police headquarters in Heinigstrasse ac-
counted for 15,000 square meters. The new IHK 
Pfalz building with 7,500 square meters also con-
tributed to the high take-up. The prime rent rose 
to 16 euros per square meter, but with a vacancy 
rate of just 2.5 percent, there is hardly any avail-
able space. The market situation will only ease in 
the coming years once the large properties com-
pleted in 2024 are occupied; there are no further 
projects in the pipeline in the short term.

The city administration of Ludwigshafen is rent-
ing the Ludwigstürme, the completely renovat-
ed former Postbank building, from the Unmüssig 

Group for 20 years. The building will be used as 
a back office and offers space for 580 modern 
workstations. The aim of the lease is to consoli-
date previously dispersed offices and implement 
the city’s “Workplace of the Future” project. Be-
fore moving in in autumn 2027, the building will 
undergo extensive modernization, including en-
ergy-efficient refurbishment, technical upgrades 
and an office fit-out in line with city specifica-
tions.

The new police headquarters in Heinig-
straße replaces the old headquarters in Lud-
wigshafen-Süd. The new two-tower building 
provides space for 650 police officers and ad-
ministrative staff. It will cost around 141 million 
euros and should be ready for occupancy at 
the end of 2027. Under the management of the 
Landesbetrieb Liegenschafts- und Baubetreu-
ung (LBB), three basement levels are being built 
– including an underground garage with 141 park-
ing spaces – as well as two building sections: a 
12-storey section facing Heinigstrasse and Wre-
destrasse and an 8-storey section facing Bür-
germeister-Hoffmann-Strasse.

The “Haus der Wirtschaft”, the new headquar-
ters of the Chamber of Industry and Commerce 
(IHK) on Ludwigsplatz, is being built by a joint 
venture between Schifferstadt-based Heberger 
Hoch-, Tief- und Ingenieurbau GmbH and Imple-
nia Hochbau GmbH. Completion is planned for 
mid-2026.

In Ludwigshafen, the office 
market is dominated by three 
major projects.

Development of prime rents in the 
city center and city edge area

Source: gif/own survey
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Projects and spaces for investors 
and companies
The Rhine-Neckar metropolitan region offers numerous locational 
advantages, above all its central location in Europe, an efficient, 
multimodal infrastructure and well-developed commercial areas 
for new companies and expansion. For example, the Mannheim 
turbine plant – the 20-hectare site is a place with a vibrant indus-
trial history that offers plenty of room for the future.
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Current office projects at a glance

No. on 
map

Location Project name Investor/ user Usable of-
fice space

Investment 
volume

Schedule

1 Walldorf Konzernzentrale SAP SAP SE 51,865 m2 219 million € until 2026

2 Heidelberg Europaplatz Gustav Zech Stiftung 33,750 m2 300 million € completed 2024

3 Mannheim Hauptverwaltung Bauhaus Bauhaus AG 25,000 m2 60 million € completed 2024

4 Mannheim LOKSITE DIRINGER & SCHEIDEL  
Wohn- und Gewerbebau GmbH

25,000 m2 over  
100 million €

completed 2024

5 Mannheim Kallstadter Strasse ABB 20,000 m2 n.a. completed 2024

6 Mannheim KONRADHAUS Gröner Group 19,750 m2 71 million € until 2025

7 Heidelberg hip – Health and  
Life Science Campus

Erhard+Stern 17,700 m2 n.a. in planning

8 Heidelberg SkyField Max-Jarecki-Stiftung 17,000 m2 n.a. in planning

9 Ludwigshafen Ludwigstürme Unmüssig Bauträgergesellschaft 
Baden mbH

16,200 m2 n.a. until 2027

10 Ludwigshafen Polizeipräsidium Rheinpfalz Land Rheinland-Pfalz 15,000 m2 until 2027

11 Mannheim CONNECT⁴ (Siemens) ADLER Immobilien 2  
GmbH & Co KG

13,360 m2 n.a. completed 2024

12 Mannheim Turbinenwerk – Haus Lilienthal Aurelis 13,000 m2 n.a. in planning

13 Mannheim Turbinenwerk – Haus Galvani Aurelis 12,500 m2 n.a. in planning

14 Heidelberg SkyOne Max-Jarecki-Stiftung 11,000 m2 n.a. until 2026

15 Heidelberg Bahnbetriebswerk,  
Bauabschnitt 2+3

Betriebswerk GmbH & Co KG 10,000 m2 n.a. until 2026

16 Mannheim Finanzamt Land Baden-Württemberg 9,500 m2 n.a. until 2025

17 Mannheim Hitachi Columbus Campus,  
Bauabschnitt 1

3iPro 9,000 m2 n.a. until 2026

18 Heidelberg Campbell Barracks – Torhaus (BF 7) Hans-Jörg Kraus 8,600 m2 n.a. until 2026

19 Heidelberg SunYard Strabag Real Estate GmbH 7,700 m2 n.a. in planning

20 Ludwigshafen IHK Pfalz Industrie- und Handelskammer 
Pfalz

7,500 m2 53 million € until 2026

21 Walldorf The Hub Walldorf commercial properties GmbH 6,500 m2  n.a. completed 2024

22 Mannheim Greensite Hopp Family Office 6,500 m2  n.a. until 2025

23 Heidelberg Montpellier-Carré Erhard & Stern 6,000 m2 n.a. in planning

24 Heidelberg Kopernikusquartier C4 Kreer Development GmbH 5,674 m2 completed 2024

25 Frankenthal Verwaltung Stadtwerke Frankenthal Stadtwerke Frankenthal GmbH 5,000 m2  over  
100 million €

completed 2024

26 Mannheim Turbinenwerk – Haus Laval Aurelis 5,000 m2  n.a. completed 2024

27 Heidelberg DKFZ Neubau DKFZ 4,600 m2 150 million € until 2027

28 Mannheim Artem Adler Immobilien Invest KG 3,870 m2 n.a. until 2026

29 Mannheim Mannheim Medical Technology 
Campus 3. BA

TPMA Technologiepark  
Mannheim GmbH

3,735 m2 n.a. until 2025

30 Heidelberg hip – PROXY Kolb + Partner 3,500 m2  n.a. in planning

Numerous new office buildings are being built in Heidelberg, 
Ludwigshafen and Mannheim, the locations of which can be 
seen on the two maps on page 18.

 in planning    under construction    completed Area data according to MF / G area definition

The most important project 
developments in the Rhine-Neckar region



23

Selected investments in production and logistics properties

No. on 
map

Location Location type Investor/user Land/usable 
space

Investment 
volume

Jobs Schedule

1 Wiesloch Production, logistics, warehouse VGP Industriebau GmbH 82,000 m² n.a. 280 in planning

2 Speyer Business park with production, 
warehouse and 300 apartments

Industriehof Speyer GmbH 80,000 m² ca.  
160 million €

ca. 500 in planning

3 Walldürn Branch office with sorting facility InterZero Holding GmbH 72,000 m² 170 million € 60 until 2025

4 Osterburken Branch office with logistics and 
autostore system

REISSER-Schraubentechnik 
GmbH

40,000 m² 45 million € 70 until 2025

5 Mannheim Business park with production, 
warehouse, flex space and office

AVENTOS GROUP 40,000 m² n.a. ca. 250 until 2025

6 Bensheim Corporate headquarters with 
production

Sanner Group 30,000 m² n.a. 225 completed 
2024

7 Weinheim Logistics center Freudenberg Real Estate GmbH/ 
Corteco GmbH

25,000 m² n.a. 100 until 2025

8 Groß- 
Rohrheim

Logistics center Aurelis Real Estate GmbH/
Alnatura

23,600 m² n.a. n.a. until 2026

9 Nußloch Logistics center and office Betty Barclay Group 20,000 m² n.a. n.a. until 2026

10 Mannheim TURBINENWERK – business park Aurelis Real Estate GmbH 12,250 m² n.a. n.a. in planning

11 Mannheim Customer center with rental park 
for construction machinery

DEVELON 10,650 m² n.a. 40 until 2025

12 Mannheim Business park Panattoni Germany Properties 
GmbH / beegy

15,200 m² n.a. n.a. completed 
2024

13 Landau Business park with warehouse, 
logistics and office

MCB Immobilien GmbH 3,940 m² 3.9 million € n.a. in planning

14 Mannheim Logistics center Hutchinson 3,700 m² 7 million € 240 until 2025

15 Buchen Production KRAUSKOPF  
Maschinentechnik

2,500 m² 1.5 million € n.a. completed 
2024

Selected industrial estates

No. on 
map

Town Name of business park Building rights/
type of area

Total area of which still 
available

Available  
plot sizes

Standard  
land value

Purchase 
price

1 Harnheim- 
Walldürn

Birkenbüschlein / VIP III GI 250,000 m² 107,000 m² 27,000–80,000 m² 25 €/m² from 38 €/m²

2 Ludwigshafen Mittelstandspark GE 85,000 m² 85,000 m² from 1,500 m² 30 €/m² n.a. 

3 Heidelberg Patrick-Henry-Village B-Plan in 
Aufstellung

80,000 m² 80,000 m² 1,000–20,000 m² n.a. n.a. 

4 Buchen Interkommunaler Gewer-
bepark Odenwald – IGO

GI 360,000 m² 60,000 m² 1,000–20,000 m² 43 €/m² 43–100 €/m²

5 Lampertheim Wormser Landstraße II 80,000 m² 55,000 m² from 1,500 m² n.a. n.a. 

6 Worms N101 (Worms Nord I) GE / GI 250,000 m² 47,000 m² to 47,000 m² 110–140 €/m² on request

7 Heidelberg Bahnstadt B-Plan in 
Aufstellung

272,000 m² 46,000 m² 4,000–10,000 m² 480–550 €/m² n.a. 

8 Groß-Rohr
heim

Am Entenweg II GE / GI 200,000 m² 41,000 m² 10,000–35,000 m² n.a. n.a. 

9 Rülzheim Nord IV GI 75,000 m² 40,000 m² 1,738–25,100 m² 100 €/m² 100 €/m²

10 Ludwigshafen Südlich Frankenthaler  
Straße

GE 36,000 m² 36,000 m² 2,000–21,100 m² 25 €/m² n.a. 

11 Mannheim Steinweg GEx 110,000 m² 32,499 m² 1,271–7,500 m² 200–230 €/m² 200–230 €/m²

12 Worms Worms Nord II GE / GI 1,000,000 m² 30,000 m² 6,000–22,000 m² 120 €/m² on request

13 Einhausen Gewerbegebiet Nord II GE 24,080 m² 24,080 m² 520–4,920 m² 110 €/m² 150–250 €/m²

14 Hatzenbühl Gereutäcker Hatzenbühl GE 21,000 m² 21,000 m² on request on request 150 €/m²
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No. on 
map

Town Name of business park Building rights/
type of area

Total area of which still 
available

Available  
plot sizes

Standard  
land value

Purchase 
price

15 Höpfingen Rübenäcker GE 43,000 m² 21,000 m² 1,500 – 15,800 m² 32 €/m² on request

16 Germersheim Wörth-West GE 20,700 m² 20,700 m² on request 110 €/m² 150 €/m²

17 Weinheim Industriepark GE / GI 800,000 m² 20,000 m² 8,000 – 11,500 m² 80 €/m² no sale

18 Wiesloch Metropolpark GE 20,000 m² 20,000 m² on request on request on request

19 Böhl-
Iggelheim

südl. der Bahnlinie und  
westl. der Iggelheimer 
Str.

GE / GI 15,300 m² 15,300 m² on request 105 €/m² n.a. 

20 Wiesloch- 
Walldorf

Großer Stadtacker GEe 13,500 m² 13,500 m² 13,500 m² n.a. 350 €/m²

21 Plankstadt A!real III GE 90,000 m² 12,000 m² 3,000 – 12,000 m² 175 €/m² 190 €/m²

22 Heidelberg Heidelberg Innovation 
Park (hip)

GE 148,000 m² 11,000 m² 1,171 – 3,207 m² n.a. n.a. 

23 Weinheim Gewerbegebiet Nord GE 49,000 m² 10,516 m² 877 – 2,075 m² 180 €/m² 170–185 €/m²

24 Grasellenbach Borkwiese Coronet GE 23,000 m² 10,000 m² on request 40 €/m² 65–75 €/m²

25 Walldürn Spangel GE 38,023 m² 9,321 m² 4,500 – 9,321 m² n.a. n.a. 
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COMMERCIAL MARKET SEGMENT

The German investment market for commercial real 
estate as a whole achieved a turnover of around 25 
billion euros in 2024. This marked the start of a na-
tional market recovery, with the previous year’s fig-
ures being exceeded by around 15 percent, mainly 
due to a strong fourth quarter. In the Rhine-Neck-
ar metropolitan region, the increase in the fourth 
quarter failed to materialize and the “warehousing 
and logistics” asset class experienced a histori-
cally poor year with an investment volume of only 
around 22 million euros and a market share of 3.6 
percent. A normalization is expected in 2025, as 
the region with the regional centers of Mannheim, 
Ludwigshafen and Heidelberg remains attractive 
for investments in production and logistics proper-
ties due to its strategically favourable location and 
excellent transport connections.

In 2024, 25 selected industrial estates with a to-
tal area of around 4.1 million square meters were 
analysed in an annual survey of local authorities. 
Of this, almost 900,000 square meters of unde-
veloped space is currently available in the short or 
medium term. The sites differ in terms of their size, 
the available plot layouts and the respective stan-
dard land values, meaning that companies have a 
wide range of location options in the region.

New sites and revitalizations in the region
The Nord IV industrial estate in Rülzheim offers 
ideal conditions for companies looking for a mod-
ern and well-connected location. As part of the re-
gional “commercial settlement area”, it ensures the 
further development of existing businesses and 
at the same time creates space for new commer-
cial settlements. The high demand for commercial 

The Rhine-Neckar metropolitan region remains 
a sought-after location for commercial invest
ments. The high demand for logistics and 
production space meets targeted location 
developments that enable further growth.

space underlines the economic attractiveness of 
the municipality. The development of the area has 
been completed and the plots are currently being 
marketed.

The western development axis in Ludwigshafen 
offers ideal locations for future-oriented com-
panies with two new commercial areas. The 
“Südlich der Frankenthaler Straße” business park 
along Bayreuther Straße is primarily aimed at 
medium-sized companies. With plot sizes from 
2,000 square meters, a maximum building height 
of 15 meters and excellent transport connections, it 
creates the ideal conditions for economic growth. 
The Mittelstandspark, which is located to the south 
of Mannheimer Strasse, offers around 16 hectares 
of high-quality commercial space for innovative 
companies.

VAREAL is located in the Friedrichsfeld industrial 
estate in Mannheim and is surrounded by produc-
tion, logistics and trading companies. Thanks to its 
central location between Mannheim and Heidel-
berg, the business park offers strategically favor-
able connections to regional and national transport 
networks. The approximately 63,000 square meter 
site is being developed by AVENTOS into a sus-
tainable commercial quarter with a multi-tenant 

Sustainable strategies 
provide strong impetus

Open day at the Osterburken 
Regional Industrial Park (RIO) 
to mark its 40th anniversary.
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COMMERCIAL MARKET SEGMENT

Transparency for investors 

The Rhine-Neckar commercial real estate 
portal offers tradespeople and investors 
a comprehensive overview of available 
commercial properties in the region. With 
a user-friendly search function, properties 
can be filtered according to size, facilities, 
price and location. In addition, interested 
parties receive important information on 
transport connections, price and tax struc-
ture as well as direct contact details of the 
space providers. The portal thus makes a 
significant contribution to the transparen-
cy of the Rhine-Neckar region and facili-
tates well-founded investment decisions.

structure. A combination of preservation, revital-
ization and new construction will create a business 
park that creates modern working environments 
and meets high standards of sustainability and 
user-friendliness.

Turbinenwerk Mannheim is located in the north-
east of Mannheim in the center of the Rhine-Neck-
ar metropolitan region and is easily accessible by 
both public and private transport. AURELIS has re-
developed the approximately 20-hectare industrial 
wasteland and transformed it from a sealed facto-
ry site into an open urban quarter with a quality of 
stay. In addition to numerous office projects and 
existing halls that have already been let, a business 
park will be developed by 2026 for trade, manufac-
turing, warehousing and services. The total rental 
area is approx. 6,200 square meters.

Further development of commercial develop-
ment areas in the Rhine-Neckar regional plan
The standardized Rhine-Neckar regional plan, 
which has been legally binding since 2014, forms 
the basis for the spatial development of the met-
ropolitan region. In view of the increasing demand 
for commercial space due to company expansions, 
new settlements and relocations, the Rhine-Neckar 
Regional Association initiated the 1st amendment to 

the plan chapter “Commercial development areas”. 
A preliminary regional commercial space study, 
prepared by CIMA Beratung + Management GmbH 
in consultation with local authorities and chambers 
of industry and commerce, provided important find-
ings for this. It analyzed economic structural con-
ditions, regional commercial space requirements 
and existing potential. A key result was the differ-
entiation of regionally important commercial focal 
points into “priority areas for industry and logistics” 
and “priority areas for services and commerce”. 
These priority areas serve as a control instrument 
for regional planning by offering planning and in-
vestment security and at the same time excluding 
competing uses. The revision of the priority areas 
has increased the total area of commercial priority 
areas in the regional plan by approx. 235 hectares 
to around 2,025 hectares. The 1st amendment to 
the regional plan is currently being reviewed by the 
Baden-Württemberg Ministry for Regional Devel-
opment and Housing and the approval process is 
expected to be completed in 2025.

The commercial real estate portal can be 
reached at www.standorte-rhein-neckar.de

http://www.standorte-rhein-neckar.de
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At 38.5 percent, retail properties are the stron-
gest segment on the regional investment market 
for the first time. Several major deals add up to 
230 million euros, including Galeria am Parade-
platz in Mannheim and parts of the Darmstädter 
Hof-Center in Heidelberg. After years of uncer-
tainty, the last four Galeria locations in the re-
gion in Mannheim, Heidelberg, Speyer and the 
Rhein-Neckar-Zentrum Viernheim have been re-
tained and have clear prospects for the future. 
Prime rents have remained stable at 100 euros per 
square meter compared to the previous year, af-
ter falling from 2020 to 2023. Rents in Mannheim 
and Heidelberg are now on a par, as the decline 
in Heidelberg has been less pronounced. Foot-
fall across Germany rose by around 1.5 percent 
in 2024, with the main street in Heidelberg being 
one of the winners with an increase of over 5 per-
cent. According to Hystreet, the average footfall 

on Saturdays in April and May 2024 was around 
57,000 passers-by on Mannheim’s Planken and 
around 66,000 on Heidelberg’s Hauptstraße. 
Sales have also recovered slightly: bricks-and-

Rent levels and turnover 
back in balance
The high level of investment reflects 
the opportunities for the location, 
with prime rents stabilizing above 
the national average.

mortar retail in the region recorded an increase 
in sales of 4.6 percent, reaching a total volume 
of 8 billion euros in the Rhine-Neckar CCI district. 
In addition to the increase in purchasing power, 
a shift in the proportion of online retail to bricks-
and-mortar retail is also contributing to this. At 
6,774 euros, per capita sales are above the av-
erage for Baden-Württemberg (6,580 euros) and 
Germany (6,578 euros), which indicates higher 
purchasing power in the region. 

Heidelberg’s main street in a 
state of constant change 
Numerous properties along Heidelberg’s central 
shopping street are being modernized as part 
of refurbishment measures, taking into account 
current regulations and monument protection re-
quirements. In addition to the retail areas, the resi-
dential and office spaces above are often also be-

Although experience and 
enjoyment are becoming more 
important for city center 
visitors, brick-and-mortar retail 
has once again won back share 
from online retail.

40 years after its inaugu-
ration, Bismarckplatz in 
Heidelberg is being mod-
ernized and upgraded. This 
was made possible thanks 
to funding from the federal 
program “Sustainable inner 
cities and centers”.
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ing renovated. A master painter specializing in the 
renovation of old buildings also took advantage of 
this development and moved into the premises of 
a former pharmacy. The upgrades contribute to 
the attractiveness of the 1.6 km long pedestrian 
zone and ensure that the tenant mix is continu-
ously adjusted. Rents for retailers have fallen only 
moderately in recent years. In 1a locations, the 
rent for smaller retail space fell by 5  percent to 
104 euros per square meter, while larger retailers 
pay 71 euros per square meter (2023: 75 euros 
per square meter). Prime rents in 1b locations re-
mained largely stable (–3 percent).

A new REWE store was opened in Darmstäd-
ter-Hof-Centrum. In the gastronomy sector, the 
opening of LʼOsteria brought a new provider of 
Italian system gastronomy to the city center. The 
Galeria Kaufhof store in Hauptstraße recorded 

customer footfall at the 2020 level again in the 
2024 Advent season. A Media Markt Smart Store 
was one of the first four stores in Germany to open 
in Heidelberg, establishing a new retail concept 
in the pedestrian zones. In addition, an interim 
tenant was found for the former Schlemmermeyer 
store in the form of the Italian restaurant “Rossini” 
while the building undergoes extensive refurbish-
ment. The fashion label Only has expanded, cre-
ating space for Only & Sons in its former location 
on the main street. The traditional coffee roasting 
company Jansen has been given a new branch, 
which is currently being renovated. “Von Lennox” 
ladies’ fashion has “improved” from Sofienstraße 
to Hauptstraße. Diagonally opposite, “Oranje Blu-
men” from Bismarckplatz, also enlarged, moved in 
at the end of 2024.

City center development from the old 
town to the main train station
Under the title “MITTENDRINNENSTADT”, the city 
center from the old town via Bergheim to the main 
train station will be strengthened by the end of 
2025 with a funding program of five million euros.
The city is investing 1.25 million euros of this 
from its own funds. It will receive a further 3.75 

Development of prime rents 
for retail properties

Source: MRN’s own representation based on data from JLL SE
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million euros in federal funding from the Ministry 
of Housing, Urban Development and Construc-
tion’s “Sustainable inner cities and centers” pro-
gramme. Due to its prominent location, Bismarck-
platz plays a key role in the further development 
of the city center: as part of the redesign of the 

central public transport hub, new seating was 
created, trees planted and green spaces upgrad-
ed, barriers removed and an additional 40 bicycle 
parking spaces installed. The former RNV pavil-
ion was also modernized and repurposed. Since 
January 2025, it has housed a fan store for the 

Heidelberg, Hauptstraße

•	Prime rent 2024: 100 €/m²,  
Germany total: 92.55 €/m²

•	Development 2014 – 2024: –16.7%,  
Germany total: –18.7%

  Pedestrian zone      prime location
Source: JLL SE; Map: VRRN

In Mannheim C1, oppo-
site the Stadthaus and 

Paradeplatz, the Deiters 
costume store opens on 

1,700 square meters.
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Rhein-Neckar Löwen, MLP Academics and TSG 
Hoffenheim as well as the Rhein-Neckar Olympic 
Training Center (OSP). The still vacant Galeria 
store on Bismarckplatz is under particular scru-
tiny as a central retail space. There are ongoing 
discussions about the possible takeover of the 
building, which are being actively supported by 
the City of Heidelberg. The city center manage-
ment has set up a project office in Poststrasse as 
a contact point for citizen participation.

Developing Mannheim’s city center together
The city of Mannheim is focusing on strengthen-
ing, developing and transforming the city center 
through various measures. City-Net-Eigentümer-
netzwerk Innenstadt Mannheim e. V. was further 
expanded in 2024. The voice of investment deci-
sion-makers was strengthened with the addition 
of seven new members. The owners have also 

developed their own charter in which they have 
set out their positions and responsibilities. The 
Economic Development Agency actively supports 
the network by taking over the office.

The question of the future viability of city centers 
is a nationwide issue, and various innovative ap-
proaches and measures can be tested with the 
help of federal funding. The city of Mannheim is 
participating in this program as part of the Fu-
tuRaum project. In a large, innovative participa-
tion process, the challenges associated with the 
task are being addressed with the involvement of 
the relevant stakeholders. Initially, the focus was 
placed on Fressgasse, the relevant stakeholders 
were brought together in the “City Factory” group 
and a target vision for Fressgasse 2028 was 
jointly developed. The measures include different 
approaches, whereby a distinction can be made 
between activating measures (e.g. events, street 
music), advisory measures (e.g. outdoor adver-
tising systems) and structural measures (e.g. 
street design).

Investments and new openings
The redesign of the Planken was completed in 
November 2024. After the main axis, which was 
already modernized in spring 2019, the side 
streets also received a comprehensive upgrade. 
The city of Mannheim and MVV Netze GmbH in-
vested around 10.3 million euros to create an at-
tractive cityscape with high-quality surfacing and 
modern furnishings. Last but not least, the plat-
forms at the Paradeplatz stop between Parade-
platz and D1 were also upgraded to make them 
handicapped accessible and the tracks were re-
placed. In addition, the road surface of an entire 
quadrant in the eastern part of Oberstadt was re-
newed with thin-layer cold asphalt renovation.

Despite the overall economic challenges, sever-
al new openings were recorded in Mannheim city 
center in 2024. Deiters, a specialist store for cos-
tumes and party supplies, opened a 1,700 square 
meter store on three floors at Paradeplatz (for-
merly Thalia). Walbusch, which originally special-
ized in mail order, has opened a bricks-and-mor-
tar store for men’s and women’s fashion on the 
Planken. The shoe retailer Gabor also expanded 
its branch network with a new location. Thalia in 
P7 was completely modernized, with the product 
range being expanded, particularly in the toys 

Mannheim, Planken

•	Prime rent 2024: 100 €/m²,,  
Germany total: 92.55 €/m²

•	Development 2014 – 2024: –41.2%,  
Germany total: –18.7%

  Pedestrian zone      prime location
Source: JLL SE; Map: VRRN
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section. Another highlight is the opening of Sand-
box Virtual Reality in Q6/Q7, which offers immer-
sive virtual reality experiences. These develop-
ments show that Mannheim city center remains 
attractive for investment and is being strength-
ened in its function as a retail, business and lei-
sure location through targeted measures.

Ludwigshafen
Ludwigshafen’s city center is the city’s most im-
portant central service area and comprises the 
main axes of Ludwigstrasse and Bismarckstrasse 
as well as the Rhein-Galerie. With a retail space 
of around 46,700 square meters, it accounts for 
around 18 percent of the city’s total retail space. 
The retail sector is characterized by anchor ten-
ants such as in the Rhein-Galerie. This is home to 
branches of major retail chains such as Saturn, 
C&A, H&M and Peek & Cloppenburg. 

The central location on the Rhine offers good 
accessibility, but is affected by the planned re-
design of Hochstrasse and Helmut-Kohl-Allee. A 
total of 267 retail businesses are located here, 
which corresponds to around 33 percent of the 
city-wide businesses. Vacancies account for 
around 8 percent of the total and the shop win-
dow design along the main shopping streets is in 
need of modernization.

The aim of future development is to strengthen 
the functional mix of retail, gastronomy and ser-
vices and to revitalize existing vacancies. In ad-
dition, the food offering, which is no longer in line 

with market requirements, is to be modernized 
and the use of promotional measures to upgrade 
the town center is to be intensified.

Subsequent uses for former Real 
locations in the Vorderpfalz region
The ninth EDEKA store operated by the Stiegler 
family opened in Mutterstadt at the end of 2024. 

The Walzmühle is being 
repositioned as a local supply 
center.

With a sales area of 5,500 square meters, it offers 
a wide range of high-quality groceries, including 
an extensive fruit and vegetable department, a 
fresh food counter with regional meat and cheese 
specialties and an integrated bakery. Modern ser-
vices such as Scan&Go, environmentally friendly 
packaging solutions and regional products com-
plete the concept.

In Ludwigshafen-Oggersheim, Kaufland is open-
ing a new store in mid-February 2025 on the 
premises of the former Real store. The sales area 
was reduced from 7,000 to 5,700 square meters, 
as Kaufland adjusted the previously large non-
food area in favour of a more food and drug-
store-oriented product range. Areas that were 
no longer required were converted into storage 
areas. The store has a large fresh food counter 
for meat, sausage, cheese and fish as well as a 
row of stores in the checkout area with various 

SANIERUNG

IM
 BAU (Umbau)

SANIERUNG

IM
 BAU (Umbau)Ludwigshafen, Ludwigstraße

  Pedestrian zone      prime location 
 
Map: VRRN
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stores, including a Görtz bakery, a tobacconist 
and a hairdresser. The product range comprises 
a total of around 30,000 items.

In Frankenthal-Studernheim, the approximately 
51,000 square meter area of the former Real 
store will be put to a new use. Two investors, SGE 
Stüdemann – Grundbesitz-Entwicklung GmbH 
and gsp Städtebau GmbH, are planning to build 
a new market center and a residential area there. 
In the northern area, a building complex with sev-
eral stores is to be built to ensure local supply in 
the district. In the southern part of the site, a resi-
dential area with two to three apartment buildings 
as well as around 40 semi-detached and 106 ter-
raced houses is planned.

Retail trade figures for the most important 
centers in the Rhine-Neckar metropolitan region

Municipality Inhabi-
tants

Purchasing 
power

Turnover Centrality

Mannheim 315.554 94,7 124,1 131,0

Ludwigshafen 174.265 90,0 98,7 109,6

Heidelberg 162.273 91,0 106,2 116,7

Worms 84.646 92,9 134,8 145,1

Neustadt 53.981 107,7 116,3 108,0

Speyer 51.368 100,2 138,9 138,6

Frankenthal 49.051 94,6 107,2 113,4

Landau 47.610 96,4 144,7 150,0

Weinheim 45.275 109,6 133,8 122,0

Bensheim 42.089 112,2 125,8 112,1

Sinsheim 36.601 92,9 118,4 127,5

Viernheim 34.534 99,6 173,6 174,2

Lampertheim 32.870 102,7 90,6 88,2

Leimen 27.142 95,7 55,5 58,0

Wiesloch 27.049 102,4 93,8 91,6

Heppenheim 26.946 106,5 130,2 122,3

Mosbach 23.484 97,1 159,5 164,4

Schwetzingen 22.062 108,4 191,6 176,8

Hockenheim 21.745 98,5 165,0 167,5

Germersheim 21.099 82,5 118,5 143,7

Schifferstadt 20.615 108,1 68,2 63,1

Haßloch 20.387 102,0 91,5 89,8

Bad Dürkheim 18.818 107,1 125,0 116,7

Wörth 18.350 97,3 106,1 109,1

Buchen 18.018 94,7 134,4 141,9

Source: GfK GeoMarketing (key figures as at 2024), Federal Statistical Office 
(population as at 31.12.2023)
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The Platz der deutschen Einheit in front of the 
Rhein-Galerie is now the first address for open-
air events in Ludwigshafen, such as the street 
theater festival or the Rheinuferfest.
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Return-to-Office Analysis 
Rhine-Neckar

Occupancy rate of the 
three largest cities in the 

metropolitan region

The amount of time employees spend in the office is an 
important parameter for employers when planning their 
future utilization concepts and space requirements for 
office properties.

Methodology of the study
The “Return to Office – Rhine-Neck-
ar Metropolitan Region” study con-
ducted by JLL Research in January 
and February 2025 analyzes the 
current usage behavior of office 
space in Heidelberg, Ludwigshafen 
and Mannheim. The study is based 
on an online survey of 975 office 
employees in the aforementioned 
cities.

Occupancy rates by city/region Days in the office

* Big 7 cities are Berlin, Düsseldorf, Frankfurt, Cologne, Hamburg, Munich, Stuttgart (survey mid-2024)

85 %
before Corona

76 %
2025

Current occupancy rate Pre-corona occupancy rate

Heidelberg  80 %
 86 %

Ludwigshafen
 74 %

 83 %

Mannheim
 74 %

 84 %

Rhein-Neckar (HD, LU, MA)
 76 %

 85 %

Big 7*
 72 %

 79 %

4.31 4.00 93 %

4.15 3.72 90 %

4.23 3.71 88 %

4.23 3.79 90 %

4.05 3.61 89 %

before Corona current RTO rate
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Number of office days per week

The study conducted by JLL Research 
analyzes the current usage behavior 
of office space in Heidelberg, Lud-
wigshafen and Mannheim based on an 
online survey of employees. The aim 
was to determine the return-to-office 
rate (RTO) and to examine differences 
in terms of sectors, company size and 
accessibility of offices.

Occupancy rate and office 
days – positive trend, but not 
yet at pre-pandemic level
The average office occupancy rate in 
Heidelberg, Ludwigshafen and Mann-
heim is currently 76 percent, compared 
to 85 percent before the coronavirus 
pandemic. Respondents are in the of-
fice an average of 3.8 days per week, 
compared to 4.2 days before the pan-
demic. Heidelberg has the highest at-
tendance at 4.0 days per week, followed 
by Mannheim and Ludwigshafen with 
3.7 days each. Despite the increase in 
office presence, the level remains be-
low the pre-corona level. This regional 
trend reflects the nationwide increase 
in office occupancy, which reached an 
average of 72 percent in the seven larg-
est German cities (Big 7) in 2024, com-
pared to 63 percent in the previous year 
and 79 percent before the pandemic. 

Industries and company sizes – 
smaller companies and certain 
industries are driving the return
The return to the office varies depend-
ing on the industry and company size. 
Office presence has almost returned to 
pre-pandemic levels, particularly in the 
construction, real estate and housing 
sectors and in public administration. 
Smaller companies with up to 49  em-
ployees have a return rate of 98 percent, 

Average days in the office per typical 
working week and city

on one day

on four days

on three days

on two days

on one day

five days or more 

 6 %
 8 %

 13 %
 10 %

 14 %
 7 %

 10 %
 3 %

 6 %
 2 %

 50 %
 68 %

How many days in a typical working week are you currently in the office?
How many days were you in the office in a typical working week before the 
coronavirus pandemic (March 2020)?

0 days 1 day 2 days  3 days 4 days

Heidelberg

Ludwigshafen

Mannheim

total

 3 %
 6 %

 17 %
 53 %

 9 %
 13 %

 6 %
 8 %

 12 %
 51 %

 11 %
 12 %

 7 %
 6 %

 13 %
 48 %

 10 %
 16 %

 6 %
 6 %

 14 %
 50 %

 10 %
 14 %

5 days or more
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while larger companies with more than 
250 employees have a rate of 77  per-
cent. These regional observations are 
in line with national trends, where com-
panies with fewer than ten employees 
have a return rate of 96 percent. 

Demographic differences – age 
and family situation have lit-
tle impact on office presence
The analysis shows that demographic 
factors such as age and family situa-
tion only have a minor impact on office 
presence. Although employees with 
children are in the office slightly less 
often, they have a return rate compa-
rable to that of their colleagues without 
children. The age of the employees also 
plays a subordinate role, which indi-
cates that structural framework condi-
tions such as company guidelines and 
accessibility of the workplace are more 
decisive. These findings are in line with 
nationwide observations, which show 
that employees with a management 
function are in the office slightly more 
often overall than those without man-

Company guidelines – clear guide-
lines promote office presence
Company guidelines play a decisive 
role in the return to the office. Clear 
and binding attendance guidelines 
lead to a higher presence, while flex-
ible regulations tend to lead to more 
home office use. The study shows that 
employees in companies with fixed at-
tendance obligations return to the of-
fice more frequently than those with 
a free choice of work location. This 
trend can also be observed nation-
wide, where 87 percent of employers 
expect their employees to work in the 
office at least some of the time and 33 
percent have introduced a presence 
requirement. However, employees with 
freedom of choice are also returning to 
the office. Respondents who describe 
their company’s attendance policy as 
“completely flexible” are currently in 
the office for an average of 3.2 work-
ing days per typical working week. Be-
fore corona, it was 3.9 days. 

Office days according to attendance 
regulations in the company

RTO rates by employees at office location 
and company headquarters

1–9 10–49 50–249
250 and more total

98 % 98 %
89 % 90 %

77 % 79 %
90 %91 %

total
abroad in Germany

Don't know/no
answer

Total

Mainly in the office

Mainly working
from home

Always working
from home

 

Completely
flexible

Other

Always in the office 4.8

4.0

2.0

1.6

3.2

2.8

2.0

3.8

4.7

4.3

3.8

3.6

3.9

3.4

2.8

4.2

On how many days of a typical working week are you currently in the office?
How many days were you in the office in a typical working week before the 
coronavirus pandemic (March 2020)?



37

IN FOCUS

Assessment of the accessibility of the individual office location 
in Rhine-Neckar (HD, LU, MA) and main modes of transport

As at: February 2025; source: JLL Research; basis: survey of 975 office workers in Heidelberg, Ludwigshafen and Mannheim in January & February 2025

Occupancy rates by business sector Days in office

4.10

4.30

4.16

3.61

102 %

84 %

4.03

4.28

3.33

4.17

83 %

97 %

4.43

4.25

3.75

3.71

85 %

87 %

4.49

3.75

4.07

2.56

91 %

68 %

4.15

4.23

3.45

3.79

83 %

90 %

before Corona current RTO rate

Current occupancy rate Pre-corona occupancy rate

Construction, real
estate and housing

Marketing, culture,
media

 83 %
 80 %

 67 %
 78 %

 75 %
 87 %

 81 %
 88 %

 69 %
 83 %

 72 %
 86 %

 83 %
 85 %

 83 %

 75 %

 83 %

 74 %

 51 %

 76 %

Consulting services

Public services, 
education, health  

Financial services

Telecommunications,
IT

Trade, transport, 
logistics, tourism

Insurance services

Industrie, Produktion, 
Verarbeitung, Energie

Overall result

Very good

Rather good

Moderate

Rather poor

Very poor

Not specified

Car

Public transport

Bicycle

On foot

Something else

Not specified

 5 %

14 %

26 %

52 % 59 %

18 %

15 %

6 %

 1 %  1 %  1 % 2 %



38

IN FOCUS

Accessibility and means of trans-
port – the commute to work has a sig-
nificant influence on office presence
The choice of means of transport and 
the duration of the commute have a 
significant influence on office pres-
ence. In Ludwigshafen, the car dom-
inates as a means of transportation, 
while in Heidelberg, public transport 
and bicycles play a greater role. Em-
ployees with a journey time of up to 
15 minutes are present in the office 
on average 4.02 days per week, while 
attendance drops to 2.78 days with a 
journey time of more than 60 minutes. 
This regional trend is also reflected in 
the national trend, which shows that 
the shorter the individual journey to the 
office, the greater the number of office 
days. 

Conclusion – increasing of-
fice presence with potential 
for further development
The study shows that although office 
presence in the Rhine-Neckar metro-
politan region has fallen compared to 
the pre-corona period, it is increas-
ing significantly again. Factors such 
as company guidelines, accessibility 
of the workplace and company size 
play a decisive role here. While smaller 
companies have almost completely re-
turned to working from home, working 
from home remains an integral part of 
everyday working life in larger orga-
nizations. This regional trend is in line 
with nationwide developments, which 
show a progressive return to the office. 
Despite this positive trend, a full return 
to pre-crisis levels has not yet been 
achieved, which points to the need for 
further adjustments and flexible work-
ing models.

agement responsibility (3.7 days com-
pared to 3.5 days per week). 

Office days per typical working week

Main means of transportation used 
to get to the office in the city

Simple journey time in minutes: 
 0 – 15   16–30   31– 45    
 46–60   60+  Total 

Main means of transportation: 
 Car   Public transport   Train
 Bicycle   on foot

4.02

3.70 3.67
3.94

2.78

3.79
3.74 3.73

3.13

4.04 4.14

Main means of transport: 
 Car  Public transport  Bicycle  on foot  Train  Something else

60 %

59 %

 66 %

 20 %

 17 %

 17 %

13 %

 18 %

 14 %
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