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I N TROD U C T ION

1 INTRODUCTION

We are pleased to present the CBRE’s research
report on student housing in the Netherlands.
The report has been written in response to the
growing interest of both domestic and international
investors in this emerging asset class in the
Netherlands. In recent years, this interest has
resulted in a growing number of investments in new
developments, redevelopment schemes and in turnkey, operational properties.
The primary driver of the increased investor interest
is the student housing supply shortage that has
grown following the failure of supply to keep up
with the increasing number of students over the
last decade. This shortage is not expected to abate
in the near future as the number of domestic and
international students is projected to continue to
rise in the years ahead.
In addition, the newly-developed student
accommodation that has been completed in recent
years has proved to meet the demand for increased
quality and improved service levels. Whereas a few
years ago, it was entirely normal to live in clustered
accommodation, students’ aspirations have risen
since then. Self-contained rooms are becoming
more and more sought after. Students appreciate
their privacy and an environment in which they
can focus on studying. Today’s students want to at
least have their own room, ideally with a private
bathroom and kitchen.
This report has been written to provide more
insight into the student housing market, in
particular to increase investors’ knowledge and
understanding of the Dutch investment market of
student housing from an international perspective.
– Firstly, the demand and supply fundamentals
are explored. Based on available market data we
provide a comprehensive overview of the demand
drivers, the current student housing stock and the
development pipeline.
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– Secondly, we review relevant government policy
and regulation for student housing. Both
demand and supply for student rooms is highly
influenced by government policy and regulation.
Study grants, loan conditions and rental houses
influence demand, whereas rental market
regulation influences supply.
– Thirdly, the current investor activity and
investment structures are presented. In this
emerging asset class we see a large variety of
investors and a growing group of property
managers, which are rapidly increasing its
management expertise.
– Fourthly, we touch upon the financing market,
which moves in tandem with the investment
market. Whereas a few years ago lenders used
to perceive student housing as an alternative
asset class, they now treat this asset class
in a comparable way to regular residential
investments.
We conclude the report with a review of the most
important findings and a translation of these
findings in relation to investment opportunities.
In the outlook we present an outline of the future
development of the market.

INVESTOR INTEREST
IN STUDENT HOUSING
IS RISING
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2 MARKET OVERVIEW
DEMAND AND SUPPLY OF STUDENT HOUSING

DEMOGRAPHICS
The student housing market depends on the
development of the number of students in higher
education and the inflow of international students
into the Netherlands. In the Netherlands there
are 15 universities and 37 universities of applied
sciences spread over 25 cities. Over the last ten
years, the total number of students has been
growing continuously. Currently almost 690,300
students are registered in universities and
universities of applied sciences in the Netherlands
according to Statistics Netherlands. The most
recent data for the academic year 2013/2014 state
that a total of 64% of all students are enrolled
at universities of applied sciences and 36% at
universities. In recent years this ratio has remained
more or less stable. In general, students at
universities of applied sciences have a shorter study
period, tend to live at home to a larger extent and

×1,000

are more regionally oriented, while the opposite
applies to students at universities. This implies that
the demand for student housing also depends on
the type of education.

UNIVERSITIES IN THE NETHERLANDS

The higher education system in the Netherlands consists of
universities and universities of applied sciences. ‘Universities
of applied sciences’ is the official English term for institutions
of tertiary education in the Netherlands, which are known as
‘hogeschool or HBO’ in Dutch. While the literal translation of
‘hogeschool’ is ‘high school’, the level is equal to that of a Vocational
University. They can also be compared with colleges in the US and
Polytechnics in the UK.
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Chart 1: Total number of students in The Netherlands - Source: Referentieraming (Ministry of culture, education and science) 2014
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According to figures from the Ministry of culture,
education and science, there has been a continued
trend of increasing numbers of students enrolling
into higher education in the Netherlands, as
detailed in chart 1. The ‘Referentieraming’ is an
annual estimate of the number of students in
the Dutch education system, which is used as a
supporting basis for the budget of the Ministry of
education, culture and science. The latest forecast
shows that the number of students in higher
education is expected to increase by around 46,700
to peak at 735,000 students in the academic year
2023/24, an increase of 6.8%. After the academic
year 2023/24, the number of students is expected to
decrease, but to still be at a higher level compared
to the current number.

INTERNATIONAL STUDENTS
The high quality of the Dutch universities and
the increasing number of English-taught Master
and Bachelor programmes, combined with the
reasonable tuition fees for EU students, make
the Netherlands an attractive destination for
international students. Master programmes are
most popular amongst international students.

These are one or two year programmes, meaning
that international students stay for a prolonged
period of time.
There is no clear figure on the total number of
international students due to different definitions.
Therefore in this report the numbers from the
Dutch organisation for the internationalisation
of higher education (Nuffic) are being used. Nuffic
defines international students as students of nonDutch nationality. According to Nuffic the total
number of international students in the academic
year 2012/2013 amounted to 73,450, of which 63,850
were graduate students and the remainder (9,600)
were exchange students. The country of origin
of most of these students is one of the countries
within the European Union and the European
Free Trade Association (EFTA) area (43,500),
the vast majority of which come from Germany
(26,050). Outside the EU and the EFTA area most
international students are from China (6,400).
Compared to previous academic years the inbound
flow of international students has increased.

× 1,000
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Chart 2: Number of international students in The Netherlands - Source: Nuffic 2013
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NUMBERS BY CITY
The largest student city in the Netherlands is
Amsterdam, with a total of almost 108,000 students
enrolled at one of the universities in this city.
Amsterdam is followed by Rotterdam (86,500),
Utrecht (72,000), Groningen (54,500) and Eindhoven
(54,000). In addition, cities such as Tilburg, Arnhem,
Enschede, Leiden, The Hague, Leeuwarden, Zwolle
and Delft have registered a total number of 20,000
to 40,000 students per city. As the student counts
are based on the registers of the universities per
city, the total number of students living in each city
can deviate from the total number of university
enrolments per city. Some students live in a
different city to the one in which their university is
located.
Demand for student rooms is determined by the
total number of students living independently of
their parents. In Amsterdam the number of student
living away from their parents is approximately
57,000, or 53% of all students. In peripheral
university cities such as Groningen and Nijmegen a
larger share of the total number of students is living
away from their parents.

STUDENT HOUSING STOCK
The demand for student rooms is almost by
nature characterised by small household sizes
and low income levels. These characteristics
limit the potential housing supply to small sized
accommodation with low rental levels. The
alternative for students to the general student
accommodation market is living with parents.
In the Netherlands there is no national student
housing database that provides an accurate number
of the total stock. This is partly due to the fact
that the ownership of student houses is dispersed.
The largest single group of owners are the social
housing corporations, which own and manage an
estimated 40% of the total market. The remainder
of the stock is owned by private investors, who
hold the single room or small number of rooms as
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an investment or for their children to live in while
studying. Added to private ownership is ownership
by commercial investors, who over the last five years
have built an increased market share.
To give an estimate for the total stock of student
rooms in the Netherlands, the total number of
students living away from home can be used as
a benchmark. This being 58% of all students
(including international students) in the
Netherlands. Based on this assumption the total
stock is estimated to be around 400,000 units in
2014.
With the increasing number of students over the
last decade, the demand for student rooms has
grown as well. Supply has not kept up with this
growth, resulting in a shortage of available

The different types of student accommodation that can be
distinguished are as follows:
-C
 lustered rooms: regular residential units suitable for sharing.
Often located in the inner-city and mostly owned by private
investors or families (parents) of students.
- S elf-contained student accommodation: owned by social housing
corporations or commercial investors (i.e. institutional investors,
private equity investors, investment managers, limited partnerships
and developers).
- S tudent Hotel: new type of accommodation which aims at
temporary leasing by international students.

SHORTAGE OF STUDENT
HOUSING HIGHEST
IN AMSTERDAM
July 2015 | 7
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Map 1: Number of students per city and residence situation - Source: Kences 2014, edited by CBRE.
Note: basis of measurement of the residence situation is university enrolment per city, the actual location of residence can deviate from the
location of the university. E.g. In Amsterdam approximately 21,000 students live outside of Amsterdam (in the larger metropolitan area or another
city), and part of the total students that are living in Amsterdam are enrolled at an university outside of Amsterdam.
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rooms, especially in the large university cities of
Amsterdam and Utrecht. To meet the shortage, the
national government, together with municipalities,
social housing corporations, investors and
representatives of universities and students, have
signed an agreement to build new student houses.
The increased attention that has been generated
has helped to reduce the shortage, but the majority
of the university cities are still dealing with a
substantial scarcity of rooms.
In addition to this shortage, the long-term demand
pressure on the market has obliged students
to accept lower quality rooms and has led to
underinvestment by landlords. At the same time,
demand for high-quality rooms has risen. As a
result, there is not only room for additional supply,
but also for improvement in the quality of the
current stock. The current supply by commercial
investors meets the demand for higher quality
rooms.
It is likely that ownership by commercial investors
will increase in the future, due to the growing
market and the gain in market share from private

investors and social housing corporations. Private
investors who mostly own clustered rooms are
likely to be outcompeted by commercial investors
based on the quality of the rooms. Social housing
corporations see their funding being constrained
and are expected to be more selective in student
housing investments, leaving room for commercial
investors.

AMSTERDAM
The shortage of rooms is highest in Amsterdam.
According to estimates Amsterdam deals with
a shortage of 9,000 rooms, where Utrecht has a
shortage of 5,700 rooms. Currently, a substantial
number of rooms are provided by social housing
corporations and other investors. This concerns
newly built buildings and office conversions.
Map 2 shows the total number of (permanent or
temporary) student housing projects in Amsterdam.
In total this consists of 65 projects, equating to
approximately 26,700 student rooms. Of this total
number there are 15 purpose-built student projects
in the future supply pipeline for Amsterdam, which
corresponds to approximately 6,600 student rooms
under construction/in the planning stage.

Current stock

Private investors

Social housing
corporations

Commercial
investors

Future stock

Social housing
corporations
Private investors

Commercial
investors

Chart 3: Estimated ownership shares student housing stock in The Netherlands
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OPERATIONAL
1.		 NDSM-Werf
2.		 Houthaven De Key
3.		 Houthaven
4.		 Kolenkitbuurt
5.		 Bos en Lommerplein
6.		 GAK-gebouw
7.		 Couperusbuurt
8.		 A.H. Gerhardhuis
9.		 The Student Hotel I
10. Rembrantparkgebouw
11.		 Meer en Vaart
12. Nierkerkerstraat
13. Acta
14. Poeldijkstraat
15. Gerswin
16. De Boelelaan
17.		 Ravel Residence
18. Van Heenvlietlaan
19.		 Uilensteden Oud
20. Uilensteden Nieuw
21. Omval
22. Campus Diemen Zuid
23. Echtenstein
24. Bergwijkdreef
25. Spinozacampus I
26. Daalwijkdreef
27.		 Change=
28. Fraijlemaborg
29. Rode Kruislaan
30. Science Park II
31. Science Park I
32. Zuiderzeegweg Oost
33. Presto
34. Zuiderzeegweg West
35. MyPlace
36. De Feniks (former Casa400)
37.		 De Eenhoorn
38. Casa400
39. The Student Hotel II
40. Amstelcampus
41.		 Weesperflat
42. Bijltjespad/Kattenburgerstraat
43. Prins Hendrikkade
44. Westermarkt
45. Prinsengracht
46. H. Cleyndertweg
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DEVELOPMENT
1 		 Hoge Bretten
2.		 Elseviergebouw
3.		 Talent building
4.		 Lelylaan
5.		 Paraplufabriek
6.		 Delflandplein Zuidblokken Blok I
7.		 CASA/VU
8.		 AmstelHome
9.		 Villa Mokum
10. Zeeburgereiland
11.		 Pieter Vlamingstraat
12. Former TNT-building
13. Nieuw Dok
14. Kraansport (former CityBox)
15. Houthaven DRC
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3 MARKET DYNAMICS
GOVERNMENT POLICY AND REGULATION

The market for student accommodation is
highly influenced by government regulation. On
the demand side, the government regulates the
level of tuition fees, the student loan conditions,
and the conditions for rent subsidy. On the
supply side, the government caps the maximum
rent levels of rooms.
DEMAND SIDE REGULATION

Government policies influencing students’
personal incomes are the study grants and
housing benefits. Students in the Netherlands
receive a study grant from the government when
enrolled at a university or university of applied
science. This grant is intended to provide
financial support on top of personal income and
parental support. When renting a self-contained
room, students can also apply for housing
benefit.
FROM STUDY GRANT TO STUDY LOAN

number of students

x 1,000

The Dutch government has decided to amend
the funding of university education as per
1 September 2015. Until this date, students

100

Rental housing benefit for a room
with a monthly rent of up to €403.06

are eligible to receive a grant of €3,350 per
year when living away from their parents
and €1,200 per year when living with their
parents. Under the new system, students will
no longer receive a grant, but will be able to
take out a loan at favourable interest rates and
redemption conditions. The current free public
transportation during weekdays or weekends
for all students and the additional grant for
students with parents on a low annual income
remain unchanged.
It is too early to measure the effects of the new
funding policy. However, 51% of all bachelor
degree students expect to continue living with
their parents for an extended period and 40%
of all master degree students say that they will
stay with their parents for a longer period as
a consequence of the new regulation. These
expectations are based on a survey held by ABF
Research in 2013, prior to the agreement on the
new policy.

Rental housing benefit for a room
with a monthly rent of up to €710.68
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Chart 4: Age distributions of students registered at Dutch universities - Source: Statistics Netherlands 2015
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HOUSING BENEFITS FOR LOW
INCOME HOUSEHOLDS REMAIN

Tenants of self-contained rooms are eligible
for rental housing benefits if their income is
below €21,950 for single-person households and
€29,800 for multi-person households. Students’
income will rarely exceed these income levels,
so a large number of students are eligible for
housing benefits.
The award of a subsidy depends not only on
the level of income, but also on the rental
level of the room. Benefits are only granted for
self-contained rooms with a maximum rent of
€710.68 per month. If the monthly rent exceeds
this level, the tenant is not eligible for rental
housing benefits. Moreover, for students aged
below 23 years, the maximum rental level is
€403.06. With the rental housing benefit, selfcontained rooms become more affordable,
relative to clustered rooms, for which no benefit
is provided. Especially students of 23 years and
older receive substantial financial support. For

students of less than 23 years of age, the rental
house benefit is lower.
SUPPLY SIDE REGULATION

The rental market is heavily regulated by the
government. The main purpose of this policy
is to protect the position of the tenant, and to
develop and maintain a high-quality housing
stock. The most relevant policy instruments for
student rooms is rental level regulation.
THE REGULATED MARKET SEGMENT

The vast majority of the student accommodation
is rented in the regulated segment of the
market. Whether a room is part of the regulated
segment of the market is determined by the
rental level. In 2015 all rooms with a rent of
€710.68 or less are part of the regulated market
segment. When a room is part of the regulated
market, rent control, a maximum reasonable
monthly rent and a maximum annual
indexation percentage, are applied.

41.00

13.50

17.00

LIVING ROOM AND
BATHROOM

FACILITIES

LOCATION

Chart 5: Example of point accumulation applicable to a self-contained students room under the housing valuation system - Source: CBRE
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DETERMINATION OF MAXIMUM RENTS

The maximum reasonable monthly rent, is
determined through a Housing Valuation
System (‘Woningwaarderingsstelsel’ or ‘WWS’)
of the property on the basis of certain factors,
including size, quality, location and the
conditions of the residential market.
If the agreed initial rent is higher than the
maximum reasonable monthly rent, the
agreed rent will be adjusted downward to the
maximum reasonable monthly rent.
If, based on the Housing Valuation System, the
initial rent is higher than €710.68, the property
will fall within the non-regulated sector and
rent control will not apply. However, in such
case tenants may – only during the first six
months of the lease – have the rent assessed
by the so-called Rent Assessment Committee
(‘Huurcommissie’), which will determine the
maximum reasonable monthly rent on the basis
of the factors described above. If this maximum
reasonable monthly rent is below €710.68, the

Rent Assessment Committee will lower the
rent due (both retroactively and going forward)
and oblige the landlord to pay back the excess
rent that was paid since the commencement
of the lease. If the agreed initial rent is higher
than €710.68, then this agreed initial rent will
continue to apply.
As such an assessment is only possible during
the first six months of the lease, there is no
risk of any downward adjustment with longer
running leases in the non-regulated sector.
Additionally, most professional landlords
will have assessed beforehand that any
rents charged are in conformity with the
rating system and thus are not subject to any
downward adjustment by the Rent Assessment
Committee. Based on the Housing Evaluation
System, the typical small sizes of the rooms and
limited fit-out, student rooms almost always
fall within the limits of the regulated market.
Chart 5 provides an indication of the typical

¤
31.00
ENERGY EFFICIENCY
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monthly rent per room located in the outskirt of
Amsterdam, based on the Housing Evaluation
System.
Based on the Housing valuation system, the
typical small sizes of the rooms and limited fit
out, student rooms almost always fall within the
limits of the regulated market. The table below
provides an indication of typical monthly rent
per room located on the outskirt of Amsterdam,
based on the Housing Evaluation System.
AMENDMENTS IN MAXIMUM RENTS

The government plans to integrate the property
tax value into the Housing Evaluation System.
With this amendment, the regulated rents will
better reflect the value of the location, compared
to the current system. Estimates of the effects
on the maximum reasonable rents for student
rooms show an increase of 0% to 5%, depending
on how the property tax value will be integrated,
and the location and type of student room.

Spread

Rental growth

Obviously, rooms located in areas with high
property tax values will see its maximum
reasonable rents increase the most. Agreement
on the details is expected to be reached in
October 2015.
MARKET RENT

Both in the regulated and the non-regulated
sector, the rent may only be indexed once every
twelve months. In the non-regulated sector
parties are free to agree upon any (method of)
rent indexation. In the regulated sector, the
government sets a maximum annual indexation
percentage based on inflation. The historic
trend of both is set out in chart 6. Since the vast
majority of the student rooms are part of the
regulated segment of the market, the rent index
controlled by the government applies.
For the period 2007-2012 the maximum allowed
rent increase was approximately equal to the
rate of inflation of the preceding year. Since

Inflation
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0%
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Chart 6: Historical rental growth and comparison to inflation (CPI) - Source: Statistics Netherlands 2015
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2013 the government has linked the rent
increase to the household income of the tenant
and the rents are allowed to rise by the rate of
inflation plus a premium, which depends on the
household income of the tenant. However, in the
regulated sector indexation cannot lead to a rent
that is higher than the applicable maximum
reasonable monthly rent.

properties minus ten times the average value
of these properties. The levy is based on the
property tax value of the residential properties
and for the coming years, up to 2017, the levy is
set out in the table below.

In the vast majority of the rooms, the premium
on top of inflation will not apply, since students’
incomes are unlikely to exceed the income
thresholds, which start at €34,229. However, the
premiums explain the spike in rental growth.

- A tax deduction on the Landlord Levy
applies to, amongst other factors, significant
redevelopment projects in which commercial
use is converted into residential use. This
deduction keeps the transformations of
vacant offices into residential units attractive.
This deduction is significant for the market
of student houses, since many offices are
transformed into residential buildings
containing small flats or student residences.
- Shared student accommodation is exempt
from the Landlord Levy. Self-contained rooms,
however, are taxable.

LANDLORD LEVY

Together with the income-related indexation
since 2013 the government has introduced
a Landlord Levy (‘Verhuurdersheffing’) for
landlords owning residential properties in the
regulated sector. These landlords must pay a tax
based on the total value of their regulated sector

Year

Landlord levy in % of portfolio value

2015

0.449%

2016

0.491%

2017

0.536%

There are two exceptions to the general rule that
are relevant to the student houses:

Table 1: Landlord levy - Source: Ministry infrastructure and environment 2015
CBRE B.V. ©
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Chart 7: Investment volume in student houses and the residential properties - Source: CBRE
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4 INVESTMENT MARKET
INVESTOR ACTIVITY AND INVESTMENT STRUCTURING

The investment market for large student
rooms is traditionally dominated by social
housing corporations and private investors.
Social housing corporations currently own
and manage an estimated 40% of the total
number of student rooms on the market,
the remainder is divided between private
investors and commercial investors. However,
commercial investors are actively investing and
are increasing their market share. Especially in
the markets of large university towns, such as
Amsterdam, Utrecht, Leiden, Rotterdam and
The Hague. With the arrival of commercial
investors, the market for managers is growing
too. Both social housing corporations and
newly founded managers are expanding their
operation services.
INVESTOR ACTIVITY

The investment market for student houses
is emerging. As can be seen in chart 7, the
investment volume of operational student
houses is still limited but growing. However,
it should be noted that in this young market
a great deal of the investments go into

development properties, which are not
registered as investment transactions and are
not included in the graph. A typical development
investment is the purchase of a vacant office
building for conversion into student houses. In
particular, office buildings located close to the
city centre and university campus are in high
demand. In general, municipalities support
these investments by changing zoning plans.
The type of commercial investors that
are buying in the student housing market
are developers, small local funds (limited
partnerships), large international private equity
funds and established institutional funds.
Haerzathe, a local limited partnership, acquired
Spinozacampus II in Amsterdam Zuidoost. The
building is let to DUWO, which is responsible
for its management. The Carlyle Group has
acquired buildings in Rotterdam and The Hague
and has partnered with the Student Hotel to
manage and lease to students. The most active
institutional investors are Bouwfonds and
Syntrus Achmea. The latter has invested in
Villa Mokum, a new development of student

Year

City

Submarket

Name

Number of units/ sq m Type of investment

Acquirer

2015

Amsterdam

Zuidoost

Spinozacampus II

552 units

New development

Haerzathe

2014

Amsterdam

Buitenveldert

Buitenveste

354 units

Redevelopment

Bouwfonds

2011

Rotterdam

Kralingen

The Student hotel

11.300 sq m

Redevelopment

Carlyle/City Living

2010

The Hague

Centre

The Student hotel

9.900 sq m

Redevelopment

Carlyle/City Living

Table 2: Landmark investment transactions - Source: CBRE
CBRE B.V. ©
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De Key/SHH/VESTIA

Campus Diemen Zuid/Van

DUWO

The Student Hotel

Heenvlietlaan 220

1. DIRECT LET

2. MASTERLEASE

Managers

A. Social housing corporations

B. Commercial

A. Social housing corporations

B. Commercial

Investors

Social housing corporations

Private equity, limited liability funds,
institutional investors

Limited liability funds, institutional
investors

Private equity, limited liability funds,
institutional investors

Services

Limited

Depends on building

Limited

Depends on building

Lease term students

Indefinite/campus contract

Indefinite/campus contract

Indefinite/campus contract

< 10 months/ indefinite/campus
contract

Accommodation
quality

Average

High

Depends on building

High (furnished)

Rent indexation

Regulated

Regulated

Regulated

Regulated/non-regulated

Rental growth

CPI

CPI

CPI

CPI/no regulation

Table 3: Investment and management structures - Source: CBRE
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rooms and small flats for young professionals in
Amsterdam Amstelkwartier.
Despite the rapid professionalisation in
investment and property management, the
student houses investment market is still
considered to be a niche market. Hence, prime
student houses trade at a premium yield
compared to multi-family and single-family
residential investments. The indicative net
initial yield is currently at 6%, compared to
4.35% for multi-family and 4.15% for singlefamily residential investments. The yield spread
can be explained by the difference in risk
perception between the established residential
investment market and the emerging student
housing investment market.
FOUR INVESTMENT AND PROPERTY
MANAGEMENT CATEGORIES

Investments in student houses can be
categorised in a direct let structure or in a
master lease structure. In a direct let structure
the landlord hires an operator in the traditional
way of commercial real estate management.

6.00 %

5.95 %

STUDENT
HOUSES

LOGISTIC

The property manager is paid for the service
delivered. All costs and the vacancy risk are
for the account of the landlord. Social housing
corporations and commercial investors are
active in both categories.
In a master lease structure the tenant of the
building is the property manager that leases
the rooms directly to students and thereby
accepts the vacancy risk. A master lease
contract differs from a common commercial
real estate lease contract in the Netherlands in
that the rent collected can be net of operational
expenses. The landlord and tenant agree on
who is responsible for operational expenses,
maintenance expenses, capital expenditures,
property taxes, insurance and loss of rent due to
vacancy. An example of a master lease contract
is a triple net contract. A triple net contract is
a contract in which the tenant typically pays
operational expenses, insurance and property
taxes. From a landlord’s point of view, a triple
net contract is considered low risk. Master lease
contracts are typically signed for periods of 10
to 25 years. In the section that follows we will

5.50 %
RETAIL SHOPPING
CENTRE

5.05 %

4.25 %

OFFICE

RESIDENTIALMULTI FAMILY

3.70 %
RETAIL - HIGH
STREET

Chart 8: Net initial yields (Q2 2015) of student houses compared to other major real estate classes - Source: CBRE
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explain the different categories in more detail.
Table 3 summarises the different investment
and management structures.
DIRECT LET

A. Social housing as managers and investors
– Social housing corporations are the incumbent
investors in student houses. Around 40%
of the market for student houses is covered
by the social housing corporations in the
Netherlands. Social housing corporations own,
develop and manage large student housing
buildings. They have social objectives and
do not solely select their projects based on
returns on investments, but also based on
demand from society.
– Social housing corporations solely operate in
the regulated segment of the market. In some
cases, campus contracts apply to the rooms
leased by social housing corporations. Rooms
vary from rooms with shared facilities to selfcontained rooms.
– The social housing corporations that invest
in student houses in the Netherlands can be
found in the large university towns. With 2,090
rooms, De Key is one of the main investors in
student housing in Amsterdam and Diemen.
B. Commercial managers and investors
– The market segment of commercial operators
with a direct let contract is most common in
the market. The direct let structure is similar
to the common management structures in the
Dutch commercial property market. In this
structure, investors bear the development,
management and leasing risk.
– Student Experience is an example. This
operator develops and manages student
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houses in Amsterdam. The first building
in Amsterdam South opened in March
2015. A second building is due to open in
Amsterdam Overamstel. Two more buildings
are planned to be developed at NDSM werf in
Amsterdam North and at Uilenstede Campus
in Amstelveen. Another example is Campus
Diemen Zuid, which is a student campus with
939 self-contained rental apartments and
4,649 sq. m of commercial space. Due to this
large-scale sport facilities and other services
are offered for rental. This Campus is a
redeveloped office scheme and a good example
of the opportunities that exist in the market.
– Since the rooms are let in the regulated
segment of the market, the inflationdetermined rent increases.
MASTER LEASE

A. Social housing corporations as managers
– Social housing corporations are traditionally
the largest investors and managers of
student houses. However, recent changes
in government policy have curtailed the
investment capacity of social housing
corporations. To still meet the objectives
set in agreements to build new rooms, some
social housing corporations have engaged in
master lease contracts with investors and have
effectively expanded the property management
activities.
– Yet, the number of social housing
corporations that have expanded their
property management activity based on
master lease contracts is still limited. DUWO
has signed an agreement with International
Campus AG to develop and operate 5
student house buildings, or 2,250 rooms.
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International Campus is the investor and
DUWO is responsible for the development and
management of the buildings.
– The rooms are leased to students within
the regulated market segment and campus
contracts are common. With a campus
contract, a student can lease a room as long
as he or she is registered at a university. After
graduation or termination of the registration
at a university, the student has 6 months to
move out.
B. Commercial managers
– In the past few years commercial operators
have entered the student housing market. The
relation between the investor and operator is
defined in a master lease contract. The rent
agreed upon in the master lease contract is set
in line with the operational cost borne by the
manager.
– Rooms are characterised by their high quality
level. All rooms are self-contained and some
are furnished. Rent regulation applies to this
segment and tenants can apply for housing
benefit. Rent increases are determined by
inflation. Campus contracts are common, but
do not apply to all the rooms.
– An exception to the regulated segment of the
market is the Student Hotel. This operator
offers student houses as a hotel concept.
Students can rent furnished rooms from one
night up to a full year. With this innovative
business model, the Student Hotel avoids
the regulation that is applicable to the rental
market and can set rental levels at the start
of each new contract. Therefore, not only
are rents typically higher compared to the
regulated segment of the market, but also

CBRE B.V. ©

facilities are at a higher level compared to
regular student houses. Students cannot apply
for rent subsidy. Investing in and leasing shortstay and furnished units may have significant
VAT advantages, constituting another incentive
for investors and operators to explore these
student housing strategies.

THE INVESTMENT
MARKET IS RISING
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5 FINANCE MARKET

A few years ago the market for student housing
was characterised as an alternative investment
category across continental Europe. Recently,
however, developments with the right quality
and the right size are being and have been
completed in the Netherlands. Now that the
right product is on the market, student housing
is quickly becoming an attractive and a more
institutional asset class. Within the financing
market these factors also play an important
role. Larger loan volumes of €40 to €50 million
meet more lender demand, with the very active
international investment banks favouring even
higher financing volumes. New built assets are
also easier to finance.
The financing market for student housing is
quite comparable with the financing of regular
residential properties, albeit with a slightly
higher return profile. Like investors, lenders
focus on locations in the major cities with a
sizable student population and assets with
a qualitative appeal in what is becoming a
more competitive market. A broad group of
lenders that target the residential sector is
actively looking to finance student housing;
local market leaders, pfandbrief lenders,
international wholesale lenders, insurance
companies and investment banks.

– FGH’s May 2014 financing of Camelot
Europe’s 229 units at the Rijswijkstraat 175 in
Amsterdam.
The financing offer is showing higher LTVs
and more competitive margins than were
previously available. Leverage for student
housing buildings is comparable with that
available for regular residential assets (usually
60 to 65% LTV) and margins for student housing
do not differ that much; 150 to 200 bps versus
100 to 150 bps for regular residential assets on
top of the Euribor. While this makes financing
student housing more expensive than regular
residential assets, the spread between the net
initial yield on the assets is wider than that on
financing costs. Illustratively; the net initial
yield for student housing is circa 6%, while it
is 4.25% for residential (multi-family) units;
implying a 175 bps spread for the asset versus
maximally a 100 bps spread for financing costs.
As a result, leveraged buyers of student housing
buildings can achieve a significantly enhanced
post-leverage return. Other financing terms do
not deviate significantly from loans offered for
regular residential assets; amortisation is 1 to
2% depending on the leverage, and longer loan
terms of 10 years or more are available.

Recent examples of lenders financing student
housing are:
– Deutsche Hypo’s February 2015 financing
of the 573-unit Student Hotel in the Parool
and Trouw towers at the Wibautstraat in
Amsterdam.
– Deutsche Bank’s December 2014 financing
of Bouwfonds Investment Management’s
354 units at the van Heemvlietlaan 220 in
Buitenveldert, operated by Holland2stay.
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6 OUTLOOK
The student housing investment market in the
Netherlands is an emerging alternative real
estate asset class that is enjoying the growing
attention of investors. The main reason for this
is the favourable market fundamentals. The
number of domestic students and the inflow
of international students are expected to grow
in the years ahead. However, the growth is
unequally distributed over the country, with
the large university towns in the west of the
country most probably experiencing a stronger
prolonged growth period compared to smaller
university towns.
In the current market, investors can benefit
from this market growth by investing in
development schemes and by setting up a
professional operational management team.
For the longer term, investors can focus on
quality offer and build for the substitution of
low-quality privately held student rooms that are
in the market. At the moment the low-quality
rooms remain in the market due to the current
supply shortage. This shortage forces students
to accept small low-quality rooms for premium
rental prices. Developers and owners of newly
developed high-quality self-contained rooms are
likely to take advantage of the current market
conditions and draw tenants out of lower quality
rooms.
The opening of the market provides
opportunities for investors who are seeking
capital growth, as the market is still in its
infancy. There are not many investors, nor
are there many property managers, with a
strong track record yet. The infancy of the
market gives the earlier movers a considerable
advantage in terms of timing, location, market
segment position, development profits and
professionalisation of property management.
After the successes of the first pioneers, an
increasing number of domestic and foreign
investors are currently looking to establish a
position in the market. Student houses that
have been (re)developed over the last few years
are currently coming on the market and are
expected to be purchased by investors with the
CBRE B.V. ©

intention to manage and hold the asset for the
long term. These investors are actively looking
for opportunities because there is a lot of capital
waiting to be deployed. Hence, it is likely that
the assets that are coming on the market will
enjoy increased interest and competition from
purchasers. These purchasers in their turn
will have a larger variety of newly built and
redeveloped projects to choose from.
Financiers are starting to understand the
product and are increasingly willing to provide
loans on this young investment product. Over
the coming years the lending market is likely to
continue to follow the developers and investors.
It is expected that new parties will continue to
enter the market and become more comfortable
with the asset class, increasing competition and
decreasing costs of financing.
However, when investing in student housing in
the Netherlands investors are required to play
by the rules set by the government. The housing
evaluation system determines the maximum
rent chargeable. Based on these rules, rents can
be maximised by offering self-contained student
rooms in central locations between the inner
city and university campuses. Also, the financial
position of the student and the affordability of
rooms is influenced by government provisions.
Student benefits, tuition fees and rental housing
benefits are all determined by government
policy.
Now that the conditions for student housing
as an investment class are favourable, it is
very likely that we will see this alternative real
estate asset class thrive in the future. Further
growth in investment volume is very likely and
with this, the understanding and management
expertise will become more widespread
throughout the market. For investors,
student housing currently offers an attractive
opportunity to invest in the early development
stage of this niche market. As an investment
asset, student housing is expected to provide
stable returns against still relatively high initial
yields.
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