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Dear reader, 
There is a lot going on around the healthcare real estate market in the 

Netherlands. While market conditions, laws and regulations seem to 

change almost continuously, there is a huge challenge to increase the 

supply of high-quality senior living. At the same time, the sector as a 

whole must shift to a more sustainable future. The social importance of 

this transition is enormous. To contribute to this and to help the sector 

accelerate, CBRE has carried out extensive research into the healthcare 

real estate market throughout the Netherlands. I am proud of the fact 

that our Healthcare, Research and Data specialists succeeded in 

working together to map out the Netherlands, using healthcare and real 

estate data, both nationally, regionally and locally. This way, we can 

show the sector exactly what kind of healthcare real estate is already 

available, what is needed and possible in terms of expansion and 

improvement, at what locations and at what speed. With this data and 

these insights we can support healthcare organisations, developers, 

municipalities and investors even better. 

We are pleased to share our insights of the sector with you in this 

publication. Would you like to know more or discuss possibilities? Then 

please do not hesitate to contact us.

Kind regards,

Laura Seckel
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Huge task for the 
healthcare housing 
market
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Within our real estate strategy, 
we must also consider other 
problems, including the current 
staff shortages and growing 
social isolation among the 
elderly. Along with climate 
change, these challenges have 
the potential to become the 
greatest tests of our time.. 

There is a need for future-
proofliving and nursing homes. 
For starters, existing locations 
must be densified, which involves 
concentrating a varied mix of 
healthcare facilities at a single 
site. In doing so, we meet the 
need for expansion while at the 
same time creating new, 
attractive homes where seniors 
can continue living into their 
advanced years, including those 
with complex care needs. 
Another way to improve 
sustainability is to demolish old 
buildings and replace them with 
new ones.

Yet densification of existing sites 
is only part of the solution. 
Between now and 2050, one in 
three new homes to be built in 
the Netherlands must be suitable 
for senior living – which is a 
massive number by any measure. 
This is why we are advocating for 
a firmer approach. When it comes 
to senior homes, local authorities 
across the Netherlands must 
start working towards an annual 
target, both in terms of their 
planning stock and in terms of 
their completed homes. In other 
words, action is required: from 
local authorities, healthcare 
organisations, housing 
corporations, developers and 
investors. This is the only way we 
can work towards future-proof 
healthcare real estate that meets 
the quality requirements of 
future residents.

The Dutch healthcare real estate market will be facing 
a tough challenge over the next few decades. In order 
to meet current demand, the supply of high-quality 
senior living in the Netherlands must increase 
significantly. At the same time, the sector as a whole 
must shift to a more sustainable future. More than any 
other sector, the healthcare real estate market has 
been slow to meet sustainability standards. We can 
also conclude that we will fail to meet both challenges 
if we maintain the current pace. In other words, we 
need a transformation: more rigorous, grander and 
perhaps even more compelling.

HUGE TASK FOR THE HEALTHCARE HOUSING MARKET
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One of three
new homes must be 
allocated to elderly
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The Dutch housing market needs no 
fewer than 1.3 million additional 
homes between now and 2050 to 
accommodate the growing 
population. The total number of 
homes must add up to 9.17 million. 
Assuming that the healthcare needs 
of elderly citizens in the Netherlands 
will develop as expected, a total of 
433,000 of these homes must be 
earmarked for this demographic. In 
other words: a total of 33% of new 
homes must be suitable for elderly 
and/or elderly care.

We are seeing that a growing 
number of elderly in the Netherlands 
– provided their health permits it –
will continue to live independently,
with some receiving in-home care in
their current home. Referred to as
‘stay-at-home elderly’, this
demographic is set to increase, not
least because this is encouraged by
the Dutch government.

However, the group with outpatient 
care needs – 56% of seniors –
should be able to continue living in 
lifetime homes. They can then 
continue to live more comfortably 
and – above all – more safely, while 
at the same time receiving care 
when they need it.

Lifetime homes might be regular 
homes, scattered around the 
neighbourhood, and can be adapted 
to suit elderly through several minor 
modifications. This might include 
installing a chair lift or removing 
doorsteps. While it makes sense for 
the Dutch government to focus on 
these scattered lifetime homes, this 
type of housing has, in fact, drawn 
criticism for the social isolation it 
can induce for some people. It would 
therefore appear that they are not 
the best accommodation solution 
for all elderly.

ONE IN THREE NEW HOMES MUST BE ALLOCATED TO ELDERLY

There is an attractive alternative 
available for stay-at-home elderly: the 
grouping of regular senior homes in 
the community, specifically designed 
for this demographic. This is a more 
future-proof concept (designed to 
accommodate future healthcare 
needs) and has a focus on well-being, 
facilities and services that meets 
future demand for healthcare. 

Living independently with 
local healthcare facilities

In addition, this type of grouping 
contributes to more efficient 
healthcare: this is a significant 
advantage given the current staff 
shortages in the healthcare sector. For 
both concepts combined, there is a 
future additional healthcare demand 
of approximately 241,000 housing 
units, which must be achieved either 
through existing homes or through 
new builds in order to meet this 
demand.
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Breakdown of need for expansion by different types of 
homes/senior homes by region, between now and 2050

Source: CBRE Research

At the other end of the spectrum, we 
are seeing elderly who are unable to 
remain in their current home for 
health reasons. These ‘forced leavers’ 
have no other choice than to move to 
a senior home or assisted-living 
facility, where they receive 24-hour 
care. This demographic will grow 
significantly over the next few 
decades, mainly due to the increase in 
the number of older people with 
dementia. For this category, there is a 
need to increase the number to 
103,000 housing units. The Dutch 
government is no longer willing to 
fund this on an intramural basis, as it 
did in the past. Instead, these are 
senior homes where the residents 
receive in-home care.

Between stay-at-home elderly and 
forced leavers, there are ‘voluntary 
leavers’: elderly who choose to leave 
their homes. They might move into an 
adapted regular home, or a home 

where the necessary (up to 24-hour) 
care is available on demand based on 
a contract with a healthcare 
organisation. Overall, voluntary leavers 
represent an additional need for 
expansion of 90,000 homes.

Demand for extramural housing units 
is expected to grow fastest due to the 
growing number of both groups. 
Combined, they will need nearly 
200,000 additional nursing homes. 
This growth is supported by 
fundamental policy choices. For one, 
the Dutch national government is 
investing in the provision of in-home 
care: a larger number of people with 
healthcare needs/health conditions 
will continue to live independently and 
will receive in-home care. The low co-
payment in healthcare in the 
Netherlands also plays a role. Elderly 
are encouraged to pay rent on a 
nursing home unit or similar units in 
assisted living facilities , in which they 
receive in-home care rather than 
institutional care.

ONE IN THREE NEW HOMES MUST BE ALLOCATED TO ELDERLY
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Strong regional 
differences in terms of 
ageing and demand
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Absolute need for expansion of senior homes 
in the Netherlands between now and 2050

Source: CBRE Research

STRONG REGIONAL DIFFERENCES IN TERMS OF AGEING AND DEMAND

The total need for an increase in  
nursing homes is massive: hundreds 
of thousands of new homes must be 
built across the country. However, it 
makes sense to also view the situation 
from a regional perspective: this is the 
case not only because the rate at 
which demographic ageing is 
occurring varies sharply by region, 
but also because growing old in one’s 
own, familiar surroundings boosts 
people’s overall well-being. They are 
less likely to feel isolated and will feel 
more comfortable instead. New homes 
must therefore be built in those areas 
where they are needed the most: in 
the areas with the most rapid growth 
and the largest shortages.

If we go by demographic ageing along, 
we would need to exclusively build 
high-quality homes/senior homes in 
provinces such as Zuid-Limburg, 
Friesland or Drenthe. These homes 
must be future-proof and allow for 
residents to receive in-home care. This 
ensures that the long-term balance 
between the housing stock and the 
population composition is maintained. 
The picture is completely different in 
other locations, with the Haaglanden 
area, for example, being home to a 
relatively young population. After 
Amsterdam and Utrecht, demand for 
housing is the highest in the country, 
but the share that should go to elderly 
is only 11%.
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The debate on the housing market 
tends to focus on first-time 
homebuyers and families, for whom 
it must become easier to find 
homes. However, the key to 
increasing throughput is elderly, as 
the majority of future elderly 
currently own their own homes. 

By building high-quality lifetime 
homes that meet the needs of the 
target demographic, we can get a 
relocation trend started, and in doing 
so make homes available to young 
people currently living in cramped 
homes.

In other words: we can solve the 
current imbalance in the Dutch 
housing market by building high-
quality nursing homes – at least for a 
portion of the market. If there is a 
good alternative available, more 
‘forced leavers’ will turn into ‘voluntary 
leavers’, vacancy rates will fall, and 
young families will have the 
opportunity to move to appropriate 
homes.

More room in 
residential market due 
to elderly moving out

STRONG REGIONAL DIFFERENCES IN TERMS OF AGEING AND DEMAND

Quality of nursing homes determines 
size of group of voluntary leavers

Bron: WoON 2021
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Quality of nursing 
homes determines
size of group of 
voluntary leavers
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Median income (€) by age category

Source: CBS, CBS Microdata, ABF

QUALITY OF NURSING HOMES DETERMINES SIZE OF GROUP OF VOLUNTARY LEAVERS

How many stay-at-home elderly 
eventually become voluntary leavers 
(i.e. those moving into a care 
home/assisted-living facility) depends 
on the quality of the supply. The 
various types of existing senior homes 
are of a relatively limited quality, 
which is keeping some elderly from 
moving right now. There is still a 
general idea out there that older 
people are ‘hidden away’ in nursing 
homes or nursing homes, when in fact

contemporary nursing homes should 
represent quality and, above all, must 
feel like a new home that meets the 
various healthcare needs: in other 
words, something you want to choose.

We need to do things differently. And 
this is possible, because the new 
generation of elderly is significantly 
more affluent than the current 
generation.

These greater wealth levels ensure 
that new elderly have more money to 
spend on living a comfortable life. In 
the past, the budget was simply not 
available because the majority of
elderly citizens had low incomes and 
less capital and tended to live in social 
housing (i.e. rented accommodation). 
This made it difficult for them to move 
to better-quality homes.

Whereas in the past it was mostly 
senior homes which were built at the 
lower end of the market, we are now 
seeing more properties becoming 
available in the medium and higher 
ends of the market. In other words: 
there is a market for attractive, 
modern nursing homes. This includes 
a comprehensive level of amenities, 
facilities and services that would not 
be financially viable in regular homes 
or traditional nursing homes. We will 
see a further change in the demand 
for nursing homes over the next few 
decades.
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QUALITY OF NURSING HOMES DETERMINES SIZE OF GROUP OF VOLUNTARY LEAVERS

Healthcare organisations and housing 
corporations were previously focused 
mainly on building housing units at 
the lower segment of the market. 
Depending on the geographic area, 
this is likely to increase, i.e. towards 
the medium and higher segments of 
the market. Housing corporations will 
continue to focus primarily on housing 
for lower-income – and, to a lesser 
extent, medium-income – individuals. 

This means the addition of homes in 
higher segments is not only necessary 
but also creates opportunities for 
different types of owners. This might 
include institutional investors, who are 
becoming increasingly prevalent in the 
healthcare real estate market – often 
as new partners of healthcare 
organisations.

Future demand for senior homes by segment

Source: CBS, CBRE Research
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Dual challenge: 
expansion + 
improving 
sustainability
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Average energy label by real estate sector

Bron: BAG, EP-online, CBRE Research

DUAL CHALLENGE: EXPANSION + IMPROVING SUSTAINABILITY

Up to this point, we have mainly 
discussed the substantial need for 
expansion. Yet no matter how urgent 
this might be, we cannot ignore a 
challenge that is at least as pressing: 
making the existing built environment 
more sustainable, so that it meets 
future demand and current 
regulations. This is a massive 
challenge, particularly considering 
that healthcare real estate – along 
with other building types – must be 
fully energy-neutral by 2050.

Billions of euros are 
needed across the 
sector... 
A sector report published in early 
2022 by the Expertisecentrum
Verduurzaming Zorg (EVZ; Expertise 
Centre for Sustainability in 
Healthcare) revealed that the total 
care sector in 2018 still had an 
average kWh/m² GLA usage of 189.

In order to be Paris Proof, this will 
need to be reduced to approximately 
80 kWh/m² GLA. Previous calculations 
made by TNO (the Netherlands 
Institute for Applied Scientific 
Research) indicate a corresponding 
investment challenge of between €7 
billion and €11.3 billion (price level for 
2016). This only includes investments 
in sustainability, i.e. excluding the cost 
of demolition and new builds. If we 
look at energy labels by sector, and 
more specifically at nursing homes  
when it comes to healthcare real 
estate, this confirms the relatively low 
sustainability score.
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DUAL CHALLENGE: EXPANSION + IMPROVING SUSTAINABILITY

The table above shows the sectors 
alongside each other, showing that 
the sustainability level of nursing 
homes is comparable to that of 
owner-occupied homes, but is far 
behind that for social housing, offices 
and logistics real estate. While a stock 
of 14 million square metres in nursing 
homes may not seem like much, below 
the waterline the financial reality 
looks very different. 

...along with millions at 
the owner level

Looking at investment costs for 
improving sustainability, each 
individual owner will need to invest 
between €8.5 and €13.7 million 
between now and 2050 (based on 
average ownership of 17,400 m²), just 
to meet the requirement alone.

This is a significant challenge for each 
of these owner types, but particularly 
for healthcare organisations that own 
the properties themselves. This is 
because this type of real estate is 
more obsolete not only from a 
sustainability perspective; at an 
average of 2.5%, margins are also 
relatively low for funding these types 
of investments.

Energy crisis ramps up 
pressure

The sustainability challenge recently 
began to hit where it hurts, with rising 
energy prices further driving up 
energy costs for healthcare 
organisations. This share is currently 
1% to 3% of overall costs, but in the 
coming year this will more than double 
over 2019.

ABN AMRO previously calculated that, 
as a result, the earnings of nursing 
homes may whittle down to €28.5 
million in 2023, unless budgets are 
increased on Budget Day (September 
20). By way of comparison: these 
earnings totalled €365 million in 2019. 
It would therefore appear to be likely 
that many nursing homes will be 
reporting losses, which could 
potentially undermine their core duty 
or providing care. Apart from all Paris 
Proof goals, the growing pressure on 
the sustainability challenge for 
healthcare organisations is closely tied 
up with their financial results. This 
makes it all the more remarkable that 
the real estate owned by care 
organisations is currently most behind 
in the sustainability challenge. The 
average energy performance index of 
nursing homes owned by healthcare 
organisations is 1.47, while this is 
significantly lower in situations where 
the properties are owned by a housing 
corporation (1.33) or institutional 
investor (1.19).
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Dual challenge: expansion + improving sustainability

Source: BAG, Kadaster, CBRE Research

DUAL CHALLENGE: EXPANSION + IMPROVING SUSTAINABILITY

A large number of them – mainly 
larger organisations – are strategically 
focused on this issue. The strong 
focus on the midpoint date of 2030 is 
remarkable, as an agreed direct 
carbon reduction of 49% must be 
achieved at this time, when in fact few 
companies appear to be headed 
towards climate-neutrality by 2050.

The midpoint appears to be realistic 
for many organisations, but too great 
a focus on medium to long-term 
success may result in the wrong 
investments being made in the long 
term. We are currently seeing many 
sustainability investments in existing 
real estate. If you set your sights on 
2050, the obvious choice is to 
demolish and then build new 
properties. 

These new properties can be built 
‘Paris Proof’ and meet two of most 
pressing needs: expansion and a 
qualitative change in demand. This 
means that a major investment can 
take on two challenges at the same 
time.

If you set your sights on 2050, the obvious choice is to demolish 
and then build new properties. These new properties can be built 
Paris Proof right away, as well as meeting two of the most pressing 
needs: expansion and a qualitative change in demand.

Short-term thinking 
results in wrong 
choices

This is remarkable, as healthcare 
organisations do not have a split 
incentive: a situation where the owner 
does not fully recoup their investment 
through lower energy costs incurred 
by the owner. The above-mentioned 
report published by Expertisecentrum
Verduurzaming Zorg (Expertise 
Centre for Sustainability in 
Healthcare) in January 2022 reveals 
that approximately 53% of Dutch 
nursing homes have created a 
roadmap for sustainability. 
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The road to 
future-proof 
healthcare real estate
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THE ROAD TO FUTURE-PROOF HEALTHCARE REAL ESTATE

Crackdown is 
unavoidable
The combination of expansion and 
improved sustainability is not the only 
challenge facing the care market and 
assisted-living market: budgets, staff 
shortages and social isolation are also 
increasingly undermining senior living, 
making this a social issue. If you add 
up all these issues together, it is 
crystal-clear: at the current pace, the 
sector faces an uphill battle. A change 
is needed, and a firmer approach is 
unavoidable if we are to be successful.

Hybrid solution: 
densification, 
demolition-new 
builds, and higher FSI
Densifying existing locations, with a 
mix of care healthcare functions, is an 
initial – and major – step towards 
meeting the need for expansion. 
Demolition followed by new 
development will contribute 
significantly to achieving the 
sustainability goals.

For nursing homes, median building 
intensity (floor space index/FSI) for 
nursing homes is 93%. This means the 
building surface of most healthcare 
real estate is smaller than the plot of 
land on which it is located. 

By way of comparison: the FSI in urban 
areas is between 200% and 300% –
with outliers to 1,900%, as in the Kop 
van Zuid redeveloped docklands area 
in Rotterdam. Whether the FSI in 
healthcare can be increased, and by 
how much, depends to a large extent 
on the environment. An excessive FSI 
not only leads to poor optics, it may 
also result in greater anonymity, and, 
by extension, to a greater likelihood of 
social isolation.

Success therefore relies on high-
quality programmes and smart and 
efficient building design. The fact is 
that the current healthcare FSI literally 
provides room for improvement and 
partial accommodation of the demand 
for expansion – particularly for older 
generations of buildings. For example, 
FSI could be increased from 150% to 
250%, depending on the local average 
for recent new builds. At the same 
time, demolition followed by new 
development creates opportunities for 
improving sustainability that cannot 
be ignored. As before, it is especially 
sites with older buildings that combine 
a low FSI with a high energy 
performance index. In other words: 
you can achieve both in one fell 
swoop.
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THE ROAD TO FUTURE-PROOF HEALTHCARE REAL ESTATE

Building intensity (FSI) and average energy 
performance index by project

Source: CBRE Research, Kadaster (Netherlands' Cadastre, Land Registry and Mapping Agency), EP-online

Social cohesion 
has a dual impact 
Note that a higher building intensity 
calls for a greater focus on social 
cohesion. The likelihood of this 
increases if the building structure is 
correct. This means: sufficient green 
space, public facilities and interaction 
with other buildings, residents and 
visitors A mix of uses is essential in 
this case, and in the healthcare sector 
– far more often than is currently the
case – homes must be mixed with
‘regular’ homes, commercial spaces,
youth housing or other public uses. In
addition to fighting social isolation,
this is also an excellent opportunity to
deploy healthcare workers more
efficiently.

Quota as a weapon 

On a realistic note, densification of 
existing locations alone cannot be 
the solution. Consider that, over 
the next three decades, of every 
three new developments, one must 
be earmarked for – or at least 
suitable for – healthcare. CBRE is 
therefore advocating for a more 
stringent approach. Local 
authorities should start using a 
quota: a yearly target for the 
number of (public) nursing 
homes/assisted-living facilities in 
their planning stock and the 
number of homes completed.
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THE ROAD TO FUTURE-PROOF HEALTHCARE REAL ESTATE

In order to meet the quantitative 
targets, this target will be at 30% 
across the board – but this 
percentage fluctuates sharply at the 
local level. This makes the target a 
good foundation for determining the 
most suitable locations for nursing 
homes/assisted-living facilities. It is 
sensible to look into whether there are 
more healthcare organisations or 
facilities and amenities in the area. 
This makes real estate management 
an effective tool to improve the 
efficiency of healthcare services and 
increase its appeal in the process. 
This, in turn, is an important tool in 
the fight to growing staff shortages. 

Let’s get to work, 
with local authorities 
taking the lead 

All players in the healthcare 
market will need to do more – or at 
least something – to deal with 
challenges related to expansion 
and sustainability. A critical 
analysis of the regional challenge 
must clarify two things: a) how 
local authorities, healthcare 
organisations, housing 
corporations, property developers 
and investors can all join forces; 
and b) how local authorities can 
help build future-proof nursing 
homes throughout the Netherlands 
in which elderly feel comfortable 
and at home.
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DE WEG NAAR TOEKOMSTBESTENDIG ZORGVASTGOED

Laura Seckel
Head of Healthcare

T +31 621 418 879 
Laura.seckel@cbre.com

Contact

Create better patient outcomes and healthier 
communities through our total lifecycle real estate 
and facility solutions for the global healthcare 
industry.

Frank Verwoerd
Director Research

T +31 612 638 715
frank.verwoerd@cbre.com
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