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_ The Dutch economy looks well placed, with the vaccine rollout providing renewed hope. However, short-

term uncertainties remain and should not be underestimated. 

_ We expect Dutch real estate to outperform on a risk-adjusted basis as favourable long-term trends 

remain intact, particularly in the Randstad region. 

_ We see the Netherlands as a top pick for last hour logistics assets as well as a strong candidate for 

residential investments.  

 

The Dutch economy seems relatively well placed to withstand ongoing Covid-19 restrictions in the coming months, with 

light at the end of the tunnel thanks to the vaccine rollout. However, short-term uncertainties remain and should not be 

underestimated. We expect Dutch real estate to outperform on a risk-adjusted basis within a pan-European context over 

the next five years. The private rented residential and office sectors did not decline much in value throughout the 

pandemic and logistics assets saw a substantial increase in investor interest. At the same time, favourable long-term 

trends remain intact, particularly in the Randstad region. In addition, Dutch government bond yields are forecast to stay 

low, boosting the relative attractiveness of real estate. We see the Netherlands as a top pick for last hour logistics assets 

as well as a strong candidate for residential investments. 

Resilient economy and vaccines brighten horizon 

Despite severe restrictions due to the Covid-19 pandemic, Dutch government subsidies have been effective in protecting 

businesses and employees. While unemployment rose only slightly over the course of 2020, bankruptcies stood at a 

remarkable 20-year low. Data suggests the decline of the Dutch economy amounted to roughly 5.6% in the past year, 

more modest than the almost 7% average fall across the whole of the Eurozone.1 Growth is forecast to resume in 2021, 

although with the pandemic not yet under control, short-term downside risks remain. 

In the occupier markets, this ongoing uncertainty will likely lead many tenants to put their real estate strategies on hold 

for now. This should result in somewhat muted take-up for most sectors, at least in the first half of 2021. On the other 

hand, investment activity is expected to remain strong this year against the backdrop of investors’ lack of alternative 

opportunities and the Netherlands’ relative stability. In particular, we expect investors to favour core assets in the logistics 

 
1 DWS, January 2021 
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and residential sector, although office and retail transaction volumes also held up well in 2020 relative to other countries. 

Investor preferences are expected to cause a further polarisation between prime and secondary stock. 

Macroeconomic Outlook (% P.A) 

 

 

Sources: DWS, Oxford Economics, January 2021. F = Forecast. Forecasts are based on assumptions, estimates, views and hypothetical models or 
analyses, which might prove inaccurate or incorrect. Past performance is not indicative of future returns. 

Positive 2021 outlook on most sectors 

Our outlook for prime real estate in the Netherlands is for a positive period ahead compared to 2020. As in the past year, 

we believe that logistics should continue to be the top performing sector in the Netherlands, with a projected 10% rise in 

values this year, while we caution to look out for a rise in speculative developments. Online retailers and 3PLs are 

expected to lead the demand for space, as the shift to online spending is likely to accelerate further during the second 

lockdown period. 

We expect residential prices to gain slightly again after a largely flat 2020. Even though overall apartment rents have 

dropped somewhat, much of this can be attributed to the high-end segment, where a decrease in the number of incoming 

expats contributed to lower demand. Nevertheless, the demand overhang for residential in the Randstad region persists. 

Real estate transfer tax on residential real estate increased from 6% to 8% at the start of this year. This will likely impact 

valuations during the early part of 2021, although it is not yet clear how the cost increase will be allocated between buyers 

and sellers, leading to some pricing uncertainty. 

We also expect prime office values to recover moderately, having undergone a modest correction last year. Dutch office 

occupier markets have held firmer than elsewhere, with take-up volumes down by only 16% year-on-year, even though 

substantial subletting activity may have had a somewhat disguising effect. Vacancy rates in Amsterdam increased for 

the first time in six years, and a full development pipeline is underway.2 Yet, possible construction delays by the 

municipality and a diversified tenant mix provide support. Rotterdam, on the other hand, while less strong on the demand 

side, benefits from negative net completions thanks to demolitions or changes of use.  

The only sector where we expect continuing value declines this year is retail. Despite the already significant correction 

last year, we think prime shopping centre values still have some way to go, with a further decline of 15% this year. 

Long-term outperformance 

In the long term, we expect the Netherlands to outperform on a pan-European basis. The Randstad region maintains a 

strong demographic and economic outlook. Remote working also poses a lower threat to the office sector in the 

Netherlands, as the country already had the highest share of home working of any European country. Specifically, before 

the pandemic the share of employees working from home at least occasionally was 37% in the Netherlands, compared 

to just 13% in Germany.3 

 
2 JLL, January 2021 
3 Eurostat, 2020 
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With a relatively high yield spread over Dutch government bonds, the Netherlands is set to remain an attractive 

investment market. Currently, prime net office yields stand at 3.10%, representing a premium of more than 350 basis 

points over the local 10-year government bond.4 With bond yields expected to stay low for the foreseeable future,5 and 

a geographically diversified investor base looking for attractive returns, we think that yields have room to compress 

further. 

Top pick in logistics and strong in residential 

The Netherlands continues to be one of our European top picks for logistics. With the sector looking poised to benefit 

from an e-commerce push, we are most positive on urban logistics assets, while being more cautious on trade-linked, 

corridor and light industrial locations. In particular, we see the best opportunities in last hour logistics within the densely 

populated, multi-nodal Randstad region. Assets here should gain from an increasing presence of e-commerce, 3PL and 

parcel delivery occupiers. 

Prime Total Return (% P.A., 2021-25F) 

 

 

Source: DWS, January 2021. F = Forecast. There is no guarantee the forecasts shown will materialise. Forecasts are based on assumptions, estimates, 
views and hypothetical models or analyses, which might prove inaccurate or incorrect. Forecasts are not reliable indicators of future returns. 

 

We also maintain our favourable outlook on Dutch residential assets. The sector continues to be supported by a 

combination of strong population growth in the Randstad area, a persistent mismatch between supply and demand, and 

ongoing market liberalisation. We tend to favour the more affordable end of the market, given a slight yield premium, 

stable income throughout the cycle and potentially greater resilience to regulatory changes. Further, the experience of 

lockdowns and the increase in remote working has begun to leave its mark on residential preferences, with more focus 

on larger apartments with a balcony or garden. 

 
4 PMA, Macrobond, January 2021 
5 DWS, Oxford Economics, December 2020 
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Important Information 

The brand DWS represents DWS Group GmbH & Co. KGaA and any of its subsidiaries, such as DWS Distributors, 
Inc., which offers investment products, or DWS Investment Management Americas, Inc. and RREEF America 
L.L.C., which offer advisory services. 
 

This material was prepared without regard to the specific objectives, financial situation or needs of any particular person 
who may receive it. It is intended for informational purposes only. It does not constitute investment advice, a 
recommendation, an offer, solicitation, the basis for any contract to purchase or sell any security or other instrument, or 
for DWS or its affiliates to enter into or arrange any type of transaction as a consequence of any information contained 
herein. Neither DWS nor any of its affiliates gives any warranty as to the accuracy, reliability or completeness of 
information which is contained in this document. Except insofar as liability under any statute cannot be excluded, no 
member of the DWS, the Issuer or any office, employee or associate of them accepts any liability (whether arising in 
contract, in tort or negligence or otherwise) for any error or omission in this document or for any resulting loss or damage 
whether direct, indirect, consequential or otherwise suffered by the recipient of this document or any other person. 
 
The views expressed in this document constitute DWS Group’s judgment at the time of issue and are subject to change. 
This document is only for professional investors. This document was prepared without regard to the specific objectives, 
financial situation or needs of any particular person who may receive it. No further distribution is allowed without prior 
written consent of the Issuer. 
 
Investments are subject to risk, including market fluctuations, regulatory change, possible delays in repayment and loss 
of income and principal invested. The value of investments can fall as well as rise and you might not get back the amount 
originally invested at any point in time. 
 
Investment in real estate may be or become nonperforming after acquisition for a wide variety of reasons. Non-performing 
real estate investment may require substantial workout negotiations and/ or restructuring. Environmental liabilities may 
pose a risk such that the owner or operator of real property may become liable for the costs of removal or remediation of 
certain hazardous substances released on, about, under, or in its property. Additionally, to the extent real estate 
investments are made in foreign countries, such countries may prove to be politically or economically unstable. Finally, 
exposure to fluctuations in currency exchange rates may affect the value of a real estate investment. 
 
Investments in Real Estate are subject to various risks, including but not limited to the following: 
 
_ Adverse changes in economic conditions including changes in the financial conditions of tenants, buyer and sellers, 

changes in the availability of debt financing, changes in interest rates, real estate tax rates and other operating 
expenses; 

_ Adverse changes in law and regulation including environmental laws and regulations, zoning laws and other 
governmental rules and fiscal policies; 

_ Environmental claims arising in respect of real estate acquired with undisclosed or unknown environmental problems 
or as to which inadequate reserves have been established; 

_ Changes in the relative popularity of property types and locations; 
_ Risks and operating problems arising out of the presence of certain construction materials; and 
_ Currency / exchange rate risks where the investments are denominated in a currency other than the investor’s home 

currency. 
 
An investment in real estate involves a high degree of risk, including possible loss of principal amount invested, and is 
suitable only for sophisticated investors who can bear such losses. The value of shares/ units and their derived income 
may fall or rise. 
 
War, terrorism, economic uncertainty, trade disputes, public health crises (including the recent pandemic spread of the 
novel coronavirus) and related geopolitical events could lead to increased market volatility, disruption to US and world 
economies and markets and may have significant adverse effects on the global real estate markets. 
 
This marketing communication is intended for professional clients only. 
 

DWS is the brand name of DWS Group GmbH & Co. KGaA and its subsidiaries under which they operate their business 
activities. The respective legal entities offering products or services under the DWS brand are specified in the respective 
contracts, sales materials and other product information documents. DWS, through DWS Group GmbH & Co. KGaA, its 
affiliated companies and its officers and employees (collectively “DWS”) are communicating this document in good faith 
and on the following basis. 
 
This document has been prepared without consideration of the investment needs, objectives or financial circumstances 
of any investor. Before making an investment decision, investors need to consider, with or without the assistance of an 
investment adviser, whether the investments and strategies described or provided by DWS Group, are appropriate, in 
light of their particular investment needs, objectives and financial circumstances. Furthermore, this document is for 
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information/discussion purposes only and does not constitute an offer, recommendation or solicitation to conclude a 
transaction and should not be treated as giving investment advice. 
 
The document was not produced, reviewed or edited by any research department within DWS and is not investment 
research. Therefore, laws and regulations relating to investment research do not apply to it. Any opinions expressed 
herein may differ from the opinions expressed by other legal entities of DWS or their departments including research 
departments. 
The information contained in this document does not constitute a financial analysis but qualifies as marketing 
communication. This marketing communication is neither subject to all legal provisions ensuring the impartiality of 
financial analysis nor to any prohibition on trading prior to the publication of financial analyses. 
 
This document contains forward looking statements. Forward looking statements include, but are not limited to 
assumptions, estimates, projections, opinions, models and hypothetical performance analysis. The forward looking 
statements expressed constitute the author‘s judgment as of the date of this document. Forward looking statements 
involve significant elements of subjective judgments and analyses and changes thereto and/ or consideration of different 
or additional factors could have a material impact on the results indicated. Therefore, actual results may vary, perhaps 
materially, from the results contained herein. No representation or warranty is made by DWS as to the reasonableness 
or completeness of such forward looking statements or to any other financial information contained in this document. 
Past performance is not guarantee of future results. 
 
We have gathered the information contained in this document from sources we believe to be reliable; but we do not 
guarantee the accuracy, completeness or fairness of such information. All third party data are copyrighted by and 
proprietary to the provider. DWS has no obligation to update, modify or amend this document or to otherwise notify the 
recipient in the event that any matter stated herein, or any opinion, projection, forecast or estimate set forth herein, 
changes or subsequently becomes inaccurate. 
 
Investments are subject to various risks, including market fluctuations, regulatory change, possible delays in repayment 
and loss of income and principal invested. The value of investments can fall as well as rise and you might not get back 
the amount originally invested at any point in time. Furthermore, substantial fluctuations of the value of any investment 
are possible even over short periods of time. The terms of any investment will be exclusively subject to the detailed 
provisions, including risk considerations, contained in the offering documents. When making an investment decision, you 
should rely on the final documentation relating to any transaction. 
 
No liability for any error or omission is accepted by DWS. Opinions and estimates may be changed without notice and 
involve a number of assumptions which may not prove valid. DWS or persons associated with it may (i) maintain a long 
or short position in securities referred to herein, or in related futures or options, and (ii) purchase or sell, make a market 
in, or engage in any other transaction involving such securities, and earn brokerage or other compensation. 
 
DWS does not give taxation or legal advice. Prospective investors should seek advice from their own taxation agents 
and lawyers regarding the tax consequences on the purchase, ownership, disposal, redemption or transfer of the 
investments and strategies suggested by DWS. The relevant tax laws or regulations of the tax authorities may change 
at any time. DWS is not responsible for and has no obligation with respect to any tax implications on the investment 
suggested. 
This document may not be reproduced or circulated without DWS written authority. The manner of circulation and 
distribution of this document may be restricted by law or regulation in certain countries, including the United States. 
This document is not directed to, or intended for distribution to or use by, any person or entity who is a citizen or resident 
of or located in any locality, state, country or other jurisdiction, including the United States, where such distribution, 
publication, availability or use would be contrary to law or regulation or which would subject DWS to any registration or 
licensing requirement within such jurisdiction not currently met within such jurisdiction. Persons into whose possession 
this document may come are required to inform themselves of, and to observe, such restrictions. 
© 2021 DWS International GmbH 
 
Issued in the UK by DWS Investments UK Limited which is authorised and regulated by the Financial Conduct Authority 
(Reference number 429806). 
© 2021 DWS Investments UK Limited 
 
In Hong Kong, this document is issued by DWS Investments Hong Kong Limited and the content of this document has 
not been reviewed by the Securities and Futures Commission. 
© 2021 DWS Investments Hong Kong Limited 
 
In Singapore, this document is issued by DWS Investments Singapore Limited and the content of this document has not 
been reviewed by the Monetary Authority of Singapore. 
© 2021 DWS Investments Singapore Limited 
 
In Australia, this document is issued by DWS Investments Australia Limited (ABN: 52 074 599 401) (AFSL 499640) and 
the content of this document has not been reviewed by the Australian Securities Investment Commission. 
© 2021 DWS Investments Australia Limited 
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For investors in Bermuda: This is not an offering of securities or interests in any product. Such securities may be offered 
or sold in Bermuda only in compliance with the provisions of the Investment Business Act of 2003 of Bermuda which 
regulates the sale of securities in Bermuda. Additionally, non-Bermudian persons (including companies) may not carry 
on or engage in any trade or business in Bermuda unless such persons are permitted to do so under applicable Bermuda 
legislation. 
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