
MONDAY, APRIL 09, 2018

“Poor but sexy” is how Klaus
Wowereit, a proudly gay

former mayor of Berlin, once de-
scribed his city. The attribute stuck,
even as Berlin kept becoming a
more global and cosmopolitan city.
The kind of laissez-faire lifestyle
you can have with a small budget in
Berlin hasn’t been possible in New
York for two decades.

It is literally a poor city: Berlin is the
only European capital where the
average income drags down the na-
tional average. The GDP per inhabi-
tant in France would decline by 14.8
percent if Paris were excised from
the country, the Cologne Institute
for Economic Research found last
year. If Berlin were omitted, the av-
erage GDP per person in Germany
would rise by 0.2 percent.

But as it’s experiencing an econom-
ic revival, Berlin is self-conscious
about its new role on the world
stage. Berlin is a capital city that is
only begrudgingly a seat of govern-
ment again. Divided by the Iron
Curtain for 45 years, it became the
reunified country’s capital on pa-
per in the 1990s, but in practice on-
ly in the aughts, as ministries and
bureaucracies and their attendant
international courtiers moved
piecemeal from Bonn to Berlin.

Today it is a city of almost 4 million,
but the stores are still all closed on
Sundays. It’s a place with a long his-
tory of reconstruction and people-
powered politics that is now the tar-
get for billions of dollars in venture
capital. It’s beautiful because it’s ug-
ly, a metropolitan manifestation of

jolie laide. The scars of history —
Empire, Nazis, Cold War — are visi-
ble everywhere.

Berlin also finds itself in a unique
position to avoid the path taken by
other metropolises, such as San
Francisco and London, where eco-
nomic booms have turned the cities
into playgrounds only the ultra-
wealthy can afford to live in, with
their cleaners, nannies and Uber
drivers relegated to run-down sub-
urbs. Renowned American urbanist
Richard Florida calls this the New
Urban Crisis: The urbanization of
the last 15 years has increased in-
equality and deepened segrega-
tion, not only in the US but in all
global cities.
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Hip, grungy and messy, Berlin is experiencing growing pains as it adjusts to its new position

as a world city. This week-long series explores urbanization in Germany’s capital.
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In Berlin, those changes still feel
sudden and unexpected to many
residents. Since the destruction of
World War II, the city has always
seen itself as an underdog. And
even earlier, it had a fluid identity.
Art critic Karl Scheffler wrote in
1910 that Berlin is condemned “for-
ever to become, never to be.”

Historian Andrej Holm told me the
real question isn’t why gentrifica-
tion is happening in Berlin, but
rather why it’s happening so late. In
Berlin, 85 percent of all residents
live in rental housing; in the past
decade, the average rent on new
contracts has increased by 75 per-
cent. A large coalition of pro-tenant
organizations is marching against
“rent insanity” and eviction this Sat-
urday, with more than 10,000
RSVPs on Facebook so far.

Urbanization in Berlin
Rent protests

Average rent in Germany's capital
has risen 75 percent over the past
decade, but those increases haven't
come without a fight.

Berlin in effect tapped the brakes
on the road to the “winner-take-all
urbanism” now visible in London
and San Francisco, Florida says, be-
cause it was divided for so many
years, during which time postwar
German industry migrated to Mu-
nich, Frankfurt, Hamburg and Düs-
seldorf. There’s an advantage to be-

ing a little late to the party: Berlin
has the opportunity to learn from
cautionary tales of urbanization
and approach its renaissance more
thoughtfully.

Berlin’s grit and possibility are what
makes it so attractive to startup
founders and global citizens. Nearly
$3 billion in venture capital flowed
into its startups in 2017, more than
two-thirds of Germany’s total. But
the capital flowing into the capital
is undeniably changing it, sanding
the edges and scrubbing off the
graffiti. An apartment building
without spray-painted tags on its
walls is a sign a neighborhood is
getting a little too nice. “We don’t
have anything, no industry,” says
Katja Lucker, head of Musicboard
Berlin. “But we have this sense of
freedom, this spirit, and that’s what
we have to preserve.”

Berlin’s senator for development,
Regula Lüscher, said at a real-estate
conference earlier this year that the
city has an appetite for develop-
ment and growth. But activists say
otherwise. It’s entirely common to
see banners proclaiming “Capital-
ism Kills” or “Ownership Is Theft”
adorning balconies in certain parts
of Berlin. The annual May Day fes-
tival celebrating workers’ rights has
a clearly revolutionary bent in
Kreuzberg, with leftist and anar-
chist groups attracting the watchful
eye of law enforcement. Height-
ened awareness of growing eco-
nomic inequality has led to back-
lash against redevelopment, inter-

national investment and gentrifica-
tion.

Germany has more renters’ protec-
tions than other countries, and the
city of Berlin has not hesitated to
put halts on development in neigh-
borhoods getting too hot. Rents
continue to rise despite rules that
tap the brakes, but a national law
protects the social makeup of
neighborhoods. Last year, the dis-
trict of Friedrichshain-Kreuzberg
on 11 occasions used Vorkaufsrecht,
the right of first refusal to buy real
estate in protected residential ar-
eas, snapping up buildings with 814
apartments and 131 businesses.

Spending on residential construc-
tion in Berlin almost tripled be-
tween 2008 and 2016, to €2.4 bil-
lion, but it still isn’t meeting de-
mand. Everyone agrees more apart-
ments need to be built, but long-
time residents and city preserva-
tionists are clashing with develop-
ers. After Senator Katrin Lompsch-
er announced a new development
in the northeast suburb of Blanken-
burg would create 10,600 new
housing units rather than 6,000 as
planned, residents slammed on the
brakes.

“We must find a way to combine the
perspective of the people and the
needs of the inhabitants but also
the economic opinions of the devel-
opers,” says Gero Bergmann, an ex-
ecutive at Berlin Hyp, one of the
largest real-estate banks in Ger-
many. “If we lose time, we lose
space.”

Gallery: Rent protests
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In the most powerful world cities,
inequality and unaffordability have
gone hand in hand with growth.
But perhaps can Berlin create a
more inclusive form of urbanism. It
can avoid the fate of San Francisco
and London, but it has to act now,
Florida says. “Berlin’s success is by
no means assured.”
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Berlin is a city of contradic-
tions. The dress code is termi-

nally casual, except for the suits
and ties of the Bundestag. Startup
companies raising billions of euros
in capital funding are setting up
shop in buildings once occupied by
squatters and artists. It’s not so
much that these parties aren’t on
the same page; they’re reading en-
tirely different books.

Nowhere is this clash between old
and new more visible than in
Friedrichshain-Kreuzberg. Resi-
dents of the district, once divided
by the Wall but fused after reunifi-
cation, overwhelmingly vote for the
eco-friendly Green Party and the
post-communist Left. But the com-
munal houses and anarchist out-
posts are getting some new neigh-

bors: A Google Campus, a new Za-
lando headquarters and, across the
canal, a second location for startup
incubator Factory.

Everybody agrees: Berlin should
not become another San Francisco.
The tech gold rush turned the Bay
Area into an overpriced playground
for the nouveau riche. Residents
fret that startups could threaten
Berlin with the same fate. Rents in
Berlin, which have risen by 75 per-
cent in the past five years, are low in
comparison with other world-class
cities but are hard for long-time res-
idents to pay. “Compared to New
York and San Francisco, it’s still
cheap. But paying up to 30 or 40
percent of your income in rent is
extraordinary,” says Gero

Bergmann, an executive at real-
estate bank Berlin Hyp.

Outside an anarchist bookstore in
a basement in Kreuzberg, people
gathered on a Sunday last fall to
brainstorm tactics for protesting
the Google Campus down the
street, slated to open this fall. Their
reasons for opposing the digital gi-
ant’s presence were many: Fighting
gentrification in general, opposing
the increasingly detached way hu-
mans interact with each other,
protesting the mass collection of
personal data. The puritanical
work ethic embodied by American
tech startups fundamentally clash-
es with the spirit of Berlin, where
many workers get six weeks of va-
cation a year, weekends are holy
and quitting time is practically law.

Source: dpa
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Many tech companies are moving into grungy neighborhoods in Berlin as artists lose space at

a rapid rate. The second in a series on Berlin’s attempt to urbanize without gentrification.
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From Google’s view, Kreuzberg is a
perfect location: Mozilla, WeWork,
Native Instruments and many other
tech companies are already there,
and they wanted to connect to that
existing network. “Kreuzberg has
fertile soil for creative people,” says
Rowan Barnett, the head of Google
for Entrepreneurs in Germany, not-
ing that Konrad Zuse built the
world’s first programmable com-
puter in his parents’ Kreuzberg
home in 1941.

Coworking hub Factory was attract-
ed to the area for the same reason:
when you bring creative people to-
gether, they come up with ideas
that wouldn’t have been sparked in
isolation. The new Factory Görl-
itzer Park building, technically in
Treptow, has room for up to 5,000
people, and the 70-strong leader-
ship team of Factory moved from
its original Bernauer Straße loca-
tion late last year.

Ramin G. Far, who succeeded Udo
Schloemer as Factory’s CEO in the
fall, says they’ve gotten “fewer com-
plaints than expected,” and the dis-
trict has been supportive. “It’s im-
portant to bring the whole neigh-
borhood in and develop it togeth-
er,” Mr. Far says. “We’re just one of
many neighbors.” Factory’s press
person, Rebecca Krum, describes
Factory as a traffic driver: “If thou-
sands of people are coming to work
here, that leads to more business
for restaurants, dry cleaners, cell
phone stores…”

Not all the residents are thrilled
with their new neighbors. Since the

new year, Google’s Campus and
Factory have been attacked with
paint and stones. A campaign from
France called “Fuck off Google” has
marched in protest.

Urbanization in Berlin
Rent protests

Average rent in Germany's capital
has risen 75 percent over the past
decade, but those increases haven't
come without a fight.

In 2016 Mr. Schloemer bought a for-
mer post office in Friedrichshain
that had been a home for artist stu-
dios called PostOst since 2003, os-
tensibly as a possible location for
an additional Factory outpost. The
50 tenants proposed schemes of
adding space to the roof of the
building but were evicted that fall.
Factory declined to discuss PostOst
with me recently, but a representa-
tive speaking at re:publica last year
claimed to be unaware of the evic-
tions until they happened.

While the artsy vibe of Berlin is a
major attraction for startups, space
for working artists is being lost at
a rapid pace. “If there is no space,
there is no art,” says Boris Joens of
PostOst. “Berlin is normalizing
somehow,” says Martin Schweg-
mann, a city official responsible for
securing artists’ studios in Berlin.
“Because of this absence of market
pressure before, Berlin could devel-
op differently. It’s a city that is coop-

erative, inclusive, allows for differ-
ent lifestyles.”

Florian Schmidt, the urban devel-
opment councilor for
Friedrichshain-Kreuzberg, says
Factory and Google and Zalando all
follow the same patterns: “They
buy the building and kick every-
body out and then sell the thing as
a creative space. It’s Silicon Valley
urbanism.” It’s notable that whatev-
er Mr. Schloemer decides to do with
the former PostOst building will re-
quire Mr. Schmidt’s approval. “They
really ignored us, but they use the
city for their marketing, and it
makes me angry,” he said.

Mr. Schwegmann says there are
8,000 to 10,000 fine artists in
Berlin, and the city subsidizes 700
studios. But the city needs another
4,000 studios to meet demand as
it’s losing 350 every year to devel-
opment. “The need is so urgent that
we need to invest in privately
owned places,” Mr. Schwegmann
said. “That only works if we have a
long-term perspective, like renting
for 20 years, at least 10.” The city
government has set a goal of build-
ing 2,000 new artists’ studios by
2020 and has been working on con-
verting a former government build-
ing into a mixed use development
including ateliers.

“There’s a big competition for space
in the city that wasn’t there 10 years
ago,” Mr. Schwegmann said. The
current Berlin Senate is focused on
producing as much housing as pos-
sible. “But for 10 years nobody
wanted to invest in (artists’ studios),
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and now I see a crisis ahead for pro-
duction and cultural spaces.”

“Startups and creative companies
need space, and that’s fair enough,”
he said. “But there needs to be a
mechanism and politics to balance
these needs — the free market
won’t.”
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“You sold the whole city,”
reads a small sign in Ger-

man posted in the window of a con-
venience store in Prenzlauer Berg,
as hordes of tourists pass by on
their way to the Mauerpark flea
market.

The illegal underground clubs and
abandoned apartment buildings of
lore are now more urban legend
than urban reality, sirens of a by-
gone time that keep luring the
young, broke and sexy to the capi-
tal.

After reunification, the formerly
communist East Berlin was practi-
cally abandoned as long-time resi-
dents fled over the Wall for greener
pastures. The divide between haves

and have-nots in the new, reunified
Berlin became cruelly apparent.
Under the communist regime, the
Imperial-era buildings in Pren-
zlauer Berg and Friedrichshain de-
cayed. Anybody who could get an
apartment in one of the modern
concrete blocks in the suburbs
jumped on the opportunity.

Berlin, so long cut in half, had lost
most of its industry, and the jobs
were slow to return, if they did at
all. A population decline left the
city’s budget in ruins, and the reuni-
fied Berlin sold off 220,000 former-
ly state-owned housing units, in-
cluding 64,000 in 2004 alone, with
the privatization of municipal hous-
ing company GSW. This was in ret-
rospect a terrible time to sell, just as

the housing market bottomed out,
historian Andrej Holm says. And
the €1.3 billion Berlin earned from
the sales barely made a dent in its
debt obligations.

Most cities have permanent social
housing stock, but in Berlin, con-
tracts set subsidized rental rates for
20 or 30 years, after which the units
return to the mainstream market.
Berlin stopped its social housing
subsidies in 2001, so some of those
last contracts will be running out in
2021. In the 1990s, there were
360,000 social housing units in
Berlin; today there are fewer than
100,000. Berlin began a small-scale
subsidy program in 2015, but the
stock of social housing will remain
at about 100,000 units.

Source: dpa
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As Berlin’s socialist roots clash with its capitalist present, one city official is snapping up

apartment buildings before investors can in hopes of preserving the social mix. Part three of

a series on Berlin’s attempt to urbanize without gentrification.
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Florian Schmidt surveys his kingdom. Source: Handelsblatt

Now, Berlin has become the hottest
real-estate market in Europe, some-
thing the city leaders from the turn
of the century couldn’t have ex-
pected. Rent prices have risen by 75
percent in the past five years. But
unlike San Francisco or London, di-
verse cities also experiencing eco-
nomic booms, Berlin has a power-
ful tool at its disposal: Vorkaufs-
recht, the right of first purchase, or
right of first refusal.

The community’s right to buy up
residential property about to be
sold to preserve the social mix of
a protected neighborhood is an op-
tion available across Germany,
though few cities actually use it.
One local official in Berlin is buying
the city back, one apartment build-
ing at a time. By setting a stake in
the district of Friedrichshain-
Kreuzberg, Florian Schmidt has be-
come a thorn in the sides of real-
estate developers.

A member of the Green Party, Mr.
Schmidt is responsible for urban
development, public spaces and fa-
cility management in his district.
He looks like a part-time professor
of guerrilla urbanization, sporting
corduroy and wild red hair. He’s not
a career politician: His background
is in urban planning and activism,
and his new cause célèbre is pre-
serving the social mix of his district
by preventing luxury renovations
and condo conversions.

Germany’s federal building law sets
special rules for neighborhoods
deemed worthy of Milieuschutz —
essentially social preservation in
the face of gentrification. The dis-
tricts get to approve sales of build-
ings in those zones, and can set
terms for the sale (such as banning
eviction of current residents or lim-
iting improvements made) or step
in and purchase the property itself.

Generally this instrument is used to
pressure developers to make con-
cessions to the city’s liking, but
Friedrichshain-Kreuzberg is going
all the way. Mr. Schmidt’s depart-
ment used Vorkaufsrecht 11 times in
2017 to buy buildings containing
814 apartments and 131 businesses.
This year he hopes to secure 1,500
housing units for the people of his
district. “It’s a really small but sharp
sword,” he says.

When the district steps in to pre-
empt a transaction, it immediately
passes on the property to a housing
association, co-op or a private own-
er who promises to follow the rules,
which will be attached to the prop-
erty forever, even if it’s resold. A re-
cent purchase of a multi-building
housing complex secured 114 units
for €7 million, an average of just a
little more than €60,000 per flat.
“The objective is not to make every-
one afraid of me and the district.
But it’s important the real-estate
market knows,” Mr. Schmidt says.

Urbanization in Berlin
Rent protests

Average rent in Germany's capital
has risen 75 percent over the past
decade, but those increases haven't
come without a fight.

He estimates that of the 150,000
housing units in Kreuzberg, about
one-third are already in the hands
of nonprofits or socially minded

Gallery: Rent protests
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owners. “If we can secure a thou-
sand flats each year, that’s 1 percent
of the two-thirds in danger from the
speculation circus. In 20 years,
that’s a lot.”

Left-leaning politicians in the city
have been advocating for develop-
ment plans that maintain the social
and economic diversity of Berlin.
The Senate, governed by a coalition
between the SPD, Greens and die
Linke, set aside €100 million in 2017
to assist Vorkaufsrecht purchases.
It’s a revolutionary tactic to prevent
low- and middle-income people
from being pushed out from the
center of the city to the edges, as
has happened in Paris and San
Francisco.

Would-be investors complain he is
abusing his rights, and developers
point out that modernizations are
sorely needed in some of these
buildings. Berlin’s Free Democratic

politicians say the money would be
better spent on building new hous-
ing to benefit many people rather
than buying existing buildings to
house a few.

Mr. Schmidt loves being the archen-
emy of real-estate developers, but
not all developers find him so scary.
Gero Bergmann, an executive at
real-estate bank Berlin Hyp, says 11
instances of Vorkaufsrecht in a year
doesn’t faze him; his company com-
pletes hundreds of transactions in a
month.

ADVERTISEMENT

Read the whole series

• Part I: The Berlin paradox:
Striving for equitable ur-
banization without gentrifi-
cation

• Part II: The clash of capi-
talism and collectivism in
Friedrichshain-Kreuzberg

• Part III: Berlin’s real estate
Robin Hood

• Part IV: Lessons from ur-
banization in Berlin’s past

Grace Dobush is an editor with Han-
delsblatt Global in Berlin. To contact
the author:
grace.dobush@gmail.com

READ THIS ARREAD THIS ARTICLE ONLINETICLE ONLINE
http://hbge.net/pozdl

HANDELSBLHANDELSBLAATT GLTT GLOBOBALAL APRIL 12, 20183

https://global.handelsblatt.com/politics/why-the-free-democrats-could-be-kingmakers-again-806012
https://global.handelsblatt.com/sponsor/ODYxNjAw/L2FydGljbGUtOTA4MjMwLnBkZg==
https://global.handelsblatt.com/politics/berlin-paradox-equitable-urbanization-without-gentrification-907971
https://global.handelsblatt.com/politics/berlin-paradox-equitable-urbanization-without-gentrification-907971
https://global.handelsblatt.com/politics/berlin-paradox-equitable-urbanization-without-gentrification-907971
https://global.handelsblatt.com/politics/berlin-paradox-equitable-urbanization-without-gentrification-907971
https://global.handelsblatt.com/politics/capitalism-collectivism-friedrichshain-kreuzberg-berlin-908217
https://global.handelsblatt.com/politics/capitalism-collectivism-friedrichshain-kreuzberg-berlin-908217
https://global.handelsblatt.com/politics/capitalism-collectivism-friedrichshain-kreuzberg-berlin-908217
https://global.handelsblatt.com/politics/berlins-real-estate-robin-hood-908230
https://global.handelsblatt.com/politics/berlins-real-estate-robin-hood-908230
https://global.handelsblatt.com/politics/lessons-urbanization-berlins-past-908238
https://global.handelsblatt.com/politics/lessons-urbanization-berlins-past-908238
mailto:grace.dobush@gmail.com
http://hbge.net/pozdl


THURSDAY, APRIL 12, 2018

The question that drives Gero
Bergmann, an executive at

real-estate bank Berlin Hyp, is this:
How can Berlin house the tens of
thousands of people arriving every
year while preserving its culture
and accessibility? “I have no an-
swer,” he admits.

Some smaller cities, such as Vienna
and Zürich, are role models in in-
creasing social housing and keep-
ing rents affordable. But the best
model for Berlin might be itself, his-
torian Andrej Holm says. From 1875
to 1900, Berlin’s population dou-
bled to nearly 2 million people, beg-
ging residents to ask the same kind
of questions they’re asking now.
How do we house all of these peo-

ple? Where will they work? How
will we afford to keep living here?

In the 1880s and 1890s, 200,000
housing units were built in a very
short time, and the city grew steadi-
ly until World War I. Then there was
no construction for seven or eight
years, and the refugees coming to
Berlin after the war created anoth-
er housing shortage. The city build-
ing director, Martin Wagner, pro-
moted public housing and ushered
in an era of nonprofit housing as-
sociations. In the 1920s, progressive
taxation of private real estate in-
vestors was used to subsidize even
more public housing. That taxation
also made the city unattractive for
speculators, which lowered land
prices.

In the 1970s and 1980s, the divided
city had new problems: blight and
flight. Kreuzberg in the West was on
the verge of becoming a poor
working-class ghetto, Mr. Holm
says. But the overall plan for
Kreuzberg focused on maintaining
the district’s social composition, ba-
sically a mix of anarchists, squatters
and the working poor. So the city
government subsidized rents for
these characters, with leases at
fixed rates for 20 or 30 years.

In the 1980s the city devised a plan
for “careful renewal” that included
demolishing dilapidated housing in
the neighborhood. But in reality,
tenants were evicted and the build-
ings were never torn down. Squat-
ters moved in, and the low rents

Source: Berliner Verlag / Archiv / dpa
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Urbanizing on Alexanderplatz, 1900. Source: DPA

discouraged private real-estate in-
vestment in Kreuzberg until the
leases started expiring after 2003.
And that’s when housing prices
started rising again.

To solve the housing problems in
Berlin today, the city should there-
fore learn from its past. The lessons
are: Fund social housing and build
fast; don’t sit around for years de-
bating master plans.

“Over the past 30 years we helped
cities learn how to invest in local
economies and creativity and mak-
ing them places, and it worked, but
it worked too well,” urbanist
Richard Florida says. The urban re-
vival is creating a lot of opportuni-
ties, but the renewal has to be equi-
table.

Gentrification is actually mostly
about feeling guilt about inequality,
and inequality is mostly about be-
coming aware of pervasive poverty.

Cities are the new arena for class
struggles, Florida said. Any govern-
ment reform to increase equality
has to come from the city level —
the problems of Munich or Ham-
burg are much different from those
of Berlin and can’t be fixed with
one-size-fits-all policy.

The coexistence of rich and poor
households makes the quintessen-
tial “Berlin mix” that is worth pre-
serving, says Katrin Lompscher,
Berlin’s senator for urban develop-
ment and housing. But building
alone won’t halt rent increases, the
Left Party member says; Germany
needs changes in federal tenant law
and more public-interest-oriented
housing players.

Florian Schmidt, the urban devel-
opment councilor in
Friedrichshain-Kreuzberg, is also
not convinced that just creating
new housing is enough. “It’s a mix

of building new buildings and mak-
ing them really safe so that they
can’t be sold,” he says. “It’s not easy,
but I’m optimistic that civil society
will not give up.”

Urbanization in Berlin
Rent protests

Average rent in Germany's capital
has risen 75 percent over the past
decade, but those increases haven't
come without a fight.

Civil society is showing its force this
Saturday: A coalition of nearly 200
tenant and neighborhood groups is
protesting on Potsdamer Platz
against rent increases and evic-
tions. More than 10,000 people
have already RSVPed on Facebook.

Berlin’s population has blossomed
from a millennial slump of fewer
than 3.4 million to more than 3.7
million today, and the city has the
hottest real estate market in the
world, with prices jumping by 20.5
percent last year, per property con-
sultancy Knight Frank. Affordable
housing isn’t just a Berlin issue.
Cities around the world are attract-
ing ever more migrants for the op-
portunities and freedoms that
come with living in a metropolis. In
1950, just a third of the world’s pop-
ulation lived in cities, but by 2016
more that 50 percent did, accord-
ing to UN numbers. By 2030, two-
thirds of people will live in cities.

Gallery: Rent protests
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Though people move through a
city for a fleeting moment, Berlin’s
memory is long. Who does the city
belong to? Simultaneously all of us
and none of us. In the long now, we
are only transient inhabitants of
our cities. We change the city we
inhabit in some small way, we re-
shape it in our own image. Cities ex-
isted long before we were here and
will exist long after we’re gone. All
we can do is leave them in better
shape than we found them.

“Berlin is a perennial late bloomer,”
Mr. Holm says. Now that the city has
seen how gentrification has played
out in London, San Francisco and

Paris, it has the chance to develop
in a new direction. Mr. Holm in-
vokes a German proverb: “Die Let-
zten werden die Ersten.” The last
become the first.
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