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In a flourishing economy, commercial real estate funded by sound institutions has 
turned out to be an attractive option for investors and above all, a safe haven. The 
attractiveness of the Netherlands comes among other things from a highly educa-
ted working population, a favourable business climate, tax benefits and an interna-
tional orientation, together with accessible and transparent market data. Partly due 
to these features, more than half of the total investment volume in the Netherlands 
consists of foreign capital.

The Dutch commercial real estate market has consistently shown above-average 
growth figures in recent years. Our open economy was able to benefit fully from the 
strong growth in world trade. This growth was driven by factors such as low interest 
rates and ample availability of capital, made possible by an active policy from the 
central banks to boost economic growth by pumping more and cheaper capital into 
the economy. This quantitative easing led to a worldwide search for yield, which ul-
timately worked out extremely well for the development of the value of Dutch com-
mercial real estate.

But this strength at the same time masked the vulnerability of the Dutch economy. Its 
open structure, in combination with a small home market, makes it vulnerable to vola-
tility in the financial markets and above all exposed to (geo)political tensions. In addi-
tion, due to its relatively large services economy, the Netherlands is more exposed to 
inflation than our neighbouring countries. And as global economic growth weakens, 
there is a greater risk that foreign investors will focus more on their home markets at 
the expense of the Dutch real estate market.

Financially speaking, 2022 featured inflation and higher interest rates. Next year, this 
will lead to permanently higher costs of external finance, which will reduce market 
liquidity and therefore also cause reduced demand for goods and services. 2023 
will thus be a year in which a new balance will have to be found between the market 
fundamentals of commercial real estate and the (financial) liquidity needed to acquire 
real estate. 
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THE MACROECONOMIC OUTLOOK
While economic forecasts are always subject to great uncertainty, there currently 
appears to be a consensus with regard to economic growth in the coming year: a 
slow recovery after a mild economic recession between the third quarter of 2022 and 
the end of the first quarter of 2023. Growth in 2022 will still be high at 4.2% (year-on-
year), due to a strong recovery in the first two quarters, and the Netherlands Bureau 
for Economic Policy Analysis is expecting year-on-year growth of 0.9% in 2023.

 2018 2019 2020 2021 2022 F 2023 F
GDP growth 2,4% 1,7% -3,9% 4,9% 4,2% 0,9%

Unemployment 3,8% 3,4% 4,9% 4,2% 3,6% 4,4%

Inflation (CPI) 1,6% 2,7% 1,1% 2,8% 10,0% 3,5%

Budget deficit (% GDP) 1,4% 1,7% -3,7% -2,6% -0,9% -3,0%

Purchasing power 0,0% 1,0% 2,5% 0,3% -3,9% -0,3%
source: Centraal Planbureau, december 2022, basisraming

2022 saw a perfect storm for the stoking of inflation. Already existing disruptions in 
world trade as a result of the Covid pandemic were seriously escalated by Russia’s 
invasion of Ukraine, particularly affecting the availability of energy, commodities and 
food. The closure of factories and retail outlets during the lockdowns, and especial-
ly the virtually simultaneous restart of the global economy from mid-2021, caused 
supply issues at producers, leading to higher prices, ranging from computer chips 
and construction materials such as timber to rates for sea container transport. This 
led to higher prices and longer delivery times for products such as cars and home 
furnishings. Finally, some forms of service contributed to the rise in inflation, such as 
tourism, where operators were able to increase prices after two dreadful years with 
poor revenue. 
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Energy and commodity prices were extremely volatile in 2022, and were a major 
contributor to inflation. Various events associated with the military actions in Ukraine 
also contributed, such as the gradual and covert reduction in gas supplies, the requi-
rement to pay for gas in roubles and even sabotage of the European gas infrastructu-
re (Nordstream I and II).

Despite the normalization of energy prices, there are still significant variations bet-
ween energy carriers. Oil prices had already peaked in the summer, and are now at 
levels close to where they were before the invasion. Gas prices have also normalized 
to some extent, albeit at permanently higher levels. The EU has now assured itself of 
new supply lines and has adjusted its energy mix (including more use of coal), as a 
result of which the volume of gas from Russia has been reduced to 9% of total usage 
(before the invasion, this was 44%). The EU has thus managed to reduce its energy 
dependence on Russia to an impressive extent, but this entails natural gas from more 
expensive sources (LNG shipped from the US, Nigeria and Qatar instead of relatively 
cheap pipeline gas from Russia). It is thus unlikely that gas prices for consumers will 
fall any time soon.

Food prices currently account for a quarter of the inflation in the eurozone. The de-
velopment in this area is expected to continue to contribute to inflation until well into 
2023. While food prices are currently falling in the futures markets, there is as yet no 
sign of this in the supermarkets. This is due to higher transport costs, the energy-in-
tensive nature of the production of various food products and a desire on the part of 
producers to maintain their profit margins. 

High inflation is ultimately the result of the aftermath of the Covid pandemic and the 
energy crisis, and is expected to amount to 10% in the Netherlands in 2022. Inflati-
on will subside from 2023, and is expected to amount to 3.5%. Firstly due to falling 
energy prices, and secondly due to the denominator effect in the calculation of the 
inflation figure (i.e., relative to the same period in the previous year). Lower inflation 
therefore does not equate to lower prices. 

Despite inflation at 10.0% and the 3.9% decline in purchasing power, consumer spen-
ding together with exports significantly contributed to economic growth in 2022. Due 
to various government actions such as the energy price ceiling, economic growth 
is expected to amount to 0.9% from 2023 onwards. Measures to repair purchasing 
power, such as the energy price ceiling, will unfortunately not lead to a recovery in 
purchasing power, as shown by the average decline of 0.3% expected in 2023. Those 
on the lowest income will see a slight increase in purchasing power in 2023, largely 
due to specific government measures for this group such as the major increases in 
housing and healthcare benefits and the increase of the minimum wage. As a result, 
economic growth will be driven significantly by government spending, which will lead 
to a budget deficit of 3% (the maximum permitted) in 2023.
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Unemployment in the Netherlands is currently at 3.8%, and is therefore lower than the 
pre-Covid level of 4.0% in February 2020. This is also one of the lowest unemploy-
ment rates in the eurozone. There has been a rise in unemployment in the last two 
quarters, which is forecast to reach 4.4% of the working population in 2023. 

The interest-rate policy of the European Central Bank (ECB) is an important factor. 
An aggressive stance from the central bank with sharp increases in interest rates 
would cause a lasting recession or zero growth, falling inflation and rising unemploy-
ment. A cautious stance would mean that inflation continues to rise and disposable 
income and corporate earnings will be eroded, potentially leading to rising unem-
ployment. A stagflation scenario, in which high inflation causes a wage-price spiral, 
would appear to be a remote possibility, due to the ECB’s policy that is aimed at price 
stability and inflation of around 2%. 

The ECB’s current interest-rate strategy is aggressive, with rates raised in June, Sep-
tember, October and December in an attempt to curb inflation. This has brought the 
ECB’s base rate to 2% at the beginning of 2023. 

The series of historical decisions by the ECB to raise rates since 2011 has had a similar 
effect on the market for government bonds. The average increase in yields has been 
between 1.5 and 2.0% percentage points, and is the largest increase seen this centu-
ry, more than that seen during the European debt crisis in 2012. This is in addition to 
tightening monetary policy, such as the ending of monthly purchases of government 
bonds to boost the eurozone economy.

Although the ECB long debated whether interest-rate hikes were the right instrument 
for combating inflation, it could no longer take a wait-and-see attitude after a series 
of rate hikes by the US central banks (the Fed). This led to a depreciation of the euro 
against the dollar, and partly because oil prices are settled in dollars, the weaker ex-
change rate meant even sharper price increases and thus additional inflation.

Higher base rates in the course of 2022 had already led to higher market interest 
rates. This caused a change in direction for the real estate market. 
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INVESTMENT MARKET
The investment climate was highly volatile in 2021 and 2022, initially due to the need 
to prepare for restrictive measures as a result of the pandemic, followed by the need 
to invest the abundance of available capital based on the general optimism arising 
from good figures for economic growth. This led to an unprecedented wave of in-
vestment in the second half of 2021. Last year initially offered a positive outlook after 
two years of the pandemic and thus fostered optimism and high expectations. These 
expectations led to an excellent dynamic in the investment market in the first quar-
ter. During the year however, investors were faced with an exceptionally rapid rise in 
market interest rates in anticipation of increases in policy interest rates to combat 
inflation. Government bond yields also rose rapidly. There was thus a visible decline 
in investment activity during the course of the year, as the spread between bid and 
offer prices simply became too wide.

In all real estate segments, the situation now is that current interest rates are higher 
than current initial yields for the most risk-averse (core) investments. A fixed swap 
rate for 5-year funding now costs around 3%, whereas prior to Russia’s invasion of 
Ukraine in February 2022 this rate was negative. It would appear that the era of low 
interest rates will not return any time soon.

In addition to higher interest rates, real estate financiers are now demanding higher 
margins to compensate for the increased uncertainty. These margins are between 
50-100 bp (0.5 to 1 percentage point) above the interest rate, bringing funding costs 
currently to around 6%. The banks are taking a more cautious stance, they are redu-
cing their risk exposure and they are setting higher requirements for the quality of an 
investment in terms of segment, location, property and tenant solvency. Bank loans 
are thus becoming less accessible. Unlike the situation during the Great Financial 
Crisis of 2007 and 2008, there are sufficient alternative sources available in the form 
of debt funds, which generally have adequate financial resources and are prepared to 
accept higher risk, albeit at much higher cost. 
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Partly due to the level of bond yields, investors have been satisfied with ever lower 
initial yields in recent years. As a result of the rapid increase in interest rates in 2022 
and the expectations for rates in the next few years, this trend has now been broken. 
In 2023, both buyers and sellers will have to find a new balance in a market that is 
undergoing price corrections of between 10% and 20%. Even prime (core) real estate 
is experiencing price declines, as this type of real estate has benefited most from low 
funding costs. On the other hand, this core investment product mostly consists of 
high quality and sustainable real estate at prime locations and can therefore rely on 
continuing high demand from both investors and users. 

The key features of high-quality real estate, such as location or property-specific 
characteristics (in other words, the fundamentals of core real estate) continue to be 
as positive as ever. The fact that there are fewer buyers as a result of higher costs of 
capital does not change this. 

As expected, the volume of investment stabilized in 2022 at EUR 15 billion, in the 
knowledge that many investors are currently on the sidelines due to the more difficult 
funding market, the lack of reference transactions and the changed economic out-
look. There is still a lot of capital available in the market, but investors are increasingly 
waiting for the new year and most of the current transactions are strategic in nature. 
Expectations for the traditional increase in transaction volume in the fourth quarter of 
2022 have thus been significantly scaled down.   

In 2023, buyers and sellers will also be looking for a new balance between supply and 
demand in a market that is finding a balance between the fundamentals and liquidity. 
Any prospect of stabilizing inflation, an easing of supply problems and a more stable 
geopolitical situation would be an important driver for buyers and sellers of commer-
cial real estate to find each other, in the knowledge that the fundamentals of the real 
estate markets have not been affected. How long it takes for this new balance to be 
found will be a major determining factor in the volume of investment to be realized in 
2023. Based on a central case scenario in which economic growth picks up from the 
second quarter of 2023 and buyers enter into transactions on the basis of new pri-
cing in a more accommodative market, investment volume of between EUR 12 and 14 
billion is a possibility.

But the various market segments of course have their own dynamics and tensions. 
Clarity with respect to changes in government policy will largely determine the dy-
namic in the housing market, while the markets for offices and retail face different 
challenges to the market for logistics real estate. 
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OFFICES
There is clearly latent demand for especially high-quality office premises at central 
locations as soon as such properties come onto the market. Investors are encouraged 
by the so far limited impact of the Covid pandemic on demand for office space. They 
will be more selective in 2023, but if high quality supply comes onto the market that 
meets all the criteria, a good price will still be on offer. The investment market for of-
fices will thus become polarized in 2023 on the basis of quality, between high quality 
and sustainable offices at prime locations and offices at secondary locations or in the 
value-add segment. For the best real estate, prices will be on average by 5% to 15% 
lower compared to 2022, while the price correction for investments with a higher risk 
profile will be between 20% and 30%. 
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Outside the prime locations, office buildings will have to meet the requirement of an 
energy label C from 1 January 2023. Half of all the office space in the Netherlands 
does not yet comply, with 11% having a label D or lower and 39% having no label 
registered as yet . Given the fact that a lot of new build has been realized at prime lo-
cations since 2010 and thus has at least a label C, most of the sustainability improve-
ment has to be achieved in the value-add segment. Significant investment is needed 
here, while construction costs continue to rise and funding is becoming increasingly 
difficult to obtain. While local governments do not appear to be pressing real estate 
owners to meet their obligations with any great urgency, there will certainly be such 
pressure from social pressure groups from 2 January 2023. By initiating legal procee-
dings, they will demand legal enforcement to oblige real estate owners to make their 
properties sustainable. In view of the recent success of this approach, the value of 
office premises without an energy label C is under severe pressure. This could lead to 
an increase in the already existing selective demand for office space at prime locati-
ons.

The situation for office users is diverse. While commercial organizations are having 
difficulty with the premises issue with respect to technologically sustainable develop-
ments and the ‘war for talent’, government-related organizations, banks and insurers 
are facing issues with the space they have available. There is a different approach 
to office space in these two cases. Whereas commercial parties invest in order to 
change the current layout to meet the wishes of their employees, government-rela-
ted organizations, banks and insurers mostly keep their space as is for fear of losing 
employees or to save cost.

This last point also applies to organizations with large or very large offices that have 
still not yet decided on a hybrid workspace strategy. These organizations will take 
more time to adequately understand the impact of this on their organization through 
analysis of occupancy rates and their employees. This situation will continue for as 
long as there are still economic risks hanging over the market, with a limited take-up 
dynamic and stable supply. Existing leases will – other than at prime locations on 
favourable terms – be extended, while only a small amount of office space will be 
reappearing on the market. 

At the high-quality locations in the Netherlands, the dynamic in the office market will 
be driven by factors such as the ‘war for talent’. A new generation of employees is 
keen to work in a vibrant and lively urban environment. Businesses thus have different 
requirements for their offices in today’s still tight employment market. Other factors 
include rising energy costs and the minimum label C requirement. Office users will 
thus prefer sustainable office space. In combination, these factors mean there is keen 
competition for the best office space. In Amsterdam, the offices in the centre and at 
the Zuidas are preferred by intended users, while in the other G4 cities these offices 
are mainly at central locations close to railway stations. New supply that came onto 
the market during this year was mostly quickly filled at historically high rents. We 
expect rents at these specific locations to continue to rise.

1 https://nos.nl/artikel/2448908-helft-kantoorgebouwen-voldoet-niet-aan-energiezuinige-norm16
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RESIDENTIAL
Investors in residential real estate will have to prepare for changes to legislation and 
regulation, as well as the development of interest rates and much higher construction 
costs. Higher costs of funding can no longer be compensated for on the income side, 
as rent increases for properties up to a new middle segment will be regulated (up 
to a monthly rent of approximately EUR 1,000). Inflation will no longer be the main 
factor, as the average annual increase in wages with high inflation will be conside-
red instead. Developments, including new-build developments, will be more difficult 
to make worthwhile. Moreover, other aspects such as sustainability improvements, 
the possibility that municipalities will introduce an owner-occupancy requirement, 
changes to the Housing Evaluation System and the need to realize large quantities of 
social housing - for new-build - present significant challenges.

There will be a change of trend from previous years, in which the level of available 
supply ultimately determined transaction volume. The entire market will loosen up 
across the board in 2023, a development that could already be seen in 2022. There 
is a growing perception among investors that this may well be the time to dispose of 
properties that had previously been acquired on favourable conditions.

As a result, initial yields are rising on the condition that good returns are still offered 
for propositions with a low risk profile. This is mostly due to continuing investment 
pressure from mainly institutional investors. These investors are not (or less) reliant 
on external funding and also mostly have a long-term investment horizon, and are 
therefore able to operate in a way that is less driven by cyclical factors.

The fundamentals of the Dutch housing market are still good: the country is highly 
popular as a place to live and work, and this is an important driver behind relatively 
strong population growth. The geopolitical situation has not become more stable in 
recent years, and this is prompting huge flows of migration. This is observable not 
only outside Europe, increasing numbers of people within Europe are also moving 
to the Netherlands. The Netherlands is currently ‘winning’ in Europe due to these 
migration patterns, adding more than 100,000 residents net each year since 2015. 
In 2019, this influx amounted to 130,000, and in 2022 (to the end of Q3) there were 
191,000 new residents. Much more frequently than previously, this has involved highly 
educated professionals that mostly earn twice the average income. Based on a new 
estimate, the Bureau for Economic Policy Analysis recently stated that around 18.9 
million people will require housing in the Netherlands in 2035: a record. The shortage 
of housing will continue as a result of this strong population growth and the current 
issues in the housing market. 
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It is not surprising that the Dutch housing market has undergone turbulent develop-
ment in recent years. Rising mortgage rates and the differentiation of transfer tax 
seem to have had some effect, but whether this will affect demand for housing is still 
unclear. Rapid expansion of the housing stock has turned out to be difficult. Develo-
pers face much higher construction costs and less favourable financing conditions, 
while prospective homeowners are less inclined to take on the risk of double housing 
costs with rapidly increasing energy charges. At the same time, higher mortgage 
rates are not helpful for either future housing costs or borrowing capacity. We accor-
dingly expect the pressure on the housing market to increase. 

The focus of national and local government on easing the pressure on the housing 
market is largely on increasing subsidized housing with new-build properties, whe-
reas the bulk of demand is for owner-occupied and rental housing in the middle 
segment. The large supply of subsidized rental housing (33% of all homes) compa-
red to the limited supply of rental housing in the non-subsidized sector (7%) means 
that there is a huge difference in prices between these two sectors and many people 
looking for a home have no options. Subsidized rental housing is no longer accessi-
ble for middle-income earners, while the number of affordable rental homes in the 
non-subsidized sector is way below expectations since the review of the Housing Act 
in 2015. Increasing the supply of housing in the middle and non-subsidized sectors 
needs to encourage people to move up the housing ladder and would also be a cruci-
al link in the housing stock between subsidized rental accommodation and owner-oc-
cupied homes. With the government’s proposal to regulate rents in the middle sector 
and encourage owner occupation combined with a sizeable boost to the construc-
tion of subsidized housing, its housing market policy is not currently focused in this 
direction. We expect the housing market to continue to experience severe pressure in 
2023 as well.

Growth and contraction of the European population in 2015-2019 and forecast of the 
population in the Netherlands in 2035
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Dutch property investment market 
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Source: Cushman & Wakefield, 2022
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RETAIL
2022 initially saw a recovery in the investment market for retail real estate. It is now 
clear that transaction activity in this market has been reduced due to rising costs of 
funding, geopolitical instability, higher energy costs, higher employee expenses, a 
lack of qualified personnel, rising procurement costs and concerns about potential 
store revenues. Consumer purchasing power is restricted due to much higher fixed 
costs for mortgages, gas, water, electricity and convenience shopping.  

This is yet another challenge for the retail market, which had already suffered seve-
rely as a result of the pandemic. No other real estate segment has been so directly 
affected by the restrictions introduced to combat the virus. Travel restrictions, forced 
closures, social distancing and the mandatory wearing of face coverings caused a 
dramatic reduction in footfall and accelerated the trend to shopping online. Footfall 
has yet to recover, and visitor numbers that remain lower than pre-virus levels will 
have to be taken into account in 2023 . It is not clear at this point whether this re-
flects a permanent move to online shopping or has more to do with the historic decli-
ne in consumer purchasing power. Consumer spending patterns have been declining 
since the second half of 2022 both online and offline, due to much higher food and 
energy prices passed on to consumers.

Dutch property investment market 
Retail investment volume per segment (x million EUR)

Source: Cushman & Wakefield, 2022
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Investors in retail are expecting investment volume in 2023 to be lower than in pre-
vious years. Investors using external funding in particular are currently marking time. 
In a market driven by extremely low initial yields, this first of all benefited institutio-
nal investors and wealthy individuals, many of whom dominated their local market. 
But these investors have also become cautious in the justified expectation that initial 
yields will improve. There is a significant group of investors who are focusing on their 
acquisition strategy for 2023. The retail market needs to settle down again, in the 
sense that supply and demand need to find new price levels at which to meet. 

Although the investment volume of EUR 1.6 billion was up on the previous year, trans-
action activity is currently restricted by the relatively wide gap between bid and offer 
prices. It usually takes time for a new reality like this to be accepted. The transactions 
that are taking place are mostly ‘strategic’ in nature and oriented more towards the 
longer term. This includes top convenience-related retail real estate (both solitary su-
permarkets and shopping centres with a high concentration of both supermarket and 
convenience components), trophy assets that rarely come to the market, value-add 
driven retail real estate and premises let to financially powerful fast-food chains, in 
the knowledge that municipalities will grant few new permits for fast-food outlets.

Private investors were already dominant in the prime shopping areas in the Nether-
lands, and because they mostly finance their new investments with their own me-
ans, transaction activity will be less affected in the high street segment than in the 
convenience segment. The focus will be on the best parts of the prime shopping 
area, with the surrounding shopping streets being more amenable to transformation. 
Although institutional investors have mostly parted company with high street real 
estate, there would be interest here if solid, inner-city propositions come up that eit-
her include a residential element or residential units could be realized, or in the top 15 
cities at prime retail locations. Since neither foreign capital nor the Dutch banks had 
any significant role in this segment, higher interest rates will not directly affect the 
outlook for high quality inner-city retail real estate. The rise in interest rates is leading 
to renewed interest in the value-add segment of the retail market, as other real estate 
segments are seen as too expensive or too risky.
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Investors in retail have focused strongly on the convenience segment in past years, 
based on good fundability, stable cash flow and a low risk profile. Besides supermar-
kets, demand has been mainly for district and neighbourhood shopping centres with 
convenience stores and at least two supermarkets (ideally a full service combined 
with a discounter). The popularity of these small shopping centres has led to a sharp 
decline in available supply in recent years, creating a huge gap between supply and 
demand. But investors are now taking a more critical view. While good prices are still 
offered for the best investments, prospective buyers are no longer prepared to pay 
the asking price for sub-optimal real estate.

In the convenience market, we expect there to be fewer buyers looking for top-con-
venience investments in 2023. Since it is mostly fund managers and investors that are 
dropping out due to rising interest rates and tighter rules from the banks regarding 
sustainability, institutional investors are the best positioned since they are prepa-
red to accept very tight initial yields. As a result of the clear cooling of the housing 
market, interest in the out-of-town and large-scale retail segment has decreased 
proportionally. This segment had actually picked up in recent years due to the over-
heating in the housing market, which was made worse by the Covid crisis. Now that 
the housing market is rapidly cooling off, investors are taking a conservative view in 
this segment as well.

The sharp cost of living increase has reduced consumers’ ability to spend, while vir-
tually all the costs for retailers have risen. Purchasing power will return, as a result of 
government measures such as the energy price cap. Whether that means we will see 
crowded shopping streets again right away remains to be seen.  

This is partly because there are huge differences in the purchasing power calculati-
ons for each household. The average decline of 3.9% is unevenly distributed in the 
Dutch population, and this will also be the case for the recovery in purchasing power 
in 2023. It is no surprise that consumer confidence is at a historical low. The combi-
nation of high costs and the expected recession in the first quarter of 2023 has made 
consumers cautious when it comes to large purchases.

Retail sales shot out of the blocks from the beginning of 2022, with increases of 
14.8% and 10.8% respectively in January and February. From May 2022, sales then 
declined each month to levels below the same month in the previous year. ING’s Ken-
nisbureau (Knowledge Centre) expects retail sales to increase in 2022 by roughly the 
same percentage as in 2021 (4.5%), largely due to price increases. Retail sales will be 
lower year-on-year in 2023, as most of the purchases made in 2022 were the result of 
pent-up demand after the full re-opening.
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Despite the uncertain economic outlook, retailers are still looking for new physical 
retail space in desirable shopping streets. Portfolios are being optimized by means of 
relocation and consolidation. To cut costs, less profitable stores are being exchanged 
for stores at top locations in main shopping streets and there is interest in consolida-
tion in cities where there are multiple units (into one large unit of between 200 and 
500 m²). Partly as a result, already present retailers and new international retailers 
are opting for equivalent stores with similar floor space. This selective demand is 
keeping retail rents in these larger shopping cities relatively stable. 

The realization and finishing of these stores are hindered by a shortage of cash 
(capex), heavy pressure at contractors and shortages of construction materials. This 
means it takes on average nine months from completion of a lease to open a store, a 
historically long period in which rent still has to be paid without generating any reve-
nue.

It is also a big challenge for retailers to recruit suitable sales staff in today’s employ-
ment market. This not only slows the growth and opening of stores, leases are also 
more likely to be terminated because there is not enough staff available at the in-
tended locations.   

The shortages in the housing market are driving transformation in retail areas. The 
strong increase of house prices of around 20% has made it attractive to convert emp-
ty retail spaces into residential accommodation. Local government policy has also 
become more constructive, allowing designated use for either residential or retail, 
with the aim of keeping urban areas vibrant. This has led to a sharp decline in vacant 
retail space, which in September 2022 amounted to only 5.8% of total stock. This 
shows that there will be structurally less need for retail space in the longer term, but 
also that there are good alternative uses for the properties themselves.

Source: CBS, edit and forecast: Cushman & Wakefield V.O.F.

-15

-10

-5

0

5

10

15

20

2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024

Retail sales - Forecast 2023
vs. same month in previous year 

29



30



THE LOGISTICS & INDUSTRIAL MARKET
The continuing popularity of logistics real estate is shown by its large share of total 
investment volume (33%). As expected, 2022 ended with another historically high 
volume of investment of EUR 4.6 billion. Demand for logistics real estate is as strong 
as ever, despite the current tightness in the market and the limitations for new project 
developments due to the lack shortage of plots, construction materials and lack of 
administrative support.

Nonetheless, events such as the pandemic, the nitrogen crisis and war on the Eu-
ropean continent are bringing about changes in the market for logistics real estate. 
Whereas this segment initially benefited from the effects of the pandemic, the war 
in Ukraine has brought new challenges. The fight against inflation using interest-rate 
hikes is putting upward pressure on the desired initial yields for logistics real estate.

The market for commercial logistics space in the Netherlands is attractive from an 
international point of view due to its strong fundamentals. High occupancy rates and 
continuing strong demand for distribution hubs are ensuring robust rental growth. 
Furthermore, these distribution hubs are located close to high quality infrastructure 
towards the hinterland. Together with the Netherlands’ unique geographical position 
as the ‘Gateway to Europe’, this means that the Netherlands can continue to rely on 
interest from investors and users of logistics real estate.

As a result of the continued strong demand for high quality distribution space, inves-
tors have been prepared to accept ever lower initial yields in recent years. This has 
led to gross initial yields for core investments at logistics hot spots of around 3.25% 
with costs paid by the vendor being registered in 2022. This trend has reversed in 
recent months due to changes in the economy, with core investments at logistics hot 
spots currently being registered at gross initial yields of between 4.25% and 4.75% 
with costs paid by the vendor. While demand for logistics real estate has not declin-
ed and there is sufficient capital in the market, investors currently prefer certainty to 
uncertainty.

31



Consumer confidence, as measured monthly by Statistics Netherlands, stood at -59 in 
October and -57 in November. The continuing high confidence in the economic out-
look among producers in the Netherlands is thus all the more remarkable. While this 
is lower than in previous months, its level of +3 in November is still above the long-
term average of 1.1. Producers are more positive regarding expected production in the 
first months of 2023. A majority expect production to be higher, partly due to relati-
vely strong order books. But at the same time, a majority of producers are seeing an 
increase in inventory of finished product.

Source: CBS, edit Cushman&Wakefield
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Source: CBS, edit Cushman&Wakefield
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In 2023 therefore, users will be the central focus for investors. The attitude to purcha-
ses of land or new construction projects based on forward funding at risk is beco-
ming increasingly cautious. An additional impediment to new build is also coming 
from the cancellation of the construction exemption in the Nature Conservation Act 
as a result of the ruling by the Council of State in November 2022. Since the middle 
of last year, this exemption meant that obtaining construction permits was relatively 
straightforward as account no longer had to be taken of nitrogen emissions during 
the build. Now that the exemption apparently no longer meets the requirements of 
European environmental protection law, it is again the case that for each new-build 
project, a survey has to be made of the potential consequences for nitrogen emissi-
ons before a permit can be issued. This could lead to less new build and more pressu-
re on existing distribution centres in 2023.

In extension of the nitrogen issue, there is another trend appearing. Sustainability 
certification, as for instance by means of a BREEAM label, is becoming increasingly 
important in the market for commercial real estate due to growing interest from the 
user market. With a sustainability label and other features, investors expect to be able 
to achieve further increase in rents and discounts on finance rates. And specifically in 
the value-add segment, other fundamentals such as the lease term are also the sub-
ject of critical consideration. Lease terms of 15 or 10 years are still preferred for the 
long-term cash flow, but investors are increasingly also comfortable with contracts 
for five years. Tenant solvency, with risks reflected in the price, and location potential 
are also important. Last-mile locations around cities can rely on continued interest 
from investors. This market is still actively developing, so that investors can anticipate 
potential for rent increases, because there is still demand for commercial real estate 
despite the economic uncertainties. Around 4 million square metres of commercial 
real estate will have been taken into operation in the entire market for both industrial 
and commercial space in 2022. This is virtually the same as the volume in 2021. 

Prime rental levels logistics - hotspots
in EUR per sq.m per year, min/max past 10-yr. 

€ 45 

€ 55 

€ 65 

€ 75 

€ 85 

€ 95 

€ 105 

Amsterdam Schiphol Rotterdam The HagueUtrecht VenloTilburg Nijmegen Maastricht

2023 Min Max

34



So there have been no radical changes in take-up in the market for users of logis-
tics and industrial space. The pandemic has accelerated a slow structural trend and 
has meant that retailers, producers, shippers and logistics services providers have 
recognized the challenge to ensure supply, maintain inventory and dispatch orders 
in real time. The war on the European continent has intensified this already existing 
process. Issues with certainty of delivery, for example for sunflower oil, quickly arose 
after the invasion. These developments cause businesses to incorporate more storage 
in their delivery chains to ensure certainty of delivery. In both cases, this led to un-
precedented pressure on existing distribution hubs. Now that we have a sharp fall in 
purchasing power, the pressure on existing distribution hubs will only increase further. 
Consumers are buying fewer products, meaning that unsold inventory has to be sto-
red in distribution hubs that are already under pressure. In principle, this will lead to 
increased demand for storage space in 2023. As new-build developments are hinde-
red by higher interest rates and political regulatory pressure, rents will come under 
further upward pressure. 

Prime rental levels logistics - hotspots
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Appendix: forecast for initial yield per real estate segment by risk profile
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