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Abstract

Gentrification is a process describing the revitalisation of urban districts by which the local 

population is displaced by households of higher incomes. Particularly over the last years, there 

are controversial debates about gentrification, some arguing that gentrification results in social 

separation and others promoting it as a way to establish social mixing. Focussing on the case 

study of Hamburg-St. Pauli, this thesis aims to analyse the causes and consequences of 

gentrification towards the development of an urban district, particularly concerning changes in 

the residential and socio-demographic structure. As a basis for the detailed analysis of the case 

study I had a closer look on the theoretical background of gentrification, regarding different 

definitions and theoretical approaches as well as consequences. Following, the case study 

analysis is divided in two parts. First, in order to describe the development of Hamburg-St. Pauli, 

I had a closer look at its history and at its present situation. Therefore, I made use of books and 

newspaper articles, and I conducted interviews with persons involved. Second, I examined 

official data and statistics of different years giving information about changes in the population 

structure, social structure and residential structure of Hamburg-St. Pauli. Comparing those 

numbers to data relating to the county of Hamburg-Mitte and the city of Hamburg it was 

possible to evaluate on-going transformation processes in an overall context. Further, due to a 

conducted residents‘ survey, it was possible to define different perceptions and evaluations 

concerning the effects of the gentrification process. Concluding, the process of gentrification in 

Hamburg-St. Pauli cannot be explained on grounds of one but on several circumstances. 

Statements of local residents as well as of interviewees showed both positive and negative 

evaluations of the process, and therefore former assumptions and theoretical approaches 

concerning the controversial consequences and the contradictory character of the process can be 

supported.
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I. Introduction 

I.I Subject of the thesis

During the 1960s and 1970s, inner-city neighbourhoods in Europe as well as in the United States 

and Australia experienced a revival as popular places to live, in that members of the middle class 

moved back to the city. Due to the unpredictability of these processes, which are contradicting 

former models of urban development declaring city centres as residential areas for the working 

class, initial debates concerning the phenomenon of gentrification occurred. These were mainly 

dominated by two controversial theories: one based gentrification on grounds of economic 

factors, while the other one based it on grounds of socio-cultural criteria (Helbrecht 1996).

Over time, and especially in the past years, as gentrification “has gone global“ (Maloutas 2011, p. 

36), the debate about the process has regained importance. Apart from traditional explanations, 

referring to it as causing a displacement of low-income households and thus leading to socio-

spatial segregation, present policy discussions contradict these conclusions (Slater 2006, Lees 

2008, Maloutas 2011). By promoting urban regeneration and social mixture, urban policies are 

criticised as “cosmetic policies“ (Lees 2008, p. 2463) in that they disguise “gentrification as a 

positive policy tool to revitalise inner urban neighbourhoods“ (Lees 2008, p.2451). Due to the 

multidimensional character of gentrification regarding its variety of descriptions, explanations and 

assessments, there still is no common definition but rather the term has become “a mere 

keyword for its fuzzy and ambivalent content“ (Maloutas 2011, p. 39). Therefore, the discussion 

about gentrification is considered to be one of the most interesting issues of urban geography in 

the last ten to fifteen years (Helbrecht 1996). 

On the basis of a case study, this paper aims to contribute to the present debate by highlighting 

causes and effects of gentrification, particularly focussing on transformations of the social 

composition and the residential structure of the population. For this purpose, the urban district 

of St. Pauli, which is located in the city of Hamburg, has been selected as a case study for several 

reasons. Over the last twenty years, St. Pauli has been experiencing a process of major 

transformation. Due to urban enhancements and new developments that were financed by the 

city as well as by private investors, and because of its central location and its variety of cultural 

institutions, the former working-class district has changed and has become a popular spot for 

high-income households. Further, based on St. Pauli‘s international reputation, the district 

functions as a city-brand and is therefore considered as a main contributor to Hamburg‘s 

economy, attracting well-known companies and enterprises. However, St. Pauli is still one of the 

poorest areas in Hamburg and the percentage of inhabitants who receive unemployment 

benefits, although decreasing during the last years, is still above the city‘s average. Due to the 

circumstances mentioned above, on-going transformations of gentrification experience strong 

resistance from local residents of St. Pauli (Fischer and Jörg 2009). The dualism of diverse 
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requirements makes St. Pauli an interesting choice as a case study of gentrification as it provides 

the possibility to analyse different perceptions concerning its use and aspired development.  

In order to examine causes and consequences of gentrification for the case study of the urban 

district of Hamburg-St. Pauli, the following questions will be addressed throughout this paper:

What are the different conceptions and definitions of gentrification? What are possible 

consequences of the process? Due to which circumstances did gentrification occur in the urban 

district of Hamburg-St. Pauli and what are the driving forces of the process? How does 

gentrification affect the development of Hamburg-St. Pauli, especially regarding the social and 

residential structure of the urban district? How do different groups of residents living in 

Hamburg-St. Pauli experience the process of gentrification and how do they evaluate its 

consequences concerning the development of the urban district? How do interviewees of 

responsible authorities asses the process of gentrification? And finally, how does the aspired 

future development of the urban district of Hamburg-St. Pauli look like and how will future 

processes of gentrification be handled? 

I.II Structure

In order to analyse gentrification in the urban district of Hamburg-St. Pauli, the paper first 

provides a theoretical background of this concept. Based on a literature review, the first part of 

this thesis will identify different perspectives on processes of gentrification, and thus provide 

theoretical approaches that will be reconsidered in the analysis of the case study. 

The second chapter is going to describe the urban development of the urban district of 

Hamburg-St. Pauli and will focus on transformation concerning its residential and social structure. 

By summarising information of historical books, newspaper articles, municipal reports of 

regeneration procedures and interviews, Hamburg-St. Pauli‘s development from a problematic 

urban district towards a popular place for living and businesses will be described. 

The third part is based on an analysis of secondary data as well as on a conducted survey of local 

residents of Hamburg-St. Pauli. By drawing on relevant data and statistics from different years 

about the population structure, social structure and residential structure of Hamburg-St. Pauli, 

impacts of gentrification can be described and, as compared to data of the city of Hamburg, 

analysed in a city-wide context. Further, due to information of the questionnaire individual 

information of local residents can be accessed, and different perspectives concerning 

gentrification can be described. Moreover, due to indicators for gentrification, which were 

developed on the basis of the theoretical chapter, different periods of time and different 

developmental phases of the gentrification process in Hamburg-St. Pauli, respectively, can be 

identified, and thus time and causes for the occurrence and development of gentrification can be 

described. 
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The final part of this paper is going to give a final discussion, where findings and results of the 

analyses will be summarised and discussed. 

I.III Methodology

The content of this paper combines a qualitative and a quantitative approach, and in order to 

study consequences that are caused by gentrification, the method of a descriptive case study has 

been chosen, analysing the development of the urban district of Hamburg-St. Pauli. Therefore, 

the first chapter of the thesis is going to describe different causes and perspectives on 

gentrification and thus provides a theoretical background, as it contributes to the understanding 

of how gentrification took place in the case of Hamburg-St. Pauli. 

Due to the method of a descriptive case study it was possible to use a wide range of different 

sources, such as historical books, newspaper articles, statistics and secondary data in order to 

outline how gentrification affected the development of Hamburg-St. Pauli and how the urban 

district has changed over time, as well as a survey and interviews in order to analyse how 

different groups of local residents experience these transformations. This resulted in a detailed 

description and analysis of the on-going development and transformation processes in the area of 

the case study. However, one drawback of the descriptive case study method lays in its difficulty 

to draw universally valid conclusions. Due to dissimilar circumstances of different case studies, 

and particularly if findings are received on the basis of a single case study as it is the case in this 

paper, it is often hard to generalise those (Yin 2006). Therefore, the results of the analysis of this 

paper do not represent universally valid conclusions concerning general processes of 

gentrification in inner-city districts, but have to be considered as an individual example.

Qualitative interviews [see pp. 93,94]

Apart from written sources and a conducted survey, I have also made use of three explorative 

interviews. The interviewees were the urban planner Susanne Winch who works at the planning 

department in Hamburg-Mitte, the politician and St. Pauli‘s delegate of the Hamburg City 

Parliament Andy Grote and the community worker Steffen Jörg who works at the community 

centre GWA St. Pauli [see annex pp. 93,94]. All interviews were conducted in March 2012 and 

took between half an hour and one hour each. Prior to conducting the interviews, I prepared a 

number of questions regarding the development and evaluation of gentrification in the area of 

Hamburg-St. Pauli. During the course of conversation though, some questions were discussed 

more intensely and answers of the interviewees expanded beyond the original question, which 

allowed to focus on certain aspects, e.g. how gentrification was assessed. Similar to the survey, 

all interviews were conducted in German language and thus have been translated into English, 

taking care not to change the original meanings.
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Quantitative survey [see pp. 110-119]

In order to analyse different assessments of gentrification as they happened and still happen in 

Hamburg-St. Pauli, I decided to conduct a survey in which local residents of the urban district 

were asked about their impression and evaluation of these transformation processes. As this 

survey constitutes a major component of this thesis, the structure and the approach of the 

questionnaire and the problems and limitations that were encountered during the distribution as 

well as the evaluation of the survey are now going to be described. 

The structure of the questionnaire [see pp. 105-110]

The questionnaire [cf. pp. 105-110] can be divided into four batteries of questions that asked 

about socio-demographic characteristics, the residential structure and the structure of 

households, the ownership structure and the assessments of consequences of gentrification 

processes. The first part of the questionnaire asked about the year of move-in to the current 

apartment, about the size and structure of the household as well as about the reasons and 

counter-reasons that influenced the move to Hamburg-St. Pauli (questions 1-6). Thus initial 

socio-demographic characteristics of local residents as well as personal motives and doubts 

concerning living in the urban district have become obvious. 

The next set of questions asked for information concerning the residential structure, namely the  

number of rooms as well as the size of the apartments and the ownership structure. Further, in 

order to determine possible consequences of urban revitalisation and gentrification processes, 

questions were asked about undertaken redevelopment measures, construction activities and 

increases in rent levels (questions 7-12). 

Beginning with question 13, respondents were asked about their impression of the urban district  

as it was during the time when they moved to Hamburg-St. Pauli as well as it is today (questions 

13-15a). Therefore, possible changes concerning their perception of the living environment, 

structure of supply and atmosphere should be determined. The aim of these questions was to 

find out whether and how, respectively, respondents perceived changes in the residential and 

socio-demographic structure of the urban district. Due to the questions 15 and 15a, individual 

assessments concerning these transformations could be expressed and thus different opinions on 

consequences of gentrification could be identified. 

Finally, the fourth and last battery of questions asks about statistical information concerning 

personal data such as gender, age, family status and nationality (questions 16-19) as well as 

regarding the educational background, occupational area and the level of the household income 

(questions 17-23). Due to these questions, further details concerning the socio-demographic 

characteristics of the respondents could be identified and thus complement the information 

required from the first question set.
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Methodology and limitations of the questionnaire

The aim of the conducted survey was twofold: on the one hand, due to the questions concerning 

the socio-demographic characteristics of the respondents, it was intended to review the results 

and statements of the secondary analysis and further, to complement these by adding 

information and obtaining individual information from local residents living in the urban district, 

e.g. concerning levels of education, occupational areas and amount of household incomes. 

Therefore, the effects of gentrification concerning the social composition of the population 

structure in Hamburg-St. Pauli should be determined. On the other hand, it was further intended 

to develop a current range of opinions of local residents of the urban district. Considering the 

individual assessments concerning gentrification and transformation processes as they were 

expressed by the respondents, diverse evaluations regarding gentrification and its consequences 

were determined and thus contrary opinions could be identified. 

As already pointed out, due to different time spans of regeneration measures, different parts of 

Hamburg-St. Pauli have to face different dimensions of gentrification (cf. pp. 26-37). Therefore, in 

order to fulfil the claim of this thesis and thus to study the consequences of gentrification 

processes within the whole urban district, two areas within Hamburg-St. Pauli have been 

investigated. The first investigation area is the territory of the former redevelopment procedure 

S1 South Friedrichstraße. As the regeneration procedure was already closed in 1996, and the 

urban preservation regulation that protects parts of the old building structure entered into force 

not before 2008, the area experienced high investment and construction activities. Apart from 

redevelopment measures that were initiated by the municipality, a high number of offices, hotels 

and private apartments were developed. The second investigation area is the territory of the 

official regeneration procedure S5 Wohlwillstraße in the northern part of the urban district. 

Likewise to both other regeneration procedures in northern St. Pauli, S1 Schilleroper and S3 

Karolinenviertel, the building and the social structure are still protected by legal instruments of 

regeneration procedures, and therefore private investments and building activities have been 

regulated so far. Hence, most redevelopments have been initiated by the municipality itself. 

Based on the different backgrounds of both investigation areas, transformations concerning the 

socio-demographic and residential structure might differ and therefore there might be varying 

assessments regarding gentrification. In order to record these possibly diverse developments and 

perceptions and thus to receive a representative range of opinions, questionnaires have been 

distributed in the area S1 South Friedrichstraße as well as in the area of the S5 Wohlwillstraße, 

which, due to similar circumstances, also stands representative for the areas S1 Schilleroper and 

S3 Karolinenviertel. Although questionnaires of both investigation areas have been evaluated 

together in the diagrams, care has been taken to ensure that differing tendencies of both areas, 
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e.g. concerning socio-demographic and residential structure, consequences and assessments, 

were described in the text.  

Due to the number and length of the questionnaires as well as the limited time frame it was not 

possible to conduct personal interviews. Nevertheless, in order to achieve a rather high return 

rate of the questionnaires and thus a fairly representative result, every respondent was asked 

beforehand whether he or she was willing to take part in the survey. As the probability to meet 

local residents at home seemed to be higher on the weekends than during the working week, 

questionnaires, each enclosed with a cover letter and a stamped self-addressed envelope, were 

distributed during the weekend of the 17th and 18th of March in the northern territory of the 

regeneration procedure S5 Wohlwillstraße as well as on Saturday the 24th of March in the 

territory of the former regeneration procedure S1 South Friedrichstraße. Because of the difference 

in size of both areas, a total of 100 questionnaires have been handed out in the streets Hein-

Hoyer-Straße, Clemens-Schulz-Straße and Wohlwillstraße in the northern part of St. Pauli, and 57 

questionnaires in the Balduinstraße, Erichstraße and Bernhard-Nocht-Straße in the southern part 

of the urban district. Although referring to the mentioned streets, all of them have been selected 

at random. Apart from these 157 questionnaires that have been distributed in both investigation 

areas, the questionnaire was also published on the internet. In the beginning of March an online 

link was sent to local initiatives as S.O.S. St. Pauli and Park Fiction, to the GWA St. Pauli as well 

as to acquaintances living in the urban district. 

The approach of the conducted survey was further limited due to a number of circumstances. 

During the time of the distribution of the questionnaires, some residents were not at home or 

did not open their apartment door. This restriction was intensified by others who were at home, 

but did not show any interest to participate in the survey. Elderly and foreign persons who did 

not understand the intention of the questionnaire more often refused to participate in the survey 

and therefore only represent a small share of the total number of respondents. 

Therefore, altogether fifty-three asked households did not partake in the survey, of which thirty-

six did not open their front door and seventeen declined to participate. The general reaction to 

the survey, however, was positive and the majority of local residents were interested in 

participating. Nevertheless, as it was neither possible to influence the socio-demographic 

characteristics of the respondents, such as age, gender, family status or occupational group, nor 

the duration of their residency and time of move-in, the total number of people who participated 

in the survey does not equally represent all population groups living in Hamburg-St. Pauli, but 

rather stands for a random sample. Out of the 157 distributed questionnaires a total of 86 

questionnaires were returned by the respondents by the 9th of April 2012, out of which 45 

questionnaires came from the northern part and 41 questionnaires came from the southern part 
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of St. Pauli. Therefore, with 41 from 57 questionnaires the return rate of local residents in the 

southern part was higher than in the northern part, where from 100 questionnaires a total 

number of 41 were returned. In total the return rates equals 54,7%, and by taking into account 

the local residents who refused to participate in the survey the return rate of distributed 

questionnaires equals 40,9%. Further 31 questionnaires were answered in the online survey, 

taking the number of respondents to a total of 117. Unfortunately, due to missing information 

and the anonymity of the online survey, it cannot be traced back to whether participants live in 

the northern or in the southern part of Hamburg-St. Pauli. However, together with the online 

questionnaires the return rate of the survey equals 74,5% and 55,7%, respectively. 

According to information from Steffen Jörg and compared to a former survey concerning the 

gentrification and transformation processes in the southern part of Hamburg-St. Pauli, conducted 

in 2010 by the GWA St. Pauli in cooperation with the University of Hamburg, this is a rather high 

number of respondents as the return rate of this former study was only about 10%.

I.IV Limitations  

The aim of this paper is to describe the causes and consequences of the gentrification process in 

the urban district of Hamburg-St. Pauli and particularly to highlight impacts of the process 

concerning the socio-demographic and residential structure of the area. However, the analysis 

was influenced by some limitations regarding data.

Due to the time that passed since the first redevelopment procedure S1 Friedrichstraße in the 

southern part of St. Pauli was finished in 1996, there was little information about undertaken 

measures available for the public. Further, as not all regeneration procedures in Hamburg-St. 

Pauli have been finished yet, it was not possible to analyse the effect of these undertaken 

measures concerning the development of the area. Moreover, due to the circumstances that the 

data provided by the statistical office of the federal states Hamburg and Schleswig-Holstein only 

goes back to the end of the 1980s and that some information is missing, partly because of 

reasons of data protection, there is a lack of statistics describing the situation of St. Pauli, 

especially at the beginning of the gentrification process. Therefore, it was not possible to make 

some statements, e.g. concerning the development of numbers of welfare recipients or prices for 

real estate in the urban district of Hamburg-St. Pauli. Also, as the territory of the urban district of 

Hamburg-St. Pauli reduced in the year 2008 due to the establishment of the new urban district of 

Hamburg-Sternschanze, it has to be mentioned that the data set used in the analysis changed 

over time. Further, due to the small number of questionnaires and because the survey was 

conducted on a one-time basis, its results only reflect the assessment of some but not all 

inhabitants of the urban district and hence cannot be considered as a universally valid result.
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II.  Gentrification: A theoretical background

II.I Conceptions and Definitions

Gentrification — generally defined as a process of urban enhancements by which the original 

inhabitants of an area are displaced by a group of wealthier people — has been witnessed and 

widely discussed since the 1970s. It was the British sociologist Ruth Glass, who applied the term 

for the first time, describing socio-economic transformations in the inner-city districts of London. 

“Once this process of ‘gentrification‘ starts in a district it goes on rapidly until all or most of the 

original working-class occupiers are displaced and the whole social character of the district is 

changed“ (Glass 1964, p. xviii). Inventing the expression gentrification, Glass referred to the term 

‘gentry‘ and thus linked the development to the separation of social classes as it still existed in 

Great Britain. However, the obsolete term was soon replaced by the phrase ‘new middle-

class‘ (Breckner 2010).

Soon after this first characterisation, gentrification attracted much attention as it described a 

process that was challenging former conceptions of urban social structures, in which the inner 

city was defined as residential area of the working class and outer suburbs as residential areas of 

the middle class [cf. Burgess 1925, Hoyt 1939] (Helbrecht 1996). Further, gentrification also 

became the centre of attention of political debates (Lees 2008). 

Due to this interest in gentrification, there have been various attempts trying to explain the 

causes and development of the process and likewise to the controversy that was going on in 

political discussions, the quantity of theoretical explanatory models resulted in a number of 

diverse assumptions of gentrification. Especially between the 1970s and 1980s, these debates 

were dominated by two theoretical positions. On the one side gentrification was explained on 

grounds of economy, describing the gentrification as initiated by developers and investors. On 

the other side it was based on socio-cultural factors, describing gentrification as started by the 

development of different lifestyles (Hamnett 1991). However, shortly thereafter the universal 

validity of both individual approaches was questioned by some critics. Beauregard (1984) 

pointed out that gentrification has to be considered as an intricate and “chaotic  

concept“ (Beauregard 1984, p. 54) as it can hardly be explained by one single process but rather 

as a result of interrelated processes (Lees 2008), and according to Hamnett (1984) gentrification 

has to be considered as “simultaneously a physical, economic, social and cultural 

phenomenon“ (Hamnett 1984, p. 284). Further, he stated: “Gentrification commonly involves the 

invasion by middle-class or higher-income groups of previously working-class neighbourhoods or 

multi-occupied 'twilight areas' and the replacement or displacement of many of the original 

occupants. It involves the physical renovation or rehabilitation of what was frequently a highly 

deteriorated housing stock and its upgrading to meet the requirements of its new owners. In the 
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process, housing in the areas affected, both renovated and unrenovated, undergoes a significant 

price appreciation. Such a process of neighbourhood transition commonly involves a degree of 

tenure transformation from renting to owning“ (1984, p. 284). This description was 

supplemented by Blasius (1993), who added that gentrification occurs primarily in inner-city 

districts with old-housing stocks. Thus, it can be described as the outcome of various 

circumstances: the displacement of a deprived population with urban revitalisation and a shift in 

the ownership structure of inner-city districts. However, the process is still limited as a 

consequence of only two dimensions, both economic and socio-cultural transformations. Apart 

from those, Krajewski (2004) mentions two additional aspects that further influence the 

development of gentrification, which he identifies as functional and symbolic enhancements of 

an urban district. Whereas the functional dimension describes a change in the structure of supply 

due to establishments of new companies, businesses and services, the symbolic improvements, 

e.g. positive presence in the media, are considered to improve the image of a neighbourhood 

and therefore create a better reputation among inhabitants and tourists. 

Moreover, current discussions critically argue about the influence of urban policy towards 

processes of gentrification. After years of population decrease, many European cities registered 

anew demographic increase since the end of the 1980s. Thus, political debates discussing 

possibilities to fuel this ‘back-to-the-city‘-trend have gained in importance in recent years. 

Criticisms accuse politicians that promoting policies of inner-city resurgence will stimulate 

gentrification and, while neglecting negative consequences, advertise it as positive urban 

development (Haase et al. 2009). Hence, gentrification can further be explained by political 

interventions.  

  

II.II Development and Participants 

Regarding the number of definitions and concepts of gentrification, the process cannot be 

explained as a result of one specific circumstance but rather as a consequence of multi-causal 

incidents. However, according to Falk (1994) areas that are facing gentrification are considered to 

share common characteristics regarding their social and structural situation, namely a rather low 

social standard of its inhabitants as well as, considering current standards, poor conditions of 

housing and lower rental amounts. Due to these preconditions it is possible to invest into the 

district and redevelop it, and thus to create an environment that is likely to gentrify. Although 

this explanation is applicable to former working-class areas that gentrified due to the initiative of 

developers and investors, and thus describes the development of the urban district of Hamburg-

St. Pauli, it cannot be used as a generally valid characterisation of all areas that experienced or 

will experience gentrification. Contrary, despite these two criteria that are described by Falk 

(1994) there are further conditions that may cause a gentrification process. 
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Beginning in the 1980s, in the course of the structural transformation from an industry towards a 

service-oriented society, people developed different perceptions of life and thus, a number of 

diverse lifestyles evolved. Especially in the last few decades, due to the globalisation and the 

growing pluralisation of lifestyles, gentrification has become a process that is increasingly 

dominated by the demands of certain social classes. As the way of life, as it is desired by these 

social classes is more often offered in inner-city districts than in the suburbs of the city, members 

decide to move to these areas, and thus slowly begin to change the existing urban structure 

towards their requirements. Hence, in these cases it is the society instead of the economy who 

initiates gentrification processes (cf. pp. 16,17) (Ley 1980). 

Moreover, according to a study by Lees (2003) gentrification does not only affect districts with 

the characteristics of a former working-class area. Rather, urban areas that already experienced 

gentrification once, have to face the same process again. This so called super-gentrification 

describes a constant development process, whereas real estate prices steadily rise and residents 

are permanently exchanged by wealthier ones. Although this super-gentrification does only affect 

districts of global cities so far, e.g. London, New York and San Francisco, it demonstrates the 

occurrence of gentrification in non-working-class areas and thus illustrates that gentrification is 

not limited to areas with low social standards, poor housing and low rental amounts. 

Nevertheless, as the set of criteria as laid down by Falk (1994) is applicable to the area of 

Hamburg-St. Pauli, the following section will be based on this assumption.  

Although there are different variations of the invasion-succession cycle, a model describing the 

development of gentrification by dividing the process into different periods of social and 

structural transformation [cf. Hoffmeyer-Zlotnik 1977, Clark 1979, Dangschat and Friedrich 

1988], all kinds of this model are based on the existence of the four groups: pioneers, gentrifiers, 

the long-established residents and the elderly. An exemplary definition of these participating 

actors is given by Windzio (2006): 

Pioneers are aged between 18 and 35 years, they have a high standard of education but a rather 

low income that is around 1.000 Euro. They tend not to have any children and prefer an 

alternative way of living, e.g. in a shared apartment with several roommates. 

Gentrifiers are aged between 26 and 45 years and have a higher income than the pioneers. They 

have a sophisticated lifestyle and mostly live alone or together with one roommate. Similar to the 

group of pioneers, they tend not to have children. 

The long-established residents are aged between 26 and 45 years, too, but tend to have more 

children and a lower level of education. 

Likewise, the older people of the district, aged 45 and older, only have little education.
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However, as different literary sources use slightly different criteria in order to categorise these 

groups, e.g. different amounts of income and age limits [cf. Dangschat and Friedrichs 1988, 

Alisch and Dangschat 1996], there is no generally valid characterisation. Thus, the definition of 

who belongs to which group generally remains unsettled. 

Moreover, reviews concerning the invasion-succession cycle criticise its lack of empirical findings 

and evidence. One major criticism concerns its ideal-typical character describing a fixed sequence 

of different developmental phases, which does not necessarily reflect reality. Further, as invasion-

succession cycles focus on the demand side of society as initiating gentrification, they are 

criticised to explain the process on grounds of a one-sided point of view, neglecting other factors 

that might influence the development of an area, e.g. market demands and planning boards 

(Helbrecht 1996). This criticism particularly applies to the development of the urban district of 

Hamburg-St. Pauli, as the gentrification process in this area was initially started by the 

municipality and the city of Hamburg as opposed to the society. Apart from this, due to the 

diverse classification of developmental phases and participating groups of actors made by 

different authors of the cycle model, results of undertaken analyses of urban districts are neither 

comparable to each other nor do they give reliable information regarding the characteristics of 

group members participating in gentrification, and thus offer methodological problems (Kecskes 

1994). Therefore, models of invasion-succession cycles are considered to observe gentrification 

superficially (Helbrecht 1996). On the basis of these criticisms and because of the fact that 

processes of gentrification in the urban district of Hamburg-St. Pauli are not yet completed, it is 

difficult to apply the described invasion-succession cycle to the chosen case study. As a result of 

varying intensity of social transformation processes, Hamburg-St. Pauli offers different levels of 

gentrification, e.g. by comparing the southern to the northern part of the urban district it shows 

that currently the southern part experiences stronger transformations than the northern area. 

Thus, using the model to define the process of gentrification in St. Pauli would only describe 

parts but not the whole development of the urban district. However, in order to get a general 

overview of the development of gentrification and particularly to be able to compare to which 

extent the gentrification process in Hamburg-St. Pauli is in line with the theoretical model and to 

which extent it contradicts the theory, I have decided to shortly describe the invasion-succession-

cycle as it was developed by Hoffmeyer-Zlotnik in 1977. 

According to the model of Hoffmeyer-Zlotnik (1977), the process leading to gentrification can be 

divided into seven periods, in which the area is transformed by two groups of society, first by the 

pioneers and afterwards by the gentrifiers. Due to this, the model is described as double 

invasion-succession cycle.
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Figure 1.  Invasion-succession cycle by Hoffmeyer-Zlotnik (1977)

The first period, which is also defined as pre-phase, describes a first invasion of people not 

belonging to the original group of local residents into the area. This process intensifies in the 

second period but as the influx of invading people is still little, there is no resistance of local 

residents so far. This changes in the third period as the invasion-process further increases, and 

apart from the group of pioneers, gentrifiers move to the area. This causes conflicts between 

both groups of local residents and invaders, and leads to first migrations of locals to other parts 

of the city. Due to this, the third period is also defined as phase of succession. In the fourth and 

fifth period, the group of invaders becomes bigger than the group of local residents that 

originally inhabited the area for the first time. As a consequence, the urban environment adjusts 

to the requirements of its new inhabitants, resulting in e.g. transformations of building structure 

and infrastructure. This again causes further migrations of long-established inhabitants, and 

finally leads to the ‘point of no return‘. At this stage of development, the area is dominated by 

groups of pioneers and gentrifiers, and its original inhabitants are no longer able to finance a 

living in their former district anymore. Moreover, the number of pioneers decreases as well, as 

they are increasingly replaced by gentrifiers. In the sixth period, people who are moving to the 

area are no longer invaders, as the percentage of people with similar backgrounds and 
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requirements to those who are moving in, is bigger than the percentage of people with different 

characteristics. Finally, the seventh and last period defines the end of the invasion-succession-

cycle, in which the group of the original residents of the area is completely displaced by a group 

of gentrifiers (Hoffmeyer-Zlotnik 1977).

II.III Theoretical causes of gentrification

As already pointed out, there does not exist one universally valid definition of gentrification but 

rather there are diverse descriptions of the process. Likewise, there are theoretical approaches 

explaining the causes of gentrification that are not or merely touched by models of the invasion-

succession cycle. The following section is going to outline three main concepts discussing 

gentrification: the two major theories in the area, which are the production theory and the 

consumption theory, as well as a comparatively new idea that explains gentrification due to 

interventions of urban policies.

Gentrification as a result of socio-cultural factors 

Since the beginning of modern civilisation, terms and conditions of social coexisting are 

considered to be ever-changing factors. After the Second World War, transformations in social 

structures accelerated. Due to accession of wealth, tertiarisation of jobs and a greater tolerance 

to different cultures and attitudes towards life, modern society is nowadays shaped by diverse 

lifestyles and various types of households (Schader Stiftung 2005). These socio-cultural shifts and 

their consequences on market demands are the basis of one theoretical approach that developed 

in the 1980s, and describes the process of gentrification as the displacement of inhabitants of an 

area by groups of ‘new lifestyles‘ that emerged due to the structural transformation towards the 

post-industrial city (Ley 1980). 

The theory was professed and mainly represented by the geographer David Ley. Stating that “an 

understanding of the emerging urban landscape requires a prior grasp of wide ranging processes 

of change in society itself“ (Ley 1980, p. 239), he focused on characteristics and consumption 

patterns of people and identified different groups of society and perceptions of life. Among them 

he identified “a class in emergence“ (Ley 1980, as cited by Hamnett 1991, p. 177), a group of 

people that resulted due to on-going economic, social and cultural changes, namely ‘gentrifiers‘ 

or the ‘new middle class‘ (Ley 1980). Members of this ‘new middle class‘, to which other 

representatives of this theoretical approach also refer to as ‘yuppies‘ (Young Urban Professionals) 

and ‘dinks‘ (Double Income No Kids), are generally linked with high incomes as well as high 

social and cultural needs and demands. As a result, the structure of the district will adapt to 

those new requirements, and people who do not belong to those new lifestyle-groups, are not 

able to afford their living environment anymore and are forced to leave. Hence, gentrification 

occurs due to different perceptions of life (Helbrecht 1996). However, as only some and not all 
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areas of inner-city districts attract members of this ‘new middle class‘ and thus experience 

gentrification, it must be assumed that areas concerned offer certain criteria, which are claimed 

by distinctive social classes. Although there are no indicators defined that lure ‘gentrifiers‘ to 

certain areas, possible reasons are the history as well as an extraordinary location of an area. 

This consumption-orientated theory offers some weaknesses that were objected by a number of 

reviews. One of the most expressed critics concerns its theoretical approach, which defines the 

development of new life-styles and households as the only explanation for gentrification. Due to 

only few empirical surveys confirming this explanation and as the research of this theory is 

limited to merely qualitative case studies as international ones are missing, the general validity of 

the emergence of new life-styles as sole cause for gentrification is seriously doubted (Helbrecht 

1996). Further and especially since the late 1980s, there is no stereotype ‘gentrifier‘ anymore. 

Apart from traditional single-households, there are also families with children as well as women 

contributing to gentrification, which makes a classification of the population into categories 

inadequate (Helbrecht 1996). Even Ley himself (1992, p. 246) declares "no longer is an upgraded 

inner-city residence limited to the submarket of the young urban professional, the quintessential 

gentrifier of the 1970s". Moreover, the theory does not give reasons that would answer the 

question why gentrification happens only in some inner-city districts and not in all, as it does not 

quote motives of households moving into the inner city (Hamnett 1991). 

Gentrification as a result of economic factors 

Concerning theories that justify their explanation for gentrification processes on economic 

criteria, one differs between two approaches: the rent gap theory, discussing the value of a 

property and the value gap theory, discussing the value of a building. 

The rent gap theory

The theory of the rent gap was developed by the geographer Neil Smith in 1979, and generally 

deals with the relation between the capitalised ground rent, describing the actual value of a 

property, and the potential ground rent level, describing the value a piece of land could attain at 

its best use. According to Smith, due to the suburbanisation processes in the nineteenth century, 

considering both industry and population, the interest of investing into these deprived areas 

declined. Due to missing modernisation the value of existing premises reduced, which again 

decreased the value of the property itself. At this point, when the capitalised ground rent is 

lower than the potential ground rent level, there occurs a rent gap that, as urban development is 

considered to be a cyclical process and therefore offering high economic potential, attracts the 

attention of developers and investors (Hamnett 1991). As a consequence of redevelopments 

rents are allowed to increase and thus, as the rent gap is closed, the properties become 
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economically viable again. As summarised by Clark (1992, p. 17) “the rent gap constitutes a 

pressure to change the fixed capital on a side, a reinvestment which, if residential in nature, is a 

conducive to gentrification“. Thus, the theory of the rent gap explains gentrification as a process 

that is initiated by developers and investors. 

Smith‘s explanatory approach of gentrification has been criticised in many ways, questioning his 

use of terminology, referring to a misuse of the terms ground rent and capitalised ground rent 

(Clark 1992), as well as challenging the applicability and general validity of his theory (Bourassa 

1993). Smith is assailed to trivialise the process of gentrification, because of “his rejection of 

alternative explanatory approaches [...] and his unwillingness to accord individual actors any 

significant role“ (Hamnett 1991, p. 179). It is argued that the indicator describing the rent gap is 

an insufficient substantiation, as it is difficult to adopt the principle of the rent gap, e.g. due to 

the abstract conception of the potential ground rent level and the best use of a piece of land 

(Bourassa 1993). Furthermore, the indicator is neither able to explain why nor if gentrification 

occurs in certain neighbourhoods (Helbrecht 1994). 

The value gap theory 

The value gap theory was developed by Chris Hamnett and Bill Randolph in 1984. Although 

similar to the rent gap theory it is based on economic causes and also describes gentrification as 

a consequence of the modernisation of buildings by developers and investors, it does not focus 

on the potential value of properties. Rather it defines the gap between the 'tenanted 

investment value', describing the actual value of the building that is based on rental incomes 

and the 'vacant possession value', which describes a potential value the buildings would 

attain if transformed to an owner-occupied dwelling (Clark 1992). According to the theory, older 

and decrepit apartment buildings in inner-city districts are bought by investors, who in turn 

proceed to modernise and transform them into condominiums. Due to certain circumstances, 

e.g. an increase in the demand for owner-occupied flats or restrictive increases of rents, 

developers are able to resell those revitalised houses profitably (Lind and Hellström 2003). Thus, 

if the 'tenanted investment value' is lower than the 'vacant possession value', there is a 

value gap that “constitutes a pressure to change the tenure of a property, a conversion 

conducive to gentrification“ (Clark 1992, p. 18).

Likewise to the rent gap theory, even though to a smaller degree, there has been some criticism 

concerning the applicability and sufficient validity of the value gap theory. Apart from the 

difficulty to define the amount of the price to which the modernised house is resold and thus to 

assess the extent of the value gap, it is further argued that this theory does not explain why 

gentrification affects merely some, and not all, inner-city districts with an existing value gap 

(Blasius 2004). According to a comparative study of both theories by Loretta Lees (1994), the 
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rent gap is more likely to describe gentrification processes in the United States while the value 

gap describes processes in European countries, e.g. Great Britain, which is a result of country-

specific laws when buying a house or a flat. Nevertheless, most scientists assume that the two 

theories of the rent gap and value gap are not contradictory but rather occur together (Smith 

1986, Friedrich and Dangschat 1988, Hamnett 1991), and Clark (1992, pp. 19,20), referring to 

the relatedness of both theories, notes that “there is no value gap without there also being a rent 

gap“. However, although both theories are connected and do complement one another, Lind and 

Hellström (2003, p. 13) point out that “for analytical purposes [they] can - and should - be 

treated separately“. 

Gentrification as a result of political interventions 

In the course of the ‘back-to-the-city‘-movement, the return of people living in the suburbs to 

the city that occurred during the late 1980s and intensified after the turn of the millennium 

(Siedentop 2008), political debates discussing how to enhance these on-going tendencies 

increased. In order to “strengthen inner city and urban living“ (Haase et al. 2010, p. 447), policies 

of urban containment and inner-city resurgence, e.g. urban redevelopments and new housing 

policies, have been introduced (Haase et al. 2010). Although widely criticised, as gentrification is 

considered as “a potential by-product“ (Nelson 2008, p. 86) of these political activities, the 

strategy of the revival of inner-city districts “is increasingly promoted in policy circles“ (Lees 

2008, p. 2449). Referring to positive terms as “urban regeneration and urban sustainability [...], 

avoiding the class constitution of the processes involved and neutralising the negative image that 

the process of gentrification brings with it“ (Lees 2008, p. 2452), politicians withhold effects like 

social displacement and homogeneity of gentrified districts. Rather, they refer to its benefits as a 

revitalisation of urban districts and diversion of concentrations of poverty (Maloutas 2011). 

Another reason why urban regeneration policies are on the rise is the changing role of cities and 

their relationship with economic growth. As pointed out by Landry (2008), the most important 

resource of cities of the twenty-first century is no longer its location or access to natural 

resources. Instead, due to social and socio-economic transformations, the crucial factor is its 

human capital and creative potential “enabling cities to become innovative hubs“ (Landry 2008, 

p. xiv). This position is further advanced by Richard Florida (2002), developer of the theory of the 

creative class that has been very influential concerning urban development theories (Slater 2006). 

Stipulating human capital as a source of regional economic growth, Florida (2002) focuses on the 

creative class, consisting of people developing innovations and new knowledge, which he 

describes as “norm-setting” (Florida 2002, p. 9) and as a decisive factor of stimulating the 

economy. Accordingly, to attract members of this class and thus to create economic prosperity, 

cities need to provide cultural and attractive amenities. This again causes gentrification, which “is 

increasingly seen as a sign of a healthy economic present and future for cities“ (Nelson 2008, p. 
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738). Hence, as summed up by Slater (2006, p. 751), “gentrification disguised as ‘social mix’ 

serves as an excellent example of how the rhetoric and reality of gentrification has been replaced 

by a different discursive, theoretical and policy language that consistently deflects criticism and 

resistance“. 

II.IV Consequences 

The process of gentrification can be associated with several consequences. Depending on the 

respective perception, these effects can be valuated to have both, positive and negative effects 

concerning the development of an urban district. The following chapter outlines possible results 

of gentrification.

Critiques of gentrification often refer to its impacts on social mixing. Due to the confrontation 

and mixture of different social groups, concentrations of poverty can be reduced and as the 

number of people with a high education increases, the crime rate of the area reduces, which 

again leads to an improved image of the urban district. Further, because of the influx of people 

with high incomes, tax revenues increase and enable the municipality to represent its economic 

interests, e.g. to attract new businesses and firms. Resulting from the increased demand for office 

and residential space as well as high building and redeveloping activity, costs of living in this area 

will also increase. As a result, parts of the population namely elderly people, the long-established 

residents and the pioneers will be displaced as they will not be able to finance the increased 

costs of living anymore. Thus, the number of affordable accommodation for socially weaker 

inhabitants declines (Lees, Slater and Wyly 2008). Moreover, as a consequence of the rise in 

interest in the urban district, investment and modernisation actions redevelop old buildings and 

housing stocks, which on one hand enhances the image and the atmosphere of the area 

(Häußermann 1990), while on the other hand might reduce the historical character of the urban 

district (Lees, Slater and Wyly 2008). Further, the owners of the renovated buildings, due to the 

increased value of the real estate, are able to collect higher rents. The local economy is 

strengthened and stimulated as well, as the so-called ‘yuppies‘ or ‘gentrifiers‘ increasingly use the 

supply of services of the district (Lees, Slater and Wyly 2008). Summing up, gentrification affects 

the development of an urban district concerning its socio-demographic, economic and building 

structure. Depending on the point of view, these consequences can be evaluated as social and 

economic advantages or disadvantages. 

In order to review this first finding, the case study of the urban district of Hamburg-St. Pauli will 

be used. By means of research concerning its historical development, its changes in population 

structure, social structure and residential structure as well as interviews with persons involved 

and a survey of local inhabitants, different perceptions and assessments towards the process of 

gentrification will be described and compared.
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III. Historical development of Hamburg-St. Pauli

Since the year 1894, the urban district of Hamburg-St. Pauli belongs to the city of Hamburg and 

stands under the authority of the county of Hamburg-Mitte. The urban district is situated in the 

centre of the city and its territory, which was reduced in the year 2008 due to the establishment 

of the new urban district of Hamburg-Sternschanze, covers an area of 260 hectare [cf. the city of 

Hamburg covers an area of 75.520 hectare and the county of Hamburg-Mitte an area of 1.065 

hectare]. To the North, St. Pauli borders on the urban district of Hamburg-Rotherbaum as well as 

on the newly developed urban district of Hamburg-Sternschanze, to the East on the Hamburg-

Neustadt, to the West on the urban district of Hamburg-Altona and to the South on the Elbe 

River and the harbour of Hamburg (Statistikamt Nord 2008). St. Pauli is a densely populated 

urban district in Hamburgs inner-city, and is characterised by its proximity to the harbour and its 

high percentage of old buildings. Apart from its residential function, the district offers a high 

amount of commercial space, e.g. the Heiligengeistfeld in the eastern part of the district. 

Figure 2.   Map of the city of Hamburg, the county of Hamburg-Mitte and district of 

  Hamburg-St. Pauli
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In order to understand the transformation of Hamburg-St. Pauli, namely how the image of a 

problematic and rather dangerous area evolved towards an attractive and popular place for living, 

the following part of the paper is going to summarise the most important historical 

developments of the urban district, and will focus on transformations in its residential structure 

as well as undertaken housing policy measures. Therefore, it first describes Hamburg-St. Pauli‘s 

development until the 1970s as at this time first urban regeneration measures were taken. Since 

then, the urban district of Hamburg-St. Pauli experienced six procedures of urban regeneration, 

out of which three are not yet finished. The second part is going to summarise reasons, activities 

and aims of all undertaken regeneration procedures in the urban district until 2008, as the 

records of data is limited to this year. Finally, the third part is going to describe the present 

situation of Hamburg-St. Pauli and, by drawing on information of the conducted interviews (cf. 

pp. 93,94), the intended future development of the urban district will be discussed. 

III.I Urban development until the 1970s

The following section that summarises the development of the urban district of Hamburg-St. 

Pauli from its beginnings until the 1970s can be historically divided into three parts. The first 

section will describe the development of the area until its incorporation in the year 1833. The 

second part will describe the development until 1896 at which time St. Pauli became an official 

part of the city of Hamburg. Finally, the third part will describe how the urban district developed 

until 1978, as this is the year where the first redevelopment measure in Hamburg-St. Pauli began. 

The Hamburger Berg - From the beginnings until 1833

The origin of the urban district of Hamburg-St. Pauli is the Hamburger Berg, a hilly landscape 

after which the area was named until the year 1833 when the territory was officially announced 

“Vorstadt St. Pauli“ (suburb St. Pauli). Until then, the former rural area was only sparsely 

developed and except for the Zisterzienserinnen-cloister, which was located on the Hamburger 

Berg in the thirteenth century (Möller and Dutz 1977), the area was characterised by its open 

landscape and grassland (Schreiber and Walden 2008). 

In the sixteenth century, a few industries, e.g. an oil factory and a rope factory, the Reeperbahn,  

were located on the Hamburger Berg. Apart from these sites that were mainly serving the 

harbour, the Hamburger Berg was also an origin of raw materials, such as clay and sand that were 

used to construct stone houses in the city of Hamburg, which gradually led to the demolition of 

the mountain range (Schreiber and Walden 2008). Further, despite the establishment of 

industries, it was forbidden to construct solid residential houses on the Hamburger Berg. Due to 

its exposed location, the area served as glacis for the city of Hamburg and thus, for military 

reasons it was not allowed to build proper houses but barracks only. This circumstance did not 

change until the late seventeenth century as, due to an increased housing shortage, this ban was 
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lifted by the city administration of Hamburg. Consequently, building activity increased. However, 

because of its non-protected location and the smell of the industries nearby, wealthier people 

still preferred living in the city and the Hamburger Berg became home to the poor who could not 

afford living within the city walls. Shortly after the building permit and in addition to existing 

dwellings, public buildings, e.g. hospitals and workhouses developed. Moreover, on the square in 

the south of the Reeperbahn, the Spielbudenplatz, fairs took place and the Hamburger Berg 

became a place of entertainment. Due to the increasing shipping traffic, many sailors and people 

from other countries visited the Hamburger Berg, which intensified the development of the area. 

This development was interrupted in the years between 1813 and 1814 as the area was occupied 

by the French who tore down the entire existing building structure on the Hamburger Berg, but  

was reconstructed in 1820 (Möller 1985). 

The “Vorstadt St. Pauli“ - From 1833 until 1896

In 1833 the Hamburger Berg was renamed “Vorstadt St. Pauli“ and thus became an official 

suburb of the city of Hamburg. However, inhabitants of St. Pauli still did not have the same 

privileges as the citizens of Hamburg. Due to an existing “Torsperre“ at the Hamburger Millerntor 

(a gate in the city wall that was closed during the night in order to protect the citizens of the 

city), they had to pay entrance fees as well as consumption taxes and export duties every time 

they entered or left the city walls. Nevertheless, because in the nineteenth century there was not 

yet any spatial segregation of living and working, the area of the “Vorstadt St. Pauli“ soon 

became home to many mariners, dock workers and causal workers. In turn, these settlements 

increased the establishment of places of public entertainment, and St. Pauli grew and expanded 

rapidly (Arndt, Duffe and Gerstacker 1995). As a consequence, the city administration interfered  

in the development of the area by building roads and defining building sites (Möller 1985). 

Around ten years later, in 1842, as vast parts of the old town of Hamburg were destroyed by the 

Great Fire, the development of St. Pauli further intensified. Many former inhabitants of the city, 

who lost their houses and most of their belongings, now moved to the “Vorstadt St. Pauli“. In 

the following years, due to the high influx of people, the area of St. Pauli experienced major 

building activity and in combination with an urban restructuring of the area that was initiated by 

the city, this resulted in an increase in the land value of the area (Jungwirth 1993). In 1860, as 

the “Torsperre“ at the Millerntor was abolished, the demand for housing space grew once more 

and construction activities in St. Pauli again increased. In order to create enough space for living, 

urban planners decided to develop the area with buildings in very close proximity to each other. 

Later, this concept caused serious health problems, and because of poor hygiene many 

inhabitants suffered from cholera in 1892 (Arndt, Duffe and Gerstacker 1995). 
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Nevertheless, the abolishment of the “Torsperre“ further influenced an initial change in the social 

structure of the area. Especially between 1884 and 1894, landowners invested into their 

properties and started to build town houses that were of better quality than the previous houses. 

Therefore, they were able to collect higher rates of rent (Bremer 1987). 

Figure 3. Population development in Hamburg and St. Pauli, 1811 until 1880

Year 1811 1838 1867 1880

AreaAreaAreaAreaArea

City of Hamburg 107.000 127.000 156.722 170.875

St. Pauli (Hamburger Berg) 7.700 12.453 31.775 55.882

Total (city and suburbs) 120.500 153.153 220.920 286.589

The urban district of Hamburg-St. Pauli - From 1896 until 1978

Although the “Vorstadt St. Pauli“ was announced an official urban district of the city of Hamburg 

in 1896, initially general housing and hygienic conditions remained rather poor. Between 1896 

and 1897 dock workers began to strike in order to create a change in the housing structure and 

to improve the quality of life in Hamburg-St. Pauli. These actions eventually led to the 

development of a restructuring concept that provided a separation of living and working for the 

first time (Arndt, Duffe and Gerstacker 1995, Bremer 1987). Over the years, the urban structure 

of the city of Hamburg and Hamburg-St. Pauli itself experienced major transformations. Similar to 

decrepit buildings within the city of Hamburg, e.g. in the area of the Hamburg-Neustadt, 

remaining barracks in the urban district of Hamburg-St. Pauli were demolished, and replaced by 

solid stone houses. This progress was interrupted in 1914, due to World War One. As a 

consequence of the war and the following Great Depression in 1930, a new wave of poverty and 

serious housing shortages reappeared. Consequently, after years of a positive population 

development the city of Hamburg had to face a slight decrease in its population (cf. figure 4, p. 

25) (Möller 1985). 

In the course of National Socialism in Germany, Hamburg and in particular Hamburg-St. Pauli, 

experienced further changes concerning their urban structure as well as their composition of 

population. Although intended constructions of a massive bridge over the Elbe River and a multi-

storey building near the harbour were never accomplished due to the outbreak of World War II, 

the Nazis began to modernise the network of streets as well as apartment constructions (Möller 

1985). Several buildings were demolished in order to ‘clean‘ the city from people that were 
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categorised by the Nazis as social misfits (Arndt, Duffe and Gerstacker 1995). Moreover, as the 

urban district of Hamburg-St. Pauli inhabited many persons of different nationalities and further 

offered amusement and entertainment facilities as well as brothels, these ‘cleaning activities‘ 

particularly focussed on this area. Due to the fact that St. Pauli was a popular tourists‘ 

destination since the 1930s, the Nazis further justified the prosecution of certain population 

groups in order to stimulate the economy of the city. Hence, apart from ideological motives of 

the Nazis, economy was an additional factor they considered (Barth 1999). A consequence of 

these activities was the further decrease of Hamburg‘s population development (Möller 1985).

Figure 4. Population development in Hamburg and St. Pauli, 1900 until 1937

Year 1900 1910 1925 1937

AreaAreaAreaAreaArea

City of Hamburg 137.638 101.061 84.556 68.585

St. Pauli (Hamburger Berg) 75.871 74.980 69.220 57.813

Total (city and suburbs) 689.408 912.066 1.034.063 1.028.933

After the end of the Second World War, Hamburg needed to be rebuilt and newly constructed in 

many parts of the city. As a result of the widespread damages from the Second World War and 

the economic miracle in the 1960s, the German model of urban development of the 1950s and 

1960s was rather dominated by an approach of tabula rasa than by reconstruction, and therefore 

characterised by demolition and new construction activity. 

The building activities in the city of Hamburg were based on a land-use plan from the year 1947, 

which pursued the following objectives: a low residential density, green corridors within the city 

to separate different functional areas and a car-oriented traffic system with wide streets. 

However, because of financial difficulties only parts of this intended development were realised 

and thus, the overall structure of the city did not change (Harms and Schubert 1989). 

In the beginning of the 1960s, as the reconstruction process was completed to a large extent, 

settlements in the outskirts and suburbs of Hamburg increased as businesses and enterprises 

were located in the city centre and the districts close to the inner city. In the course of this time 

and due to the structural transformation from an industry to a service-oriented society, the 

economic situation of the urban district of Hamburg-St. Pauli became increasingly poor. Due to 

modern container handling, the number of jobs in the harbour industry was significantly reduced, 

and between the years 1961 and 1980 the percentage of employees in the manufacturing sector 

of the port industry declined from 40% to 28% (Harms and Schubert 1989).
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III.II Urban development and urban regeneration until 2008 

It was not until the beginning of the 1970s that the approach of tabula rasa did change and, due 

to the passage of the law of the urban development promotion program in 1971, was replaced 

by the new idea of “Behutsame Stadterneuerung“, that can be described as ‘gentle urban 

development‘. Instead of demolition, German urban planning now promoted the renovation of 

old buildings and conservation of neighbourhoods, including gutting and modernising of housing 

blocks, only fragmented destruction and new construction activities as well as the redesigning of 

open and public spaces. In the course of this new guideline, Hamburg-St. Pauli experienced six 

urban regeneration procedures from which one took place in the southern part and five in the 

northern part of the district, and primarily were carried out in order to improve the poor 

conditions of living and working in the urban district (Hamburg-Mitte n.d.). 

The following part of the paper is summarises the development of the urban district of Hamburg-

St. Pauli between the years 1978 and 2008, again focussing on changes in the residential and 

social structure. Apart from several regeneration procedures and urban redesigns, the 

development of St. Pauli was also influenced by the transformation of lifestyles, which occurred 

since the 1980s as a consequence of economic, demographic and cultural changes (Siedentop 

2008), and caused an increasing demand for living in inner-city areas, and thus also within the 

urban district of St. Pauli. Further, this era and especially the 1980s and 1990s were characterised 

by a strong resistance of tenants and inhabitants of the redeveloped areas, who were 

demonstrating against undertaken transformations and gentrification.

Development of the urban district of Hamburg-St. Pauli - From 1978 until 2008

Due to the altered perspective of how to develop urban space, the planning commission of 

Hamburg published its main ideas concerning the future development of Hamburg-St. Pauli in 

1977. Defining the urban district as a priority area of urban development, the report listed the 

main problems of St. Pauli as follows: outdated housing and poor quality of life, displacement of 

residential function by businesses, an increase in vacancy, and an increasing number of people 

who were moving out of the district with a simultaneous increase of immigrants and foreigners. 
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Figure 5.  Population development in St. Pauli, 1939 until 1975

Year 1939 1950 1961 1970 1975

AreaAreaAreaAreaArea

St. Pauli 60.315 53.490 42.493 30.867 27.535

Moreover, the report also defined development objectives, which were identified as the need to 

strengthen Hamburg-St. Pauli‘s business structure and its commercial sites, to improve the local 

public infrastructure as well as to enhance and modernise the housing structure while protecting 

the existing composition of the population (Hamburg 1977). In order to achieve these aims, a 

preparatory study of the southern part of St. Pauli was conducted in 1974 by the Hamburger 

housing corporation SAGA. Together with an area of the neighbouring urban district of Hamburg-

Altona, the SAGA analysed the condition and quality of eight housing blocks, of which two 

belonged to the urban district of St. Pauli. According to their study, both blocks offered 27 

houses with a total of 192 apartments. Because of the age of the buildings, most of them were 

built before the year of 1914, the quality of these apartments was considered to be poor. Further, 

the amenities of these dwellings did not fulfil modern living standards, e.g. around 80% did not 

offer central heating or a separate toilet. Due to this preparatory study, the area was designated 

as an official urban renewal area in 1978 (cf. p. 93), and thus was the first official regeneration 

procedure of Hamburg-St. Pauli (Bremer 1987). 

Six years later, in 1984, the first results of this redevelopment measure were published. Despite 

the idea of a ‘gentle urban development‘, it was intended to remove more than 50% of the 

existing building structure in the whole redevelopment area, and even more than 60% in the 

area of Hamburg-St. Pauli. After the official announcement of this planning, initial resistance of 

the population was raised, and although the average size of the apartments increased and the 

amenities of the flats improved, surveys showed that tenant satisfaction did not. Instead, results 

demonstrated that tenants were more satisfied with their surroundings and their living conditions 

before the beginning of the regeneration procedure (Bremer 1987). Moreover, due to the 

clinging of the city to the demolition plans, demonstrations of inhabitants increased. After initial 

squattings that often lasted a few hours or one day, the nowadays famous squatting of six 

buildings in the Hafenstraße in the southern part of St. Pauli began. After the decision of the city 

to tear down the old buildings in the Hafenstraße and to make use of the properties otherwise, 

squattings occurred slowly but steadily since 1981. One year later, first conflicts between 

squatters and the responsible housing corporation SAGA occurred. Although a rental agreement 

for three years was agreed, further concepts of possible future usages were developed by the city. 
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Four years after the initial squatting, police forces unsuccessfully attempted to enter and vacate 

the houses, and between the years 1985 and 1988, there were altercations between the police 

and the demonstrators. Finally, in 1988, a new contract between the city and inhabitants of the 

buildings in the Hafenstraße was drawn up (Nadir 1996). 

In 1980, at about the same time as the beginning of the squattings, the second regeneration 

procedure in the northern part of Hamburg-St. Pauli began. The procedure S1 Schilleroper (cf. p. 

92) was designated due to the preparatory study that was conducted in 1977 by the housing 

corporation SAGA. According to their analysis, the functioning of the area, including the factors 

infrastructure, industry and living needed to be improved. Although the report recommended a 

‘gentle urban development‘ and most of the area was characterised by old buildings from the 

eighteenth century, the report did not identify any buildings under preservation order. Further, 

conditions of buildings and housing were criticised as most of the apartments were below 

average size and poorly equipped with sanitary facilities. The socio-demographic structure of the 

area was dominated by elderly people and people with migration backgrounds, and the income 

in the area was below average. Gradually, population development decreased (SAGA 1977). On 

the basis of this preparatory study, measures of demolition, modernisation and new construction 

were published by the SAGA in 1980. Based on the objectives to improve conditions of housing, 

to protect existing and to create new jobs, it was intended to keep both functions of living and 

working in the area. The population mix of the area was supposed to further expand, and 

although it was planned to demolish 49 buildings with a total of 251 apartments as well as 51 

industries, it was intended to construct new social housing (SAGA 1980). 

During the mid-1980s, as the conflicts between the demonstrators of the Hafenstraße and the 

city of Hamburg increased, Hamburg‘s politicians wanted to further enhance the image of the 

problematic urban district. Although the touristic potential of the urban district of Hamburg-St. 

Pauli was considered to be high, it needed to be further developed. Due to the urban design of 

the area and the unattractive condition of the building facades, the urban district was regarded as 

unappealing. Apart from the architectural situation, due to a high crime rate, an above average 

rate of immigrants and foreigners, and the number of brothels, there was a lack of atmosphere in 

St. Pauli. According to newspaper articles, politicians tried to enhance the image of the urban 

district by establishing a varied cultural programme: instead of constructing buildings for housing, 

it was intended to establish theatres, operas and restaurants in Hamburg-St. Pauli. In order to 

achieve these aims, further redevelopment measures had to be taken (Hamburger Abendblatt 

1985). Hence, after a preparatory study that was conducted by the independent research 

institute GEWOS in 1980, the third official regeneration procedure began in 1986 and was 

expanded by one block of buildings in 1990 (cf. p. 92) (Hamburg-Mitte 2008 (1)). Within the 
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framework of the preparatory analysis, GEWOS defined the following problems: a great density of 

old buildings with structural defects and poor sanitary equipment, a shortage of park areas, a 

high fluctuation of tenants as well as a high mixture of living and industry. Therefore, in order to 

improve conditions of living and working within the area, the regeneration development aimed 

to modernise existing apartments as well as to construct new social housing and thus to ensure 

living at affordable rental prices, to develop green corridors and to strengthen retail industry 

(Hamburg-Mitte 2008 (1)). 

Only one year later, another preparatory study was conducted by the municipal housing 

companies SAGA and Gibbins in 1981. The analysed area Karolinenviertel is located in the north-

eastern part of the urban district of Hamburg-St. Pauli, but due a number of industrial 

establishments, e.g. the Hamburg Trade Fair and the event location Heiligengeistfeld, it is not 

directly linked to other parts of St. Pauli and thus considered as isolated (Hamburg-Mitte 2011). 

In 1988, the Karolinenviertel was officially declared as St. Pauli‘s fourth urban redevelopment 

area (cf. p. 92) (Hamburg-Mitte 2008 (2)). Other than a lack of maintenance of the buildings, 

further deficits of the area were defined as: an insufficient social infrastructure, a high rate of 

tenant turnover and a decrease in population. Further, the area had to face increasing problems 

with drugs, unemployment rates, litter, pollution, and due to a rising amount of foreigners, 

integration. Hence, the redevelopment measures aimed to protect and to strengthen existing 

urban structures, to secure affordable housing and to improve the social infrastructure of the 

area. A further objective was the joint development of the Karolinenviertel as a location for living 

and industry, and thus creating a well-functioning urban environment with open and public 

spaces (Hamburg-Mitte 2008 (2)). 

Besides urban revitalisation procedures, the city of Hamburg further promoted the touristic image 

of Hamburg-St. Pauli. Therefore, an urban design competition of the Landungsbrücken in the 

southern part of St. Pauli was organised in 1987, in which the harbour site was transformed into 

a pedestrian river promenade (Freie und Hansestadt Hamburg 2000). At the same time, 

demonstrations of inhabitants of St. Pauli increased, and especially in the area of southern St. 

Pauli tenant groups protested against redevelopment and demolition procedures (St. Pauli Archiv 

1989). This movement resulted in a petition for a referendum in 1993, in which residents of St. 

Pauli demanded the city of Hamburg to stop the construction boom in their urban district 

(Hamburger Abendblatt 1993). Nevertheless, revitalisation and construction activities went on, 

and according to a newspaper article that compared costs of property of urban districts in 

Hamburg, price levels in St. Pauli [between 3600 and 5000 DM/sqm] had become the second-

highest of the whole city (Hamburger Abendblatt 1994). A consequence of these price increases 

can be observed in a change to the population development of the urban district. Although the 
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population still slightly decreased between the years 1975 and 1987, from 27.533 to 26.819 

people (cf. figure 5, p. 27 and table 10, p. 104), this development turned around in 1988 and 

after years of a constant decline, the number of residents started to increase again. Until 1993, 

the number of inhabitants constantly increased by around 8.000 residents, corresponding to 

around 28% of the total population. From then on, however, and thus in line with the rising 

costs of living in the urban district, which was further fuelled by the closure of the first 

regeneration procedure and thus the end of controlled rents within this area, numbers of 

residents began to decrease anew as many inhabitants were forced to leave the district. With the 

exception between the years 1998 and 1999, this tendency continued until 2001. It was only at 

the beginning of the new millennium, when the number of residents was below that of 1987, 

that this negative development stopped (cf. table 10, p. 104). 

In addition to the number of building activities that were primarily organised by the municipal of 

Hamburg-Mitte as well as the city of Hamburg, transformation processes in Hamburg-St. Pauli 

were further influenced due to the general tendency of changed lifestyles. In the course of the 

structural transformation from an industry to a service-led society as well as changing 

demographic circumstances, traditional perceptions of life shifted. Contrary to the lifestyles as 

they existed back in the 1950s and throughout the 1960s and 1970s, new lifestyles with certain 

ideas of the organisation of the every-day life, habits and aesthetic preferences have been 

evolving since the 1980s. Despite the traditional family model, diverse ways of life and forms of 

partnership, and thus changing demands concerning the living environment developed (Schader 

Stiftung 2005). A consequence of this change in lifestyles was a rising demand for housing space 

within inner-city areas, which in turn, as it also happened in Hamburg-St. Pauli, increased price 

levels in these areas (Brech 2002). Nevertheless, it has to be mentioned that the transformation 

of lifestyles is only one factor of many that influences the urban development of a district, and in 

the case of Hamburg-St. Pauli, cannot be considered as the crucial one.

Between the years 1995 and 1996 then, a further preparatory study in the urban district of St. 

Pauli was conducted by the public development company steg. The analysed area was defined as 

the 26-hectare site S5 Wohlwillstraße that is located to the north of the Reeperbahn (cf. p. 92) 

(Hamburg-Mitte 2008 (3)). According to the analysis and similar to the regeneration areas before, 

problems of the area were described as: poor quality of buildings and poor sanitary equipment of 

the existent dwellings, undersupply of open and green spaces, an expansion of the facilities of 

the red-light district and thus the displacement of housing and industries, as well as high levels of 

car traffic and development of tourism. Objectives of this redevelopment procedure, which was 

officially announced in the year 1997 and thus one year after the first regeneration procedure in 

S1 Friedrichstraße had been closed (Hamburgisches Gesetz- und Verordnungsblatt 1996), were 
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listed as the modernisation and rehabilitation of housing and industries and the further 

development of businesses, which were partly supported by the European Union (European Fond 

for Regional Development (EFRE)), the preservation of affordable and social housing, the 

reduction of the red-light district as well as the development of green corridors within the area 

(Hamburg-Mitte 2008 (3)). 

In the mid-1990s, another urban design contest was announced by the city of Hamburg. In order 

to redesign the Spielbudenplatz, the historical site to the north of the Reeperbahn, pavilions from 

the 1960s were torn down and the former publicly operated place became private property of an 

operating company. However, as the original design could not be realised due to the death of the 

responsible artist, another architectural design competition was initiated in 2004. Finally, after 

the installation of two open air theatres the site was reopened in 2006 and since then has been 

home to different markets and public events (Spielbudenplatz n.d.). A further change in the 

urban structure of St. Pauli was initiated in 2001, as the area of the Bavaria-brewery to the south 

of the Reeperbahn was sold to a private investor group. After the closure of the brewery in 2003, 

the site was restructured into five building sites with different types of use as gastronomy, living 

and industry. In the following years, three high-rise buildings namely the Empire Riverside Hotel, 

the Astra-tower and the Atlantic-house were newly constructed. Due to their architectural 

dominance the project was labelled as “Hafenkrone“, describing the three constructions as crown 

of the harbour (Hamburger Illustrierte 2002).

One year before the millennium, a further preparatory study in order to analyse the small area 

around the Rosenhofstraße in the north of St. Pauli was conducted by the steg (cf. p. 92). 

Problems of the area were identified as a high-density structure of old buildings, about 70% of 

them were constructed before 1918, with poor amenities, and due to the mixture of living and 

industry there were conflicts of interest. Therefore, the area was announced as an official 

regeneration procedure in 2003. Redevelopment measures concentrated on the modernisation of 

buildings, uphold of affordable rents and thus new constructions of social housing, protection of 

small businesses and an enhancement of green spaces (Hamburg-Mitte 2008 (4)). Because of the 

proximity and similarity of the problems to the regeneration procedure S2 Schulterblatt, it was 

decided by the city of Hamburg to develop both procedures together, and to complete them 

within five years (steg 2006). 

In 2004, one year after the announcement of the previous regeneration procedure, a number of 

newspaper articles discussed the transformation of St. Pauli‘s character and its image. Both had 

changed due to redevelopment measures and high construction activity, and the district had 

become an attractive place of living for families and wealthier people (Hamburger Abendblatt 
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2004 (1)). Moreover, because of the growing demand for residential space, further gentrification 

processes were likely to occur (Hamburger Abendblatt 2004 (2)). As a result and in order to 

protect the atmosphere of the southern part of St. Pauli, the city of Hamburg initiated the 

passage of a “städtebauliche Erhaltungsverordnung“, namely a regulation to preserve the urban 

structure of the area, which entered into force in February 2008 (cf. p. 92] (Hamburg-Mitte 

2011). Nevertheless, although this regulation is able to avoid further demolition of historical 

buildings and secure old facades, it does neither prohibit inner reconstructions, e.g. changes of 

floor plans, nor does it regulate price levels, and thus does not protect the area from further 

gentrification. 

Another intervention in the future development of St. Pauli was the establishment of the new 

urban district of Hamburg-Sternschanze in 2008. Due to this development, the north-eastern 

border of St. Pauli shifted and the territory of the urban district was reduced (Hamburg-Mitte 

n.d.). Therefore, after a rather unsteady population development between 2001 and 2004 and a 

slight increase of residents between 2004 and 2007, St. Pauli had to experience a sudden loss of 

around 6.000 local residents, and since then the number of residents has remained 

approximately around 21.500 (cf. table 10, p. 104). 

Figure 6.         The borders of St. Pauli in the years 1894 (lined), 2007 (dotted) and 2008 

          (dashed)
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Consequently, the redevelopment areas S2 Schulterblatt and S6 Rosenstraße as well as the 

western part of the area S3 Karolinenviertel were transferred to the responsibility of the county 

of Hamburg-Altona and, since the beginning of March 2008 belong to the urban district of 

Hamburg-Sternschanze (Hamburg-Mitte n.d.). 

Soon after the transfer of some parts of Hamburg-St. Pauli‘s territory, both regeneration 

procedures S2 Schulterblatt and S6 Rosenstraße were officially closed. Within 22 years and five 

years, respectively, of redevelopment measures, a total number of 265 apartments have been 

modernised and 50 social housing apartments have been newly constructed. All measures were 

financed by public funds (steg 2008). Although three of the former six regeneration procedures 

are not yet closed, as both measures of S1 Schilleroper and S3 Karolinenviertel are due to expire 

in 2012, and S5 Wohlwillstraße is intended to close in 2014, a preliminary result of all 

undertaken measures in Hamburg-St. Pauli has been published by the department of Hamburg-

Mitte. Between the years 1978 and 2008, approximately 1.500 apartments in old buildings had 

been modernised and more than 1.200 dwellings had been built in the social housing sector. 

Apart from these publicly financed building activities, privately financed accommodations were 

built in the course of in-fill development and new constructions (Hamburg-Mitte n.d.). 

III.III Current discussion 

In the past years, diverse factors have led to a growing popularity of Hamburg-St. Pauli as place 

for living and location of businesses. Together, the general problem of housing shortages, 

transformed lifestyles, regeneration and revitalisation procedures provoked an increase of rent 

prices concerning existing and newly built apartments, as well as rising prices per square metres 

of condominiums. Between the years 2003 and 2008 alone, prices increased by around 23%. 

Moreover, prices for office spaces in St. Pauli have become more expensive than in the Hafencity 

or the city centre of Hamburg (LBS 2008). Another element that promotes this kind of 

development is the urban development policy of the city. Since 2003, in order to attract highly 

skilled and wealthy people and to promote economic growth, land is allocated to the highest 

bidder, and thus often sold to private investors. As a result of this policy, the number of 

apartments in social housing in Hamburg decreased from around 211.000 in 1993 to 116.000 in 

2007, and further decreases every year by around 5.000 apartments. Flats that belong to 

municipal housing corporations, e.g. the SAGA that holds a large share of housing in the urban 

district of Hamburg-St. Pauli, do not constitute an exception. Although around 50% of SAGA-

apartments are still in the social-housing sector, current activities of the corporation are the 

modernisation and new construction of privately financed apartments, which results in higher 

rent prices than before. Consequently, marginal groups and original residents of the urban district 

have to face possible displacements (Fischer and Jörg 2009). However, the extent of 
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gentrification does not evenly affect the entire territory of the urban district, but rather some 

areas are affected more intensively than others. At the moment, private investments, which 

intend to build offices, hotels and luxury apartments are more concentrated in the southern part 

of Hamburg-St. Pauli, while the northern part is still dominated by public financed measures of 

regeneration procedures that concentrate on constructing affordable housing. 

This current imbalance might be caused due to the circumstance that since 1996, the southern 

area of the urban district of Hamburg-St. Pauli is not an official regeneration area anymore. Thus, 

investors could more easily influence the further development of the area than they could have in 

the northern area, which still is protected due to regeneration measures. Another possible reason 

is the difference in location of both areas. While the northern part does not offer any special 

characteristics, the southern part of St. Pauli is directly located at the Elbe River and offers a view 

to the harbour, the new district Hafencity and the opera house Elbphilharmonie. Nevertheless, in 

both areas old buildings still exist that have not yet been redeveloped and therefore offer a 

potential for further gentrification processes.

 

As a reaction to this impending threat, several initiatives and networks have been established by 

residents and supporters of the urban district in order to demonstrate resistance against 

gentrification. Starting with a street festival in the summer 2008 that was organised by residents 

of the Hafenstraße in St. Pauli, the first initiative “Aktionsnetzwerk St. Pauli - Es regnet Kaviar“ 

was established. Due to this opening session, issues as social transformations and increase of 

rents were refocused. Soon after, more initiatives and networks developed both within and 

beyond the borders of St. Pauli, e.g. “Park Fiction“, “S.O.S. St. Pauli“ and “Recht auf Stadt“ (Jörg 

2012). Hence, due to the strong opposition to on-going transformation processes, in 2009 the 

county of Hamburg-Mitte decided to initiate a preparatory study of the area of Hamburg-St. Pauli 

in order to analyse the actual risk of further social displacements. 

At the same time, sales of public properties to private investors and thus the development of 

major construction projects continued. In May 2009, the city sold a property close to the 

Spielbudenplatz in the southern part of Hamburg-St. Pauli to the investor Bayerische Hausbau. 

Despite initial statements to preserve the existing block of buildings that consists of an Esso-

petrol station as well as two housing blocks with 107 apartments, of which a big share is social 

housing, and a number of small businesses, this situation soon changed. Instead, it was planned 

to demolish the buildings and replace them by a new construction of modern apartments with 

only one-third allocated to social housing and the bigger part to rented and owner-occupied 

flats. Further, it was intended to develop industrial land and office spaces on the remaining part 

of the property. After this new plans went public, resistance emerged, and the initiative “Esso 

Häuser“, a group of affected tenants and businesspersons, developed. Due to discussions and 
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public demonstrations, plans of demolition were temporarily interrupted (Hamburger Abendblatt 

2012). 

Only a few months later, in September 2009, the building project “Tanzende Türme“, which can 

be translated as ‘dancing towers‘, functioning as space for offices and a hotel, began. Due to its 

location directly at the Reeperbahn, criticism was made that this new construction would 

fundamentally change the character and the image of the urban district and further increase on-

going transformation processes. Moreover, it was criticised that offices, rather than necessary 

residential space, was built (Hamburger Abendblatt 2008). 

Likewise, the controversially discussed construction project “Bernhard-Nocht-Quartier“ in 

Hamburg-St. Pauli started in 2009 as a building permit was granted to the investor Köhler and 

von Bargen in order to develop a residential area in the southern part of St. Pauli. One year later 

though, due to demonstrations and the establishment of the initiative “NOBNQ“ (No Bernhard-

Nocht-Quartier), the process of the demolition of historical buildings and construction of 78 

luxury apartments was interrupted (Recht auf Stadt 2010). 

In 2010, the report of the preparatory study of St. Pauli was published. Taking into account that 

Hamburg-St. Pauli, due to its location and proximity to the harbour, its high share of old 

buildings and undertaken modernisation and redevelopment measures became a popular place 

to live, the imminent formal repeal of the three last regeneration procedures in 2012 to 2014 

and thus the loss of its protection instruments, bears the risk of further gentrification. The report 

concluded that without these instruments, it is likely that not previously undertaken investments 

or house sales are carried out, whereby rent prices increase and former residents cannot afford to 

live there any longer. Thus, it must be assumed that processes of gentrification will continue and 

further increase. Therefore, in order to sustainably protect the social composition of St. Pauli‘s 

residents as well as the objectives of the regeneration procedures and aimed development of the 

urban district, it was decided to pass a “Soziale Erhaltungsverordnung“ (social preservation 

regulation) for parts of the urban district in 2010. This regulates and controls deconstructions 

and new building activities, and controls the change of dwelling type from rented property to 

owner-occupied apartments. Four years after the urban preservation regulation in the southern 

part of St. Pauli, at about the same time as the construction of the “Tanzende Türme“ was 

finished, the social preservation regulation entered into force in February 2012 for an initial 

period of five years (cf. p. 92) (Bezirksamt Hamburg-Mitte 2011). Although the discussion on the 

Bernhard-Nocht-Quartier ended with some kind of compromise, namely to modernise parts of 

the building block and to rebuild other ones while keeping the rents at the same level for the 

next ten years and thus guarantee rent control, debates concerning the future development of 

the Esso-building and other small constructions projects are still on-going (Hamburger 
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Abendblatt 2012). Hence the question, to what extent does the social preservation regulation 

contribute to the conversion of these buildings and thus to the protection of St. Pauli‘s residents? 

According to the conducted interviews, and particularly looking at the debate on the Esso-

Häuser, opinions differ on this question. While Susanne Winch from the planning department of 

Hamburg-Mitte and politician Andy Grote explain that the demolition of the existing apartments 

is in line with the regulations of the social preservation regulation, because the total number of 

social housing apartments will not change, community worker Steffen Jörg disagrees. According 

to him, as the newly constructed building block will offer more than twice as many owner-

occupied than social housing flats, the social structure of the area will be altered and thus, the 

protection measure of the social preservation regulation be ignored. 

In the end, the impact of the social preservation regulation and thus the future development of 

the urban district of Hamburg-St. Pauli will depend on political interpretation and the will of 

local residents to demonstrate for their right to stay in their living environment. 
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IV. Gentrification in Hamburg-St. Pauli

This chapter will describe the results of the analyses of the secondary data as well as of the 

conducted survey of local residents. Moreover, the aim of this chapter is not only to describe but 

to use the present data in order to interpret how the gentrification process occurred in Hamburg-

St. Pauli and to which extent it initiated changes concerning the social and residential structure 

of the urban district, and thus to better understand the development of the process. Therefore, a 

number of indicators for gentrification were established. Based on information of the theoretical 

chapter of this thesis, certain characteristics indicate the occurrence of gentrification in an urban 

area, e.g. physical, economic, social and cultural indicators (cf. pp. 11,12). Nevertheless, as the 

available data is limited to information concerning socio-demographic and residential 

characteristics of the local residents and the urban area, respectively, only some of these 

attributes can be identified as relevant to interpret the present data. These indicators can mainly 

be identified by socio-demographic and residential characteristics: a little number of foreign 

residents and a high number of residents aged between 18 years and 45 years, a high level of 

education as well as a creative area of occupation, a high amount of household income and an 

alternative lifestyle-related family status such as single-households and childless households, and 

further a privately dominated ownership structure of the apartments, a high amount of rent 

levels as well as a big size of apartments. Although there is no official information concerning the 

development of the surrounding structure of the urban district, e.g. number of supermarkets or 

day-care facilities for children, perceptions of local residents concerning the living environment, 

the structure of supply and the atmosphere of the urban district as they were stated within the 

conducted survey can be used to analyse and perceive changes in the residential environment. 

Additionally, the comparison between motives and reasons to move to the urban district of 

Hamburg-St. Pauli of local residents might help to observe changes in the demands and 

perceptions of living, and thus initial statements concerning changed lifestyles and the exchange 

of residents with different needs and requirements can be supported. Apart from these 

indicators, the development of gentrification in Hamburg-St. Pauli will be compared to the 

theoretical invasion-succession cycle as it was developed by Hoffmeyer-Zlotnik (1977) (cf. pp. 

13-16), and thus it can be discussed to which extent the gentrification process in Hamburg-St. 

Pauli corresponds and to which extent it differs to this theoretical approach. 

This chapter is divided into three parts. The first section will analyse and describe secondary data 

concerning the development of the residential and socio-demographic structure of Hamburg-St. 

Pauli, and will apply relevant indicators to review to which extent gentrification affected the 

social and residential situation in the urban district. Due to the limited information of the 

secondary data - a big share of indicators, particularly concerning socio-demographic 

characteristics cannot be applied, - some observations can be made. The second part will 
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evaluate relevant information of the conducted survey of local residents, and will thereby make a 

profile of the characteristics and perceptions of different groups of local residents. Consequently, 

initial statements concerning the development of gentrification that were concluded in the 

analysis of the secondary data can be enhanced and described in more detail. Finally, the third 

section will summarise and compare the different socio-demographic and residential 

characteristics, and will ultimately describe the development and extent of gentrification as it 

occurred in Hamburg-St. Pauli. 

IV.I  Analysis of secondary data

The following section will shortly summarise undertaken measures of regeneration procedures as 

well as of urban design contests and other interventions concerning the urban structure of 

Hamburg-St. Pauli (cf. pp. 26-36) in order to eventually analyse the quantitative development of 

the residential and socio-demographic structure of the urban district. 

Due to the description of the historical urban development of the urban district of Hamburg-St. 

Pauli (in the following: the district) and the analysis and interpretation of the secondary data (cf. 

pp. 95-104) it was possible to divide the gentrification process in roughly three periods of time: 

from the beginnings of the regeneration procedures until 1994, from 1994 until 2004, and from 

2005 until today. These periods will be used in the evaluation of the secondary data as well as in 

the evaluation of the conducted survey, as they help to precisely describe different extents of 

gentrification processes within the district.

Using secondary data and statistics that were published by the statistical office of the federal 

states Hamburg and Schleswig-Holstein as well as the Gymnasium Ohmoor, a secondary school in 

Hamburg, previously described transformations concerning the socio-demographic composition 

of local residents in Hamburg-St. Pauli will be evidenced and, as these developments will partly 

be compared with developments of the county of Hamburg-Mitte and the city of Hamburg, on-

going changes within the three periods can be described in more detail and in an overall context. 

Hence, in order to observe the development of gentrification within the district the following 

characteristics will be analysed: number of foreign residents, structure of age and development of 

rent levels. Subsequently, changes in the residential structure as well as in the structure of 

households will be described. Moreover, as after each of the three time spans, the above-

mentioned indicators will be applied to the development of the residential and socio-

demographic structure, it is possible to make initial statements concerning different extents of 

gentrification processes as they occurred in Hamburg-St. Pauli within the last twenty-five years. 

At the end of this section, results of the analysis of the secondary data will be summarised and 

thus, a primary hypothesis concerning the development of gentrification as it occurred in 

Hamburg-St. Pauli can be described. However, as there is only data available that describes the 
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development of the whole urban district, statements concerning the different parts of St. Pauli, 

such as individual areas of the regeneration procedures, cannot be made. Further, the data is 

limited to different years, e.g. there is information about the development of population from 

1987 until 2010, but data about the development of rent levels is restricted to the time between 

the years 2000 and 2011. Thus, to some extent the analysed time spans will differ occasionally.

Gentrification in Hamburg-St. Pauli - From the beginnings until 1994

According to the reports of undertaken preparatory studies of regeneration procedures, initial 

conditions concerning the quality of life within the district were poor. The majority of housing 

were outdated and offered only small-sized apartments with little sanitary facilities and heating 

equipments, the structure of residents was dominated by elderly people and people with 

migration backgrounds, the average income was below the city-average and the living 

environment was characterised by a shortage of parks, much dirt and noise, and due to the 

proximity of the red-light district by drugs and crime, too (Bremer 1987). 

The described circumstances are further supported by individual statements of respondents who 

moved to Hamburg-St. Pauli before the first regeneration procedure S1 South Friedrichstraße 

began. Although there were only few respondents who moved to the urban district before 1978, 

three out of four only had a low level of education and earned a monthly salary of below 999 

Euro. Further, most of these respondents criticised the poor state of housing, the dirt and the bad 

image of the urban district. Hence, the initial situation of the former working-class area 

Hamburg-St. Pauli corresponded to the criteria as defined by Falk (1994) concerning areas that 

were likely to gentrify. 

Beginning with the interpretation of the results of the analyses in 1987, as the secondary data is 

limited to this year and the majority of participants of the survey moved to the urban district 

after 1987, the district already experienced initial changes in its urban structure. Due to the three 

regeneration procedures S1 South Friedrichstraße, S1 North Schilleroper and S2 Schulterblatt, 

which began in 1978, 1980 and 1986, the southern as well as the northern part of Hamburg-St. 

Pauli had to face measures of demolition, restructuring and new building activities (Bremer 1987, 

SAGA 1980, Hamburg-Mitte 2008 (1)). In the mid 1980s, further undertakings in order to raise 

the attractiveness and the touristic potential of the urban district were initiated by the city of 

Hamburg, namely by the establishment of cultural institutions as well as the urban design contest 

of the Landungsbrücken in 1987 (Hamburger Abendblatt 1985, Freie und Hansestadt Hamburg, 

2000). One year later, another urban regeneration procedure, S3 Karolinenviertel, was initiated 

(Hamburg-Mitte 2008 (2)).
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First effects of these ventures, namely the improved quality of life within the area because of the 

regeneration procedures and the enhanced attractiveness of the harbour area due to the urban 

design contest, can be identified in the changing tendency of the population development in 

Hamburg-St. Pauli (cf. table 10, p. 104). Apart from the improved attractiveness of the area, this 

positive development might have been further increased due to the rising numbers of available 

apartments in Hamburg-St. Pauli that have increased from 1988 until 1993 by around 500 flats, 

as well as the increasing size of apartments that have risen due to the changed floor plans of 

apartments, which were developed during the regeneration procedures in order to modernise the 

apartments, from an average size of 61,4 square metres in 1987 to 62,5 square metres in 1993 

(cf. table 9, p. 103). Unfortunately, there is no data describing the percentage of social housing of 

total number of apartments available within this time period. Nevertheless, due to the protection 

instruments of regeneration procedures it can be assumed that costs of living and the amount of 

rent levels, respectively, did not increase significantly. Based on data concerning numbers of 

foreign residents and the structure of age, further statements concerning the development of the 

composition of the population can be made. 

Because of the historical urban development of Hamburg-St. Pauli, the urban district has always 

been characterised by its high percentage of foreign residents. Between the years 1987 and 

1994, the number of foreign residents constantly increased.

Figure 7. Total number of foreign residents in St. Pauli, 1987 until 1994
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Within about the same time as the total number of population increased (cf. table 10, p. 104), 

the number of foreigners of the total population in Hamburg-St. Pauli increased by 5.774 

residents (cf. figure 7, p. 40), and thus the total share of foreigners rose from 36,1% in 1987 to 

45,1% in 1994 (cf. table 2, pp. 95,96). Comparing the number of the total population growth in 

Hamburg-St. Pauli with the number of incoming foreigners it becomes obvious that almost 80% 

of all 7.444 new residents who moved to the urban district between 1987 and 1994 had a 

migration background. Hence, the majority of the total gain of population can be explained by 

the influx of foreigners. 

Looking at the development of the age structure of the district between 1987 and 1991, it shows 

that the number of people below the age of 18 years increased while the number of people aged 

65 years and older decreased. Between 1987 and 1991, the number of residents below 18 years 

increased from 3.825 to 5.730 persons and the number of residents being older than 65 years 

decreased from 2.278 to 2.099 persons. 

Figure 8. Age structure of the local residents in St. Pauli, 1987 until 1991

This development indicates that during the increase of the total population between 1988 and 

1993 and especially in the first period of this development, a high number of families with 

children moved to the urban district. Looking at the high number of foreigners who moved to 

Hamburg-St. Pauli during this time, it can be further assumed that a high percentage of these 

families with children had a migration background. Unfortunately, there is no data describing the 

number of households with and without children available for this time span. Nevertheless, it can 
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be observed that between 1987 and 1992, the living space per local resident in Hamburg-St. 

Pauli decreased (cf. table 9, p. 103). As according to the secondary data during this time the 

average size of apartments increased, this development can be explained by a higher number of 

inhabitants per apartment. Hence, the former assumption of an increasing number of families 

moving to the urban district can be supported. 

In comparison to the developments in Hamburg-Mitte and the city of Hamburg it becomes 

apparent that the tendency in all three areas is similar. The percentage of residents below 18 

years in Hamburg-St. Pauli is about the same average as in Hamburg-Mitte and in Hamburg but 

rose more sharply than in both other areas, and thus became higher than the city-average in 

1991. As the percentage of residents aged 65 years and above in St. Pauli was already clearly 

below the city-average in 1987, and as the percentage further decreased during the years 1987 

and 1991 with more than 2%, the decrease was again sharper than in Hamburg-Mitte and the 

city of Hamburg in total (cf. table 3, pp. 96,97).

Referring to the information of the analysed secondary data, it becomes obvious that within this 

period of time some of the indicators for gentrification apply, and others do not.  

Especially residential characteristics, namely the renovation and modernisation of old housing as 

well as the increase of the average size of apartments generally indicate that gentrification and 

urban developmental enhancement took place. Further characteristics that apply to gentrification 

processes are the redevelopment and revitalisation of urban open spaces, such as the 

development of green corridors, as well as the increasing number of cultural institutions and the 

redesign of the Landungsbrücken, which should attract more visitors and tourists to the urban 

district. Moreover, the increase of rent levels and the circumstance that Hamburg-St. Pauli had 

become one of the most expensive living areas in Hamburg in 1994, as it was stated in the local 

newspaper (Hamburger Abendblatt 1994), indicates the occurrence of gentrification processes 

within the urban district. However, since the modernisation and undertaken building activities as 

well as the revitalisation of urban squares were initiated in the course of urban redevelopment 

procedures and as the average size of apartments in Hamburg-St. Pauli - despite its increase - still 

was below the average of the city of Hamburg, this developments do not apply to indicators for 

gentrification. Moreover, the significant move-in of residents with migration backgrounds as well 

as families with children further contradicts the characteristics of a gentrifying urban area. 

Analysing the population development within this time span, it becomes clear that the high 

influx of new residents began to slow down around 1991, before it eventually turned around in 

1994. Although there is no data concerning the development of rent levels for the district, it can 

be assumed that during this time, rent levels began to increase and as foreign residents and 

families with children, who represented the majority of the growth of population, were not able 
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to afford rising price levels anymore, the positive population development slowed down and 

finally turned around in 1994. This assumption is supported by the development of numbers of 

foreign residents and numbers of local residents below the age of 18 years, which slightly 

decelerated and decreased, respectively, since 1991 (cf. tables 4,5, pp. 97-100). Based on this 

argumentation, it can be concluded that while in the beginning of this period undertaken 

revitalisation measures and redevelopments were rather caused by public regeneration 

procedures than by gentrification, this turned around in the early 1990s as initial indicators for 

processes of gentrification were met. Hence, although initiated regeneration procedures cannot 

be equated with gentrification it can be assumed that they laid the foundation for consequential 

gentrification processes. Although, due to missing information in the secondary data there is no 

proof for this assumption yet, socio-demographic characteristics of participants of the conducted 

survey who moved to the urban district before 1991 and after 1991 can be compared. In the 

case that there are significant differences, e.g. regarding the level of education and amount of 

income as well as lifestyle, this can be considered as an indication that the influx of invading 

people increased. This again would illustrate that first consequences of gentrification in 

Hamburg-St. Pauli can be identified in the beginning of the 1990s.

Comparing the development of the social composition of Hamburg-St. Pauli with the theoretical 

model of gentrification, namely the invasion-succession cycle of Hoffmeyer-Zlotnik (1977) (cf. pp. 

13-16), it can be concluded that this process partly corresponds to the theory. 

According to the invasion-succession cycle, the first and second phase of gentrification processes 

are characterised by initial invasions of people who do not belong to the original local residents, 

e.g. people with different socio-demographic characteristics. Finally, in the third phase this 

invasion increases and causes initial losses of the original population of an area. Although in the 

case of the gentrification process in Hamburg-St. Pauli it is not possible to identify the first and 

the second phase of the theory, it can be assumed that the third phase applies to the time 

between 1991 and 1994, as numbers of families with children slightly began to decrease. As the 

positive population development continued, it has to be assumed that high numbers of people 

whose socio-demographic characteristics were different to the ones of people who lived there 

before moved to the urban district, and thus can be identified as invaders.   

Gentrification in Hamburg-St. Pauli - Between 1994 and 2004

In 1996, the first official regeneration procedure S1 South Friedrichstraße was closed 

(Hamburgisches Gesetz- und Verordnungsblatt 1996). In the following years, due to missing 

protection instruments of the former regeneration procedures, such as the regulation of rent 

control, the southern part of Hamburg-St. Pauli had to experience a high number of building and 

construction activities. Famous examples were the urban redesign of the Spielbudenplatz, which 
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was initiated in the mid-1990s, as well as the restruction of the area of the Bavaria-brewery that 

began in 2001 (Spielbudenplatz n.d., Hamburger Illustrierte 2002). Only one year after the 

closure of the regeneration procedure S1 South Friedrichstraße, two more regeneration 

procedures were initiated in 1997 and in 2003, and thereby further intervened with Hamburg-St. 

Pauli‘s future urban development (Hamburg-Mitte 2008 (3), Hamburg-Mitte 2008 (4)). On-going 

transformation and the associated effects concerning the socio-demographic and residential 

structures in Hamburg-St. Pauli became obvious by analysing shifting tendencies of population 

development, structure of age and number of foreigners of the urban district between 1994 and 

2004. Regarding the development of the population of Hamburg-St. Pauli, a significant 

turnaround of the former positive tendency can be observed since 1994. Although the number of 

apartments as well as the percentage of social housing in Hamburg-St. Pauli increased between 

1994 and 2004 (cf. table 1, p. 95), the urban district experienced a decrease in its number of 

residents, and thus contradicted the positive population development of the city of Hamburg (cf. 

table 10, p. 104). This development might be caused by the general increase of rent levels and 

additionally because of the changing socio-demographic characteristics of people moving to the 

district. As shown before, numbers of local residents below the age of 18 years decreased, and 

therefore it can be assumed that high numbers of families with children left the urban district. 

Instead, they were replaced by singles and childless families and thus, the total number of 

population decreased. Looking at the development of numbers of foreigners and at the structure 

of age, characteristics of these transformations can be described in more detail.

Since 1995 and similar to the development of the total population of Hamburg-St. Pauli, the 

number of foreign residents began to decrease. After years of a constant influx of foreigners, the 

urban district experienced significant losses. Only between the years 1995 and 2001, Hamburg-

St. Pauli lost around 6.000 local residents with migration background. 

Figure 9. Total number of foreign residents in St. Pauli, 1995 until 2004
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The time in which Hamburg-St. Pauli had to face the most significant losses concerning the 

foreign population corresponds to the period of time whereas the urban district experienced 

major decreases concerning the total population. Therefore, it must again be assumed that a 

major part of the total loss of population was caused by the exodus of foreigners. While the 

percentage of foreign residents in the district decreased by around 16%, both areas of Hamburg-

Mitte and the city of Hamburg only lost around 4% and 1%, respectively. Thus, although the 

percentage of foreigners in St. Pauli was still clearly above the city-average it was slowly 

converging to the average of the county of Hamburg-Mitte (cf. table 4, pp. 97,98).

Contrary to former developments in Hamburg-St. Pauli, numbers of residents below the age of 18  

years began to decrease since 1992. Except for the years 2001 and 2002, the percentage of 

children and adolescents, and thus the number of families in the district, constantly decreased. 

Although the shrinkage occurred during all the years, major losses can be identified between 

1993 and 1999 (cf. figure 10). This development can be explained by the general decrease of 

population that Hamburg-St. Pauli had to face within that time. Moreover, the decrease of 

numbers of families might be linked to the on-going loss of foreigners since 1995 (cf. figure 9, p. 

44) as well as with the closure of the regeneration procedure S1 South Friedrichstraße in 1996, 

due to which rent levels increased as the former protection instruments of the regeneration 

procedure were taken away. While numbers of residents below the age of 18 years went down, 

the number of residents aged 65 years and above experienced a slight increase since 1994. 

Especially during the years 2001 and 2004, the number of the elderly increased from 1.961 to 

2.354 persons, and thus became higher than the number of 1987. 

Figure 10.  Age structure of local residents in St. Pauli, 1992 until 2004
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Although this development is in line with the tendencies of Hamburg-Mitte and partly with the 

city of Hamburg, its characteristics are more pronounced (cf. table 5, pp. 99,100). Nevertheless, 

the increase of elderly people cannot compensate the decrease of residents below the age of 18 

years, and the total number of both age groups, namely of residents younger than 18 years and 

of residents aged 65 years and above, decreased between 1987 and 2004 from 6.108 persons to 

5.601 persons. Therefore, it has to be assumed that an increasing number of one-person 

households and childless households of people aged between 18 years and 65 years moved to 

the urban district. This is interesting, as theories consider this age group as a symbol of 

gentrification processes (cf. p. 13). Unfortunately, as there is not enough data concerning the 

development of household sizes in Hamburg-St. Pauli within this time span available, it is not 

possible to prove this hypothesis right. However, considering the development of the living space 

per local resident, which increased during this time by around seven square metres and thus 

illustrates that the number of inhabitants per apartment decreased, this assumption can be 

supported (cf. table 9 p. 103). Moreover, based on information from local newspaper articles, 

Hamburg-St. Pauli‘s transformation regarding its image and characteristics was completed by 

2004 (Hamburger Abendblatt 2004 (1)). This statement is supported by the significant increase in 

price levels, which rose from 7,80 Euro in 2000 to 9,30 Euro in 2004, and was further fuelled due 

to the new regulation that was initiated by the city of Hamburg in 2003 to sale properties to the 

highest bidder, as well as by the rising interest of private developers to invest into the urban 

district (Fischer and Jörg 2009). Due to this, price levels in Hamburg-St. Pauli became more 

expensive than the average price level in the city of Hamburg, which rose from 8,10 Euro in 2000 

to 9,00 Euro in 2004 (cf. table 6, pp. 100,101).

When summarising the information of the analysed secondary data and looking at the urban 

development of Hamburg-St. Pauli during this time, it becomes clear that most applicable 

indicators for gentrification are met. In addition to redevelopment measures that were initiated 

by regeneration procedures, high numbers of private investments and construction activities 

began. Especially in the southern part of the district, due to the closure of the first 

redevelopment procedure S1 South Friedrichstraße, housing with owner-occupied apartments 

but also hotels and offices were built. Further indicators for gentrification are the significant 

increases in price levels in Hamburg-St. Pauli that became higher than the average price levels in 

Hamburg, and thus limited the number of persons who were able to afford the increased costs of 

living. Additionally, the regulation from 2003 to sell property to the highest bidder partly 

entailed the loss of the ability to control and regulate socially acceptable construction projects, 

further intensified this development (Fischer and Jörg 2009). Moreover, apart from the change of 

the architectural shape of the urban district, urban design contests further enhanced the change 

of the urban image (Freie und Hansestadt Hamburg, 2000). Apart from these residential 
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characteristics, the development of socio-demographic characteristics of local residents further 

indicates the occurrence of gentrification. Interpreting the data it can be assumed that while big 

shares of the general population decrease can be linked to persons with migration backgrounds 

and families with children who moved away from the urban district, the structure of age and the 

increasing rent levels of Hamburg-St. Pauli indicate that wealthy people between the age of 18 

years and 65 years moved to the urban district, mostly living alone or in childless households. 

This development can be explained by the increasing amounts of rent levels, due to which 

socially weaker households and families with children were not able to afford living in their 

apartment within Hamburg-St. Pauli anymore, and therefore had to move to more affordable 

apartments in other urban districts in Hamburg. 

Hence, as the residential as well as the socio-demographic character of the urban district 

changed and, except for the increase of social housing within the district, the remaining results of 

the analysis of the secondary data apply to indicators for gentrification and thus illustrate that 

gentrification occurred within this period of time, it can be assumed that the former regeneration 

process has now finally turned into a gentrification process. This initial statement can be further 

supported by the detailed evaluation of residential and socio-demographic characteristics of 

respondents of the survey who moved to Hamburg-St. Pauli during this time span between 1994 

and 2004. If, for example, the number of people with a high level of education and a high 

amount of income is higher in this group of respondents than in the group of respondents who 

moved to Hamburg-St. Pauli before 1994, this would be a further indication for the occurrence of 

gentrification within the urban district.

Again, by comparing developments in Hamburg-St. Pauli to the theoretical invasion-succession 

cycle of Hoffmeyer-Zlotnik (1977), some parallels between both processes can be observed. 

According to the theory, the development of initial losses of the original inhabitants of an area  

that happens in the third phase of the cycle further intensifies during the fourth and fifth phase, 

and finally the groups of invaders is bigger than the group of original local residents. 

Consequently, the urban environment begins to adjust to the requirements of its new 

inhabitants. Although there are still no information concerning individual characteristics of 

people moving to Hamburg-St. Pauli, it can be analysed that after the slight decrease of 

foreigners and families with children between 1991 and 1994, this development further 

intensified during 1994 and 2004. Moreover, due to private investments and construction 

activities as well as urban design contests it can be observed that the character, the image and 

the infrastructure of the urban district changed. Hence, these developments are in line with the 

theoretical model. However, considering the secondary data it can only be assumed and not 

proven that characteristics of people moving to Hamburg-St. Pauli apply to attributes that 
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theories consider as typical for pioneers and gentrifiers. Further, despite major losses of local 

residents it remains doubtful whether the group of new incoming residents got bigger than the 

group of original local residents. Contradicting this development is for example the circumstance 

that the rate of people living in Hamburg-St. Pauli who draw unemployment benefits still is 

above the city-average. Moreover, whether transformations in the urban environment were 

caused by the changing requirements of new local residents or rather should be considered as 

one of the reasons people became more attracted to move to the urban district, is questionable. 

Gentrification in Hamburg-St. Pauli - From 2004 until today

After ten years of a constant decrease in numbers of population in Hamburg-St. Pauli, this 

development began to slow down. After a rather unsteady population development between 

2001 and 2004, the numbers of residents in the urban district slightly increased again, and until 

2007 Hamburg-St. Pauli could gain around 900 residents. After the sudden loss of about 6.000 

inhabitants in 2008, the population number stayed at roughly around 21.500 residents (cf. table 

10, p. 104).

Nevertheless, revitalisations and construction activities did continue and albeit there was a 

general increase of rent levels per square metre in the city of Hamburg, rent levels in Hamburg-

St. Pauli were above the city-average (cf. table 6, pp. 100,101). Although an urban preservation 

regulation for the southern part of St. Pauli was initiated in the beginning of 2008, this did not 

contribute to stop developers to further invest into the urban district, such as the projects Esso-

Häuser, Bernhard-Nocht-Quartier and Tanzende Türme, and thus to enhance the risk of new 

social displacements (Hamburg-Mitte 2001, Hamburger Abendblatt 2008, Hamburger 

Abendblatt 2012, Recht auf Stadt 2010). Due to these circumstances, it is unlikely that the rise in 

population during 2001 and 2007 was caused by the anew influx of former residents of St. Pauli 

but rather of wealthier people who were able to afford the increased costs of living within the 

urban districts: the gentrifiers (cf. p. 13). In order to support this argument, the development of 

numbers of foreigners and the structure of age will be analysed, and the development of the 

residential structure, the structure of households as well as the development of rent rates will be 

examined. 

Looking at the number of foreigners, it becomes obvious that the development trend, which 

began in 1994, did not stop until 2010. Between 2005 and 2009, the number of foreigners in 

the urban district further decreased by around 3.000 residents. Only during the years 2009 and 

2010 a slight increase from 180 foreigners can be registered (cf. figure 11, p. 49). This tendency is 

roughly in line with the on-going development of the city of Hamburg whereas numbers of 

foreigners generally decreased during 2004 and 2009 but is contradicting the development of 
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the area of Hamburg-Mitte whereas the number of foreign residents increased until 2008. 

Therefore, although the percentage of foreigners in Hamburg-St. Pauli was still above the city-

average, it dropped under the average of Hamburg-Mitte in 2008. In all three areas, however, 

there was a slight increase of numbers of foreigners between 2009 and 2010 (cf. table 5, pp. 

99,100).

Figure 11.  Total number of foreign residents in St. Pauli, 2005 until 2010

Considering this data it shows that the development of the foreign population did not match 

with the increase of the total population in Hamburg-St. Pauli (cf. table 10, p. 104). Therefore, 

except for the years 2009 and 2010, the rise of population in St. Pauli between 2005 and 2007 

cannot be explained by the influx of foreigners.

Regarding the structure of age, development tendencies as they occurred between 1994 and 

2004 remain roughly similar until 2008. Although the percentage of residents below the age of 

18 years stayed at the same level between 2004 and 2005, it further decreased until 2007. 

Similarly, the age group of the elderly population further increased by 269 persons until 2007. 

Due to the establishment of the urban district of Hamburg-Sternschanze numbers of both age 

groups were minimised in 2008, although percentages of the total population remained 

approximately the same. Since 2008, however, the number of residents below 18 years slightly 

increased again as the number of people aged 65 years and above experienced a slight decrease 

(cf. figure 12, p. 50). This loss of minors until 2007 did not only occur in Hamburg-St. Pauli but 

also in the areas of Hamburg-Mitte and Hamburg in total. Nevertheless, the development of the 
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elderly population and the further development of people below the age of 18 followed different 

tendencies then. While in Hamburg-Mitte as well as in Hamburg the number of minors remained 

approximately at the same level since 2008, the elderly population has decreased in Hamburg-

Mitte since 2006, but has increased since 2005 in the city of Hamburg (cf. table 8, p. 102). 

Figure 12. Age structure of the local residents in St. Pauli, 1987 until 1991

Adding the number of minors with the number of the elderly in 2009 both groups give a total of 

4.602 residents of the total population in St. Pauli. Hence, although this number is below the 

one from 2004, it must be assumed that the major part of people who moved to the urban 

district between 2004 and 2009 are aged between 18 years and 64 years and live in single-

person households and childless households, respectively. This statement can be supported by 

the development of the household structure in Hamburg-St. Pauli. Although the number of one-

person households in the urban district of St. Pauli was already over the city-average in 1999, it 

slightly rose until 2009 and further experienced a significant increase between the years 2009 

and 2010. Thus, in 2010 more than two-thirds of the total population of the urban district lived 

in one-person households. In contrast to this, the percentage of households with children living 

in Hamburg-St. Pauli decreased since 1999, and in 2010 they only represented 12,4% of the total 

households. Due to this tendency, the average size of household decreased from 1,6 persons per 

household to 1,5 persons per household (cf. table 1, p. 95).

Compared to the household structure in Hamburg-Mitte and the city of Hamburg, all three areas 

seem to have changed according to similar development patterns as all experienced a growing 
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number of one-person households and a decrease of households with children. It is noticeable 

though, that while Hamburg-St. Pauli is clearly dominated by single-households, in the county of 

Hamburg-Mitte and the city of Hamburg households with more than one person but without any 

children are widely established as well. Unfortunately, as the only available data concerning the 

household structures refers to the years 1999, 2009 and 2010 it is neither possible to make any 

statements concerning the development of the structure of households until 1999 nor to make 

detailed statements concerning the development of the household structure in the time between 

1999 and 2009. Similar to this increase of single-person households within Hamburg-St. Pauli, 

the number of apartments and the living size per local resident further increased. Contrary 

though, the average size of apartments in the urban district slightly decreased from 62,6 square 

metres in 2004 to 62,1 square metres in 2010, and therefore dropped below the average of 

Hamburg-Mitte as well as below the city-average. A possible explanation of this development 

might be the growing number of social housing in St. Pauli, which increased between 2004 and 

2010 from 17,7% to 18,9%, which can be explained as a result from initiated regeneration 

measures (cf. table 9, p. 103). 

Figure 13.  Development of rent levels in St. Pauli and Hamburg, 2005 until 2011

Year St. Pauli Hamburg

2005 8,60 Euro / sqm 8,10 Euro / sqm

2006 10,30 Euro / sqm 8,60 Euro / sqm

2007 11,10 Euro / sqm 9,00 Euro / sqm

2008 11,40 Euro / sqm 9,75 Euro / sqm

2009 10,00 Euro / sqm 10,10 Euro / sqm

2010 10,54 Euro / sqm 10,25 Euro / sqm

2011 11,84 Euro / sqm 11,21 Euro / sqm

Another development that supports the hypothesis concerning the influx of wealthier people in 

the urban district since 2005 is the further increase of rent levels. Between 2005 and 2011 rent 

rates in Hamburg-St. Pauli increased by 3,24 Euro per square metre, while general rent levels in 

Hamburg increased by 3,11 Euro per square metre. On the one hand, it becomes obvious that 

over time rent levels in Hamburg converged to the ones in Hamburg-St. Pauli, which 

demonstrates the general growth of population and consequent housing shortage in the city. On 

the other hand, however, it can further be seen that except for the year 2009 rent levels in 

Hamburg-St. Pauli have always been above the city-average. Therefore, the urban district can be 
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considered as one of the most expensive living areas of Hamburg. This is further supported by a 

local newspaper article from March 2012, according to which prices of re-letting in Hamburg-St. 

Pauli with more than 13 Euro per square metre are on the most expensive level of the total city 

of Hamburg (Hamburger Abendblatt 2012). 

Interpreting the results of the analysis of the secondary data within the period between 2005 and 

2010, and 2011 respectively, concerning the development of rent levels, most but not all of the 

indicators for gentrification are met. Apart from regeneration measures that were undertaken in 

the northern part of the district, especially in the southern part, investments of private 

developers were initiated and particularly construction projects for exclusive owner-occupied 

apartments, as well as hotels and buildings for office spaces were set up. Another residential 

indicator for gentrification was fulfilled, namely the further increase of rent levels. Although rent 

rates in Hamburg generally increased, rents in Hamburg-St. Pauli, especially concerning re-letting, 

were above the average rent level in Hamburg, and thus only certain groups of residents were 

able to afford to move and to live in the urban district. As prices per square metres rose, and due 

to changing lifestyles the interest to live in inner-city district increased, families with children and 

bigger households, which generally tend to live in bigger and thus more expensive apartments 

than smaller households, were forced to leave Hamburg-St. Pauli and to move to more affordable 

urban districts. Instead, single-households and childless households moved to the urban district. 

This assumption is supported by the decreasing number of residents with migration backgrounds 

as well as families with children and thus, a decreasing average size of households and an 

increase in the average living space per local resident, which in turn applies to the indicators for 

gentrification.  

According to the secondary data the average size of apartments in Hamburg-St. Pauli decreased, 

which would contradict theories of gentrification. However, this development can be explained 

in terms of two circumstances. On the one hand, it can be assumed that regeneration procedures 

and thus the construction of social housing have led to a decrease in the average size of 

apartments. On the other hand, it is likely that this development was caused by the loss of bigger 

households and families with children, and the influx of smaller households. Therefore, - and as 

during the decrease of the average size of apartments the living space per local residents further 

increased - this development does not generally conflict with indicators for gentrification. It is 

obvious though that the development of the age structure, namely the anew increase of local 

residents with children since 2008, and the slight increase of elderly residents between 2005 and 

2008, does not apply to gentrification theories. 

Summarising the met indicators it becomes clear that the process of gentrification, that began to 

significantly affect the socio-demographic and residential structure of the district, continued, and 
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particularly occurred within the southern part of the urban district. Comparing the process of 

gentrification in Hamburg-St. Pauli during this time to the theoretical development cycle of 

Hoffmeyer-Zlotnik (1977), there are both similarities and differences. Although due to the limited 

amount of data it can only be assumed, it seems likely that people moving to Hamburg-St. Pauli  

since 2005 tend to have similar characteristics as people moving to the urban district between 

1994 and 2004, namely to be wealthy and to be aged between 18 years and 65 years. In order 

to support this assumption and to observe whether the development of gentrification is in line 

with the fifth and sixth phase of the theoretical model, characteristics of local residents who 

participated in the conducted survey have to be analysed. However, as numbers of elderly people 

and residents aged below 18 years partly increased, it can be assumed that not all new incoming 

residents who moved to the urban district within this time can be characterised as a member of 

one of this two groups. Therefore, it is again arguable whether the share of people who can be 

characterised as pioneers and gentrifiers dominate the social structure of the urban district. 

Considering this argument, the gentrification process in Hamburg-St. Pauli would not correlate to 

the theoretical approach. 

Summary of the results of the secondary analysis

Summarising the above-mentioned criteria, it can be said that the quantitative analysis of the 

secondary data concerning the residential and socio-demographic structure of the district 

supports former descriptions of the transformation processes (cf. pp. 26-36). During the last 

twenty-five years, the district had to experience major changes concerning its residential 

structure and social composition of local residents, and since the mid-1990 this transformation 

can be identified as consequences of gentrification processes: a general decrease of population 

whereas especially families were moving out and people aged between 18 years and 64 years 

living in one-person households and childless households, respectively, moved to the urban 

district, a significant decrease regarding the numbers of foreign residents and residents with 

migration backgrounds as well as significant increases in rent levels. Contrary to these 

developments, however, stands the increase in numbers of social housing. This circumstance is 

probably caused by the conducted regeneration measures with the general objective to secure 

affordable housing and space of living in the area in order to protect socially weaker residents 

living in St. Pauli. However, as it is shown by other statistics, this percentage of social housing 

does not further influence general displacement tendencies in the urban district.

During the first period before 1994, initial regeneration and revitalisation measures improved the 

urban environment and the quality of life within the urban district and thus initiated the 

gentrification process. Initial consequences can be observed since about 1991, but significant 

changes concerning socio-demographic and residential characteristics occurred since 1994. In 
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this second period then, which roughly lasted from 1994 until 2004, presumably wealthier 

people who did not tend to have any children and were able to afford rising rent levels moved to 

the urban district. Consequently, former residents and households with children were displaced. 

Finally in the third period that started around 2005 and was characterised by a slow increase of 

population numbers, processes of gentrification, namely private investments and buildings 

activities, influx childless people between 18 years and 64 years as well as increases of rent 

levels, continued. 

Comparing this development of gentrification in Hamburg-St. Pauli with the invasion-succession 

cycle by Hoffmeyer-Zlotnik (1977), it becomes obvious that there are some equivalences 

between both. The first parallel between both developments can be drawn during the time 

between 1991 and 1994. Although the general positive population development of the urban 

district continued, there were initial changes concerning the presence of households with 

children, whose numbers began to decrease in 1992. Instead, considering the positive 

population development it has to be assumed that childless households began to move to the 

urban district. Further, as the increase of residents with migration backgrounds began to slow 

down, incoming residents were presumably non-foreigners. This development of the socio-

demographic structure of the urban district corresponds to the third phase of the invasion-

succession cycle, which is characterised by the increasing influx of people who have different 

attributes than the original local residents. There is no further evidence regarding the occurrence 

of the first and the second phase of the theoretical model though. However, it can be assumed 

that there have been some single-households and childless households that have moved to the 

urban district before 1991. Nevertheless, to some extent the fourth and partly also the fifth phase 

of the gentrification theory by Hoffmeyer-Zlotnik (1977) can as well be observed in the 

gentrification process in Hamburg-St. Pauli. Beginning in 1994, big shares of Hamburg-St. Pauli‘s 

original population, namely foreigners and families with children, began to leave the urban 

district. Instead, new residents moving to Hamburg-St. Pauli increasingly lived in one-person and 

childless households. As rent levels increased as well, it can be assumed that incoming people 

tended to be wealthy. Moreover, due to revitalisations and investments, the urban environment 

of Hamburg-St. Pauli as well as the character and the image of the urban district began to 

change. Considering these developments, they correlate to the theoretical description of 

gentrification processes. However, despite this parallels there are further some contrasts between 

the theory and the case study. As initial modernisation and redevelopment measures were 

initiated in line with regeneration procedures and thus by the municipality, it is questionable 

whether transformations concerning the urban environment were caused by the requirements of 

the new residents. Rather, it seems likely that the planning department of the city as well as 

politicians began to arrange urban redesigns in order to enhance the situation of the urban 
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district, and later to attract the interest of people to move to Hamburg-St. Pauli. It is possible 

though, that the presence of local residents with diverse lifestyles and different requirements 

further intensified this undertakings. Considering the secondary data only, it is not possible to 

exactly define whether incoming residents apply to the attributes that theories consider typical 

for pioneers and gentrifiers. Therefore, no statement whether over time characteristics of people 

moving to Hamburg-St. Pauli rather apply to attributes of gentrifiers or to attributes of pioneers 

can be made. Nevertheless, due to the analysis it becomes clear that during the last years 

numbers of elderly persons, families with children as well as numbers of foreigners slightly 

increased again, which contradicts the theoretical development of gentrification. Hence, 

although equivalences between the theory and the case study can be seen, it becomes obvious 

that gentrification in Hamburg-St. Pauli does not completely reflect the different developmental 

phases of the model and that the development of the process is not as clear as in the theory, e.g. 

concerning characteristics of people moving to the urban district. 

In order to further deepen statements concerning impacts and consequences due to the 

development and different extents of gentrification processes in Hamburg-St. Pauli, as well as to 

add assessments and evaluations regarding these transformations, questionnaires of local 

residents who participated in the conducted survey will be evaluated. Thereby it is aimed to 

identify differences in characteristics between groups of residents who moved at different periods 

of time to the urban district but also possible differences between local residents living in the 

northern and the southern part of Hamburg-St. Pauli.  

IV.II Evaluation of the survey

The following section will analyse and evaluate the questionnaires of the survey of local residents 

of the district that was conducted in March 2012. In order to do so the section is divided into 

four parts. While the first part describes and explains how the participating local residents were 

categorised into three groups of respondents, the subsequent parts will describe the socio-

demographic and residential characteristics and perceptions of one of these groups of local 

residents, namely the group of respondents who moved to Hamburg-St. Pauli before 1994, the 

ones who moved there between the years 1994 and 2004, and the groups of residents who 

moved to the urban district since 2005. Therefore, different profiles and characteristics of people 

moving to Hamburg-St. Pauli within different periods of time and thus, different extents of 

gentrification processes can be described in a detailed way. Due to this, initial statements and 

hypotheses concerning the occurrence of gentrification in the district that were made in the 

analysis of the secondary data can be reconsidered, which again allows a more precise 

description of the development of gentrification processes in the district. Finally, the fourth part 

will summarise the results of the analysis of the survey. 
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As the causes and developments of gentrification processes as well as the categorisation of 

participating actors are difficult to define (cf. pp. 13,14), respondents were not categorised into 

groups of pioneers, gentrifiers and other actors. Nevertheless, in order to evaluate the survey in a 

way that allowed the comparison of statements of different local residents and thus to explore 

different perceptions regarding gentrification, it was necessary to differentiate between different 

groups of residents. Based on the three periods of time, which became evident due to the 

analysis of the secondary data and the description of the urban development of the urban 

district, and roughly describe different phases of the gentrification process in Hamburg-St. Pauli, 

three groups of residents were developed. The groups are as follows:

Before 1994: This group of respondents, of which four members moved to the urban district 

before the year of the first regeneration procedure in 1973, lives in Hamburg-St. Pauli either 

since the beginning or shortly after the initiation of first regeneration procedures, and thus have 

been witnessing all or rather most of the undertaken redevelopment measures and made 

investments in the urban area. Therefore, they have been experiencing the overall development 

and transformation of the urban district. 

1994-2004: At the time when members of this group moved to the district Hamburg-St. Pauli, 

general conditions of the urban district had already slightly begun to change, e.g. due to an 

increase in rent levels. Nevertheless, because of the closure of the first regeneration procedure in 

1996 and thus increasing construction activities as well as rising interest from private developers 

in the urban district, transformations in the social as well as in the urban structure enhanced 

significantly. Hence, this group experienced the consequences of undertaken redevelopment 

measures and investments, e.g. further increases in rent levels and an ending of rent controls in 

the southern part of Hamburg-St. Pauli. 

After 2004: This group represents rather new residents of the district, as members have been 

living there no longer than seven years. Therefore, they generally did not experience the overall 

development of the urban district but gained their impression due to its transformed character. 

Hence, whether and how their perception towards the urban district changed within the last 

seven years will be settled by the following analysis.

Due to this categorisation it was possible to precisely describe changes in perceptions and 

assessments concerning processes of transformation and gentrification of different groups of 

residents as well as to compare their statements and explore possible differences, e.g. between 

the group of the long-established ones and the relatively new residents. Moreover, it was 

possible to compare different perceptions of the on-going transformations with the duration of 
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residency, and thus to describe how expectations towards the urban district and the living 

environment of different groups of residents have changed.

According to the evaluation of the questionnaires, the total group of respondents composes of 

twelve local residents who moved to the urban district before 1994, 45 local residents who 

moved there between 1994 and 2004 and 60 local resident who moved to Hamburg-St. Pauli 

after 2004. Hence, the group of new residents accounts for 50,4% of respondents of the survey 

while the older residents account for only 10,2% (cf. figure 14). Splitting both of these groups 

into smaller periods of time, it can be observed that around 28% of all respondents moved to the 

district between 2001 and 2004. This high percentage corresponds to the positive population 

development between these years (cf. table 10, p. 104). Further, around 53% of all respondents 

moved to Hamburg-St. Pauli between the years 2005 and 2010. Hence, roughly every second 

respondent moved to the urban district within the last seven years. 

Figure 14. Year of move-in of the respondents in St. Pauli, according to groups

The following section will describe relevant socio-demographic and residential characteristics of 

all groups of local residents as they were stated in the questionnaires of the conducted survey, 

and is then going to compare them to the statements from the analysis of the secondary data as 

well as to apply the indicators for gentrification. Further, similarities and differences between the 

development of gentrification in the invasion-succession cycle of Hoffmeyer-Zlotnik (1977) and in 

the case of Hamburg-St. Pauli will be illustrated. Finally, the characteristics of all three groups will 

be compared with each other. Therefore, a more detailed picture of the development of 
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gentrification and its effects concerning the social composition and residential structure of the 

district can be described.

Profile of local residents who moved to Hamburg-St. Pauli before 1994

This group of local residents has been living since the beginning or shortly after the beginning of 

the first regeneration process in the urban district. They are aged between 33 and 77 years, and 

are thereby on average the oldest participants of the survey. As only one out of twelve 

respondents stated to have a migration background, the rate of foreigners in this group is very 

low (around 8%). The biggest share of members of this group is single or married, and thus lives 

alone or as families together with children. Consequently, the most common form of households 

are single-households as well as households with three or four persons. The primary level of 

education of local residents who moved to Hamburg-St. Pauli before 1994 is the secondary 

school level, followed by university entrance levels. Most respondents of this group work in the 

sector planning and construction. Unfortunately, there are no further information concerning 

their occupation position. This group is dominated by households with one person who has an 

own income, and the average household income is between 999 Euro and 2.999 Euro per 

month. In comparison to the average salary of a person working in Hamburg, which is around 

3.500 Euro, this is rather low (Statistikamt Nord 2012). Before moving into their current 

apartment, the biggest share of respondents of this group already lived in the urban district or 

within Hamburg, respectively. The average size of apartments is between 42 square metres and 

91 square metres, and the average amount of rent levels is between 500 Euro and 999 Euro. 

While around 50% of all apartments are privately owned, the other 50% are owned by housing 

corporations and other non-profit agencies. 

Comparing socio-demographic and residential characteristics of local residents who moved to 

Hamburg-St. Pauli before 1991 and between 1991 and 1994, some differences become obvious. 

Respondents who moved to the urban district between 1991 and 1994, who compose 50% of 

the total group, mostly live alone or in alternative lifestyles, e.g. in a shared flat without children. 

On average, they have a higher level of education than local residents who moved to Hamburg-

St. Pauli before 1991. Moreover, the size of apartments of respondents who moved to the urban 

district after 1991 is on average bigger than flats of respondents who moved there before 1991, 

and thus rents tend to be on the upper range of the average amount rent levels. Although the 

average amount of income of residents who moved to the urban district after 1991 tends to be 

higher than of residents who moved there before 1991, this circumstance can be rather explained 

by the age of respondents than by gentrification. As particularly respondents who moved to 

Hamburg-St. Pauli before 1991 are aged above 65 years they do not earn a full salary anymore 
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but draw earning-related pensions. Therefore, the income in this group of residents is on average 

smaller than the income of residents who moved there after 1991.

However, considering the remaining information, the former hypothesis that was made due to 

the analysis of the secondary data can be supported. As between local residents who moved to 

Hamburg-St. Pauli before 1991 and between 1991 and 1994 there are different tendencies 

concerning lifestyle, level of education, area of occupation as well as size and costs of apartment, 

and as all this differences are in line with theoretical indicators for gentrification, it can be said 

that the regeneration process that was started in 1978 with the first regeneration procedure S1 

South Friedrichstraße slowly turned into a gentrification process since 1991. Moreover, as people 

moving to the urban district after 1991 show different characteristics than local residents who 

moved there before 1991, this circumstance also supports the correspondency between the third 

phase of the theoretical approach of Hoffmeyer-Zlotnik (1977) and the development of the 

gentrification process in Hamburg-St. Pauli between 1991 and 1994. However, as significant 

changes in the social and residential structure began not until three years later in around 1994, 

local residents who moved to Hamburg-St. Pauli before 1991 as well as between 1991 and 1994 

will be considered as one group of respondents. 

Profile of local residents who moved to Hamburg-St. Pauli between 1994 and 2004

Residents who participated in the survey and moved to the district between 1994 and 2004 are 

aged between 29 and 72 years, and thus on average are younger than residents who moved 

there before 1994, and are older than the ones who moved there after 2004. With 8 out of 45 

participants who have a migration background (around 17%) this group of respondents reveals 

the highest share of foreign residents. However, it is still below the average of the district 

between 1995 and 2004 (cf. table 4, pp. 97,98). The most common family states within this 

group of respondents are being single and living in a partnership, whereas unmarried 

partnerships are more common than marriages. As 19 out of 45 households have children, this 

group of residents is the one with the highest percentage of households with children (around 

45%). Therefore, a high number of local residents of this group lives in households with three or 

four persons. However, there is further a big share of residents who live in a two-person 

household without children. The primary level of education of respondents of this group is the 

university entrance level, followed by different kinds of graduate degrees from university and the 

biggest share of members of this group works in the area of culture and arts. In the most 

households of this group of respondents there are two persons earning an own salary, and the 

monthly household income ranges from 1.000 Euro to 2.999 Euro, but also from 3.000 Euro to 

4.999 Euro. Therefore, the amount of income is on average higher than in the group of local 

residents who moved there before 1994, and is roughly in line, respectively slightly above the 
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city-average. Similar to residents who moved to the urban district before 1994, most respondents 

lived in Hamburg or Hamburg-St. Pauli, respectively, before they moved into their present 

apartment. However, in this group the number of persons who already lived in the urban district 

is smaller than in the prior group. The apartments of the local residents are mostly privately 

owned (around 71%), on average sized between 67 square metres and 131 square metres, and 

the monthly amount of rent levels is between 500 Euro and 999 Euro, although there are also 

apartments with rent levels between 1.000 Euro and 1.999 Euro.  

Looking at the results of the analysis of the secondary data and the individual information of the 

questionnaires, there are some discrepancies between the statements of both, namely concerning 

the number of local residents with migration backgrounds as well as the number of households 

with children who moved to Hamburg-St. Pauli between 1994 and 2004. According to the 

statistical data, in the period between 1994 and 2004, the district lost big shares of its foreign 

population and, due to interpretation of the development of the age structure, households with 

members below the age of 18 years. Therefore, it is particularly noticeable that the group of 

respondents who moved to Hamburg-St. Pauli between 1994 and 2004 is the one with the 

highest shares of residents with migration backgrounds and households with children. 

Nevertheless, as the percentage of foreigners does not exceed the average percentage of the 

urban district, it does not contradict the statement of the secondary data. Furthermore, the high 

amount of households with children that took part in the survey might be explained with the 

circumstance that these kinds of households were more interested in participating as they are 

more affected by the on-going transformations in the urban structure, e.g. concerning the loss of 

affordable housing and a suitable urban environment for children.

  

General tendencies and characteristics of local residents who moved to the urban district 

between 1994 and 2004 though, meet the indicators for gentrification. Compared to the 

characteristics of respondents who moved to Hamburg-St. Pauli before 1994, local residents of 

this group are on average younger, dominated by the residents of the age group between 36 and 

45 years, while most residents of the prior group were aged between 46 and 64 years, they earn 

higher amounts of incomes and have a higher level of education. Despite a high number of 

households with children, the number of dual-income households without children, the so called 

‘dinks‘ (Double Income No Kids), which theorist David Ley identified as drivers of gentrification 

(cf. pp. 16,17), increased as well. Moreover, the dominating occupation of respondents changed 

from planning and construction towards the creative sector, e.g. culture and arts as well as 

communication and advertising. As these occupational areas are generally considered as 

professions of members of the creative class, this development can be seen as a further sign of 

gentrification (cf. p. 19). In addition to that, the increasing size of apartments and the 
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circumstance that - despite rising rent levels - an increasing share of persons moved from 

different urban districts to Hamburg-St. Pauli indicates the growing attraction and popularity of 

the urban district as well as the rising demand to live there.  

Considering the characteristics of people moving to Hamburg-St. Pauli between 1994 and 2004, 

the former assumption concerning the parallel to the fourth and fifth phase of the invasion-

succession cycle of Hoffmeyer-Zlotnik (1977) can partly be supported. Although it is difficult to 

define whether characteristics of people who moved to the urban district between 1994 and 

2004 apply to attributes of pioneers or gentrifiers as they were identified in theories, it becomes 

evident that between the majority of local residents who moved there before 1994 and between 

1994 and 2004, there is a difference concerning socio-demographic characteristics and social 

standards, which again indicates a gentrification process. Nevertheless, despite the big share of 

people who are characterised by higher social standards than local residents who moved there 

before 1994, such as a higher education level and a higher amount of income, there are still 

some people who moved to the urban district between 1994 and 2004 and who do not apply to 

this attributes. 

Profile of local residents who moved to Hamburg-St. Pauli after 2004

Respondents who moved to the district after 2004 are aged between 22 and 72 years, and 

compose on average the youngest group of all participants. This further applies to the general 

structure of age of this group, as the dominant age group is between 26 and 35 years, and thus 

younger than in both groups before. The share of respondents with migration backgrounds in this 

group of local residents is with four out of 60 very low (about 6%). Most residents in this group 

live as single or in a married partnership, and as only 14 out of 60 households have members 

below the age of 18 years the share of households with children in this group of respondents is 

the lowest of all groups. The most common size of households is a two-person household, and as 

respondents who are single often do not live alone but in shared apartments, there is a rather 

equal distribution of one-, and three- and four-person households. The biggest share of all local 

residents of this group of respondents has a graduate degree from university, namely a masters‘ 

degree as well as diplomas, and most respondents work in the occupation sectors culture and art, 

communication and advertising as well as education. Again, most households are dual-income 

ones, of which around one-third is childless. Monthly amounts of household incomes are equally 

distributed between 1.000 Euro and 2.999 Euro as well as 3.000 Euro and 4.999 Euro, but there 

are also some households, particularly in the southern part of the urban district, with a monthly 

income between 5.000 Euro and 8.999 Euro. Hence, compared to both groups before general 

income levels rose and can be considered as to be above the city-average. Although there is still 

a high number of persons who already lived in Hamburg-St. Pauli before they moved to their 
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current apartment, the highest number of residents moved from outside the county of Hamburg-

Mitte to the urban district. Again, even though not as dominated as in the group of residents 

before, the ownership structure of apartments is characterised by privately owned flats (61%), 

and the average size of apartments is between 42 square metres and 131 square metres. 

However, as the share of flats sized between 42 square metres and 66 square metres is a bit 

higher than before, the average size of apartments of respondents of this group is slightly smaller 

than the average size of apartments of respondents of the previous group. The highest share of 

amounts of rent levels is between 500 Euro and 999 Euro, but there are also some apartments 

with a rent level between 1.000 Euro and 2.999 Euro. 

Comparing this with the results of the analysis of the secondary data, there are two 

developments that cannot be supported by the evaluation of the questionnaires, namely the 

anew increase of households with children and numbers of elderly after, respectively before 

2008. However, this might be caused by the non-representative method with which the 

questionnaire was distributed. Nevertheless, statements of the questionnaire concerning the 

slight decrease of privately owned flats and reduction in the average size of apartments are in line 

with the analysis of the secondary data, and can be linked to the increase of social housing 

within Hamburg-St. Pauli since 2004. 

According to these characteristics, again the general indicatiors for an on-going gentrification 

process are met: local residents who moved to the urban district after 2004 are on average the 

youngest of all participating residents and have a higher level of education than both groups of 

residents before. Although they work in similar areas of occupation than local residents who 

moved to the urban district between 1994 and 2004, they have on average a higher amount of 

household incomes and the number of dual-income households without children further 

increased, as in this group every third household can be considered as ‘dinks‘ (Double Income 

No Kids). Although there are slightly less privately owned apartments and the size of flats slightly 

decreased as well, the amount of rent levels did not. Rather, apartments are more expensive than 

they were in both groups before, which is in line with the constantly increasing price levels per 

square metre that was described in the secondary analysis (cf. figure 13, p. 51). Although again it 

is difficult to clearly identify whether local residents who moved to Hamburg-St. Pauli since 2005 

can be characterised as gentrifiers or pioneers, it becomes obvious that the social standard of the 

majority of this residents is higher than of the ones before. However, there are still a few people 

who have moved to the urban district after 2004 and whose socio-demographic characteristics 

do not correspond to attributes of new incoming residents but rather with the ones of people 

who have moved to the urban district before 1994. Hence, the development of gentrification in 

Hamburg-St. Pauli does not entirely correspond to the fourth and fifth developmental phases of 
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the invasion-succession cycle and thus contradicts the theory. In order to clearly present the most 

important changes and transformation of the socio-demographic composition of local residents 

and residential characteristics of Hamburg-St. Pauli during the last 25 years the following figure 

will summarise the most relevant criteria and indicators, which have been discussed above.

Figure 15.  Characteristics of the respondents of St. Pauli, according to groups
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Before 1994 1994 until 2004 After 2004

 Dominant age group 46 years - 64 years 36 years - 45 years 26 years - 35 years

Number of foreigners 1 out of 12 (8%) 8 out of 45 (17%) 4 out of 60 (6%)

Level of education

Secondary school 
level (44%), 

University entrance 
level (25%)

University entrance 
level (40%), 

Bachelor‘s / Master‘s 
degree (23%)

Master‘s degree / 
Diploma (44%), 

University entrance 
level (32%)

Area of occupation
Planning and 
construction 

Culture and arts, 
communication and 

advertisement

Culture and arts, 
communication and 

advertisement, 
education

Amount of income
999 Euro - 4.999 

Euro
999 Euro - 6.999 

Euro
999 Euro - 8.999 

Euro

Family status
Single (41%),

 marriage (25%)
Partnership (58%), 

single (29%)
Single (53%), 

marriage (30%)

Number of 
households with 

children
4 out of 12 (33%) 19 out of 45 (42%) 14 out of 60 (23%)

Number of ‘dinks‘-
households 1 out of 12 (8%) 11 out of 45 (20%) 24 out of 60 (40%)

Size of household
2- / 3-persons (50%), 

1-person (42%)
2- / 3-person (60%)

1-person (18%)
2-person (42%),
1-person (20%)

Former place of 
residence

Hamburg (50%), 
St. Pauli (33%)

Hamburg (54%), 
St. Pauli (28%)

Hamburg (56%), 
St. Pauli (22%)

Ownership structure 
of apartments

Privately owned 
(50%), housing 

corporations /non-
profit agencies(50%)

Privately owned 
(71%), housing 

corporations /non-
profit agencies 

(22,5%)

Privately owned 
(68%), housing 

corporations /non-
profit agencies (30%)

Size of apartments 25 sqm - 131 sqm 25 sqm - 131 sqm
25 sqm - more than 

131 sqm

Amount of rent level
Below 500 Euro - 

999 Euro
Below 500 Euro - 

1.999 Euro
Below 500 Euro - 

2.999 Euro



Summary of the gentrification process in Hamburg-St. Pauli according to the results

Before and during the beginning of the first regeneration procedure S1 South Friedrichstraße in 

Hamburg-St. Pauli in 1978, the urban district was regarded as a problem area as it was 

characterised by poor housing standards and small apartments with little heating and sanitary 

facilities, a high number of foreign and elderly people as well as residents of the former working-

class with only small incomes. Moreover, due to the proximity to the entertainment area 

Reeperbahn with nightclubs and brothels, the image of Hamburg-St. Pauli was considered as 

criminal and dangerous (Bremer 1987). Consequently, the urban district had to face an increasing 

vacancy. Aiming to stop this development and to improve the quality of life in Hamburg-St. Pauli, 

the city of Hamburg decided to initiate several regeneration procedures within the urban district. 

In line with the idea of a ‘gentle urban development‘, objectives of these undertakings were to 

modernise the old building structure, construct new social housing, develop the infrastructure 

and enhance the urban environment by redeveloping urban open places and public squares 

(Hamburg-Mitte n.d.). In the mid-1980s then, with the initiation of the third official regeneration 

procedure of the urban district, measures of urban revitalisation were intensified by political 

decisions (Hamburg-Mitte 2008 (1), Hamburger Abendblatt 1985). In order to enhance the 

image and touristic potential of the Reeperbahn, an urban design contest of the harbour area and 

the establishment of cultural institutions were initiated (Hamburger Abendblatt 1985).  

One noticeable consequence of these undertakings is the changing tendency of the population 

development of the urban district. After years of decline, numbers of population began to newly 

increase since 1987. Nevertheless, as major parts of this population development can be linked 

to the move-in of people with migration backgrounds and families with children, and as - 

according to the conducted survey - socio-demographic characteristics, such as levels of 

education and amounts of income, do not significantly differ from former attributes of residents 

of Hamburg-St. Pauli, this development cannot be considered as influenced by a gentrification 

process. However, with rising interest and investments into the urban district, the characteristics 

of people moving to Hamburg-St. Pauli slightly began to shift. Initial changes can be observed 

since around 1991, 13 years after the beginning of the first regeneration procedure in the 

southern part of Hamburg-St. Pauli, as incoming people tend to have a slightly higher level of 

education, a higher monthly income as well as alternative lifestyles, and increasingly live in bigger 

and privately owned apartments with higher amounts of rent levels. Moreover, it is noticeable 

that the positive population development as well as the significant increase of foreign residents 

and families with children began to slow down. This development is in line with the rising level 

of rent rates in the urban district. Hence, it has to be assumed that, despite of the primary 

objective of the regeneration procedures to protect the initial social composition of local 

residents the former process of redevelopment began to turn into a process of gentrification 
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around 1991, which has significantly influenced the socio-demographic and residential structure 

of the urban district since 1994. 

Similar to the total loss of population in the district, the number of residents with migration 

backgrounds and the number of households with children began to decrease. Instead, wealthier 

and higher educated people began to move to the urban district. Due to the closure of the 

regeneration procedure S1 South Friedrichstraße in 1996, especially the southern part of the 

urban district has to experience high building and construction activities as well as further urban 

redesigns. Hence, big parts of former public revitalisation measures of regeneration procedures 

were replaced by private developments, and consequently the interest of people who lived in 

other urban districts of Hamburg that were more distant to the city centre increased. Moreover, 

in the northern part of Hamburg-St. Pauli more regeneration procedures were initiated that 

further raised the attraction of the urban district as place for living. Based on these investments 

and revitalisation measures, gentrification began to increasingly affect the social structure of 

Hamburg-St. Pauli, and thus changed the former character of the urban district. According to the 

results of the conducted survey, people who moved to the urban district between 1994 and 

2004 show characteristics that theories for gentrification consider as typical for pioneers and 

gentrifiers. On average, they are younger than residents who moved there before 1994, they 

have a higher level of education and a higher amount of monthly income. They particularly work 

in creative occupation areas, and tend to live in alternative lifestyles, e.g. in an unmarried 

partnership, as well as increasingly in dual-income childless households. The size of their 

apartments is slightly bigger than the flats of respondents who moved their before 1994, and 

thus the amount of rent they have to afford is higher. Another indication for gentrification is the 

further increase of rent levels in Hamburg-St. Pauli where between 2000 and 2004 prices per 

square metre became more expensive than average prices levels in Hamburg (cf. table 6, pp. 

100,101), as well as the regulation to sell properties to the highest bidder that was passed in 

2003 and increased the market- and profit-oriented urban development of the Hamburg-St. Pauli 

(Fischer and Jörg 2009). This development was also discussed in the media, and according to 

articles of local newspapers from 2004, the character and the image of the district changed, as it 

had become a popular and attractive place for living (Hamburger Abendblatt 2004 (1)). 

Beginning in 2005, significant developments - as the negative population development and the 

loss of households with children - began to slow down and contrary, numbers of population and 

local residents below the age of 18 years slightly increased again. Nevertheless, while the number 

of foreign residents further decreased, the number of apartments, private construction projects 

and levels of rent continued to increase. Despite of an urban preservation regulation that was 

passed in 2008 for the southern part in Hamburg-St. Pauli, major building projects were realised 

and further people received a building permission. Although there were demonstrations of local 
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residents before, protests against the increasing transformation of the character of the urban 

district increased and since 2008 several networks against gentrification have been established. 

Due to this, the media presence of Hamburg-St. Pauli significantly increased, and the 

development of the urban district was widely discussed by residents and politicians (Jörg 2012). 

However, the change of socio-demographic characteristics of new residents of the urban district 

and thus social displacements continued. Compared to local residents who moved to the urban 

district between 1994 and 2004, people who moved there after 2004 again have higher social 

standards concerning their lifestyle, their amount of income and their level of education. 

Although the increasing number of residents with a high level of education is in line with the 

overall development in Germany, e.g. in 2010 only 10% of all people aged over 65 years had a 

university degree while in the group of people aged between 30 years and 40 years it was 21%, 

and thus differences concerning educational levels between different groups of residents can 

partly be explained due to the age structure of the groups, the increase of well-educated people 

moving to Hamburg-St. Pauli is significant (Destatis 2012). Comparing the percentage of local 

residents with a university degree of all three groups it becomes obvious that over time the share 

of people almost doubled [before 1994: 34%, 1994 until 2004: 43%, after 2004: 62%] and 

further the type of degrees enhanced, e.g. the number of people with a masters degree, a 

diploma and a PhD increased (cf. diagram 6, p. 112). Therefore, it can be assumed that apart 

from the general improvement of educational attainments the development of the educational 

level in the urban district is further influenced by the influx of particularly well-educated persons. 

Moreover, the number of dual-income and childless households further increased, as did the size 

and affordable rent levels of apartments. Furthermore, the circumstance that people increasingly 

moved from other urban districts to Hamburg-St. Pauli shows that the character has changed and 

the popularity of the urban district has increased. 

Hence, summarising these developments of the urban district, it can be said that the 

gentrification process in Hamburg-St. Pauli was made possible by developers, in this case by the 

responsible planning commission of the city of Hamburg, whose intention of a regeneration 

process turned into a gentrification process in the beginning of the 1990s and is still on-going. 

However, even though the general characteristics of residents who moved to the urban district 

within the last 18 years did change, it is significant that there are still some residents, whose 

characteristics do not apply to the gentrification indicators, e.g. concerning the level of education 

and the amount of income. Apart from this circumstance, due to the different theoretical 

categorisations of groups participating in gentrification processes it is difficult to identify whether 

people moving to an urban district can be labelled as pioneers or rather gentrifiers. Moreover, 

considering the classification of groups by Windzio (2006) and the invasion-succession cycle by 

Hoffmeyer-Zlotnik (1977), it becomes obvious that this fixed structure of the development of the 
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process does not correspond to the case of Hamburg-St. Pauli. Rather, e.g. concerning the 

lifestyle and the dominant age groups, it seems that in Hamburg-St. Pauli groups of pioneers and 

gentrifiers moved in simultaneously, or alternatively that gentrifiers moved to the urban district 

before pioneers did. This deviation from theory corresponds to former criticisms from reviews 

concerning the invasion-succession cycle (cf. p. 14). Summing up it can be said that despite some 

parallels concerning the general transformation of the social composition of local residents, the 

gentrification process in Hamburg-St. Pauli does neither correspond to the ideally character and 

the fixed sequence of developmental phases of the cycle-model, nor can it be entirely explained 

by the changing social demands and requirements of new incoming residents. 

However, considering the fact that there are still people moving to the urban district whose 

socio-demographic characteristics do not apply to gentrification indicators, it can be assumed 

that the gentrification process in Hamburg-St. Pauli has not finished yet but rather is likely to 

continue. This assumption can further be supported by the development of the state of buildings 

and amount of increasing rent levels that were stated by respondents of the conducted survey.

Figure 16. State of buildings of the respondents in St. Pauli, according to groups

Although on average most apartment buildings of respondents of the conducted survey were 

redeveloped (47%) and particularly in the southern part of the urban district some housing were 

newly built (7%), there is also a very high percentage of housing that have not been modernised 

(42%) (cf. figure 16). Therefore, the building structure and the conditions of housing in Hamburg-

St. Pauli still is quite mixed and thus, it can be assumed that the potential of further 

gentrification processes is high. 
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Nevertheless, by comparing the number of rent increases with the number of redeveloped or 

newly built housing, it is noticeable that there is an imbalance between both. Although there 

were only two cases of rent increases of newly built apartments, rent levels of apartments in old 

buildings, both redeveloped and not redeveloped, significantly increased within the last fifteen 

years (cf. figure 17). By analysing this in more detail it becomes obvious that although only 50% 

of the buildings of local residents who moved to Hamburg-St. Pauli before 1994 were 

redeveloped, 91% of all rent levels increased and 55% of these rents were increased more than 

once. Likewise, although only 53%, respectively 40%, of all apartments of respondents who 

moved to the urban district between 1994 and 2004 as well as after 2004 were redeveloped, 

rent levels increased in 73%, respectively 71%. Moreover, in 36%, alternatively 24% of these 

apartments rent levels increased more than once. As this development evenly occurred in the 

northern as well as in the southern part of the urban district, it emphasises and clearly 

demonstrates how the gentrification process in Hamburg-St. Pauli generally has changed and has 

influenced the image and popularity of the urban district so far. 

Figure 17. Increase of rent levels of apartments of the respondents in St. Pauli, according 

  to groups 

With the aim to prevent the district from a further intensification of gentrification processes, a 

social preservation regulation was passed in February 2012 (cf. p. 92). Nevertheless, as already 

mentioned before, the impact and effect of this regulation is rather controversially discussed (cf. 

pp. 35,36), and the direction of the future development of the urban district will depend on 

political interpretation and coordination of this order as well as the attitudes and perceptions of 
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local residents towards their urban district, and their will to demonstrate against further 

revitalisation and construction activities. 

In order to see whether the impression and motives to move to the urban district already 

changed over time, and to observe how different groups of residents evaluate the on-going 

changes in the urban district, the following section will describe different individual statements 

of respondents of the conducted survey. 

Motives and perceptions of local residents 

In the group of local residents who moved to Hamburg-St. Pauli before 1994, most stated 

motives to move to the district were its central location, the atmosphere and flair of the urban 

district as well as the proximity to family and friends. As concerns most respondents mentioned 

the amount of noise and dirt due to the proximity to the amusement area near the Reeperbahn 

and the harbour. Further, this group of residents stated as the only group out of all three ones the 

poor condition of buildings as counter-argument for moving to Hamburg-St. Pauli. This was 

particularly mentioned by residents living in the northern part of the urban district and, as 

compared to the southern area most parts of the northern area of St. Pauli were not yet 

redeveloped by 1994, can be linked to the time spans of undertaken redevelopment measures. 

While the general impression of respondents of this group towards the living environment as well 

as towards the structure of supply, e.g. shops of the daily need, slightly improved, they 

considered the present atmosphere of the urban district as worse than at the time of their move-

in. At the time of their move-in, most respondents criticised the poor structure of supply and the 

dominance of the red-light district that caused much noise and dirt while they considered the 

proximity to the harbour, the central location and good accessibility, and especially the high 

tolerance and solidarity of the existing neighbourhood as positive. 

Present perceptions praise the increase of shops, cafés and restaurants as well as the rising 

number of households with children and thus social mix of local residents. However, most 

respondents perceive the high number of new construction work, the loss of open areas and the 

increase of rent levels and living costs as negative. Many respondents fear that Hamburg-St. Pauli 

is on the path to become a chic and trendy area, and thus to lose its original character.

The general impression of the urban district of local residents who moved to Hamburg-St. Pauli 

before 1994, improved and worsened equally, as 42% of the respondents stated that their 

impression improved, and another 42% stated that their impression worsened. The perception of 

16% of all respondents, however, did not change. Respondents whose perception improved 

primarily praised the increasing social mix and settlement of families and young people, while the 
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most mentioned negative development is the loss of urban open spaces, followed by the rising 

tourism. Significant within this group of respondents is the circumstance that residents of the 

northern part of the urban district particularly criticised the increasing number of tourists within 

their urban district, while residents of the southern part of Hamburg-St. Pauli especially 

considered the change in the building structure as negative. This difference in perceptions is 

another indication that gentrification, especially in shape of building and construction work, 

primary takes place in the southern part of the urban district. 

In the group of respondents who moved to Hamburg-St. Pauli between 1994 and 2004 the most 

stated motives to move to the urban district of Hamburg St. Pauli were the atmosphere and flair 

of the urban district, its central location and the proximity to friends and family. It is noticeable 

that respondents of this group, and especially residents living in the southern part, were the only 

ones who stated a bigger apartment as reason to move there. Contrary, residents living in the 

northern part more often mentioned the old building structure as motive to move to Hamburg-

St. Pauli. These different tendencies support the assumption that while in the northern part of 

the district old buildings were redeveloped by the municipality, in the southern part private 

investors were free to build new and modern housing since the closure of the regeneration 

procedure S1 South Friedrichstraße in 1996.

Similar to the group of residents who moved there before 1994, the most stated counter-

argument for moving to Hamburg-St. Pauli was noise and dirt. Further concerns were expressed 

towards the bad parking situation and the high crime rate. A significant high amount of 

statements from residents living in the northern part of the urban district also concerned the 

unsuitable environment for children, which can be explained by the circumstance that this group 

is the one with the most households with children.

Although in the group of respondents who moved to Hamburg-St. Pauli between 1994 and 

2004, the general impression towards the living environment improved, perceptions of the 

structure of supply and the atmosphere of the urban district worsened. 

Concerning the time at their move-in, positive statements regarding the tolerant and culturally 

mixed composition of the neighbourhood, the good accessibility and the atmosphere of the 

urban district were made. On the other hand, the growing tourism and thus increasing amount of 

noise and dirt as well as the poor structure of supply regarding daily needs was considered as 

negative. 

Similar to the group of residents who moved to Hamburg-St. Pauli before 1994, present 

perceptions of respondents consider the rising number of families with children who have settled 

in the urban district as positive. Furthermore, the improvement of the structure of supply and 

increasing number of shops and restaurants as well as the establishment and revitalisation of 
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social meeting places, as playgrounds is praised. Moreover, the social composition and the 

personal interaction of the local residents was mentioned as positive. However, changes in the 

social structure and influx of wealthier people, the high activity of construction work and 

increasing costs of living were perceived as negative developments, and seen as reasons for the 

worsening atmosphere. Moreover, the growing number of tourists and touristic events within the 

urban district were further considered as negative.

The general impression of most of the respondents who moved to Hamburg-St. Pauli between 

1994 and 2004 worsened (42%), while the impression of 20% of members of this group of 

residents improved, 36% of the perceptions of local resident did not change. Therefore, there 

were little comments about how the urban district improved but more criticism about present 

circumstances and developments. Positive changes of perception were reasoned by the rising 

solidarity of the neighbourhood, the increasing resistance against gentrification and the improved 

condition of public places. In contrast to this, the biggest share of respondents considered the 

change of the social structure and thus, the structure of residents as well as the change of the 

building structure in Hamburg-St. Pauli as negative. Further criticisms concerned the rising 

tourism and the linked amount of noise and dirt, as well as the rising costs of living. Unlike to the 

groups of respondents who moved to Hamburg-St. Pauli before 1994, there were no further 

differences in the statements between both parts of the urban district. 

Similar to the group of local residents who moved to Hamburg-St. Pauli before 1994, the most 

stated motives to move to the urban district of the group of local residents who moved to 

Hamburg-St. Pauli after 2004 were its central location, its atmosphere and the proximity to 

friends and family. As further important motive, and only stated in this group of respondents, the 

variety of bars and nightlife was mentioned. Likewise to both groups before, the most important 

counter-argument for moving to the urban district was the amount of noise and dirt. Further 

criticised was the bad parking situation and especially residents living in the southern part of the 

urban district considered the area as unsuitable for children. Again, this can be assumed as 

indication for the high number of private investments and construction work of offices and hotels 

in the southern part of Hamburg-St. Pauli. 

Concerning this group of respondents, there are only slight changes of perception noticeable. 

While the impression towards the living environment improved a little, perceptions towards the 

structure of supply and the atmosphere slightly worsened. 

At their time of move-in most respondents considered the atmosphere and flair of the area, the 

multicultural composition of the social structure and the variety of bars as positive, while the 

poor structure of supply and the noise and dirt caused by the tourists were considered badly. 
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Present concerns of respondents worry about the increasing number of tourists as well as the 

rising levels of rents and the transformations concerning the social and building structure of the 

urban district. However, although most respondents consider the construction of modern offices 

and housing as well as on-going social displacements as negative developments there are also 

some statements that support this development. Positive statements regarding the present 

situation of the urban district primarily praise the influx of families with children but also the 

rising number of cafés and shops. According to some respondents of this group of residents the 

atmosphere of Hamburg-St. Pauli has not changed within their time of residence. 

Consequently, the impression of most respondents did not change (52%). The proportion 

between respondents who stated that their impression worsened, alternatively improved is with 

28%, respectively 20%, relatively balanced.

Positive perceptions of the urban district were reasoned by the improved appearance of the 

street and buildings and the improved condition of public squares. Only a small number of 

respondents considered neighbourhood relations and structure of supply to have improved.

Concerning negative perceptions the change of the building structure, e.g. the demolition of old 

buildings and the new construction of office buildings and hotels were mentioned. Further it was 

criticised that certain groups of residents got displaced due to increasing rent levels and costs of 

living, and together both were considered to possibly worsen the atmosphere of the urban 

district. Hence, contrary to both groups before most residents of this group did not consider the 

atmosphere to have changed yet. Moreover, the rising number of tourists coming to Hamburg-St. 

Pauli was also considered as a negative development.

Concerning the motives and counter-arguments to move to Hamburg-St. Pauli, the most stated 

answers within all groups were the central location of the urban district, its atmosphere and flair, 

and the proximity to friends and family. While these reasons were stated in this order by the 

groups of local residents who moved to Hamburg-St. Pauli before 1994 as well as after the year 

2004, the biggest share respondents who moved there between 1994 and 2004 quoted the 

atmosphere of the district as most important reason to move to St. Pauli, followed by its central 

location. Likewise, the most stated counter-argument against moving to Hamburg-St. Pauli 

within all groups was noise and a dirty living environment. 

Further, the more detailed statements of perceptions concerning the living environment, the 

structure of supply and the atmosphere of the urban district are very similar to each other. 

According to all groups of residents, the impressions of the living environment improved while 

the atmosphere of the urban district worsened. Only in regards to the structure of supply the 

group of respondents who moved there before 1994 differs from both other groups, as they 

consider it to be better while the other ones consider it to be worse. 
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On average, most impressions of all participants worsened and the less improved (cf. figure 18). 

However, it is noticeable that the shorter the time of residence of respondents, the less 

pronounced is their change of perception towards the urban district. However, this might be 

explained by the fact that respondents who moved to Hamburg-St. Pauli during the last years did 

not experience transformations and measures that changed the character of the urban district to 

the same extent as residents who lived there for a longer time. 

Figure 18. Change of perception of respondents in St. Pauli, according to groups 

Additionally, by looking for differences between perceptions of residents living in the northern 

and southern part of the urban district it becomes obvious that within the group of residents 

who moved there between 1994 and 2004, all statements concerning a worsening of the 

impression were made by residents of the southern part. However, there were no further differing 

tendencies between both parts of the urban district.

Most respondents who stated that their impression of Hamburg-St. Pauli improved, considered 

open and public places within the urban district, e.g. squares as well as playgrounds for children 

as more attractive. Due to redesigns and redevelopments of urban regeneration procedures, open 

squares were given a more pleasant atmosphere and therefore residents were more willing to use 

them than before, which again enlivened the urban environment. Further, a high number of local 

residents considered the transformation of the appearance of the streets and especially the 

redevelopment of facades of old buildings, which changed due to the undertaken revitalisation 

measures of the urban district, as positive. The third most stated improvement concerns the 

neighbourly relations. 20% of all respondents, and particularly local residents who moved to 
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Hamburg-St. Pauli between 1994 and 2004 considered the solidarity and cohesion among each 

other as better than back when they moved in. Oftenly stated reasons were the growing number 

of contacts among one another due to the increasing engagement against gentrification and 

social displacements. Further developments of the urban district that were regarded as positive 

ones are the increasing mix of social groups, lifestyles and age groups of residents as well as the 

improved structure of supply, e.g. restaurants and cafés but also shops for everyday needs.

The biggest share of all respondents considered the increasing number of touristic events and 

thus rising number of tourists coming to their urban district as negative, as they stated that the 

behaviour of tourists, and especially visitors who come at night time to the Reeperbahn, would 

be disrespectful in that they cause much noise and dirt. Further, most statements of negative 

perceptions concerned on-going social displacements in which socially weaker residents of the 

urban district are displaced by wealthier people, as well as the increased costs of living, including 

rent levels but also rising prices in shops, restaurants and cafés. The fourth most stated 

impression that worsened is the change of the building structure. Respondents argue that, 

because of the demolition of old buildings and the high number of modern high-rise buildings 

consisting of glass and steel, Hamburg-St. Pauli would lose its original character and parts of its 

atmosphere, which is also explicitly stated and linked with the changes in the social structure of 

residents living in the urban district by some respondents. Further, a small share of all local 

residents also considers the loss of urban open places as negative development.

Summing up, it can be said that motives and concerns for moving to Hamburg-St. Pauli remained 

similar in all groups of respondents, and tendencies of evaluations of the development of the 

living environment, the structure of supply and the atmosphere of the urban district are of similar 

nature in all groups. Further, since their time of move-in, even though to different degrees, all 

respondents perceived a change in the social composition of residents as well as in the building 

structure of the urban district. However, due to statements from respondents who moved to 

Hamburg-St. Pauli after 2004, it becomes clear that members of this group do not consider the 

on-going changes as significant as members of both other groups of respondents. This again can 

be explained due to the circumstance that respondents of this group did not experience the full 

extent of the transformation of the urban district, and thus cannot compare the situation of 

Hamburg-St. Pauli as it was to the begin of the gentrification process and what it is like today.  

Within all three groups of local residents there are both positive and negative comments 

concerning the perception of the development of the urban district. It is striking though, that the 

majority of all statements are of negative nature and there are only few whose impression is 

throughout positive. The following perceptions were stated in all groups of respondents and thus 
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reflect the impressions and opinions of local residents concerning the developments of the 

district: 

Very positive statements within all groups of residents concern the aesthetic enhancement and 

improvement of the appearance of the streets and redevelopment of public squares as well as of 

housing facades, and the modernisation of apartments in old buildings that were initiated during 

regeneration procedures. Respondents further consider the move-in of younger people and 

especially families with children as a throughout positive development. The increasing mixture of 

different social and cultural lifestyles is praised and throughout there are positive comments 

regarding the good neighbourly relations. Further, the rising interest and involvement of local 

residents in the debate on the future development of the urban district and demonstration 

against gentrification is positively considered in all groups of respondents. 

By all means, negative statements, however, were made concerning the increasing rent levels and 

generally increasing costs of living. Therefore, the risk of social displacements would increase and 

the positive perceived social mix of residents would disappear. Moreover, in connection with this 

development and due to the number of new and high-rise buildings, respondents stated 

concerns that Hamburg-St. Pauli would lose its original atmosphere and character. Further 

criticised was the increasing number of touristic events and visitors of the urban district as they 

would cause much noise and dirt, and would behave disrespectful. The bad parking situation is 

another stated criticism. 

By looking at these general perceptions it becomes clear that within all groups of local residents 

the development of the district, and thus effects of regeneration, respectively gentrification 

processes, are considered both positive as well as negative. Although most comments, especially 

within the groups of respondents who moved to the urban district before 1994 and between 

1994 and 2004, have criticised consequences of the gentrification process, it is noticeable that 

within all groups of local residents there are also positive statements. Therefore it can be 

assumed that in the case of Hamburg-St. Pauli there is no one-sided but rather a many-sided and 

contradictory view on gentrification.

IV.III Summary of the results

Summarising the results of the analyses, it becomes apparent that socio-demographic and 

residential characteristics of the respondents have changed, of which most developments are 

further emphasised by the results of the analysis of the secondary data, and further their motives 

to move to the district as well as their perceptions concerning the undertaken redevelopment 

measures and on-going transformation of the urban district slightly differ from each other. 

Moreover, it becomes clear that differences do not only exist between the three groups and thus 
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between times of move-in but further that there are slightly different tendencies of perceptions 

between residents living in the northern and in the southern part of the district. 

Regarding the development of socio-demographic and residential characteristics of local 

residents of Hamburg-St. Pauli within the last twenty-seven years, primarily persons between the 

age of 26 and 45 years moved to the urban district. Most of them live as singles or in an 

unmarried partnership and especially persons moving there after 2004 do not tend to have any 

children. Although the number of households with children who moved to Hamburg-St. Pauli 

between 1994 and 2004 is relatively high, and thus contradicts the statistical development that 

was published by the federal states of Hamburg and Schleswig Holstein, it is significant that most 

of these households live in the northern part of the urban district and contrary, childless 

households that function as flat-sharing communities are more represented in the southern part 

of the urban district. As a result it can be assumed that gentrification more significantly affects 

the development of the southern than of the northern part of the urban district. However, over 

time the number of alternative kinds of lifestyles and especially shared apartments and numbers 

of ‘dinks‘-households generally increased. Further, the type of professions of residents has 

changed as new residents particularly work in creative and innovative areas, and in combination 

with a higher number of residents who earn their own salary, the amount of household incomes 

rose as well. The combination of an increasing number of people from different parts in Hamburg 

that are more distant to the inner-city moved to Hamburg-St. Pauli, and the general housing 

shortage of the city of Hamburg led to significant increases in rent levels. Especially prices for 

newly built apartments are approximately twice as high as for flats in old buildings. Nevertheless, 

there was an increase of rent levels of all apartments, regardless of whether housing were 

redeveloped, newly built or none of both. Although the size of apartments slightly decreased 

since 2004, which is a possible result of the rising number of social housing, it could be analysed 

that on average apartments in the southern part of the urban district tend to be slightly bigger 

than the ones in the northern part of the urban district. 

By comparing these developments and changes with theoretical approaches of gentrification it 

becomes obvious that all of these transformations, except for the above-average number of 

households with children and the decreasing size of apartments, can be identified as results and 

consequences of gentrification processes.

The three most stated motives to move to the district, though they were stated in a different 

order, were similar in all groups of residents: central location, atmosphere and proximity to 

friends and family. Similar, the most stated counter-argument, respectively concern against 

moving to the urban district, namely noise and dirt, were the same in all three groups. However, 

there were some smaller differences between all groups as well as between residents of the 
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northern and of the southern part of the urban district. While local residents who moved to 

Hamburg-St. Pauli before 1994 were the only group who stated a poor condition of buildings as 

a counter-argument against moving to the urban district, respondents who moved there after the 

year 2004 were the only ones who stated the variation bars and nightlife as reason to move to 

the urban district. Moreover, in the group of respondents who moved there between 1994 and 

2004 there were different tendencies between residents of both parts of the urban district, as 

residents of the southern part more frequently stated a bigger apartment and residents of the 

northern part particularly stated the old building structure as motive to move to the urban 

district. This again further supports the assumption of an imbalanced process of gentrification in 

the southern and the northern part of the urban district. 

The majority of all groups of local residents considered the living environment of the urban 

district, e.g. the appearance of the streets and the revitalised public squares as well as the 

increasing number of new social meeting places, e.g. cafés and restaurants, better than at the 

time of their move-in. Similarly, most impressions of all groups concerning the atmosphere has 

become worse. This was reasoned by the increasing number of tourists, the change of the 

building structure and the on-going and further impending social displacements. However, there 

were different tendencies concerning the impression of the structure of supply, as respondents 

who moved to Hamburg-St. Pauli before 1994 as well as after 2004 considered it to have 

improved and local residents who moved to the urban district between the years 1994 and 2004 

considered it to have worsened.

Likewise, local residents differed in their opinion whether they considered the urban district 

generally to have improved or worsened since their time of move-in. Although on average of all 

groups of residents most impressions worsened and few impressions improved, and the analysis 

demonstrated that the shorter the time of residence of respondents the less pronounced their 

change of perception, there are slight variations of opinions within all groups, and it is striking 

that the group of respondent who moved to Hamburg-St. Pauli between 1994 and 2004 is the 

one in which most impressions of respondents worsened as well as the one with the most critical 

statements in the survey. However, most stated reasons of all groups that improved their 

perception of the urban district concern the improved conditions of public squares and urban 

open places as well as the improved appearance of the streets. Most stated circumstances and 

developments that worsened the general impression of the urban district were the increasing 

number of tourists, the impending social displacements and the increased costs of living. 
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V. Final Discussion

The aim of this thesis was to investigate causes and consequences of gentrification and 

particularly to highlight effects of the process concerning the socio-demographic and residential 

structure of an area, and thus to contribute to the present debate on gentrification. Therefore, 

the former working-class district of Hamburg-St. Pauli, which has to face regeneration and major 

transformation processes since the end of the 1970s, has been chosen as a case study.

Based on a literature review, several theoretical approaches and definitions of gentrification have 

been presented and it became obvious that there does not exist one universally valid explanation 

of the process. Rather gentrification can be explained on terms of economic, socio-cultural and 

political factors and is further considered to be the result of parallel and mutually reinforcing 

processes. However, due to the diverse theories and conceptions, indicators for gentrification 

could be identified (cf. p. 37), and thus in combination with the historical urban development, 

the occurrence and development of the gentrification process in the urban district of Hamburg-

St. Pauli could be analysed and described. 

By reflecting the urban development and the results of the analyses of the secondary data as well 

as of the conducted survey of local residents it shows that Hamburg-St. Pauli has been 

experiencing revitalisation and urban enhancement measures for about twenty-five years. 

However, according to the indicators for gentrification, the process of gentrification did not start 

until the beginning of the 1990s. 

Back in the 1970s, the urban district of Hamburg-St. Pauli was considered as a problem area, and 

due to its bad image, poor conditions of housing and constant decrease of population it became 

the focal point of interest of the responsible planning department of the city of Hamburg. Aiming 

to prevent a further decline in population and to stop the negative urban development of the 

urban district, the first official regeneration procedure in the southern part of Hamburg-St. Pauli 

was initiated by the municipality in 1978. In line with the concept of a ‘gentle urban 

development‘, it was intended to modernise the old building structure and to improve the urban 

environment (Bremer 1987). Only some years later, two more regeneration procedures in the 

northern part of the urban district with similar objectives as the first one were initiated by the 

city of Hamburg (SAGA 1980, Hamburg-Mitte (1)). Initial effects of these undertakings can be 

observed in the population development of the urban district of Hamburg-St. Pauli, as the 

negative development turned around and the number of local residents increased since 1987. 

However, as according to the analysis of the secondary data within this time many incoming 

people had a migration background and further, a high number of families and households with 

children moved to the urban district, this development does not apply to the indicators for 
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gentrification, and thus cannot be identified as the beginning of a gentrification process but 

rather as a result of the on-going regeneration procedures.  

In the mid-1980s then, political interest further intensified revitalisation activities in order to 

improve the touristic potential of the urban district and thus to enhance the city´s economic 

situation. Apart from official regeneration measures, urban design contests, redevelopments of 

urban open places and establishments of cultural institutions were initiated (Hamburger 

Abendblatt 1994). In line with general tendencies of people to move back to inner-city districts 

(Siedentop 2008), the beginning pluralisation of lifestyles and a general housing shortage in 

Hamburg (Schader Stiftung 2005, LBS 2008), rent levels began to increase, and since the 

beginning of the 1990s, first transformations and changing socio-demographic characteristics of 

new incoming people that apply to gentrification indicators can be observed. While the general 

positive population development began to slow down, numbers of foreign residents and the 

number of households with children slightly began to decrease. Instead, people with alternative 

lifestyles, with a higher level of education and a higher monthly household income tend to move 

to the urban district of Hamburg-St. Pauli, living in bigger and more expensive apartments than 

the previous local residents. This changing socio-demographic characteristics of local residents 

increased in the mid-1990s, and with the closure of the first official redevelopment procedure in 

1996 and the begin of privately financed investments and projects, particularly in the southern 

part of the urban district, transformations in the socio-demographic and residential structure of 

Hamburg-St. Pauli further intensified. 

Considering these developments, it can be assumed that the gentrification process in Hamburg-

St. Pauli started as a regeneration process, which due to political interventions and general 

changing social tendencies turned into a gentrification process in the beginning of the 1990s, 

and is still on-going today. This assumption is further supported by information of the conducted 

interviews, whereas all interviewees considered the gentrification process in Hamburg-St. Pauli as 

initiated due to redevelopment procedures but finally caused by several processes, such as the 

positive population development of Hamburg and thus increasing housing pressure, the 

transformation of lifestyles and thus rising numbers of single- and dual-income households as 

well as the evolution from a manufacturing-based to a service society. 

By comparing this development of gentrification with theoretical approaches, and particularly 

with the invasion-succession cycle of Hoffmeyer-Zlotnik (1977), it becomes obvious that the 

gentrification process in Hamburg-St. Pauli does not correspond to the ideal-typical character of 

the theoretical model. Hence, the gentrification process in Hamburg-St.Pauli cannot be explained 

on grounds of one theory, but has to be considered as the result of several theoretical 

approaches. 
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Initiated by the municipality with the objective to transform and improve the living conditions of 

the area, the beginning of the gentrification process in Hamburg-St. Pauli is in line with the 

economic theory of Neil Smith (1979), whereas gentrification is a process that is started by 

developers and investors, which in this case are represented by the municipality and the planners 

of Hamburg-St. Pauli. However, as redevelopment measures alone did not cause gentrification 

but the combined process of transforming lifestyles and social demands as well as political 

interventions, the process can further be explained by theoretical approaches concerning socio-

cultural and political developments, and thus supports and complies with the statements of 

Beauregard (1984), Hamnett (1984) and Lees (2008) as being caused by interrelated processes 

(cf. p. 11).

According to the analyses of the secondary data and the conducted survey of local residents the 

gentrification process in Hamburg-St. Pauli is defined by increasing rent levels that became higher 

than the city-average, the modernisation and increasing number of owner-occupied apartments 

and high numbers of privately financed construction projects that build high-rise buildings for 

offices and hotels as well as luxury owner-occupied apartments, the rising number of childless 

people aged between 26 years and 45 years who were moving from urban districts more distant 

to the city centre to Hamburg-St. Pauli and live in alternative lifestyles, e.g. as single, in an 

unmarried partnership and shared apartments, the increase of ‘dinks‘-households, the change of 

occupation areas towards creative and innovative sectors as well as increasing household 

incomes. Hence, except for a rising number of apartments in social housing and thus the slight 

decrease of the average size of apartments that can be explained by undertakings of present 

regeneration procedures in the urban district of Hamburg-St. Pauli, this change of residential and 

socio-demographic characteristics applies to indicators for gentrification and demonstrates how 

the process affected the development of the urban district. Moreover, the process of 

gentrification is further supported by the increasing commercialisation and thus rising interest in 

the urban district. 

Regarding the made statements of local residents in the conducted survey as well as of the 

interviews, gentrification in Hamburg-St. Pauli affects the socio-demographic, the building and 

the economic structure of the urban district, and thus corresponds to the consequences that have 

been discussed in the theoretical chapter of this thesis (cf. p. 20). Moreover, it becomes clear that 

consequences of the gentrification process are evaluated both positive and negative. Although 

most impressions of the urban district of Hamburg-St. Pauli of local residents worsened, there are 

also some whose impression improved and further, a high share of impressions of respondents 

who moved to Hamburg-St. Pauli after 2004 did not change considerably. 
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Particularly positive evaluated is the change of the living environment of the urban district, 

namely the appearance of the street and the housing facades as well as the design of public 

places and squares as well as the structure of supply. Further, the increasing social mix and move-

in of younger people and families with children, whose number has slightly increased again since 

2005, as well as the good neighbourly relations are considered as positive consequences of the 

transformation of the urban district of Hamburg-St. Pauli. Contrary though, the rising number of 

touristic events and visitors of the urban district, the rising costs of living and thus danger of 

social displacements as well as the loss of the old building structure and - due to changed 

circumstances - the loss of the original atmosphere of the urban district, are considered as 

negative consequences. 

Positive as well as negative consequences of the on-going transformations in Hamburg-St. Pauli‘s 

residential and socio-demographic structure were further stated in the conducted interviews with 

the planning department and St. Pauli‘s delegate for the Hamburg City Parliament. While the 

redevelopment and preservation of old buildings, the social mixture of different lifestyles and 

cultures as well as economic advantages, e.g. rising tax revenues, were considered as positive 

consequences, both interviewees also emphasised the danger of this transformation processes. 

According to them, up to a certain degree revitalisation and regeneration measures have positive 

effects concerning the development of an urban district. However, when the social structure of 

an area becomes unbalanced and certain groups of residents are forced to leave, the 

development turns negative. This evaluation is particularly interesting as these negative 

considered consequences of the gentrification process in the urban district of Hamburg-St. Pauli 

were partly initiated by interventions of the selfsame, namely politics and planning department. 

However, summarising and interpreting all evaluations it becomes clear that while the 

revitalisation of the building structure and the redesign of public places are considered as 

positive, particularly changes and displacements in the social structure of the urban district of 

Hamburg-St. Pauli, which are linked with the increasing costs of living within the area, are 

regarded as negative consequences. Therefore, on the increasing initiative of local residents 

demonstrating against gentrification since 2008, the municipality decided to pass a social 

preservation regulation that came into force in February 2012. This intends to regulate 

investments and protect socially weaker local residents and thus, is supposed to control the 

development of gentrification processes. Nevertheless, due to different statements of 

interviewees the impact of this regulation is controversially discussed. According to the interview 

with Steffen Jörg, who works at the community centre of St. Pauli, the future development of the 

urban district, and thus the further development of gentrification within Hamburg-St. Pauli will 

partly depend on political interpretation, but particularly on the involvement and interest of local 
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residents to further influence the direction of the urban development and to protect the existing 

social structure of people living in the urban district. 

Regarding the individual statements of local residents of the conducted survey it becomes clear 

that all participants who moved to the urban district, regardless whether before 1994, 

respectively between 1994 and 2004 or during the last eight years, registered the influence of 

the on-going gentrification process concerning the development, and most perceptions of the 

urban district worsened. Nevertheless, it is also significant that most of the perceptions of local 

residents who moved to Hamburg-St. Pauli after 2004 have not changed, and albeit due to the 

comments most members of this group consider the risk of social displacements and increasing 

rent levels as negative, sporadically there are statements that favour this development. 

Altogether, the process of gentrification in the urban district of Hamburg-St. Pauli, and especially 

in the southern part, significantly influenced and affected the urban development of the urban 

district during the last twenty years. Although in the history of Hamburg-St. Pauli local residents 

living in the urban district have consistently made their opinions heard and demonstrated against 

aspired urban development and plans of the municipality, e.g. in the 1990s against the 

demolition of the buildings in the Hafenstraße and since 2008 against gentrification, it is 

questionable to which extent new incoming residents will share in resistance and, as most of 

local residents of this group do not consider the urban district to have improved or worsened, 

the need to protect the existing structures. 

Therefore, apart from the general question how politicians and planners will handle the social 

preservation regulation and thus future gentrification processes in Hamburg-St. Pauli, it remains 

to be seen in what way the involvement of local residents is capable to influence political action. 

Further, it might be particularly interesting to observe whether, and in what way new incoming 

residents will participate in debates about gentrification.
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VII. Figure Index

• Figure 1.            Own scheme. Based on illustration by Jürgen Hoffmeyer-Zlotnik (1977).

• Figure 2.   Own scheme. Based on illustration by Hamburg Office for Statistics (2012). 

• Figure 3.  Own scheme. Based on illustration by Ilse Möller (1985). 

• Figure 4.    Own scheme. Based on illustration by Ilse Möller (1985).

• Figure 5.   Own scheme. Based on information by the city of Hamburg (1977).

• Figure 6.  Own scheme. Based on information by Hamburg-Mitte (2011) and 

    Schreiber, M. and Walden, H., 2008. 

• Figure 7.-13.  Own scheme. Based on information by Statistikamt Nord (2011) 

• Figure 14.-18. Own scheme. Based on information of the conducted survey (2012)
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VIII. Annex

VIII.I Regeneration procedures in northern St. Pauli, the urban preservation regulation from 
2008 and the social preservation regulation from 2012 (Source: Bezirksamt Hamburg-Mitte)
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VIII.II Regeneration procedure in southern St. Pauli (Source: Bremer, 1987)

VIII.III Questions from the Interviews

• Susanne Winch, urban planner at the planning department in Hamburg-Mitte, 8 of March 2012

- How do instruments according to planning law and urban development contracts affect 

the social mix of population and to which extent do these instruments influence the 

development of an urban district? 

- What kind of factors (e.g. urban redevelopment measures, proximity to the Hafencity) 

caused the on-going gentrification processes in Hamburg-St. Pauli? 

- How does the social preservation regulation that was passed in February 2012 affect the 

future development of the urban district of St. Pauli and for how long will it be in force?

- How efficient is a social preservation regulation, if it is still possible to build new estates 

that do not meet its regulations (e.g. low rents / no luxury extensions)? 
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• Andy Grote, politician and St. Pauli‘s delegate of the Hamburg City Parliament, 9 of March 

2012

- What were the determining factors that initiated St. Pauli‘s transformation from being a 

dangerous and problematic urban district to become an attractive and popular place for 

living? 

- Discussions on gentrification are often based on two points of view: on the one hand 

gentrification is considered as a rather negative process as it causes displacements of 

socially weaker inhabitants and on the other hand it is considered as rather positive 

because it causes a social mix of population and, due to tax revenues, strengthens the 

economy of a city. How far is urban revitalisation and gentrification politically intended, 

and to which extent are both sides balanced against each other? 

- In February 2012 the social preservation regulation for the urban districts of Hamburg-

St. Georg and Hamburg-St. Pauli was passed and initially exists for the next five years. 

What circumstances have caused this decision and what expectations are linked with it? 

 - What is the aimed future development for the urban district of Hamburg-St. Pauli? 

• Steffen Jörg, community worker at the community centre GWA St. Pauli, 23 of March 2012

- Which factors initiated the social transformation and gentrification in the urban district 

of Hamburg-St. Pauli and to which extent did politics, media and the return of people to 

the city influence these processes?

- What is the cause for the establishment of the diverse number of initiatives against 

gentrification (e.g. Centro Sociale, Park Fiction, SOS St. Pauli...)? Who are the members 

of these groups? Are different groups connected or do they operate independent from 

each other? 

- In which parts of St. Pauli is the influence of gentrification most noticeable? In what 

way? 

- To which extent can the social preservation regulation influence the future development 

of the urban district of Hamburg-St. Pauli and especially the further discussion 

concerning the project Esso-buildings and Bernhard-Nocht-Quartier? What do you 

think, how will the future development of St. Pauli look like?
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VIII.IV Tables of the secondary analysis

Table 1.  Structure of households in St. Pauli, Hamburg-Mitte and Hamburg

Year Total number of 
apartments

Average size of 
households

Number of one-
person 

households

Number of 
households 

with children

St. PauliSt. PauliSt. PauliSt. PauliSt. Pauli

1999 17.268 1,6 10.944, (63,4%) 2.336, (13,5%)

2009 13.802 1,6 9.087, (65,8%) 1.736, (12,5%)

2010 14.450 1,5 9.928, (68,7%) 1.798, (12,4%)

Hamburg-MitteHamburg-MitteHamburg-MitteHamburg-MitteHamburg-Mitte

1999 126.735 1,8 66.440, (52,4%) 22.664, (17,9%)

2009 153.588 1,8 83.995, (54,7%) 26.519, (17,3%)

2010 157.212 1,8 89.230, (56,8%) 26.639, (16,9%)

HamburgHamburgHamburgHamburgHamburg

1999 910.304 1,9 436.876, 
(47,9%)

171.826, 
(18,9%)

2009 952.205 1,8 491.456, 
(51,6%)

169.400, 
(17,8%)

2010 972.259 1,8 516.519, 
(53,1%)

170.616, 
(17,5%)

Table 2. Number of foreign residents in St. Pauli, Hamburg-Mitte and Hamburg, 1987 

  until 1994

Year Total number of foreigners Percentage of total 
population

St. PauliSt. PauliSt. Pauli

1987 9.681 36,1 %

1988 10.198 36,2 %

1989 10.534 34,7 %

1990 12.235 38,4 %
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Year Total number of foreigners Percentage of total 
population

1991 13.762 41,5 %

1992 14.751 43,3 %

1993 15.305 44,5 %

1994 15.455 45,1 %

Hamburg-MitteHamburg-MitteHamburg-Mitte

1987 49.110 21,1 %

1988 51.522 21,9 %

1989 54.570 22,5 %

1990 61.163 24,5 %

1991 63.970 25,5 %

1992 67.991 26,9 %

1993 68.230 27,1 %

1994 67.373 27,1 %

HamburgHamburgHamburg

1987 188.549 11,5 %

1988 196.922 12,0 %

1989 207.537 12,4 %

1990 226.757 13,4 %

1991 241.041 14,2 %

1992 256.368 15,0 %

1993 262.278 15,3 %

1994 266.237 15,5 %

Table 3. Structure of age in St. Pauli, Hamburg-Mitte and Hamburg, 1987 until 1991

Year Under 18 years 65 years and older

St. PauliSt. PauliSt. Pauli

1987 3.825, (14,3%) 2.278, (8,5%)
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Year Under 18 years 65 years and older

St. PauliSt. PauliSt. Pauli

1988 4.177, (14,8%) 2,217, (7,9%)

1989 4,683, (15,4%) 2.174, (7,2%)

1990 5.040, (15,8%) 2.135, (6,7%)

1991 5,730, (17,3%) 2.099, (6,3%)

Hamburg-MitteHamburg-MitteHamburg-Mitte

1987 35.058, (15,1%) 36.464, (15,7%)

1988 35.959, (15,3%) 36.493, (15,5%)

1989 37.840, (15,6%) 36.294, (15,0%)

1990 39.778, (16,0%) 36.084, (14,5%)

1991 41.203, (16,4%) 35.702, (14,2%)

HamburgHamburgHamburg

1987 241.858, (14,7%) 293.919, (17,9%)

1988 241.975, (14,7%) 203.828, (17,8%)

1989 247.239, (14,8%) 293.189, (17,6%)

1990 254.746, (15,0%) 293.013, (17,3%)

1991 261.877, (15,4%) 290.979, (17,1%)

Table 4. Number of foreign residents in St. Pauli, Hamburg-Mitte and Hamburg, 1995 

  until 2004

Year Total number of foreign 
residents

Percentage of total 
population

St. PauliSt. PauliSt. Pauli

1995 14.805 45,0 %

1996 14.076 44,8 %

1997 12.406 42,2 %

1998 10.256 38,4 %

1999 10.023 37,4 %
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Year Total number of foreign 
residents

Percentage of total 
population

2000 9.523 35,7 %

2001 8.804 33,7 %

2002 8.863 32,3 %

2003 8.401 31,2 %

2004 7.949 29,6 %

Hamburg-MitteHamburg-MitteHamburg-Mitte

1995 67.440 27,4 %

1996 66.991 27,7 %

1997 65.805 27,7 %

1998 63.033 27,3 %

1999 61.930 27,1 %

2000 60.946 26,7 %

2001 59.211 26,1 %

2002 58.498 25,7 %

2003 57.674 25,3 %

2004 55.711 23,7 %

HamburgHamburgHamburg

1995 270.921 15,8 %

1996 272.916 16,0 %

1997 272.738 16,0 %

1998 269.179 15,0 %

1999 273.086 16,1 %

2000 272.602 16,0 %

2001 268.766 15,7 %

2002 265.347 15,5 %

2003 262.532 15,3 %

2004 255.067 14,9 %
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Table 5.  Structure of age St. Pauli, Hamburg-Mitte and Hamburg, 1992 until 2004

Year Under 18 years 65 years and older

St. PauliSt. PauliSt. Pauli

1992 5.844, (17,2%) 2.107, (6,2%)

1993 5.776, (16,8%) 2.138, (6,2%)

1994 5.436, (15,9%) 2.125, (6,2%)

1995 5.125, (15,6%) 2.127, (6,5%)

1996 4.735, (15,1%) 2.114, (6,7%)

1997 4.249, (14,5%) 2.049, (7,0%)

1998 3.824, (14,3%) 1.937, (7,3%)

1999 3.679, (13,7%) 1.951, (7,3%)

2000 3.548, (13,3%) 1.963, (7,4%)

2001 3.381, (13,0%) 1.961, (7,5%)

2002 3.454, (12,9%) 2.198, (8,2%)

2003 3.385, (12,6%) 2.287, (8,5%)

2004 3.256, (12,1%) 2.354, (8,8%)

Hamburg-MitteHamburg-MitteHamburg-Mitte

1992 42.079, (16,7%) 35.613, (14,1%)

1993 41.679, (16,5%) 35.541, (14,1%)

1994 40.647, (16,3%) 35.346, (14,2%)

1995 40.202, (16,3%) 35.299, (14,3%)

1996 39.303, (16,2%) 34.937, (14,4%)

1997 38.359, (16,1%) 34.619, (14,6%)

1998 36.919, (16,0%) 33.741, (14,6%)

1999 36.436, (16,0%) 33.916, (14,0%)

2000 36.344, (15,0%) 34.181, (15,0%)

2001 36.067, (15,9%) 34.192, (15,0%)

2002 35.973, (15,8%) 34.641, (15,2%)

2003 35.525, (15,6%) 35.138, (15,4%)
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Year Under 18 years 65 years and older

2004 35.007, (15,4%) 35.310, (15,5%)

HamburgHamburgHamburg

1992 268.958, (15,8%) 290.424, (17,0%)

1993 272.052, (15,8%) 291.020, (16,9%)

1994 272.539, (15,9%) 290.622, (16,9%)

1995 273.588, (15,9%) 290.540, (16,9%)

1996 273.522, (16,0%) 288.320, (16,9%)

1997 274.162, (16,1%) 286.259, (16,8%)

1998 272.709, (16,1%) 290.528, (16,7%)

1999 273.015, (16,1%) 285.289, (16,8%)

2000 274.404, (16,1%) 290.528, (17,0%)

2001 275.190, (16,1%) 294.991, (17,2%)

2002 274.812, (16,1%) 299.659, (17,5%)

2003 274.376, (16,0%) 305.397, (17,8%)

2004 273.088, (15,9%) 311.598, (18,2%)

Table 6.  Development of rent rates in St. Pauli and Hamburg, 2000 until 2011

Year St. Pauli Hamburg

2000 7,80 Euro / sqm 8,10 Euro / sqm

2001 9,20 Euro / sqm 8,30 Euro  /sqm

2002 9,00 Euro / sqm 8,90 Euro /sqm

2003 9,60 Euro / sqm 9,10 Euro /sqm

2004 9,30 Euro / sqm 9,00 Euro / sqm

2005 8,60 Euro / sqm 8,70 Euro / sqm

2006 10,30 Euro / sqm 8,60 Euro / sqm

2007 11,10 Euro / sqm 9,00 Euro / sqm

2008 11,40 Euro / sqm 9,75 Euro / sqm

2009 10,00 Euro / sqm 10,10 Euro / sqm
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Year St. Pauli Hamburg

2010 10,54 Euro / sqm 10,25 Euro / sqm

2011 11,84 Euro /sqm 11,21 Euro / sqm

Table 7. Number of foreign residents in St. Pauli, Hamburg-Mitte and Hamburg, 2005 

  until 2010

Year Total number of foreigners Percentage of total 
population

St. PauliSt. PauliSt. Pauli

2005 7.743 28,6 %

2006 7.708 27,9 %

2007 7.522 27,1 %

2008 5.431 25,0 %

2009 4.601 21,8 %

2010 4.781 22,0 %

Hamburg-MitteHamburg-MitteHamburg-Mitte

2005 58.238 25,2 %

2006 58.336 25,0 %

2007 59.198 25,1 %

2008 74.856 26,6 %

2009 72.524 25,9 %

2010 73.048 35,8 %

HamburgHamburgHamburg

2005 258.225 15,0 %

2006 257.060 14,8 %

2007 257.825 14,8 %

2008 245.542 14,1 %

2009 235.918 13,6 %

2010 237.867 13,6 %
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Table 8.  Structure of age in St. Pauli, Hamburg-Mitte and Hamburg, 2005-2010

Year Under 18 years 65 years and older

St. PauliSt. PauliSt. Pauli

2005 3.264, (21,1%) 2.453, (9,1%)

2006 3.283, (11,9%) 2,577, (9,3%)

2007 3.278, (11,8%) 2.622, (9,5%)

2008 2,573, (11,9%) 2.060, (9,5%)

2009 2,645, (12,5%) 1.957, (9,3%)

2010 2.727, (12,7%) ---

Hamburg-MitteHamburg-MitteHamburg-Mitte

2005 34.966, (15,2%) 35.722, (15,5%)

2006 34.713, (14,9%) 36.323, (15,6%)

2007 34.551, (14,7%) 36.556, (15,5%)

2008 44.689, (15,0%) 43.002, (15,3%)

2009 44.430, (15,8%) 42.613, (15,2%)

2010 44.437, (15,7%) ---

HamburgHamburgHamburg

2005 272.031, (15,8%) 318.919, (18,5%)

2006 271.448, (15,7%) 326.424, (18,8%)

2007 270.414, (15,5%) 330.404, (19,0%)

2008 270.226, (15,6%) 331.170, (19,1%)

2009 279.561, (15,6%) 331.877, (19,1%)

2010 272.747, (15,6%) ---
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Table 9. Residential structure in St. Pauli, Hamburg-Mitte and Hamburg

Year Total number of 
apartments

Percentage of 
social housing

Average size of 
apartment in 

sqm

Living space per 
local resident in 

sqm

St. PauliSt. PauliSt. PauliSt. PauliSt. Pauli

1987 12.138 --- 61,4 27,8

1990 12.046 --- 62,4 23,6

1995 12.545 --- 62,7 23,9

2000 12.975 15 62,7 30,5

2005 13.460 17,7 62,6 31,2

2010 10.748 18,9 62,1 31,1

Hamburg-MitteHamburg-MitteHamburg-MitteHamburg-MitteHamburg-Mitte

1987 109.467 --- 61 28,7

1990 108.362 --- 62,1 27,0

1995 111.803 --- 62,2 28,2

2000 114.247 24,6 62,5 31,3

2005 116.301 21,4 62,8 31,7

2010 136.609 19,1 64,1 31,0

HamburgHamburgHamburgHamburgHamburg

1987 791.455 --- 691 33,3

1990 798.623 --- 70,4 32,8

1995 823.926 --- 70,5 33,9

2000 858.993 17,8 71 35,7

2005 876.366 14,9 71,7 36,5

2010 893.495 10,7 72,4 37,0
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Table 10. Population development in Hamburg-St. Pauli, 1987 until 2010

Year Total 
population

Total balance

1987 26.819 + 495

1988 28.191 + 1.484

1989 30.397 + 2.166

1990 31.888 + 1.233

1991 33.191 + 2.335

1992 34.063 + 507

1993 34.390 + 88

1994 34.263 + 495

1995 32.866 -1.100

1996 31.385 -1.223

1997 29.393 -2.911

1998 26.699 -194

1999 26.804 -187

2000 26.660 + 328

2001 26.094 -97

2002 26.776 + 468

2003 26.923 + 194

2004 26.829 -9

2005 27.035 + 120

2006 27.612 + 532

2007 27.706 + 460

2008* 21.703 -119

2009 21.099 -388

2010 21.469 + 153

* = Loss of around 6.000 residents due to the establishment of the new neighbouring urban 

district of Hamburg-Sternschanze
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VIII.V The questionnaire 

Survey about the transformation of social and spatial characteristics in Hamburg-St. Pauli

Note: All information is voluntary. There are no disadvantages if some questions are not answered. The 

data will be evaluated together with other data only. No names or other characteristics enabling a 

characterisation of individual cases will be stored or evaluated. The questionnaires will be destroyed after 

transfer to the computer. After completion of the study, all data will be deleted.

1. How many persons live in your household?    _________ Persons

2. How many residents of your flat belong to the following age group? 

        0-18 years   _________ Persons

        19-25 years  _________ Persons 

        26-35 years  _________ Persons

        36-45 years  _________ Persons

        46-64 years  _________ Persons

        65-74 years _________ Persons

        75 and older _________ Persons

3. Since when do you (respectively your household) live in this flat?  

(Please state the move-in date of the member of the household that lives here for the longest time)

          Year: ______________

4. Where did you live before you moved into this urban district? 

         O outside of Germany

         O  In a different Federal State

         O In a different urban district 

          outside of the county of 

          Hamburg-Mitte

         O  In a different urban district 

          within the county of 

          Hamburg-Mitte

         O In a different flat in St. Pauli

5. What reasons did you consider most important when moving into this neighbourhood?

(Please state the three most important reasons)    O  Central location

         O Old buildings

         O Proximity to family/friends

         O Atmosphere (mix of

          population, neighbourhood 

          relationships etc.) 

         O Proximity to workplace
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         O Good shopping possibilities

         O Variety of bars/nightlife

         O Bigger apartment

         O No specific reasons/

          I don‘t know

         O Other, which is: 

_______________________________________________________________________________________

_______________________________________________________________________________________

_______________________________________________________________________________________

6. What were counterarguments of moving into this neighbourhood? 

(Please state the three most important reasons)    O Noise from traffic/bars

         O Bad parking situation

         O Bad shopping 

          possibilities

         O Unsuitable for children

         O Poor condition of buildings

         O Mix of population

         O High crime rate

         O Poor access to parks/nature

         O Bad image of the district

         O No counterarguments/

          I don‘t know

         O Other, which is:

_______________________________________________________________________________________

_______________________________________________________________________________________

_______________________________________________________________________________________

7. Was your residential building built respectively redeveloped within the last fifteen years? 

         O Yes, redeveloped

         O Yes, new built

         O No

         O  I don‘t know

8. Did your rent increase within the last fifteen years? 

         O Yes

         O Yes, due to a graduated rent

         O Yes, more than once

         O No

         O  I don‘t know
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9. What is your net base rent (without additional costs)?   

         O Below 500�€

         O 500�€-999�€

         O 1000�€-1999�€

         O 2000�€-2999�€

         O 3000�€-3999�€

         O 4000�€ and more

10. Who is the owner of your flat?     O You

         O Private owner

         O  Housing corporation

         O Other non-profit 

          agency (e.g. SAGA)

         O I don‘t know 

         O Other: __________

11. How many rooms has your flat (without bath/kitchen etc.)?   ___________ Rooms

12. How big is your flat in square metres (incl. bath/kitchen etc.)?

         O Below 25 sqm

         O 25-41 sqm

         O 42-66 sqm

         O 67-91sqm

         O 92-131 sqm

         O More than 131 sqm

      

13. What was your impression of this neighbourhood, after you moved here? 

     not good  not so good           good            very good

Living environment        O          O              O      O

Structure of supply        O          O              O      O

(e.g. affairs, bars)

 Atmosphere          O          O              O      O

13.a. Please comment your opinion briefly.

_______________________________________________________________________________________

_______________________________________________________________________________________

_______________________________________________________________________________________

14. How do you think about the neighbourhood nowadays? 
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     not good  not so good           good            very good

Living environment        O          O              O      O

Structure of supply        O          O              O      O

(e.g. affairs, bars) 

Atmosphere          O          O              O      O

14.a. Please comment your opinion briefly.

_______________________________________________________________________________________

_______________________________________________________________________________________

_______________________________________________________________________________________

15. All things considered, your impression of this neighbourhood...

         O Improved

         O Worsened

         O Did not change

15.a.  If your impression has changed, please specify shortly those transformations that you 

consider most important and justify your opinion briefly. 

Positive changes: 

________________________________________________________________________________________________

________________________________________________________________________________________________

________________________________________________________________________________________________

Negative changes: 

________________________________________________________________________________________________

________________________________________________________________________________________________

________________________________________________________________________________________________

And to conclude, some data for the statistics.

16. You are...        O Male 

         O Female 

17. How old are you?       Year: __________

18. What family status do you have?     O Single  
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         O  Unmarried partnership

         O Married 

         O Divorced  

         O Widowed 

19. Did you (respectively your family) moved to the present territory of the Federal Republic of 

Germany after 1955?        O Yes 

         O No

20. What is your level of education?    O Secondary School Level

         O University-entrance 

          diploma  

         O Bachelor

         O Master

         O PhD/Doctor

         O Other: ___________

21. Please state your occupational area.     O Transportation, Traffic and 

          Logistics

         O Economy and 

          administration  

         O Computer Science

         O Communication and 

          advertisement

         O Planning and construction

         O Health

         O Education and social sector

         O Culture and fine arts

         O Sales

         O Hotel and restaurant 

          industry

         O Student / Trainee

         O Unemployed/seeking work

         O Other: ___________

22.How many persons living in your household draw their own income? _________ Persons 

23. What is the monthly net income of your household? 

(The combined monthly income of all members of your household) O Below 999�€

         O 500�€-999�€

         O 1000�€-2999�€

         O 2000�€-2999�€
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         O 3000�€-4999�€

         O 5000�€-6999�€

         O 7000�€-8999�€

         O 9000�€ and more

Thank your very much for your participation!

VIII.VI Evaluation of the questionnaire in form of diagrams 

Diagram 1. Distribution of gender of the respondents

Diagram 2. Percentage of foreigners of the respondents

Gentrification - A case study of Hamburg-St. Pauli

110



Diagram 3. Year of move-in of respondents 

Diagram 4.  Age structure of the respondents, according to groups 
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Diagram 5. Family status of the respondents, according to groups

Diagram 6. Level of education of the respondents, according to groups
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Diagram 6. Area of occupation of the respondents, according to groups

Diagram 7. Monthly household income of the respondents, according to groups
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Diagram 8.  Former place of residents of the respondents, according to groups

Diagram 9. Ownership structure of the apartments of respondents, according to groups
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Diagram 10.  Size of the households of respondents, according to groups 

Diagram 11. Size of apartments of respondents, according to groups 
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Diagram 12. State of buildings of respondents, according to groups 

Diagram 13.  Amount of rent levels of respondents, according to groups 

Gentrification - A case study of Hamburg-St. Pauli

116



Diagram 14.  Increase of rent levels of apartments of respondents, according to groups 

Diagram 15.   The most important reason to move to Hamburg-St. Pauli

Reason Total number Percentage

Central location 83 70,9 %

Atmosphere / Flair 75 64,1 %

Proximity to friends and 
family

57
48,7 %

Variety of bars and nightlife 20 17,0 %

Old building structure 17 14,5 %

Proximity to workplace 17 14,5 %

Bigger apartment 15 12,8 %

Availability / cost of 
apartment

9
7,7 %

Shopping possibilities 7 5,9 %

Residential surrounding 6 5,1 %
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Diagram 16.  Reasons against moving to Hamburg-St. Pauli

Reason Total number Percentage

Noise and dirt 47 40,1 %

Parking situation 34 29,0 %

Crime rate 19 16,2 %

Image 18 15,3 %

Poor access to parks 15 12,8 %

Unsuitable for children 11 9,4 %

Shopping possibilites 9 7,7 %

Condition of buildings 5 4,2 %

Tourism 5 4,2 %

Increase of rent levels 5 4,2 %

Diagram 17.  Change of perception of respondents regarding the urban district, according to 

  groups 
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Diagram 18.  Positive changes of perception of respondents

Perception Total number Percentage

Improved conditions of 
public places

11 27,5 %

Improved appearance of the 
streets

10 25,0 %

Good neighbourly relations 8 20,0 %

Social mix of local residents 6 15,0 %

Improved structure of 
supply (e.g. shops, 

restaurants )
5 12,5 %

Diagram 19.  Negative changes of perception of respondents

Perception Total number Percentage

Tourism 26 24,7 %

Social displacements 25 23,8 %

Increased costs of living 23 21,9 %

Change of building structure 15 14,2 %

Change of atmosphere 8 7,6 %

Loss of urban open places 8 7,6 %
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