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THE NEW  
HIGH-RISE  
MODEL FOR  
BERLIN 2025
QUALITY – COMPENSATION – PARTICIPATION
ADDED VALUE FOR THE PUBLIC



“High-rise buildings are part of Berlin.  
The updated high-rise model provides 
the framework for the construction of 
new high-rises. It sets out clear criteria, 
defines transparent procedures and 
ensures that high-rise buildings are not 
only constructed to a high standard of 
urban planning and architecture, but 
also add value to the neighbourhood, 
the city skyline and the general public.”

Prof. Petra Kahlfeldt 
Senate Building Director/Permanent Secretary 
for Urban Development

“High-rise buildings can contribute to 
solving the housing problem in Berlin. 
In these ecologically and economically 
challenging times, the effective use of 
land requires high-rise buildings to be 
used as a type of development in loca-
tions that make sense in terms of urban 
planning. This is why we have streamlined 
the planning process, clarified the plan-
ning principles and simplified the require-
ments for residential high-rise buildings.”

Christian Gaebler
Senator for Urban Development, 
Building and Housing



approx. 32 m

approx. 50 m

approx. 15 m

approx. 30 m

approx. 
21 m

approx. 35 m

Standard application case – high-rise building 35 m tall or above

APPLICATION OF THE HIGH-RISE MODEL 

No application of the high-rise model
•	� The surrounding area is already significantly influenced by 

high-rise developments (e.g. in large housing estates) and the 
height of the new project does not exceed the formative verti-
cal scale (or not significantly).

•	� The project is below the “high-rise building limit” defined in 
the building code for Berlin (§ 2 Para. 4 No. 1 in conjunction 
with § 2 Para. 3 Sentence 2 - BauO Bln).

�	� Mandatory construction planning law applies or a legally 
effective building permit already exists for a high-rise 
building project. 

Further application examples 
•	� The area surrounding the high-rise building project is shaped 

by building heights below or above the “Berlin eaves”.  
The high-rise model must be applied if the formative vertical 
scale to date is exceeded by more than 50%.

Standard case
•	� The high-rise building project exceeds the characteristic 

height of formative existing buildings by more than 50% and 
thus has substantial impacts on the local cityscape and the 
urban structure (secondary technical installations on the roof 
are generally not considered).

•	� The standard case for application in the inner-city area with 
“Berlin eaves” (21–22 m) exists from a height of 35 m.

High-rise building below 35 m exceeds the surrounding scale High-rise building exceeds environmental scale e.g. only from 50 m



...

Quality
High-rise building projects must be of 
particularly high urban development and 
architectural quality.

Participation
Extensive and early participation is an 
essential part of the planning process for 
high-rise projects.

Sustainability
High-rise projects must be certified accord-
ing to a sustainability assessment system.

Open ground floor
The ground floor area of high-rise build-
ings must be accessible to the public.

Compensation
Adverse effects of high-rise 
projects must be compensated for.

Competition
A competitive procedure appropriate to 
the nature and scope of the project must 
be conducted for high-rise projects.

Multifunctionality
High-rise buildings over 60 m tall must be 
used for multi-functional purposes.

Open top floor
The top floor of high-rise buildings should 
ideally facilitate public access or commu-
nal use.

Added value
High-rise projects must generate added 
value for the general public.

 

Local development plan 
A local development plan (LDP) procedure 
– preferably project-based – is mandatory 
for high-rise projects.

Simplified rules apply to residential  
high-rise buildings: 

•	� The creation of rent-controlled and oc-
cupancy-controlled housing based on 
the “Berlin model” ensures full compli-
ance with the requirements of the added 
value planning principle.

•	� For residential high-rise buildings over 
60 m tall to which the Berlin model of 
cooperative land development applies, 
the planning principle of multifunctionality 
does not need to be applied.

•	� In the case of residential high-rise build-
ings, the planning principle of an open 
top floor can be implemented in the form 
of an offer to the community of residents 
– or its application can be waived for 
reasons to be clarified.

PLANNING PRINCIPLES  
AT A GLANCE
These planning principles provide a guideline for the sustainable  
integration of high-rise building projects into the urban fabric. 



High-rise projects over 60 m tall must  
contribute to vibrant urban neighbour-
hoods by creating a functional mix 
suitable for the location. Starting from 
two basic use categories (category 1/
commercial and category 2/residential), 
the respective main use in one of the 
categories must utilise a maximum of 
70 % of the floor area, while the remain-
ing floor space must be assigned to uses 
in the respective other category. 

If the construction project includes several 
building sections, the multifunctionality 
must be achieved as part of the overall 
project. The same applies if the building 
project consists of two or several de-
tached buildings, of which at least one 
reaches a height of above 60 m. The 
proportion of mixed use is to be attributed 
to the overall building project. 

MULTIFUNCTIONALITY PLANNING PRINCIPLES – 
OPEN GROUND FLOOR/TOP FLOOR

Schematic examples of high-rise buildings above/up to 60 m tall

�Category 1/commercial: 
Offices, trade, hotels, administration (public/private), restaurants, doctor’s practices/spaces for independent professions, miscellaneous commercial use

Category 2/residential and infrastructure:
Housing, cultural facilities, social infrastructure, educational facilities, other non-commercial uses

Open ground floor/publicly accessible or communal uses, preferably on the top floor or on the roof

Schematic examples of high-rise buildings with plinth/block and for overall 
building projects with high-rise and non high-rise buildings

Schematic example of an overall urban development project

Use categories

Within the scope of an overall urban  
development project, which includes 
both high-rise buildings above 60 m tall 
and other buildings below 60 m tall, the 
mixed use must be demonstrated as part 
of the overall project. The spatial refer-
ence level is generally the scope of the 
local development plan to be drawn up. 
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OVERARCHING CRITERIA FOR SITE SELECTION – 
PRELIMINARY CHECK
 
Sites for the construction of high-rise buildings are to be selected subject 
to the strictest standards. The following basic, general criteria with regard 
to spatial aspects must be examined and taken into account as a matter of 
priority when selecting a site. If this assessment reveals that the site would 
involve restrictions that cannot be overcome, the site in question should not 
remain in the running as a potential location for high-rise projects.

Location criteria with spatial reference
Heritage protection
•	 Monuments/heritage buildings 
•	 Heritage areas (ensembles, entire facilities) 
•	 Garden monuments
•	 Archaeological monuments
•	 UNESCO World Heritage Sites

Conservation areas
•	� Maintenance of the unique urban character  

(§ 172 Para. 1 Sentence 1 No. 1 BauGB)
•	� Maintenance of the composition of the residential population 

(§ 172 Para. 1 Sentence 1 No. 2 BauGB)

Areas protected by nature conservation law
•	 Nature reserves, landscape conservation areas
•	 Natural monuments
•	 Protected elements of the landscape
•	 NATURA 2000 areas
•	 Areas for care and development measures, natural parks

Land use plan
•	� Mixed building land M1 and M2, commercial building land
•	� Low-density residential building land W3 (GFZ up to 0.8),  

W4 (GFZ up to 0.4), landscape character

Transport links
•	� Link to the local public rail-bound transport network (ÖPNV)
•	� Link to the primary road network in accordance with the urban 

development plan (StEP) for mobility and traffic (Levels I/II)

Links to centres
•	� Metropolitan centres (City West, City East) with  

metropolitan core areas
•	� Main centres, district centres, neighbourhood centres in accord-

ance with the urban development plan (StEP) for centres

Assessment/exclusion criteria 

 	� Any changes to the unique appearance, removal,  
dismantling, repair or restoration of monuments require 
approval from the heritage authority

 	 Early involvement of the relevant authorities
	� No high-rise buildings if the unique character and  

appearance of monuments and World Heritage  
sites would be significantly impaired 

 	� Alterations to existing buildings and the construction  
of new buildings and structures requires approval  
(only in urban conservation areas)

	� No high-rise development is permitted if it contradicts 
conservation objectives

	� No high-rise development is permitted within  
protected areas (no construction areas)

	� No high-rise development is permitted in the surround-
ing area if damage to the protected area or object is to  
be expected

 
 	� Multi-functional and commercial high-rise buildings  

with higher density can primarily be developed in M1, 
M2 and GE areas (commercial only)

	� High-rise building development with high land use cannot 
usually be developed in W3/W4 areas and residential 
areas with formative landscape character

 	� Very good link to local public rail-bound transport;  
can be reached in 5 min (~ 420 m) walking distance

� 	� Good link to primary road network for commercial use 
with high source and destination traffic volumes

� 	� Functional strengthening of existing centres;  
promotion of the polycentral structure of Berlin

� 	� Strengthening of functional mixing and variety of offers 
through multi-functional high-rise buildings



HIGH RISE 
 MODELPHASE 1 PHASE 3 

PHASE 2 

Commencement of the LDP Building permit application 
and permission

Urban planning concept /  
competition Quality control

Public participation in LDP On-site info

Urban development con-
tract/ LDP entry into force Controlling

Overall urban consideration 
for the site selection

Building council

On-site involvement

Letter of intent

Macro level
•	 Location within urban fabric
•	 Orientation, long-range impact, visual axes
•	 Existing high-rise locations within the urban fabric 
 
The dimension of the viewing horizon to be considered 
must be defined for each individual case, based on the 
height and construction volume of the high-rise building

PLANNING PROCESS

Criteria for the overall urban consideration of the site selection

RealisationPlanningProject idea

Micro level
•	 Existing high-rise locations in the immediate vicinity
•	� Structure of developments in the immediate vicinity,  

in particular the building height trend
•	 Connections (public transport, MIV link, StEP traffic)
•	� Centre structure (StEP centres, local centre concepts, 

uses on ground floor, local supply) 
•	 Outdoor space structure and provision, urban climate
•	 Historical development, heritage protection
•	 Protected areas for defence facilities
•	� Statements of formal and informal plans:  

Local development plan (LDP), land use plan,  
StEP housing, StEP economy, StEP public utilities,  
if applicable local detailed concepts for high-rise 
buildings, framework plans, masterplans, etc.
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