
Spotlight
Residential market in 
The Netherlands Autumn 2013

Savills Research 
Residential 



Autumn 2013

savills.nl/research  02  

Spotlight | Residential market The Netherlands

SUMMARY
■  Between 2013 and 2014 the number of 
households will increase with another almost 1 
million, or around 35,000 per year. This concerns 
mainly ageing one person households.

■ At the same time the number of new developments 
is dropping rapidly.

■ This increases the long-term pressure within the 
residential market and makes it increasingly attractive 
for investors.

■ The attention of investors should then be focused 
on the growth areas and be focused on product 
matching the increasing demand from above 
mentioned elderly one person households.

■ The crisis in the Netherlands caused a vast decline 
in house prices and has turned the relative small 
commercial rental market into a worthy alternative.

■ In contrast to the owner-occupier market, the 
commercial housing market has shown stable rents 
over the past 2-3 years.

■ On short term investors should focus on rents, 
while the drop in house prices leaves room for future 
growth of indirect yields.

Introduction
While demographic trends and 
economic developments have a 
significant impact on the housing 
market, that of new regulations can 
be even more profound. The third 
Tuesday of September is historically 
the day the Minister of Finance 
presents the National Budget and the 
Budget Memorandum to the House 
of Representatives. The budget states 
how much money the government 
is making available for its various 
plans for the coming year, and where 
the money is coming from. Part of 
this residential spotlight will focus on 
the changes in housing policy and 
potential effects thereof.

In addition much attention will be 
given to demographic, economic and 
social-cultural developments. We kick 
off with a long-term view: what will be 
the impact on residential demand due 
to population changes?

Housing demand: 
increasing gap between 
demand and supply
Forecasts of the number of households 
in the Netherlands show a growth 
of almost 1 million households in 
the period 2013 - 2040, an increase 
of 12.7% or 35,000 households 
per year. In order to cover for this 
household growth and for the upgrade 
of the existing stock, i.e. taking 
obsolete homes out of the stock and 
substituting them for modern quality 
homes, between 60,000 and 80,000 
new houses have to be realised 
annually.

As can be seen in graph 1 the number 
of building permits has however 

dropped significantly over the last 
years and is not large enough to 
support this housing demand. In 13H1 
just 12,000 new permits were granted, 
compared to 16,900 in 12H1 and 
55,000 for the full year 2011.

The current economic circumstances 
in the Netherlands make a sudden 
increase in new developments highly 
unlikely. The homeowner market is in a 
deadlock, reforms in the social housing 
sector limit funds for new residential  
developments and the rental market is 
still too small to make a difference.

Forecasts by the national government 
('Cijfers over Wonen en Bouwen 2013', 
Min. BZ&K) indicate that the gap 
between housing demand and housing 
supply will grow towards 194,300 
in 2015 and 207,400 in 2020. In the 
period after 2020 the gap is forecasted 
to decrease to 172,700 in 2030 and 
132,800 in 2040.
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GRAPH 1

Building permits granted by ownership Steep drop in new permits, 
both in homeowner and rental market

Graph sources: CBS
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“The residential market is the only 
large property market with growing 
undersupply.” René Tim, Savills Research
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Largest demand side 
growth from elderly 
households and singles
When looking in more detail towards 
the growth in number of households, 
it becomes clear that it is especially 
the one-person households that are 
responsible for the increase. This group 
will grow with 837,000 households, or 
+29.7%, in the period up till 2040. At 
the same time the number of family 
households will grow with just 131,800 
(+2.6%).

Another division is that of age. The 
ageing population sharply increases 
the number of households over 65 
years of age up till 2040: +1.34m or 
+70.8%. The number of middle-aged 
households (30-65 yrs) decreases by 
368,000 households (-7.8%), while the 
number of households under 30 years 
of age remains fairly stable.

These changes in the diversity of 
households potentially has a significant 
impact on the future housing demand. 
Elderly people, specifically the 
vast growing share of one-person 
households among them, might opt 
much more often for apartments than 
the current population, while it is also 
a logical thought that they will then 
opt for a rental apartment and thus 
liquidise their capital, which is now 
stuck in their owned home. A vast 
share of this elderly population did 
already amortise their mortgages.
Research by Planbureau voor de 
Leefomgeving ("Vergrijzing en de 
woningmarkt") states that the major 
effects of the postwar babyboom  

generation leaving their owner-
occupied family house will take 
place in 10-15 years from now. An 
oversupply of family houses might then 
occur in certain areas.

The younger population, which will 
remain more or less stable in size, 
tends to be more footloose and rental 
homes fit their profile quite well. And 
while the drop in house prices makes 

owner-occupier homes much more 
affordable then a few years ago, the 
fact that this younger generation has 
matured in a reality where house prices 
do not always go upwards, renting 
a home is a serious alternative. It is 
the lack of well-priced supply in this 
segment that however drives this 
group towards the homeowner market, 
much more than the lack of demand.
This is supported by data from the 
recent WoON2012 research, a 3-yearly 
comprehensive national research 
concerning the residential market. Data 
from the researches over the past 15 
year show that in times of recession 
demand for rental homes increases, 
while in better times the preference for 
owner-occupier units rises. Graph 4 on 
the next page, based on WoON2012 
data, underlines that demand for rental 
units has grown substantially.

Savills expects that this shift towards 
the commercial rental market will 
remain much more substantial than 
in the past, partly due to the shift in 
household types and partly due to the 
large effect the crisis had on house 
prices. In comparison to previous 
crises, the commercial rental market 
is now seen as a full-blown alternative 
for the owner-occupier market, 
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GRAPH 3

Prognosis number of households by age group Fast 
growing number of elderly households
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Prognosis number of households by type Significant increase of 
single person households

Graph source: CBS

“The number of elderly single person households 
will rise dramatically in the coming years and the 
housing market needs to adapt to this demand.”                                                    
Jeroen Jansen, Savills Research



Autumn 2013

savills.nl/research  04  

Spotlight on | Residential market The Netherlands

while in the past renting a home in the 
commercial segment was mainly seen 
as a temporary state.

Current housing stock: 
mainly two flavors
The total Dutch housing stock consists 
of 7.3 million dwellings. Of this stock 
60% is privately owned and the 
remaining 40% relates to the rental 
market. Of this rental market just 10%, 
or close to 300,000 homes, concern 
the non-regulated housing market, also 
referred to as the commercial rental 
housing market.

This uneven division is the result of 
consecutive political choices made 
during the past century. The social 
housing sector was supported by 
providing for governmental backed 
loans or guarantees and by making 
this sector a central element in the 
overall housing policy. As a result the 
total number of homes in the social 
sector is very high in regard to the 
actual household incomes in the 
Netherlands and in regard to other 
European countries.

Homeownership is supported by 
the national government in the form 
of a significant mortgage deduction 
scheme: owner-occupiers are able to 
deduct 40% of their mortgage from 
taxes. This system is currently under 
quite some strain, also due to the 
international pressure and reforms 
have already been made and others 
are planned.

This leaves the commercial rental 
market as the only unsubsidised 
market and its market share has 
remained limited and substantially 
lower than in many other countries. In 
the paragraphs below a more in-depth 
analysis of the three different market 
segments is given.

Owner-occupier market:  
falling prices, limited 
transactions
The owner-occupier market has seen a 
30% drop in house prices in real terms 
since 2008. Also in 2013 the trend 
is negative and currently the house 
prices are getting close to the level at 
the start of this millennium. This price 
drop has had an immediate negative 
effect on the number of transactions. 
Buyers became hesitant, partly for 

opportunistic reasons: when prices are 
dropping it is simply smarter to wait; as 
well as for defensive reasons: if I buy I 
do have to sell my house in a market 
where demand is dwindling and I 
might end up having two houses and 
a financial problem. The result can be 
seen in graph 5: transaction volumes 
have been sliced compared to the 
period before 2009.

In the pre-crisis years it was common 
use to issue mortgages with loan-to-
value ranges over 100%. Result is that 
currently around 1.3 million houses 
have a value below the mortgage level 
(source: DNB). When occupiers of 
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Number of owner-occupier transactions Down by 50% compared to 
pre-crisis years
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Demand and supply commercial and regulated 
market Demand far larger than supply in all sectors

Graph source: WoON 2012; VROM

these houses are forced to sell their 
houses they will have serious debt 
issues and refinancing this debt in a 
new mortgage turns out to be both 
difficult and costly, despite regulations 
to make this possible.

Research by the CPB/ASRE further 
states that homeowners are generally 
very reluctant to sell their house for 
less than the original purchase price. 
This so-called loss aversion is another 
reason for the large friction on the 
homeowner market. As a result the 
average selling time has increased 
steeply significantly and currently the 
average is over 170 days.
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This is cause for an increasing number 
of homeowners to let their homes after 
purchasing a new one. The resulting 
larger supply of private rental homes 
does have a restrictive effect on overall 
rents.

After years of only bad news 
concerning house prices, the latest 
data and trends do give reason to be 
slightly more optimistic. Final data on 
13Q2 and preliminary data regarding 
yoy-sales in July and August do point 
towards an increase in the number of 
houses sold, even when taking into 
account that in the same months in 
2012 the number of transactions was 
extremely low, due to the expectation 
that the transaction tax would increase. 
This makes the data not yet decisive, 
but the trend is slightly upwards and it 
was published as such in the national 
newspapers, potentially restoring 
some of the public faith in the housing 
market.

Social housing market: 
new regulations will 
have significant impact
The social housing stock is both large 
and strictly regulated. While their aim is 
to provide affordable housing for low-
income households, their share in the 
total stock is very large for a wealthy 
country such as the Netherlands.

While in the past incomes of 
households living in the social housing 
stock were only checked at the time 
when households were appointed 
their home, housing associations now 
have to check this yearly and adapt 
the rent level to the household income. 
Households with incomes above the 
social housing threshold (€43,000 per 
year) can potentially see an annual 
increase of their rent with 5% on top 
of the inflation, while households 
with incomes between €33,000 and 
€43,000 can get an extra 1% rental 
increase.

Aim of this new regulation is to 
give an incentive towards the high-
income households to move to the 
non-regulated housing markets and 
free up their home for people that 
might need it. Bonus is that it gives 
the associations potentially more 
rental income. On the other hand 
the administrative burden on the 
associations did increase.

A second change in the valuation 

system of the social housing market, 
is that dwellings in areas with scarcity, 
basically the Randstad area, are given 
a so-called location surcharge and that 
dwellings with energy label A or A+ 
get a stainability surcharge. For these 
homes housing associations are then 
able to charge higher rents.

Up till 2008 housing associations 
supplemented their reserves by selling 
homes to the tenants or to other 
households after the tenant had left. 
The current market situation leads 
however to poor sales results and thus 
to less potential for associations to 
develop new homes. New regulations 
did make it easier to sell to commercial 
investors, however, restrictions are 
still plenty making these transactions 
still not fully according general market 
practice.

Final remark concerns the government 
restraining the housing associations for 
investing in the non-regulated market 
or even homeowner market, something 
they have done in the past in order to 
support their core business. The focus 
now is on reducing the non-regulated
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Residential stock Just 4% of the total stock concerns non-regulated or 
commercial housing

Graph source: CBS / Savills Research

“Housing associations need to divest parts of 
their portfolio, especially the non-core properties, 
increasing purchasing potential for investors.”                    
Sebastian Zwart, Savills Investments

House for sale
Increasing sales from housing 
associations towards investors

Social housing associations are increasingly selling 
their assets to private and institutional investors. In 
2009 a total of €18.3m was purchased by private 
and institutional investors from housing associations 
whereas the volume reached a total of €55.5m in 
2012. Transactions registered in 2013 so far reached 
even higher levels and totalled €66.4m. Also in 
number of transactions Savills notices an increasing 
interest from private and institutional investors for 
assets owned by housing associations.

The importance of these transactions can be viewed 
in the weight of total volume. While in 2009 the share 
of acquisitions of assets from housing associations 
by the private market was only 2.0%, this percentage 
was nearly three times higher in 2012 with a total of 
almost 6.0% and in 13H1 the share reached even 
11.5%.

Savills expects that in the coming years this trend 
will continue, since social housing associations are 
revising their strategies and increasingly (have to) sell 
their assets for balance sheet reasons.
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“While the commercial housing sector 
is still small, there's a lot of activity 
ongoing and this will only increase.”                                          
Jan de Quay, Savills Investments

New regulations
Prince's Day Budget 
Memorandum next step in 
modernising the housing sector

In the past few years a number of new regulation 
have been introduced in the housing sector and both 
the Budget Memorandum and the proposal by the 
minister for modernising the social housing valuation 
system listed a number of additional regulations. 
Below a short overview.

■ The mortgage deduction scheme will be limited as 
of 2014. The maximum rate for which the mortgage 
can be deducted will decrease from 52% to €38% in 
a 28-year period. Households will be compensated 
in their income tax. The maximum loan-to-value will 
be reduced from 105% to 104% in 2014 and in later 
years to 100%.

■ The national mortgage guarantee scheme 
(Nationale Hypotheek Garantie) will, as of 1 July 2014, 
be only applicable for homes up till €265,000 and 
as of 1 July 2016 for a maximum of €225,000. This 
scheme guarantees a compensation for banks for 
potential remaining debts of homeowners in case of 
forced sales. Under this scheme it will also be made 
easier for a restricted set of households to finance 
their mortgage debts when moving. Finally, pension 
funds and other national and international investors 
will be able to invest in these mortgages, thus freeing 
up capital for banks. This last part of the scheme will 
however have to be approved by the European Union.

■ Regarding the social sector the actual market value 
of a property (the so-called ‘WOZ’-value) will for 25% 
be incorporated in assessing the maximum rent level. 
Up till now the attractiveness of certain properties and 
areas is not well incorporated in the social housing 
valuation system. According to the platform of 
institutional investors this will both raise the maximum 
achievable rents for new leasing contracts within the 
regulated sector for a vast number of homes and also 
bring a number of homes from the regulated to the 
non-regulated sector.

■ Starting in 2014 the so-called Verhuurdersheffing, 
a yearly €1.7bln lump sum tax for the total of all 
organisations with homes in the regulated sector, so 
including the institutional investors, has to be paid. 
Opposition regarding this tax is fierce, especially by 
the institutional investors.

■ The social sector will receive a total sum of €400m 
for energy preserving investments.

■ Transforming (empty) offices into rental apartments 
will be made easier, plus it will be subsidised by a 
total sum of €95m.

portfolios, further opening up the 
market for (institutional) investors.

Commercial housing 
market: small but 
growing 
The total stock of the non-
regulated or commercial rental 
housing sector is limited to less 
than 300,000 dwellings in the 
Netherlands, or around 4% of the 
total housing stock.

Largest investors in this market 
are all Dutch and consist of 
Syntrus Achmea (30,000 units; 
€5bln), Vesteda (25,100 units; 
€4.2bln), Amvest (17,000; 
2.7bln) and Bouwinvest (14,600 

units; €2.7bln). Although foreign 
investors have been eyeing the 
Dutch residential market for 
years, they have not invested 
significant sums yet. The 
loosening of regulations, might 
however make the Dutch housing 
market increasingly interesting 
for them.

Occupation rates in the portfolios 
of the above mentioned investors 
ranges from 94.8% to 97.6% and 
have generally increased over the 
past few years.

After an initial drop of around 
15% at the start of the recession, 
average rents have remained 
fairly stable over the last years. 
Pararius reports a nominal 
increase in rent levels over the 
past year, from €12.1 in 12Q2 to 
€12.4 in 13Q2 (+2.6%).
Investors generally aim for 
the so-called mid-segment: 
apartments and family houses 
with rents between €700 and 
€900 per month, while for some 
areas, like Amsterdam, rents 
might go slightly higher.

Investors' interest 
for the commercial 
housing market
The residential investment 
market has seen relatively 
steady investment volumes over 
the last five years fluctuating 
between €400m and €560m per 
semester. Between 11H1 and 
12H1 the investment volume has 
however shown lower demand 
from investors, likely awaiting 
the new regulations. Since 12H2 
investments picked up again and 
are reaching significantly higher 
levels than the years before, with 
€545m transacted in the second 
half of 2012 and €560m in the 
first semester of 2013. Compared 

to the first half year of 2012, 
this is an increase of 36%. The 
investment volumes exclude 
transactions between housing 
associations. The volumes do 
however include residential 
properties in the regulated part 
of the market, since around 35% 
of the assets of institutional and 
private investors refer to the 
regulated sector.

The residential market continues 
to be a safe haven for investors 
and shows stable returns on 
investments. This is one of the 
reasons for the high investment 
volumes in recent years.

In 13H1 a number of large 
residential estates and portfolios 
have been transacted. The 
largest transaction was the 
foreclosure auction of a Lips 
Capital Group portfolio. This 
portfolio consist of 1,000 homes 
and was announced to be 
purchased for €85m by a joint 
venture of a subsidiary of SNS 
and a private investor. Second 
largest transactions concerned 
the purchase of 336 apartments 
and additional commercial space 
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TABLE 1

Recent residential investment transactions Top six residential transactions in 2013 total around 
€240 million in volume

Project Name / address City Buyer Seller
Number of 
units

Price in €

Porfolio Netherlands SNS subs. / private investor Lips Capital Group 1,000 85,000,000

De Boompjes Rotterdam Grouwels Vastgoed Vesteda 336 50,875,000

Argentinië Amsterdam Altera Vastgoed Stadgenoot 108 34,000,000

Weena Rotterdam Bouwfonds REIM Bouwinvest 213 30,100,000

Nieuwe Energie Haarlem Argon Fortress 20,000,000

Neerlandia Utrecht SPF Beheer Municipality 60 18,000,000

Table source: Savills Research

by Grouwels Vastgoed from Vesteda. 
The properties are located in the centre 
of Rotterdam and the transaction price 
for this deal was over €50m, making 
this investment the largest single asset 
transaction in the residential market in 
recent years.

In Amsterdam the largest recent 
investment transaction concerned 
the purchase of the 108 apartment 
Argentinië building by Altera Vastgoed 
from housing association Stadgenoot 
for €34m.

The four largest cities in the 
Netherlands, being Amsterdam, 
Utrecht, The Hague and Rotterdam, 
are generally responsible for a very 
large share of residential investment 
transactions. In 13H1 44% of all 
transacted concerned these four cities, 
very similar to 47% in the same period 
last year.

The commercial residential market is 
dominated by several companies who 
are already well familiar with the Dutch 
residential market (Syntrus Achmea, 
Bouwinvest, Bouwfonds and Vesteda). 
Additionally private investors have a 
large share of investments. The

private investors vary from small local 
investors to large investors managing 
funds for private investors and buying 
larger estates. The share of institutional 

investors has gradually intensified and 
has grown from 20% in 09H1 to 38% 
in 13H1.

International investors so far show 
limited presence in the Dutch 
residential market. The combination 
of a very regulated housing market, 
a small share of commercial rental 
homes and the relative low yields are 
the main reasons for their reluctancy. 
However, Savills does expect the 
Dutch residential market to become 
an increasingly attractive investment 
opportunity for international investors 
as well, due to the low risk, the sound 
underlying characteristics, the easing 
of the regulations, the relative stability 
of yields and the positive trend 
concerning the rents. Especially now 
that the housing associations will need 
to divest part of their portfolios.

Investment 
opportunities
Savills expects a continuing growth in 
interest in the Dutch residential market, 
both in number of transactions and in 
volume. While the commercial housing 
market is currently still rather small, it 
is  likely to enlarge in the coming years 
due to governmental regulations and 
increasing investors interest.

“The past four semesters saw a significant 
increase in residential investments within 
the Netherlands.”                         
Jan de Quay, Savills Investments
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OUTLOOK
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■ In the remainder of 2013 housing prices will 
continue to fall. However, taking into account the 
recent increase in number of transactions, the fact 
that the drop in prices seems to slow down and the 
increased affordability, it seems likely that the housing 
market will bottom out in 2014. 

■ User demand for the commercial rental market will 
remain high, especially in the rental range of €700 to 
€900 per month. And in the long term

■ It is therefore the right time for investors to enlarge 
their share in the residential and Savills forecasts 
a growth in the number of purchases and in the 
investment volumes.

■ It seems likely that foreign investors will increase 
their position in this sector, taking the competitive 
price levels, the stable cash-flow and low vacancy 
into account.

René Tim
Netherlands Research
+31 20 301 2025
r.tim@savills.com

In the past the residential market 
profited from the significant increase of 
property prices and the focus of many 
investors was therefore very much 
on the indirect return. The current 
market conditions, with housing prices 
still decreasing is quite different and 
returns mainly have to originate from 
direct returns. These returns have 
been very stable, even in the crisis, 
and combined with high occupancy 
rates they provide for a relative low-
risk investment category and are 
considered a hedge for inflation. On 
the longer term the price drop leaves 
room for future growth and thus for 
increasing indirect returns

Yields
Gross initial yields in the Netherlands 
fluctuate between 5.0% and 5.50% for 
prime new product in the Randstad. 
For secondary product yields start 
at 6.0% and go upwards. Recent 
transactions do show a slight increase 
of prime yields due to the price drops 
and pressure on rensts. Savills sees 
this as a correction and expects yields 
to remain stable.

New developments
The Dutch residential market is 
experiencing fundamental changes 
and is being reshaped by new 
governmental regulations. New
 developments are currently very 
limited, due to the lack of demand. 

The  existing housing shortage 
combined with the household growth 
does however present interesting 
opportunities for future developments. 
Concerning the rental market these 
opportunities can mainly be found in 
the rental range between €700 and 
€900.

New developments are likely to take 
place in the vicinity of the larger 
cities and should be aimed at the 
household types showing the most 
significant growth: one person elderly 
households.

“The drop in house prices has currently made 
investors focus on direct returns in this stable market. 
On the long turn it leaves room for growth of indirect 
returns.” Clive Pritchard, Savills Investments


