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Economic Growth Makes Office Rental Growth Look Likely
▪   The Netherlands remains one of Europe’s key trading locations
▪   A substantial recovery of the country’s GDP has fuelled employment growth and is driving rent expectations on the com-

mercial real estate market
▪   Office market: Declining vacancy rates and rising rent rates make the market more attractive
▪   Retail property rents in the high-street pitches of Amsterdam continue to follow an upward trend
▪   The high liquidity level of the Dutch investment market creates buying and selling opportunities across market segments 

that are better than elsewhere in Europe
▪  The political climate remains stable
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International Corporations Favour Amsterdam
Despite the country’s small size — Germany being more 
than eight times as large and having five times the pop-
ulation — the Netherlands is home to one of the strongest 
economies in Europe. In international comparisons of loca-
tion factors the Netherlands outperforms other countries. At 
the same time, the Netherlands is a very prosperous nation. 
Per capita income in the Netherlands is typically higher than 
that in Germany or the United States. The financial crisis of 
2008 and 2009, which saw the Netherlands branded as 
the “sick man of Europe,” and which did not spare the real 
estate sector, has been largely overcome. Unemployment 
has steadily declined and lately dropped to 4.5 percent. 

The Netherlands has traditionally been an open and liberal 
economy. Its major sea ports, most notably the one in Rotter-
dam, Amsterdam’s Schiphol airport, and its dense transporta-
tion infrastructure make the Dutch Kingdom a major transport 
hub for Europe. With its very business-friendly parameters, 

the Netherlands is an attractive location for international 
conglomerates that regard Amsterdam in particular as gate-
way to mainland Europe. The Randstad metro region, which 
includes the cities of Amsterdam, Utrecht, Rotterdam and The 
Hague in Holland, represents the economic powerhouse of 
the Netherlands.
 
The positive macroeconomic environment and the decline in 
unemployment are driving the currently robust demand for 
commercial floor area, especially high-spec office accommo-
dation in the major cities. The trend is reflected in rising rent 
rates. In addition, the Netherlands is a popular tourist desti-
nation, with visitors drawn especially, though not exclusively, 
to Amsterdam. In 2016, the Netherlands was visited by 15.5 
million tourists, almost as many as the country’s population 
total. This explains why the gastronomy, hospitality and retail 
sectors count among the growth industries with a growing 
demand for floor space.

What are the major  
developments on the  
Dutch commercial  
real estate market? 
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The Netherlands: One of Europe’s  
Trading Hubs
With its large ports, the Netherlands serve as the 
gateway to Europe for international freight transports: 
Just over half of all European transshipment centres 
for commercial goods are located in the Netherlands. 
Especially American companies use the Netherlands 
as their European port of entry. All things considered, 
well over 1,500 companies operate transshipment 
centres in the country. The ports of Amsterdam and 
Rotterdam handle 44 percent of Europe’s maritime 
cargo, with Rotterdam alone currently accounting 
for 36 percent. Moreover, the Netherlands is also re-
sponsible for the bulk of freight transports on inland 
waterways in Europe. Another transport hub is Am-
sterdam’s Schiphol airport, the third-largest air cargo 
airport in the European Union.

GDP on the Rise 
The substantial recovery of the Dutch GDP has fuelled 
job growth and with it the demand for commercial real 
estate. This in turn has raised expectations in regard 
to rental growth. In 2017/2018, the Dutch economy is 
projected to grow by around 1.7 percent. In October 
2017, the unemployment rate stood at 4.5 percent, ac-
cording to Eurostat, which implies a year-on-year drop 
by one percentage point.

Growing Investment Volumes on the 
Dutch Commercial Real Estate Market
The high-level liquidity and transparency of the Dutch 
real estate market create opportunities for property 
acquisitions that are more attractive than elsewhere in 
Europe. Transaction costs and red tape are compara-
tively moderate. The Netherlands also has a positive 
risk/reward profile. This makes the country attractive 
for investments, especially in the office and retail seg-
ments in Amsterdam. 

The Randstad Region has Great  
Potential
However, investments in commercial real estate fo-
cus not solely on Amsterdam, the country’s largest 
city. Demand is also high for office, retail and logistics 
properties in the Randstad region, particularly in The 
Hague, which is the seat of parliament and govern-
ment, and in Rotterdam, home to the largest port in 
Europe. One of the main office locations is Amster-
dam’s South Axis between the historic town centre 
and the airport. The Randstad metro region, which in-

cludes the areas in and around Amsterdam, Haarlem, 
Leiden, The Hague, Delft, Rotterdam, Dordrecht, Gou-
da, Utrecht, Hilversum and Almere, has a combined 
population of around eight million people. The Rand-
stad accounts for 20 percent of the national territory 
and more than 40 percent of the country’s population. 

Decline in Vacancies and Rising Rents 
Boost the Appeal of the Office Market
The sound situation on the labour market has caused 
a decline in office vacancies. The trend is facilitat-
ed by the demand-based construction of new floor 
space, and the active urban development policy pur-
sued in response to massive office vacancies at the 
height of the financial crisis. The current demand for 
floor space is driven by companies from the sectors 
of finance, consulting, technology, media, and by 
co-working platforms. To some extent, it is also attrib-
utable to the UK’s imminent withdrawal from the EU. 
For instance, Amsterdam will become the new home 
of the European Medicines Agency (EMA), which is 
leaving London in the wake of the Brexit. Investments 
in Dutch office real estate rose by 8.8 percent to 6.3 
billion euros during the first nine months of 2017. As a 
result, prime initial yields have lately dropped to 3.5 
percent. 

Rising Retail Property Rents
A robust consumer climate and growth in the tourist 
business translate into sound parameters in the retail 
sector. Retail property rents in the high-street pitch-
es of Amsterdam continue to follow an upward trend. 
Prime retail rents have been growing at an annual 
rate of 3.5 percent. Between January and September 
2017, investments in the retail real estate segment to-
talled 1.9 billion euros, up from 1.2 billion euros during 
the prior-year period.

Stable Political Climate
A new Dutch government is now in place after many 
months of coalition talks. Consisting of four parties, the 
governing liberal-conservative coalition took its oaths 
of office on 26 October 2017. While it is generally ex-
pected to continue the pro-business policy of the pre-
vious administration, it will probably cut taxes, initiate of 
building modernisation program, and roll back some of 
the urban planning restrictions. The one policy meas-
ure that stands out is the announced VAT hike.
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Leases Fully Inflation-Indexed
The Dutch office market offers a number of opportunities for investors. For one thing, lease agreements are structured 
in rather landlord-friendly ways. Rents are tied to the consumer price index, and thereby safeguard investors adequately 
against inflation. Moreover, tenants generally cover the day-to-day operating costs and possible maintenance costs. 

Amsterdam’s South Axis as Blueprint for European Office Districts
The leading office location in the Netherlands is the so-called South Axis of Amsterdam, located halfway between the airport 
and the historic town centre. Pinpoint urban planning measures that included conversions, an increased housing share and 
expanded gastronomy and retail zoning have seriously upgraded this urban area. In fact, the location has become a fasci-
nating blueprint for office districts elsewhere in Europe

MARKET PECULIARITIES

Sources: CBRE Research Real Estate Market Outlook 2017: The Netherlands // CBRE (Q3 2017) Viewpoint: New Coalition’s Effect on Real Estate Market // 
CBS - Statistics Netherlands, 2017 // Colliers (Q1 2017): Office Market Amsterdam // Colliers (Q2 2017): Rents Map Logistics Market // Colliers (Q2 2017): Rents Map 
Office Market // Colliers (Q2 2017): Rents Map Retail Market // Colliers (Q3 2017): The Dutch Real Estate Market – Update August 2017 // Cushman & Wakefield 
(Q2 2017): The Netherlands – Industrial Market Snapshot // Cushman & Wakefield (Q2 2017): The Netherlands – Retail Market Snapshot // Eurostat & OECD (eco-
nomic figures) // PBL “Cities in the Netherlands,” 2016 // PWC (Q1 2017): 30 Emerging Trends in Real Estate Europe 2017 // Savills (Q4 2017): Spotlight: Logistics 
Property Market The Netherlands // Savills (Q4 2017): Netherlands Market in Minutes, October 2017

Going forward, the Netherlands will continue to 
benefit from its favourable geographical loca-
tion and the two major ports of Amsterdam and 
Rotterdam. Another major factor in this context 
is the country’s proximity to the German market. 
The Dutch Kingdom is Germany’s fourth largest 
trading partner. As logistics centre, transshipment 
hub, and as investment destination for internation-
al corporations, the Netherlands plays a key role 
in mainland Europe. Amsterdam is considered 
one of the most attractive alternatives for those 
companies and institutions that are pulling out of 
London in the wake of the Brexit. The decision to 
relocate the European Medicines Agency (EMA) 
has had a signal effect. This agency alone, which 
employs around 600 staff, is visited by around 
30,000 business travellers a year. Many interna-
tional corporations continue to favour Amsterdam 
as the most attractive location in continental 
Europe — for instance as group headquarters 
following cross-border mergers. Particularly the 
Netherlands’ highly liquid commercial property 
market therefore offers a wide range of attractive 

investment opportunities for both domestic and 
foreign players. These include office assets as 
well as logistics and retail real estate. Although 
the price level in the most attractive locations is 
relatively high, rents are expected to keep rising. 
Moreover, the risk of a possible trend reversal is 
deemed negligible for the time being.
The development is supported by the currently 
robust business cycle, the strong growth fore-
cast, and the steady increase in employment 
figures. It is complemented further by a very 
stable, transparent and business-friendly political 
environment that will remain in place under the 
new government.

All things considered, it is therefore safe to pro-
ject a continued upward price trend for commer-
cial real estate in the Netherlands. The outlook is 
further supported by keen demand as a result of 
the great situation on the labour market, which is 
causing the continued decline in vacancy rates to 
coincide with further rental growth.

MARKET OUTLOOK
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DATA SNAPSHOT
Key Ratios of the Dutch Office Market 
(Source: Colliers, The Dutch Real Estate Market Update August 2017)

         Q2 2015 Q2 2016 Q2 2017 Expectations

Amsterdam
Prime Yield (GIY)
Prime Market Rent

                  
5.90 %   

 EUR 360

                
5.40 %   

EUR 375

                 
3.50 %  

EUR 415

                    
↘
↗

Schiphol / Hoofdorp
Prime Yield (GIY)
Prime Market Rent

5.75 %
EUR 325

5.75 %
EUR 350

5.00 % 
EUR 350

↘
→

Rotterdam
Prime Yield (GIY)
Prime Market Rent

6.25 %
EUR 235

5.75 %
EUR 235

5.25 %
EUR 230

↘
→

The Hague
Prime Yield (GIY)
Prime Market Rent

6.50 %
EUR 225

6.40 %
EUR 225 

5.75 %
EUR 225

↘
→

Utrecht
Prime Yield (GIY)
Prime Market Rent

6.75 %
EUR 205

6.50 %
EUR 205 

5.00 %
EUR 220

↘
↗

Eindhoven
Prime Yield (GIY)
Prime Market Rent

8.00 % 
EUR 185

7.75 %
EUR 175 

6.50 % 
EUR 180

↘
→

Groningen
Prime Yield (GIY)
Prime Market Rent

8.50 %
EUR 135 

8.50 % 
EUR 135

7.50 %
EUR 135

↘
→

Arnheim
Prime Yield (GIY)
Prime Market Rent

8.50 %
EUR 135         

8.50 % 
EUR 135    

7.50 %
EUR 165            

       
↘   
→

’s-Hertogenbosch
Prime Yield (GIY)
Prime Market Rent

8.00 %
EUR 160   

7.75 %
EUR 135  

6.75 %
EUR 160   

↘
→

Amsterdam

UtrechtThe Hague

North Holland
GDP 2016: EUR 148 bn
+3.2 %

South Holland
GDP 2016: EUR 151 bn
+3.2 %

Utrecht
GDP 2016: EUR 61 bn
+3.2 %

Amsterdam

Utrecht

Rotterdam

The Hague

Groningen

Leeuwarden

Assen

Zwolle

’s-Hertogenboschbosch

Arnheim

Eindhoven

Randstad: the Netherlands’ Business Region 
(Source: Statistics Netherlands – 13 October 2017) 

> 20 % of the territory

> 40 % of the population

> 50 % of the GDP

> 14 % faster GDP growth

The three Randstad provinces  
compared to the country as a 
whole
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For more details, please visit us on the internet:
www.warburg-hih.com

Warburg-HIH Invest Real Estate GmbH // Gertrudenstrasse 9 // D-20095 Hamburg
P +49 40 3282 3600 // F +49 40 3282 3620 // E info@warburg-hih.com

Legal Notice
This presentation is used for advertising purposes and does not contain any recommendation for action and does not constitute any financial analysis, investment 
advice or offer to enter into a contract. For further information on risks and advantages and key aspects of the services offered by Warburg-HIH Investplease refer 
to product-related information such as contractual documents or annual reports. 
The content of this presentation is based on public information as well as information made available to Warburg-HIH Invest by third parties. All statements, opin-
ions and evaluations contained in this presentation were made at the time of its creation and cannot be seen as constant or unchallengeable. Warburg-HIH Invest 
and its subsidiary companies, institutions, management bodies, employees or others acting in the name of Warburg-HIH Invest cannot be held responsible or 
assume any liability for the completeness, correctness and usability of statements, opinions and evaluations in this presentation.
This document must not be submitted to others or be reproduced in any way without the written consent of Warburg-HIH Invest. In the case of a violation War-
burg-HIH Invest does not assume any liability for damages that may result. Although Warburg-HIH Invest has prepared this presentation diligently and acts in the 
conviction that the information provided by third parties is correct, no guarantee or warranty can be provided for the accuracy, completeness and currentness of 
the information.

WARBURG-HIH INVEST REAL ESTATE

Published: Q3-2018

Your contact person at our Amsterdam branch
Reinoud Plantenga // Managing Director
Warburg-HIH Invest Real Estate Benelux B. V.
E-mail: rplantenga@warburg-hih.com 
Phone +31 611 360 582
De Bary // Herengracht 458 // 1017 CA Amsterdam // The Netherlands

Warburg-HIH Invest Real Estate (Warburg-HIH Invest) is a pan-European real estate investment manager serving institutional 
investors and covering the entire spectrum of national and international real estate investments. Warburg-HIH Invest is one of 
Germany's leading managers of special AIF for real estate, with real estate assets of c. 6.9 billion euros under management. 
Warburg-HIH Invest can demonstrate a comprehensive track record in designing and implementing bespoke investment solu-
tions. Warburg-HIH Invest, as a quality provider, supplies products and services with added value. This pursuit matches the 
quality standards set by both of its shareholders, HIH Real Estate and the private bank M.M.Warburg & CO founded in 1798.

Our Branch Offices


