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 T
he Dutch student 
housing market is in 
a transitional phase.
The new loan system, 
replacing the grant 

system, seems to affect student 
numbers, at least in the short 
term. At the supply side many 
new developments are taking 
place and not only in Amsterdam. 

The result is a shift in the 
demand-supply balance and thus 
a need for careful examination 
of future demand. At the investor 
side the market is maturing 
further as investment volumes 
increase, although they generally 
relate to new developments or 
redevelopments. 

GROWTH OF 
THE STUDENT 
POPULATION 
The effect of the post war baby boom 
generation still ripples through the 
demographic charts, as can clearly 
be seen in figure 1. The total number 
of people in these two age groups 
will continue to rise to just under 2.1 
million in 2020. Thereafter a gradual 
decline is forecasted, followed again 
by an increase from 2034 onwards. 
This trend translates quite easily to 
the future student population.

According to the “Referentieraming 
2015” the number of students at 
universities will continue to grow 
till 2022 and then decline again. At 
research universities the forecasted 
number of students will grow by 
4.6% to around 259,200 in 2022 (or 
+11,400), while at the universities 
of applied sciences the number 
of students will grow by 2.2% to 
454,200 in 2022 (or + 10,000). 
Student numbers for vocational 
education (Dutch: MBO) already 
started declining after 2010 and 
between 2015 and 2022 the drop will 
total 20,600 students, or -4.3%. Mind 
that the new legislation concerning 
the loan system had been taken into 
account in these forecasts.

While the total number of students 
at research universities has been 
growing significantly over the past 
seven years, this growth is not evenly 
divided over the universities. Fastest 
growing university is Wageningen 
University, followed by Leiden 
University and both Universities of 
Technology (Eindhoven and Delft).
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FIGURE 3

Increase in student registrations at research universities 2008 - 2015

STUDENT LOAN REPLACES GRANT

The Dutch Parliament introduced a new student finance bill 
which took effect as of 1 September 2015. The new legislation 
applies to all new enrolments as of this date, including students 
starting with their master’s degree programme after having 
finished their bachelor.

The largest share of the government savings on student grants 
will be used for improving the quality of higher education. The 
minister calculated these savings to reach around   
€ 1 billion and has agreed with the bodies for higher education 
they will pre-invest € 600 million in the period 2015-2017 for 
educational purposes. In addition the government provides a  
€ 2,000 voucher, for all students starting in 2015-2019, for extra 
education up to 10 years after finalising their studies.

The major differences compared to the previous scheme are:
•  the former basic grant is replaced by a loan
•  previously the grant for students living at home was lower
    than for students living on their own; by replacing the grant
    with a loan this difference is eliminated
•  the repayment period increased from 15 to 35 years
•  the earnings threshold is no longer applicable
•  students of lower socioeconomic status are entitled to a
    supplementary grant. This supplementary grant depends
    on the parental income and is converted into a gift when
    graduating within 10 years.

Student finance comprises of 3 components: a loan, a student 
travel product and a supplementary grant (depending on 
parental income). Students always have to pay back the 
loan. The student travel product and supplementary grant are 
however converted into a gift if students graduate within 10 
years. If not, students have to repay them as well.

Background and key elements fo the new student finance scheme

For a 4-year degree programme students are entitled to 7 
years of student finance. The supplementary grant is only 
available the first 4 years. The student travel product is limited 
to 5 years. For degree programmes taking longer than 4 years, 
students are entitled to student finance for a longer period. 

Students having the nationality of an EU/EEA-country or 
Switzerland will qualify for student finance if they have been 
living in the Netherlands for 5 consecutive years or more. This 
also applies for students working in the Netherlands for at least 
56 hours a month (or have a partner or non-Dutch parent who 
does). If you are not a citizen of the Netherlands, another EU/
EEA-country or Switzerland, you can still qualify for student 
finance if you have a residence permit type II, III or IV.

In addition, students can borrow in order to pay for their 
tuition fee. Most students have to pay the government set 
annual fee of € 1,951 and can thus lend an extra € 162.58 per 
month maximum. In some cases the tuition fees are higher, 
for instance at private universities. Students are then allowed 
to lend more, to a maximum of €812.90 per month, but never 
more than the actual annual tuition fee. International students 
fitting the description of the previous paragraph can also apply 
for this loan.

The maximum loans in the current academic year are:
•  student loan   € 862.50
•  supplementary grant  € 381.93
•  loan to cover tuition fee  € 162.58 

In the next academic year, starting September 2017, the loan 
for a supplementary grant will be € 383.77 and the loan to 
cover tuition fee € 165.33.

The forecasts in the “Referentie-
raming 2015” did take the new 
student loan regulation into account. 
There have however been a number 
of studies done on this specific 
subject, plus there is also new data 
regarding potential enrolments in 
2016/2017 available. In order to 
better assess the future size of the 
student population these are worth 
looking at in more detail.
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LARGE 
INCREASE IN 
INTERNATIONAL 
STUDENTS

The international attraction power 
of the Dutch universities remained 
strong and over the past 10 years 
the number of international students 
in the Netherlands almost doubled: 
from 41,200 international students 
in 2006/2007 to almost 77,900 in 
2015/2016 (source: EP-Nuffic).

Compared to last year the absolute 
growth reached 4,200 students, the 
largest increase since 2010/2011. 
This growth solely took place at the 
research universities, which saw an 
increase from over 37,600 to just under 
42,000 international students (+4,400). 
At universities of applied sciences the 
numbers dropped slightly, to under 
33,000.

Of the total student population 
international students now account 
for 10.7%. The share of international 
students at research universities 
stands at 16.2%, compared to 8.2% 
ten years ago. 

Within the universities of applied 
sciences the share increased over the 
past ten years from 6.6% to currently 
7.4%. Mind that this share was highest 
in 2012/2013 with 7.8%.
Looking at the total number of new 
enrolments the number of international 
students increased by 2,680 (or 
8.3%), to just over 32,100, accounting 
for 13.8% of all new enrolments. 
This is the largest increase in new 
international enrolments ever recorded 
in the Netherlands.

The universities oriented towards fine 
arts like the Gerrit Rietveld Academy, 
the Design Academy Eindhoven, the 
University of Arts The Hague and 
the Codarts School for the Arts are 
among the universities with the largest 
share of international students. The 
first research university within this list 
concerns the University of Maastricht, 

situated just kilometres from both 
Germany and Belgium.

As universities are funded on the basis 
of the number of students, universities 
promote themselves, also in foreign 
countries. Many of the universities 
are actively recruiting international 
students by means of PR campaigns, 
summer schools and even by 
stationing agents in the most important 
countries of origin.

It is likely to assume that the 
growth of international students 
will continue, as Dutch universities 
keep promoting themselves, tuition 
fees remain low and the number of 
English-taught courses is highest of 
any other non-English country and 
is further increasing. Furthermore, 
the internationalisation of education 
becomes increasingly important and 
regulations for international students 
remain unchanged. Over the past 10 
years this growth averaged just over 
4,000 students annually and there is 
no reason to suggest this growth will 
soften.

FIGURE 4

Growth international students 
in higher education

FIGURE 5

Universities with highest share of 
international students

Source: EP-Nuffic Source: EP-Nuffic
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EFFECTS OF THE 
LOAN SYSTEM 
ON STUDENTS 
NUMBERS 
AND HOUSING 
PREFERENCES

The Ministry of Education annually 
monitors the participation in education. 
According to the most recent monitor, 
held after the introduction of the new 
student loan system, the inflow of 
applied science university students 
has decreased in 2015/2016. The 
inflow of research university students 
increased slightly, mainly due to more 
international students. It could however 
be argued that the inflow at research 
universities would have been larger in 
the former grant based system. 

The ministry expected this decrease 
as, in the two years preceding the 
introduction of the student loans, 
the inflow of new students increased 
substantially. Students anticipated 
on the new regulations by not taking 
a gap year between high school and 
university or between the bachelor and 
the master programme. They therefore 
started their studies under the more 
beneficial old regime. 

Before the legislation came into 
practice the ministry foresaw no 
structural effects of the new system on 
student registrations and on the basis 
of the monitor the ministry saw no 
reason yet to change this assumption.

Analysis by Savills among a large 
number of studies on the effects of 
affordability and student participation 
seems to support the position of the 
Ministry of Education.

Mind that there are a number of 
studies that indicate a change in tuition 
fee impacts enrolment patterns. This 
led the CPB  in 2013 to conclude that 
every € 100 increase of tuition fee 
on top of the first € 1,000 leads to a 
0.06% decrease of enrolment. Most of 
these studies mention that especially 
students from lower socioeconomic 
status are vulnerable for an increase of 
tuition fees.

On the other hand there are even more 
studies that conclude an increase 
in tuition fee has no or very limited 

impact on enrolments. They generally 
state the effects, if any, are temporary 
and enrolments recover to traditional 
patterns after one or two years. These 
studies also mention that enrolment of 
students from lower socioeconomic 
status is lower when the new scheme 
does not have specific measures in 
place for this vulnerable group. A study 
analysing the increase in tuition fee in 
the UK concluded that scholarships 
and the widening of the possibility to 
borrow money compensated for higher 
tuition fees.

As students have had to apply 
before May 1st this year for the 
2016/2017 academic year there is 
now more data, although provisional, 
regarding the actual effects. Recent 
information obtained from the VSNU 
and Vereniging Hogescholen shows 
substantially higher enrolments for 
next year. Compared to last year the 
number of bachelor enrolments for 
research universities is up around 
10%, while the first indications for the 
universities of applied sciences show 
an increase of around 5% compared 
to last year.

When applying the 10% increase to 
the 2015 data from the “Referentie-
raming 2015”, this leads to figure 6 
below. As can be seen the number of 
students at research universities seems 
very much in line with the growth 
rates before the introduction of the 
loan system, thus supporting the idea 

of only a temporary effect, at least at 
research universities. The 5% growth 
at universities of applied sciences 
however still falls short and it will need 
to be seen what the growth rate will be 
in the following academic years.

While most of the aforementioned 
studies support the standpoint of 
the Ministry of Education stating the 
effects are likely to be temporary and 
not structural, many of them do point 
towards the notion that students are 
debt averse.

As studying gets more expensive, 
students are likely to save on other 
expenses in order to limit their debt. 
This is supported by a questionnaire 
among Dutch students held before 
the introduction of the loan system, 
indicating that the introduction of the 
system would likely make them study 
faster, remain longer at their parents 
home and choose a field of study that 
will lead to a higher future income.

Regarding student housing it is 
important to note that, at least in 
the short term, it seems likely that a 
larger share of students among the 
new enrolments will choose to stay 
at home, having a negative effect on 
demand. Indeed the ABF student 
housing monitor considers a scenario 
where up to 35,000 students, or 5% 
of the total, will stay at their parents 
instead of moving out.

FIGURE 6

Enrolments research universities
and estimation based on provisional data for 2016/2017

Source: VSNU/Savills Research
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HOUSING 
PREFERENCES

While the traditional student housing 
accommodation consists of rooms 
with shared facilities, this started to 
change at the end of the 90s. The 
abolishment of housing allowance for 
rooms with shared facilities invoked 
a shift towards self-contained and 
therefore often somewhat larger 
student units, which did still qualify 
for the allowance. This change at 
the supply side was reflected at the 
demand side. The preference for 
rooms with shared facilities decreased 
over the years, while the preference 
for self-contained rooms and for fully 
independent housing increased.

Over the years students have been 
willing to pay more for their housing. 
Data from the Landelijke Monitor 
Studentenhuisvesting shows that in 
2012 40% of all students were willing 
to pay over €400 monthly rent for 
rooms with own facilities, while in 2015 
this share had increased to 65%. The 
preference for a self-contained room 
at a lower rent (and thus lower quality) 
dropped from 35% to 5%. Other data, 
like the periodical research among 
students in Groningen, support this 
trend. While inflation plays a part, it 
does seem that students realised that 
in order to rent an acceptable room in 
a very competitive market, they simply 
had to pay more and this became the 
new standard. In addition, it might 
be that new luxury student housing 
products, such as the Student Hotel 
format, raised the bar from point-of-
view of quality as well as rent.

INCREASING 
SUPPLY

In  past years supply had a hard 
time keeping up with high demand 
for student housing. This started to 
change in 2012 when a substantial 
number of new developments were 
delivered. Municipalities actively 
enabled zoning changes in order to 
facilitate the transformation of vacated 
office buildings and to facilitate 
temporary projects. At the same time 
the national government eased some 
of the regulations, including reducing 
the minimum surface for new purpose 

built student accommodations 
(PBSAs) from 18 to 15 sq m, by 
moving balconies and bike sheds from 
the compulsory list and by making 
campus contracts also available for 
Phd-students.

The construction of new PBSAs 
according to the “Landelijk Actieplan 
Studentenhuisvesting 2011-2016”, 
or the action plan for realising new 
student units, has been more than 
successful. The number of student 
housing units realised since the start 
of the action plan has exceeded 
the 16,000 units then deemed to be 
needed to cater the growth in demand 
in this period.

Savills registered 38 student housing 
developments delivered in the 
Netherlands in 2015, of which 9 in 
Amsterdam alone. In terms of number 
of student units the Amsterdam market 
totalled 3,970 rooms, which is over 
40% of the total number of rooms 
delivered in the Netherlands.

 As said, developments do not limit 
themselves to Amsterdam. Groningen 
stood out with 11 projects delivered 
in 2015 - 2016 and 12 more in the 
pipeline for 2016-2017. There is 
also substantial activity in Utrecht 
were Snippe Projecten is planning to 
duplicate their successful Campus 
Diemen Zuid model. This time they 
joined forces with Aprisco Vastgoed 
and are planning 2,000 to 2,500 units, 
the largest student housing scheme 
in the Netherlands. In Eindhoven 11 

projects have been registered between 
2014 and 2017. Among the largest 
projects are the new Student Hotel, 
the Potentiaal, Aurora  and the Lighting 
redevelopment.

A new trend observed in the PBSA-
market is the increase of hybrid 
projects, in which student housing is 
combined with dwellings for young 
professionals. These developments tap 
into the large demand for affordable 
housing for students as well as the 
young professionals and thus reduce 
the risks. Excellent example is campus 
Little Manhattan, located next to 
railway station Amsterdam-Lelylaan, 
where 869 dwellings/studio’s are being 
developed for students (590 units) and 
young professionals (279 units).

DEMAND 
VERSUS SUPPLY 

Important source for defining the 
future demand for student housing 
is the annual “Landelijke Monitor 
Studentenhuisvesting” by ABF/
Kences. The 2015 version took into 
account the forthcoming new student 
loan system and forecasted a drop 
in student housing demand. ABF 
estimated this drop to reach 35,000 
units at maximum. Depending on the 
normalisation of student numbers 
and housing preferences this could 
however be significantly lower.

FIGURE 7

Deliveries PBSAs 2015 - 2018

Source: Savills Research
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ABF also calculates a so-called tension 
indicator for all student cities, which 
takes into account the number of 
students stating to move to a certain 
city within the next 6 months, minus 
the number of students currently 
living on their own in that city and 
stating they want to move out in 
the next 6 months. The combined 
surplus within all student cities 
reaches 46,400 students and thus a 
potential maximum shortage of 46,400 
student units. This figure however 
is based upon a questionnaire and 
thus tells what students want, but not 
necessarily what they will do. Added 
to that, a share of students will not end 
up in student accommodations at all, 
but in the private housing market or 
other alternatives and thus the actual 
shortage is likely to fall short of the 
46,400 units.

Then there is the quality gap. This 
concerns students living in rooms 
with shared facilities and wanting to 
move to rooms with self-contained 
rooms or independent residential units. 
ABF calculated a potential surplus of 
68,000 rooms with shared facilities 
and a shortage of 9,000 rooms with 
own facilities and 59,000 independent 
residential units. Again this relates to 
preferences stated in a questionnaire. 
Students stating they want to move 
upwards (and thus pay more rent) 
is something different than students 
actually doing just that. Also here, 
actual demand is likely to show lower 
figures.

At the supply side 18,260 new student 
units are projected for the period 
2016-2018, many of them catering to 
the need for rooms with own facilities. 
While many of these projects will be 
realised, some might be postponed, 
while others, currently not started yet, 
could be brought forward in time.

Simply combining these demand and 
supply figures, from multiple sources, 
concerning different time frames and 
including stated preferences instead of 
facts, is challenging and surrounded by 
the significant uncertainty concerning 
the actual effects of the new student 
loan system. It is therefore that Savills 
at this point refrains from making an 
estimation for the country as a whole.
We do expect that the effects will 
be much more limited in cities with 
research universities, in cities with a 
large share of foreign students, in cities 
with thriving and growing universities 
and in cities where new supply is 
in balance with growing student 
numbers.

RENTS
According to data collected by 
Savills from kamernet.nl the average 
rent within the 12 largest city with a 
research university is € 366 a month, 
which is 2.0% higher than last year. 
This includes both furnished and 
non-furnished rooms, but excludes 
apartments and studio’s. The average 
rents for these are much higher, € 611 

per month, but can in many cases be 
shared.

Rents in Amsterdam are highest: € 535 
per month per room, followed by The 
Hague (€ 420 per month) and Utrecht 
(€ 399 per month). After Amsterdam, 
the city of Utrecht saw the largest 
year-on-year increase (8.4%) and 
surpassed Rotterdam in average rent 
price. Enschede is the most affordable 
student city with an average rent of  
€ 291 monthly. The average price per 
sq m per month within Amsterdam is  
€ 40 and between € 20 and € 27 in 
other cities. However, as average price 
levels are just part of the story, figure 8 
provides for insight in the spread of the 
rent levels per city.

Mind that previous research by the 
LSVb among 3,000 students showed 
that in many cases rents asked by 
private landlords are above the legal 
threshold, as defined in the WWS or 
point system. This is especially the 
case in cities with large undersupply, 
like Amsterdam, Utrecht and Leiden. 
Here, private landlords assume 
students are willing to pay extra just to 
get a room.

As demand for student housing will be, 
at least temporarily, lower due to the 
new student loan system, and as the 
stock is getting larger due to the new 
developments, certain cities might be 
faced with subdued rental increases.

FIGURE 8

Rent level per city

Source: Kamernet, edited by Savills Research
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INVESTMENT 
MARKET

The flow of capital into the student 
housing market took off in the second 
half of 2014. Dutch institutional 
investors as well as foreign investors 
capitalised on the opportunities in this 
sector whereas the market previously 
was dominated by specialist housing 
associations like DUWO and 
SSH. Syntrus Achmea was at the 
forefront of this trend and acquired 
projects in various university towns 
in the Netherlands in recent years. 
Bouwfonds is among the largest 
investors in student accommodations 
in the Netherlands and their European 
Student Housing fund now has 
over € 800 million assets under 
management, including a fair share in 
the Netherlands.

International investors, operating 
in among others the UK, Germany, 
France and Belgium, saw the 
potential in the Netherlands and 
started to increase their international 
platforms with Dutch branches. Of all 
investments in the period from 2014 
to current date two-third originated 
from abroad.

Total investment volumes reached 
close to € 350 million in 2015; almost 
double that of last year and over four 
times the 2013 volume. Over the past 
12 months the largest transactions 
have been made by Greystar, 
purchasing the 939 unit Campus 
Diemen-Zuid, IC Campus purchasing 
the 869 unit Little Manhattan project 
in Amsterdam and XIOR purchasing 
the 143 room Carré project, located in 
Maastricht.

Since the student housing market is 
in a fairly early stage and maturing, 
investment transactions of existing 
portfolio’s or single assets are rare. 
Therefore 90% of the total investment 
volume can be related to new stock. 
Over the past two years almost 
half of the investment transactions 
concerned conversions of former 
offices or other obsolete buildings into 
student accommodations.

YIELDS

The gap between net yields for direct 
let and head lease can be between 75 
and 125 basis points. This of course 
very much depends on the quality of 
the actual object, on the quality of the 
operator and on the specifications 
in the contract between owner and 
operator. As more of the risks are 

mitigated towards the operator, the 
resulting yield will accordingly be 
lower.

The expected prime net initial yield for 
commercial student accommodations 
with a long head lease agreement 
stands at around 5.0% (-50 bps 
compared to last year). For direct 
let prime net initial yields will start at 
around 5.75%.

Yields have contracted over the past 
18 months, but for the remainder of 
2016 and 2017 we forecast them to 
remain fairly stable. Investors will need 
to see more evidence of profitable 
exits to adjust their bids.

Source: Savills Research

FIGURE 9

Investment transactions over the past 12 months

Quatre City Property name Units
Purchase price 

(€ mln)
Purchaser Vendor

Type of 
development

16Q2 Maastricht Carre 143 € 23.2 Xior LIFE Redevelopment

16Q2 Rotterdam Woudestein 280 - Xior
BOND
Development

New development

16Q1 Maastricht Annadal Complex 400 € 20.0
Capricom 
(Time equities)

Grouwels Redevelopment

16Q1 Maastricht
Bonnefanten 
College

257 € 2.0
Capricom 
(All in Real Estate)

Rvob Redevelopment

16Q1 Amsterdam Camelot 209 € 20.4 Private (McGregor)
Clever Real 
Estate

Existing

16Q1 Amsterdam Presto 97 € 9.5 Leyten Domus Existing

15Q4 Amsterdam ROC NDSM 380 -
International 
Campus AG

Biesterbos New development

15Q4 Arnhem
Rijkswaterstaat 
building

294 € 4.2 SSHN Rijkswaterstaat Redevelopment

15Q4 Breda Tramsingel 120 € 2.0 The Hub Akron Redevelopment

15Q3 Amsterdam
Campus Diemen-
Zuid

939 € 82.0 Greystar
Snippe Mans 
Developments

Redevelopment
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SIX KEY ISSUES FOR INVESTORS

Affordability: rents of student accommodations have been 
increasing, leading to lower affordability. Taking into account 
the new student loan system and expected lower demand, at 
least in the short term, this will potentially put a strain on this 
trend.

Competition: as new supply is being brought to the market 
competition increases. New developments thus have to be well 
located and need to meet high quality standards to sustain 
long-term demand. Moreover, additional facilities such as 
shared social space on the ground floor, room for students to 
study and leisure facilities will be key for new developments.

Branding: establishing a clear and well-branded concept adds 
substantially to the competing power of new and existing stock 
and creates a well-known supplier for students. 

Investment stock: as many developments have just been 
realised or are still ongoing, there is not yet a large investment 
stock of good quality student housing available to cater the 
substantial demand from investors. 

Experience: the experience of investing, operating and 
managing student housing in the Netherlands is still short in 
comparison to a number of surrounding countries and limited 
to a set of key players.

Exit: investors need to gain greater insight in the exit potential. 
This will come in time when existing stock is being transacted.

As the market is evolving, investors wanting to strengthen their position within the Dutch 
student housing market need to take the following six key issues into account:

Quatre City Property name Units
Purchase price 

(€ mln)
Purchaser Vendor

Type of 
development

16Q2 Maastricht Carre 143 € 23.2 Xior LIFE Redevelopment

16Q2 Rotterdam Woudestein 280 - Xior
BOND
Development

New development

16Q1 Maastricht Annadal Complex 400 € 20.0
Capricom 
(Time equities)

Grouwels Redevelopment

16Q1 Maastricht
Bonnefanten 
College

257 € 2.0
Capricom 
(All in Real Estate)

Rvob Redevelopment

16Q1 Amsterdam Camelot 209 € 20.4 Private (McGregor)
Clever Real 
Estate

Existing

16Q1 Amsterdam Presto 97 € 9.5 Leyten Domus Existing

15Q4 Amsterdam ROC NDSM 380 -
International 
Campus AG

Biesterbos New development

15Q4 Arnhem
Rijkswaterstaat 
building

294 € 4.2 SSHN Rijkswaterstaat Redevelopment

15Q4 Breda Tramsingel 120 € 2.0 The Hub Akron Redevelopment

15Q3 Amsterdam
Campus Diemen-
Zuid

939 € 82.0 Greystar
Snippe Mans 
Developments

Redevelopment

FIGURE 10

Investment volume by status
FIGURE 11

Investment volume by investor
FIGURE 12

Investment volume by type

Source: Savills Research; figures 11 and 12 concerns data from January 2014 - May 2016
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CONCLUSIONS & FORECAST
As competition is increasing, location and product become even more important
•  The introduction of the student loan 
system caused an increase in enrolments 
prior to taking effect and a drop in 
enrolments in 2015/2016. This in line with 
the standpoint of the Ministry of Education 
and a number of researches, stating the 
negative effect on student numbers of 
these regulation will be temporary and not 
structural.

•  Estimations based on provisional data on 
enrolments at research universities for the 
academic year 2016/2017 are up around 
10% and indicate that student numbers 
seem back on track again. The growth in 
enrolments for 2016/2017 at universities of 
applied sciences however, while showing 
a 5% increase compared to last year, still 
seems to fall short of the growth pattern 
prior to the introduction of the new student 
loan system.

•  As students are debt averse it is likely 
that a share of the new enrolments will 
remain at their parents home for a longer 
period than previous student populations. 
This is likely to be more so for students at 
universities of applied sciences, as they 
start on average at a younger age and as 
they are on average living closer to their 
place of studies.

•  ABF estimated the decrease in demand 
for student units could go up to 35,000, 
partly due to lower student numbers and 
partly due to a lower share of students  
living on their own. As the number of 
students seems to normalise again, the 
effect might well be more limited. Future 
student populations will be used to the new 
system and accept a higher debt in return 
of the benefits of living on their own close 
to the university. The coming years will tell 
whether this will be the case.

•  We do expect that the effects will be 
much more limited in cities with research 
universities, in cities with a large share of 
foreign students, in cities with thriving and 
growing universities and in cities where new 
supply is in balance with growing student 
numbers.

•  As new developments are plenty, just 
over 20,000 units in the period 2016-
2018, competition between operators is 
increasing. Picking the right locations, 
providing for a well-balanced product 
and branding is becoming increasingly 
important. Part of the outdated existing 
stock will need to be upgraded in order to 
remain competitive.

•  Demand from investors remains high and 
over the past years investment volumes 
have grown rapidly. The lion’s share of the 
purchases concern new developments 
and redevelopments, as the market is still 
maturing. Yields are forecasted to remain 
stable.
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