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Background

 — The Swiss economy held up well in the face of the 
global risks and turbulence in 2022 and looks set to 
record positive, if low, growth this year too.

 — Fuelled by the strong economic expansion of the last 
two years, the employment market experienced an ex-
ceptional upswing. However, the second half of 2022 
brought indications of a return to normality.

 — There are also signs of an easing in inflation: this year, 
it is likely to head down towards the 2% mark.

 — Rising construction costs and interest rates have 
nonetheless dampened development activity and 
a recovery is not expected before 2024. Real estate 
market trends have also been shaped by the climb in 
interest rates: on the one hand, a slight increase in net 
initial yields for direct investments is observable. On 
the other hand, the period of continuously rising resi-
dential property prices is slowly coming to an end.

Confederation bond yields and mortgage rates Growth of the permanent resident population and construction activity

2020 2021 2022 2023
Population

Persons (millions) 8.67 8.74 8.82 (1) 8.89 (1)

Annual change 0.7% 0.8% 0.9% (1) 0.9% (1)

Economy

Annual change in real GDP –2.5% 3.6% 2.0% (2) 0.7% (2)

Annual change in employment 0.0% 1.9% 2.6% (1) 0.7 % (3)

Unemployment rate 3.1% 3.0% 2.2% 2.2% (3)

Consumer confidence index (Jan. each yr.) –9 –14 –4 –30

Annual average change in real retail turnover 2.4% 4.2% –0.6% –

Building construction investment

Annual change (nominal, new-build & refurb.) –1.8% 1.8% (1) 7.3% (1) 4.5% (1)

Money market

Annual inflation –0.7% 0.9% 2.8% 2.2% (3)

10-year fixed mortgage rate (Dec. each yr.) 1.2% 1.4% 3.2% –

10-year confederation bonds (Jan. each yr.) –0.70% –0.45% 0.05% 1.26%

Key indicators on the Swiss economy (yellow numbers: forecasts)

(1) Wüest Partner forecast  –  (2) Average of Credit Suisse, KOF, SECO, UBS forecasts  –   
(3) SECO forecast December 2022
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— 10-year confederation bond yields     
— SARON (Swiss Average Rate Overnight)    

Mortgage interest rates for new business:     
— 10 years fixed     
— With linkage to money market interest rates (Until June 2021 linked to 
      3-month Libor, from July 2021 linked to SARON; 3-year term in each case)
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�   New residents (left-hand scale)
�  Newly built apartments (right-hand scale)
�  Planned apartments (building applications, right-hand scale)
�   Forecasts
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Residential – rental

 — The shortage of rental housing in Switzerland is inten-
sifying. Last year saw a further drop in supply that was 
fuelled, among other things, by the decline in develop-
ment activity.

 — This is particularly conspicuous in tourist municipali-
ties, which are now feeling the belated fallout from the 
Second Homes Act (Lex Weber). 

 — At the same time, Switzerland is witnessing a surge 
in its population, which rose by 150,000 from Q4 2021 
to the end of Q3 2022, with permanent residents ac-
counting for 73,000 of this figure and non-permanent 
residents for 77,000.

 — In 2022, the rental housing shortage together with in-
flation triggered an uptrend in rents, which looks set to 
intensify this year. Our forecasts assume a growth in 
asking rents of 2%.

Development of rents (index 2012 Q1 = 100) Number of apartments on offer (per quarter)

Key indicators for the major centres

*The direction of the arrow shows the change compared to the average of the previous 5 years.
As at 2022 Q4 unless otherwise stated

Marketing duration 
(days, median, Q3)

Change in asking rents 
(2021 Q4 to 2022 Q4)

Market value (bn CHF, 
excl. parking spaces, Q4)

Apartments 
(number, 2020)

Building permits 
(Number of res. units *)

Vacancy rate 
(June 2022)

Supply rate Asking rent 
(median)

Prime rent Prime yield Total return 
(MSCI, 2021)

Rental apartments

Zurich 194,800 1,742 ↘ 0.1% 2.2% 350 820 1.25% 8.4%

Berne 61,600 295 → 0.7% 4.6% 250 430 1.55% 6.5%

Basel 80,800 126 ↘ 1.5% 5.1% 240 400 1.60% 6.6%

Lausanne 64,700 204 ↘ 0.6% 3.6% 280 420 1.90% 2.0%

Geneva 86,700 839 ↑ 0.5% 2.9% 370 650 1.75% 7.6%

Switzerland 2,423,700 23,775 ↘ 2.1% 4.7% 190 — — 7.4%
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—  Asking price index      —  Rents under contract (FSO)
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Residential – owner-occupied

 — In 2022, the rise in prices and mortgage rates brought 
about a significant leap in the annual cost of home 
ownership. This development has squeezed demand, 
as reflected by the dwindling number of search sub-
scriptions.

 — The second half of 2022, on the other hand, saw an 
upturn in the volume of advertisements for home own-
ership properties.

 — Despite the higher market liquidity, the prices for sin-
gle-family houses and privately owned apartments 
continued to climb in 2022. 

 — At the same time, Q4 2022 brought a noticeable eas-
ing in growth, with prices for single-family houses 
even slightly down on the previous quarter (-0.2%). 
This, coupled with the conflicting supply and demand 
trends, suggests that prices are only likely to rise gen-
tly in 2023.

Transaction price development (Index 2012 Q1 = 100) Number of properties on offer (per quarter)

Key indicators for the major centres

(1) Owner-occupied apartments: Market value excl. parking spaces. – (2) Owner-occupied apartments: price in CHF/sqm; single-family houses: price in CHF per house. – 
* The direction of the arrow shows the change compared to the average of the previous 5 years.
As at 2022 Q4 unless otherwise stated.

Properties 
(2020)

Market value (1) 
(m CHF)

Building permits 
(Number of res. units *)

Vacancy rate 
(June 2022)

Supply rate Asking price (2) 
(median)

Transaction 
price (2)

Price high-end 
segment (2)

Owner-occupied

Zurich 25,600 53,580 107 ↘ 0.1% 1.7% 15,800 19,210 36,700

Berne 11,800 13,980 1 ↓ 0.0% 1.2% 9,230 10,680 20,400

Basel 15,100 20,760 37 ↘ 0.0% 1.9% 11,040 12,400 20,100

Lausanne 11,400 19,010 12 ↓ 0.1% 3.8% 12,460 14,820 29,300

Geneva 21,400 45,840 51 ↘ 0.3% 4.0% 16,340 19,460 41,400

Switzerland 1,039,200 1,139,520 11,498 → 0.4% 4.2% 8,230 8,500 —

Single-family houses

Zurich 8,900 34,930 4 ↓ 0.1% 0.8% 2,535,940 4,077,000 5,349,000

Berne 3,900 8,300 4 ↘ 0.1% 0.7% 1,518,930 2,209,000 3,056,000

Basel 5,900 15,530 3 → 0.2% 1.6% 1,599,890 2,666,000 3,530,000

Lausanne 2,200 5,640 9 ↘ 0.1% 7.1% 1,933,800 2,654,000 3,758,000

Geneva 800 2,450 2 → 0.5% 8.2% 2,179,370 3,307,000 4,852,000

Switzerland  1,006,700 1,541,070 6,908 → 0.5% 2.7% 1,415,150 1'200'000 —

Price development
(2022 Q3 to 2022 Q4)

Price development
(2021 Q4 to 2022 Q4)

Price development
(2022 Q3 to 2022 Q4)

Price development
(2021 Q4 to 2022 Q4)

Single-family housesOwner-occupied apartm.

17 18 19 20 2221 17 18 19 20 2221

Owner-occupied apartm. Single-family houses
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Commercial property

 — Office accommodation is benefiting – particularly in the 
major cities – from the strong demand generated by the 
booming employment market.

 — At the same time, only few new office facilities have 
been built – due mainly to the rising construction and fi-
nancing costs as well as to the concerns among inves-
tors regarding the possible implications of an increase 
in home working. This has resulted in historically low 
market liquidity and has pushed rents up.

 — The retail market environment was particularly chal-
lenging in 2022 due to the competition from online 
shopping and the inflation-driven fall in household pur-
chasing power.

 — The retail segment has nonetheless performed relative-
ly well and no increase in the volume of available floor-
space is currently observable. In 2023 too, however, the 
rents for properties outside the favourable city locations 
are likely to remain under pressure.

Development of asking rents (index 2012 Q1 = 100) Commercial space on offer (million sqm per quarter)

Key indicators for the major centres

Stock 
(sqm GFA, 2020)

Building permits 
(Mio. CHF *)

Vacancy rate 
(June 2022)

Supply rate 
(median)

Asking rent Prime rent Prime yield Total return 
(MSCI, 2021)

Office space

Zurich 10,252,500 8 ↓ 1.3% 3.9% 330 975 1.45% 8.9%

Berne 2,271,200 133 ↗ 2.6% 4.9% 250 340 1.95% 4.8%

Basel 4,766,000 7 ↓ 3.0% 4.2% 250 400 2.10% 4.6%

Lausanne 2,232,100 35 → 3.1% 5.0% 320 475 2.15% 4.9%

Geneva 3,687,800 918 ↑ 4.0% 6.4% 440 935 1.85% 4.5%

Switzerland 58,739,200 1,240** ↘ — 5.9% 220 — — 6.9%

Retail space

Zurich 1,952,000 1 ↓ 0.3% 0.8% 400 9,700 2.20% 7.0%

Berne 1,000,000 0 ↘ 0.2% 0.4% 300 2,900 2.60% 4.6%

Basel 972,900 0 → 2.2% 3.0% 260 3,700 2.75% 0.8%

Lausanne 500,800 0 → 5.6% 4.1% 300 2,500 2.80% 3.3%

Geneva 673,000 20 ↗ 1.5% 5.6% 410 7,000 2.50% 4.8%

Switzerland 36,322,200 355 ↘ — 1.5% 240 — — 5.0%

*The direction of the arrow shows the change compared to the average of the previous 5 years.    **Adjusted for special effect due to major project in Geneva (Palais des Nations).
As at 2022 Q4 unless otherwise stated

Change in asking rents 
(2021 Q4 to 2022 Q4)

Market value (bn CHF,  
excl. parking spaces)

Market value (bn CHF, 
excl. parking spaces)

Retail spaceOffice space

Change in asking rents 
(2021 Q4 to 2022 Q4)
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Annex

Immo-Monitoring
Detailed analyses and an outlook for the Swiss real estate market can  
be found in the current Immo-Monitoring (fall edition 2023 | 1 and winter- 
update, only in German and French). In addition to current market assess-
ments and comprehensive data, the following topics are discussed:

 — Economic background

 — Residential and commercial market outlook

 — Tenant households: new research results on the housing cost  
burden

 — Fundamental value of residential property

 — Growing real estate investments of pension funds - increasing risks?

 — Direct and indirect real estate investments

 — Construction price increase

 — Market and regional data

Learn more about the comprehensive publication on the Swiss real  
estate market. www.wuestpartner.com/ch-de/insights/publikationen

 — Notes: This market report has been produced by Wüest Part-
ner with due care. It is intended as general guidance only. Reli-
ance should not be placed upon the information, forecasts and 
opinions set out herein for any purpose whatsoever, and Wüest 
Partner accepts no liability, whether in negligence or otherwise, 
arising from such use.

 — Commercial and residential properties: Asking rents and 
prime rents in CHF per sqm usable area; prime yields = net ini-
tial yields (net earnings/gross purchase price) for fully let prime 
properties at top locations. 

 — Single-family houses: Asking prices per house in CHF; trans-
action and top prices in CHF for an average/upmarket house. 

 — Owner-occupied apartments: Asking prices (median), trans-
action and top prices (average/upmarket property) in CHF per 
sqm usable area. 

 — All market segments: The supply rate indicates the number of 
properties/floorspace on offer as a percentage of total stock. 
The change in the asking price index shows the development of 
roughly quality adjusted asking prices and asking rents.

 — Sources: This market survey is based on a broad Wüest Part-
ner data pool. It also draws on the following public sources: 
Federal Statistical Office (FSO) as well as cantonal and local 
statistical offices, Baublatt Info-Dienst, KOF Swiss Economic 
Institute, State Secretariat for Economic Affairs SECO, Swiss 
National Bank and MSCI.
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