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The senior living and healthcare investment market
The relative merits, shortcomings and opportunities in the EMEA healthcare 
investment market have been under the microscope more than ever in the COVID-19 
era. This has coincided with a raft of news on deals, funding and platform investment 
into the sector reported as of late –  Kingstone Real Estate launched their new 
healthcare investment arm in April, with a focus on Germany; Octopus Real Estate, 
the specialist UK healthcare real estate lender and investor has expanded its fund 
management team; Icade’s European healthcare property arm expanded in Italy with 
a €51 million portfolio  while French asset manager Primonial REIM acquired their 
first day-care portfolio in the Netherlands for €12.8 million – this was on behalf of 
their pan-European health and educational facilities fund, SCPI Primovie.  

Key Trends

A growth market
Although the uptick in the nursing/care home component of transactions picked 
up pace recently, representing a reversal of the historic trend, we believe the 
market will revert back towards greater growth in the development and trading of 
senior housing.  2020 has placed nursing and care homes under extreme 
operational pressure, highlighting a need for greater investment. Yet while care/
nursing home demands are likely to grow as populations age, populations are 
living healthier and longer lives those aged 65+ want to be independent for longer, 
and with more choice.  

Fig.1 - Senior Living: European Investment Volumes

Fig. 2 - Senior Living Demand: The Expanding 65+ Population Cohort

Demographic aging
The eight major European countries surveyed in detail in this report are projected 
to see the 65+ population expand by a collective 21.7 million, from 2020 to 2035. 
On average, this will see the 65+ population account for 25% of the national 
population. This is creating a very significant market force to be catered for, 
particularly as they are accompanied by high levels of wealth. This is driving 
demand for greater choice, spurring various forms of senior living types and 
options across all geographies - including assisted living, extra care facilities and 
retirement care villages/communities.
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This has combined to lift the volume of investment into the Senior Living sector in 
Europe, both year-on-year, and as a percentage of all European investment volumes to 
3.6% in Q1 2021. This represents a big increase on the five-year average of 2.3% in the 
years up to and including 2020. Although these reported volumes by Real Capital 
Analytics (RCA) are relatively low, at around €7 billion annually,  we believe investment 
into the sector, including the broader healthcare sector in mush higher. It is very 
opaque, with European countries operating a myriad of public/private provision models.

What is interesting is that although senior living investment has been dominated by 
the provision of primarily housing since the start of 2010, the nursing/care homes 
component of senior living accounted for almost two thirds of healthcare 
investment activity in 2020. 

Source: OxfordEconomics

Source: Real Capital Analytics
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Although investment demand for traditional healthcare care is lower, the sector 
also benefits from strong growth drivers. In most countries, there has been a 
declining level of national healthcare provision over the last decade, with the 
private profit and not-for-profit operators making up the shortfall.  Only in the UK, 
Poland and Denmark are the vast majority of (if not all) hospital beds provided for 
by the state.  In Germany, France, Spain and Italy this rate drops to around 60% on 
average and various investors and operators from these nations are clearly 
spreading their sphere of influence across the continent. In the Netherlands, all 
beds are provided by not-for-profit operators, so it is of limited surprise to see the 
Netherlands top the charts in terms of real estate healthcare investment per capita.

Fig. 3 - National Supply vs Demand: Hospital Beds vs at Risk Health Status Fig. 4 - UK Risk vs Return 2015-2020, by sector
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Summary
Overall, the attractive, longer-term risk vs reward characteristics of the healthcare 
sector in the UK highlight the attractiveness of the sector to investors. Given the need 
of the state to induce greater levels of private sector involvement to support growing 
demand for a variety of healthcare and senior living services and assets, investment 
volumes will surely expand across Europe. Although national healthcare funding 
structures and regimes can certainly complicate the ability of the market to function 
transparently, there is a clear lack of supply of quality assets, and their limited 
volume points to further development as a clear route to market. The fact that the 
relatively advanced UK market boasts only 2.5% of stock for senior living, compared 
to 6% in the US and Australian markets, underpins the very strong expansion story of 
low supply and growing demand. 

21%
Senior 
Living

8%
Primary 
Healthcare

2%
Secondary 
Healthcare

Source: Colliers Global Investor Survey, Jan 2021

Senior living vs healthcare
A review of investor intentions in our Global Investor Survey highlights the fact that 
there is greater investor interest in senior living assets than in traditional primary or 
secondary healthcare – 21%, compared to 8% and 2% respectively.

• Typically includes GPs 
(general practitioners), 
opticians, dentists & 
community pharmacists

• Hospitals and community 
care, ‘in-patient’ facilities. 

• Care/nursing homes

• Assisted living communities

• Sheltered (elderly) housing

• In-home care/hybrid care

• Independent living, own 
home or living with family
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Country Denmark France Germany Italy Netherlands Poland Spain United Kingdom

Population 2020 5,838,000 67,206,000 83,190,000 60,172,000 17,367,000 37,918,000 47,077,000 67,206,000

65+ Population in 2020 1,177,000 13,948,000 18,041,000 14,021,000 3,479,000 7,105,000 9,249,876 13,948,000

65+ Population in 2035 1,466,000 17,441,000 23,346,000 16,336,000 4,711,000 8,751,000 12,924,000 17,683,000

65+ Population Growth 289 000 3 493 000 5 305 000 2 315 000 1 232 000 1 646 000 3 674 124 3 735 000

65+ Population in 2020 20% 21% 22% 23% 20% 19% 20% 14%

65+ Population in 2035 24% 26% 26% 28% 27% 24% 28% 18%

Public Provision of Hospital/Care Beds 94% 62% 41% 67% 0% (all NFP) 100% 68% 100%

Consumer spend on healthcare - 2020 
(LCU mln) 58,009 86,906 148,828 59,457 18,753 135,310 49,813 35,556

Consumer spend on healthcare - 2035 
(LCU mln) 89,572 142,660 232,187 77,724 28,030 246,137 75,889 62,947

Consumer spend on healthcare - 2020 
(% consumer spending) 2.9% 4.0% 5.0% 3.0% 3.0% 5.8% 4.1% 1.7%

Consumer spend on healthcare - 2035 
(% consumer spending) 3.4% 5.0% 6.0% 4.0% 4.0% 7.5% 4.8% 2.1%

Senior Living - Yields 4.75% 4.25% - 5.00% 4.10% - 4.25% n/a 4.50% - 5.25% n/a 4.50% - 4.70% 5.20%

Senior Housing Investment Volumes % 
since 2010 (EUR mn) 51% 95% 67% 26% 83% n/a 56% 59%

Nursing Care Investment Volumes % 51% 5% 33% 74% 17% n/a 44% 41%

Senior Living Investment Volumes - 
annual average (EUR mn) 85 4,443 10,862 1,735 4,622 n/a 1,031 13,348

Senior Living Investment 
Volumes/per Capita (EUR) 1.46 6.61 13.06 2.88 26.61 n/a 2.19 19.86

Source: Eurostat/Oxford Economics/Real Capital Analytics/Various 

Key National Healthcare Facts & Figures
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Population age profile

Consumer spending on health goods 
and services (Krone m)

Hospital beds per 100,000 inhabitants

Investment volumes in €m by 
property type, Denmark

Key macroeconomic indicators

Healthcare investment activity: past 24 months

Denmark

The investment market for the trading of 
healthcare real estate assets in Denmark is 
relatively thin. Most healthcare services are 
provided by the public sector, hence 
municipalities and government agencies own the 
majority of healthcare real estate.

However, new legislation was executed for the 
assisted living segment in 2015 allowing private 
companies to enter the market on more flexible 
terms. Although the market is still at an early 
stage and transactions have been limited in the 
past, investor interest is growing. We anticipate 
this will be a growth sector in Denmark for years 
to come, supported by the expansion of  the 
population aged over 80.

Demographics/population
The Danish population is aging. In particular, the share of the 
population aged 80 and above is expected to rise from 5% in 
2020 to 10% in 2050. This is the age group with the largest 
health-related expenses per capita. As the Danish public health 
care system is predominantly financed through income tax, the 
aging population poses a challenge for the long-term fiscal 
position of the country. However, since 2006, the Danish 
retirement age has been indexed such that increases in life 
expectancy of the population trigger gradual increases in the 
retirement age to ensure long-term fiscal sustainability.

Healthcare capacity
In the period 2010-2018, the number of hospital beds per 
100,000 inhabitants decreased from 350 to 243. The large 
majority (94%) of Danish hospital beds are publicly owned, and 
public hospitals have been required to increase productivity by 
2% per year over this period. Thus, the decreased number of 
hospital beds per capita has been counter-balanced by improved 
efficiency, shorter hospitalisations and increased use of 
outpatient treatments.

Consumer spending on healthcare
Treatments from general practitioners and treatments in the 
hospital sector are available free of charge in Denmark. Other 
health-related expenses such as medicine and dental care 
involve user charges. Consumer spending on healthcare goods 
and services is projected to increase in the future – both in terms 
of the absolute amount and relative to total consumer spending. 
Although the spending on healthcare goods and services – 
particularly the spending on outpatient services (largely dental 
care) – dropped during 2020, we believe this is a one-off as  
people chose to/had to postpone outpatient treatments during 
the COVID-19 lockdown. Looking forward the proportion of  
consumer spending on healthcare goods and services is 
expected to rise from 2.9% in 2020, to 3.4% in 2035. 

Investment activity
The most active players in the market are Northern Horizon, 
NREP, and Danish pension funds. NREP has been particularly 
active in buying up land plots with the intention of developing 
new assisted living facilities. They often have a signed lease 
agreement with a professional operator in place before initiating 
the development scheme. Moreover, some of the Danish 
pension funds (AP Pension, PensionDanmark, PFA) are setting up 
joint ventures with operators and are contemplating buying land 
and developing assisted living homes. Foreign investors such as 
Europa Capital and Ailon are also showing interest as they know 
the market from other Nordic countries (e.g. Sweden).
In August 2020, Northern Horizon acquired Lærkebo assisted 
living home In Frederikssund at a price of DKK 184m and a yield 
of 4.75%. The seller was the developer SPD. The tenant is the 
Swedish operator Attendo.
As mentioned, transactional activity is scarce. However, our 
assessment is that yields are contracting in the market. 
Depending on location, lease length, rent level etc., we assess 
that yields are around 4.00-4.50% in the Greater Copenhagen 
area. In central Copenhagen, yields might be 25-50 bps lower.

2019 2020 2021 2022 2023

GDP y/y % 
change 2.8 -4.2 0.6 4.6 2.7

Government 
debt (% of GDP) 33.3 36.9 39.5 38.7 37.4

Unemployment 
rate in % 3.7 4.7 4.7 4.1 3.9

Population in 
million 5.8 5.8 5.9 5.9 5.9

Population 
growth in % 0.4 0.3 0.4 0.5 0.5

Poulation above 
65 (share of total 
population)

19.7 20.0 20.2 20.5 20.7

Age dependency 
ratio 56.6 57.1 57.5 58.0 58.4

Buyer Acq (€m) # Props

Northern Horizon  33 1

2E Ejendomme  6 1

x x x

x x x

x x x

Seller Disp (€m) # Props

Scandinavian Prop Dev  33 1

Wagner Ejendomme ApS 6 1

x x x

x x x

x x x
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Population age profile

Consumer spending on health goods 
and services (€m)

Hospital beds per 100,000 inhabitants

Investment volumes in €m by 
property type, France

Key macroeconomic indicators

France

The aging of the French population means that 
there is an increased need for structures and care 
staff to support the elderly, such as senior 
residences and nursing homes. The extent to 
which elderly people living in nursing homes were 
very much affected by the COVID-19 health crisis, 
has simply underpinned the requirement and 
demand for greater investment into the sector. 

BY 2030, there will be more people aged 65 and 
above than those aged under 20 in France, 
marking a significant shift in long-term 
demographic projections that will add to the 
growing dependency ratio and place higher 
demands on existing healthcare and assisted 
living infrastructure.

Demographics/population
Like many other developed countries, France has an aging 
population. While in 2000, people aged 65 and over represented 
16% of the total population (9.8 million people in absolute terms), 
this share rose to 21% (14 million people) in 2020 and is expected 
to reach 24% (16.5 million people) in 2030, at which point 8% of 
the French population will be aged 80 and above. 

Healthcare capacity
The number of hospital beds per 100.000 capita has decreased 
over the last decade, while demand increased, particularly 
during the start of the pandemic in 2020. In the middle of 2020, 
the French health Minister announced the creation of 4,000 
additional beds.
The French hospital system is characterised by the coexistence 
of public and private health care institutions. The public sector 
accounts for 62% of beds and the private sector 38%. Among the 
private establishments, a distinction is made between non-profit 
establishments (700 establishments with approximately 58,500 
beds) and for-profit establishments (1,050 establishments with 
approximately 98,522 beds).
Expenditure on long-term care for the elderly has risen by 
more than 50% in 10 years, from EUR 7.5 billion in 2008 to 
EUR 11.3 billion in 2018.

Consumer spending on healthcare
In 2019, the consumption of medical care and goods was 
estimated at EUR 208 billion. Social security finances 78.2% of 
this expenditure, and complementary organisations (mutual 
insurance companies, insurance companies and provident 
institutions) 13.4%. The share borne by households continues to 
fall, reaching 6.9% in 2019. This means France is the OECD 
country where households are the least financially burdened by 
personal health spending. France spends a total of 11.3% of its 
national wealth on health, 1.4 percentage points more than the 
EU average. This rate is expected to reach 13% in 2030. 
Consumer spending on healthcare goods and services has 
increased consistently over the past two decades. In 2000, only 
3% of all consumer spending targeted healthcare goods and 
services, but this share is expected to increase to 5% by 2035. In 
absolute term, spending will have more than doubled from €29 
billion in 2000 to €71 billion in 2035.

Investment activity
The healthcare real estate market is an attractive asset class for 
investors, driven by underlying trends and perennial demand: 
demographic changes and improved healthcare. This 
attractiveness has been reinforced by the health crisis, although 
the the size of the market is constrained by limited trading of 
assets. This asset class attracts both international and French 
investors. Among the latter, Primonial Reim is the market leader 
with a pan-European strategy.
Depending on the type of asset, prime yields range from 4.25 
to 5%.

2019 2020 2021 2022 2023

GDP y/y % 
change 1.5 -8.3 5.0 4.8 2.9

Government 
debt (% of GDP) 98.1 120.6 123.3 122.4 121.9

Unemployment 
rate in % 8.1 8.0 9.6 9.3 8.4

Population in 
million 67.1 67.3 67.4 67.6 67.8

Population 
growth in % 0.2 0.2 0.2 0.2 0.3

Poulation above 
65 (share of total 
population)

20.3 20.6 20.9 21.3 21.6

Age dependency 
ratio 61.8 62.3 62.7 63.2 63.6

Buyer Acq (€m) # Props

PFA - Mere til Dig  171 18

SCPI Primovie  94 3

Primonial REIM  88 6

Caisse des Depots  81 8

123 IM  79 4

Seller Disp (€m) # Props

Caisse des Depots  86 4

Vinci Immobilier  79 4

Swiss Life AM  72 2

Eiffage Group  71 4

Realites  65 5
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Population age profile

Consumer spending on health goods 
and services (€m)

Hospital beds per 100,000 inhabitants

Investment volumes in €m, Germany

Key macroeconomic indicators

Germany

Germany is home to one of the world’s oldest 
populations, with more than a fifth of the 
population aged 65 and above. As Germany’s 
aging population continues to expand over the 
medium and longer term, this will lead to a 
growing demand for care homes and senior 
living facilities.

When it comes to infrastructure Germany has 
one of the highest number of hospital beds per 
1,000 population rates at around 800, but the 
current and projected shortage of skilled 
workers in the healthcare sector are, and will, 
continue to be a threat.

At present, all eyes are on progression of the 
vaccine roll-out to drive the rebound of the 
economy.  

Demographics/population
Demographic change is no longer a topic for the future. It is 
already well advanced in Germany. The age structure has 
changed continuously and structurally over the past decades. As 
of today, over a fifth of the German population are aged 65 or 
above. This share is estimated to rise up to 26% in 2030 and to 
almost a third in 2040. Hence, demand for care services will rise 
accordingly. More than 4.4 million people are projected to be in 
in need of care by 2030, rising to 4.8 million by 2040.

Healthcare capacity
The number of hospital beds per capita has been relatively 
stable over the past decade, although a slight downwards trend 
is evident. Prior to the pandemic, Germany was often criticised 
for its relatively high number of hospital beds and there was 
political pressure to reduce the bed count in order to reduce 
costs. However, the pandemic changed the public opinion.  
Unlike other countries, Germany’s healthcare system has not 
exceeded its capacity limit during the pandemic. The different 
types of ownership are relatively balanced, even though the 
share of public ownership declined slightly in recent years.

Consumer spending on healthcare
Spending on healthcare goods and services accounted for 
around 5% of total consumer spending over the past decade. In 
2020 it dropped under 5% for the first time since 2009. At first 
sight it might seem counter-intuitive, because of the outbreak of 
COVID-19. However, testing and hospital stays were largely paid 
for by the government and did therefore not occur any cost to 
individuals. Because the population carefully and cautiously 
followed government restrictions during lockdown periods, 
seasonal diseases like the flu were well contained. Additionally, 
in the first half of 2020 medical capacity was exclusively used to 
tackle COVID-19. In the coming years, a higher share of 
consumer spending on healthcare is expected, taking into 
account the aging population.

Investment activity
Despite the pandemic, transaction volumes were very high in 
2020, although they did not surpass the record-high level of 
2016. Nursing care assets are the most traded properties. 
Despite a small drop in 2017, volumes constantly topped the €2 
billion mark over the past five years. Fluctuations are caused by 
portfolio deals which are only occasionally available for sale. Due 
to limited investment opportunities we expect transaction 
volumes of below €2 billion in 2021. This relatively scarce supply 
against a backdrop of expanding surplus demand is causing 
further yield compression.
The market is dominated by domestic investors, who are 
responsible for slightly over half of all activity by value. The other 
half of the market is occupied by European investors, mainly 
from France and the Benelux nations.

2019 2020 2021 2022 2023

GDP y/y % 
change 0.6 -5.3 3.6 4.7 1.6

Government 
debt (% of GDP) 59.5 72.2 73.2 68.7 66.0

Unemployment 
rate in % 5.0 5.9 6.0 5.4 5.2

Population in 
million 83.1 83.2 83.3 83.4 83.4

Population 
growth in % 0.2 0.1 0.1 0.1 0.1

Poulation above 
65 (share of total 
population)

21.7 21.9 22.1 22.4 22.7

Age dependency 
ratio 54.7 55.5 56.3 57.2 58.1

Buyer Acq (€m) # Props

Caisse des Depots  411 28

AviaRent Capital Management  321 21

Threestones Capital  284 25

SCPI Primovie  275 28

Patrizia  268 13

Seller Disp (€m) # Props

MK-Kliniken AG  266 19

Orpea  180 11

Senioren-Wohnen Holding  140 7

Hochster Pensionskasse  133 4

EQT  130 20
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Population age profile

Consumer spending on health goods 
and services (€m)

Hospital beds per 100,000 inhabitants

Investment volumes in €m by 
property type, Italy

Key macroeconomic indicators

Italy

The COVID-19 vaccine campaign in Italy, as in 
other European countries, has highlighted the 
need for greater investment into healthcare 
infrastructure in Italy. 

With current healthcare demands rising, and a 
further (potential) increase in healthcare 
requirements to come, there does not seem to 
be enough existing supply, either private or 
public, to match these needs. The Residential 
Care Home (RCH) segment is one where the 
public sector is investing less and less - despite 
sociodemographic statistics showing that the 
need will increase more and more - leaving a 
significant margin of action for private capital to 
engage in going forwards.

Demographics/population
Italy’s demographic profile is characterised by one of the largest 
shares of people above the age of 65 in Europe, while also 
having the highest life expectancy and one of the lower fertility 
rates. In 2020, deaths reached a record peace time level of more 
than 700,000, due to COVID-19. The decline in the population 
accelerated as immigration is not replacing the “lost” population. 
Italy’s population is forecast to continue shrinking over the next 
few years.

Healthcare capacity
The number of healthcare centres, and thus beds, has fallen in 
recent years, due to the rationalisation of national healthcare 
expenditure and the introduction of regional recovery plans. The 
pandemic has underlined the necessity for more investment in 
the healthcare system that could take place in the coming years, 
starting from the Next Generation EU funds.

Consumer spending on healthcare
The characteristics of the aging process affecting the Italian 
population translates into a growing ‘health-care need’. 
More specifically, the burden of disease is growing and is 
taking the form of an increase in chronic disease, a rise in the 
lack of self-sufficiency and the proliferation of people with 
functional limitations.  Although around 3% of consumer 
spending goes towards healthcare, this is set to rise to 4% by 
2035. It will need to, in order to counteract the current lack of 
spending by government.

Investment activity
Before COVID-19, investors primarily targeted health facilities 
such as private clinics and nursing homes. This focus was 
largely driven by the aging population. However, the amount of 
capital invested in 2020 was the lowest in the past six years. 
This figure reflects the main problem facing investors, namely 
the scarcity of existing product. Therefore, sometimes it is 
necessary to be able to build operations through a process of 
sale-leaseback deals.
Another path followed by investors is to work closely with 
healthcare professionals in the development of their facilities. 
This allows the creation of winning partnerships as the operator 
takes care of the business, leaving the investor to manage the 
real estate part. This type of transaction is often carried out by 
French investors who seek to replicate a practice already applied 
in France on Italian soil.

2019 2020 2021 2022 2023

GDP y/y % 
change 0.3 -8.8 4.5 4.4 1.7

Government 
debt (% of GDP) 134.7 157.6 159.7 156.2 154.9

Unemployment 
rate in % 9.9 9.1 10.0 9.9 9.3

Population in 
million 60.3 60.2 60.0 59.9 59.8

Population 
growth in % -0.2 -0.2 -0.2 -0.2 -0.2

Poulation above 
65 (share of total 
population)

23.0 23.3 23.6 23.9 24.2

Age dependency 
ratio 56.4 56.6 56.8 57.1 57.4

Buyer Acq (€m) # Props

Caisse des Depots  277 17

Primonial REIM  134 15

SCPI Primovie  110 6

Threestones Capital  50 4

Fonciere Siscare  46 2

Seller Disp (€m) # Props

Numeria SGR  222 13

Batipart  130 7

Mittel RE Sgr SpA  120 14

KOS Partners  35 3

Fidesimm Srl  30 1
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Population age profile

Consumer spending on health goods 
and services (€m)

Hospital beds per 100,000 inhabitants

Investment volumes in €m by 
property type, Netherlands

Key macroeconomic indicators

Netherlands

In the Netherlands, there is a major challenge 
when it comes to housing for the elderly. At 
present, it is a task that is not being met, as 
there is limited implementation of new supply 
and infrastructure from a financial perspective, 
and in terms of the lack of labour. 

From a consumer demand and choice 
perspective, questions are being asked about the 
balance of provision of healthcare and senior 
living facilities. Are many nursing home places 
actually what is needed/desirable, given that 
there is a preference for the elderly to live more 
independently for as long as possible? Even with 
growing levels of cognitive and somatic 
deterioration through the aging process, there 
appears to be a larger market for assisted and 
independent living. Efforts to provide more 
suitable homes for the elderly are therefore 
necessary to meet this demand.

Demographics/population
As in many other developed countries, the Netherlands has an 
aging population. While in the year 2000, people aged 65 and 
above accounted for 14% of the total population (or 2.16m 
people in absolute terms), this share rose to 20% (3.47m people) 
in 2020 and is expected to reach 25% (4.3m people) in 2030. The 
Dutch demographic projections highlight the growing need for 
healthcare facilities, especially retirement homes.

Healthcare capacity
The number of hospital beds has been declining in the 
Netherlands for some time now. In the past COVID-19 year we 
have felt the disastrous consequences of this. Nevertheless, this 
decline was deliberately set in order to keep healthcare 
affordable. The central government is consciously making efforts 
to deploy hospital capacity for acute care. This creates a new 
phenomenon in the Netherlands where people are too healthy 
for the hospital yet not healthy enough to return home.
This phenomenon in combination with the increase in the 
number of elderly people creates a growing demand for 
recovery care, care hotels and rehabilitation care in the 
Netherlands. In addition, there is still a growing demand for 
senior living, because our current care system is designed to 
allow the elderly to live at home as long as possible instead of 
in a care home.

Consumer spending on healthcare
In total, health care costs in the Netherlands account for more 
than 3% of total consumer expenditure. The figure excludes the 
costs for a basic health insurance policy that has been a 
government expenditure since 2006. On balance, healthcare 
costs in the Netherlands are therefore in-line with other 
European countries. Despite these reforms, it is expected that 
health care expenditure will continue to rise sharply due to an 
aging population. This is also the reason that the call for new 
reforms is growing.

Investment activity
Demand for investments in healthcare real estate remained high 
in the past year. Total investment volumes amounted to almost 
€1 billion in 2020. Demand for healthcare real estate is rising 
with an increasing number of (Dutch) institutional parties 
entering the market. Increased demand leads to higher 
competition and hardening of yields. In addition, there is also a 
growing number of cross border investors interested in 
healthcare real estate in the Netherlands (e.g. Heitman, Catella).
Due to the increasing maturity of the healthcare real estate 
market, a growing number of owners such as housing 
associations and care institutions are willing to sell their real 
estate. In addition, healthcare institutions must start valuing real 
estate at market value from the summer of 2021, which may 
have an effect on the future strategy of healthcare institutions in 
relation to healthcare real estate.
We expect activity in the healthcare investment market to 
remain strong, driven by a significant expansion of additional 
senior living facilities in order to satisfy a growing number of 
elderly people. In addition, there is a major redevelopment 
challenge in outdated real estate in intramural care.

2019 2020 2021 2022 2023

GDP y/y % 
change 1.6 -3.8 2.9 3.1 1.9

Government 
debt (% of GDP) 48.7 55.1 57.7 57.7 57.8

Unemployment 
rate in % 4.3 4.6 5.8 6.0 5.8

Population in 
million 17.3 17.4 17.5 17.5 17.6

Population 
growth in % 0.6 0.5 0.3 0.3 0.3

Poulation above 
65 (share of total 
population)

19.3 19.7 20.0 20.4 20.8

Age dependency 
ratio 54.1 54.6 55.2 55.9 56.7

Major Buyers

Aedifica

Bouwinvest

Cofinimmo

Care Property Invest

Heitman

Major Sellers

Bonita Groep

Vestia

Woonconcept

Habion

Stichting Archipel
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Population age profile

Consumer spending on health goods 
and services (Zloty m)

Hospital beds per 100,000 inhabitants

Key macroeconomic indicators

Poland

The COVID-19 pandemic has had a very negative 
impact on the provision of both public and private 
healthcare services as demand significantly 
outstripped supply. Centres caring for the elderly 
were affected particularly heavily as demand 
growth coincided with staff shortages. 

In the short term, the elderly care sector will 
continue to suffer from the effects of the 
COVID-19 pandemic and will face many 
challenges, including a general shortage of 
qualified healthcare personnel.

In the longer term, Poland’s aging population will 
result in increased demand for alternative (non 
state/public) elderly care models such as 
retirement care centres, assisted living and 
dedicated senior living facilities. This will drive 
new development activity, spurring investment 
demand into the broader healthcare sector from 
its current nascent position.

Demographics/population
In common with many other European countries, Poland has an 
aging population. While in the year 2000, people aged 65 and 
above accounted for 12% of the total population (or 4.6m people 
in absolute terms), this share rose to 19% (7.1m people) in 2020 
and is expected to reach 23% (8.6m people) in 2030. Over the 
same period (2000-2030), the share of people aged 14 and below 
will have fallen from 20% to 13%. The demographic projections 
highlight the growing need for healthcare facilities, especially 
retirement homes.

Healthcare capacity
The healthcare system in Poland is based on common health 
insurance, with both private and public entities actively 
operating across the spectrum of healthcare services.  The 
market is still highly fragmented, but the private healthcare 
market is developing very well in recent years with signs of 
greater operator consolidation. Poland is also a market with the 
potential for cooperation between private investors and public 
hospitals in many aspects e.g. outpatient treatment for which 
demand is increasing dynamically.  Looking forwards, the Polish 
healthcare market is an interesting option for new businesses 
due to the strong growth in domestic demand, supported by 
rising disposable income levels against a backdrop of very low 
unemployment. Furthermore, Poland is still below the EU 
average in terms of expenditure on medical services, which gives 
potential for future growth.

Consumer spending on healthcare
Year on year, spending on health increased by over 8% between 
2017 and 2019 (including drugs and supplements by 6 %, and 
health-related services by nearly 12%). On average, 6% of 
consumer spending is targeted at health goods and services. 
This share is expected to rise to 7.5% in 2035, highlighting the 
growing importance of the sector. Retirees and pensioners 
spend more on health goods and services than their younger 
counterparts. Despite the recorded and expected increases in 
spending on healthcare Poland is still among the lowest in the 
European Union, in terms of EUR/capita. It is worth mentioning 
that after three quarters of 2020, the number of Poles with 
private health insurance increased by 10.6% y-o-y.

Investment activity
The healthcare sector as an alternative asset of the real estate 
market will be growing further in importance. For now, it is 
difficult to boast of any significant investment transactions in 
this segment, but we can certainly say that in the long term it is 
a sector with great potential, especially taking into account 
medical care for seniors (including senior housing).

2019 2020 2021 2022 2023

GDP y/y % 
change 4.6 -2.8 3.8 4.8 2.9

Government 
debt (% of GDP) 45.3 51.2 51.9 51.0 50.5

Unemployment 
rate in % 5.4 5.9 5.8 5.0 4.8

Population in 
million 38.0 37.9 37.9 37.8 37.8

Population 
growth in % -0.1 -0.1 -0.1 -0.1 -0.2

Poulation above 
65 (share of total 
population)

18.0 18.6 19.2 19.7 20.3

Age dependency 
ratio 50.2 51.8 53.2 54.5 55.6
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Population age profile

Consumer spending on health goods 
and services (€m)

Hospital beds per 100,000 inhabitants

Investment volumes in €m by 
property type, Spain

Key macroeconomic indicators

Spain

As with many other countries, the health crisis 
caused by COVID-19 highlighted a significant 
weakness in healthcare capacity in Spain. The 
country saw over 86,000 people infected in 
nursing homes in which 29,400 people have died 
- 19,500 from COVID-19 and another 9,900 with 
symptoms compatible with COVID-19. 

The low bed coverage (below WHO 
recommendations) and the fast-growing elderly 
population points to Spain being a strong 
prospective country for the nursing homes 
investment and development market. We 
estimate an additional 200,000 beds are needed 
to re-balance demand and supply dynamics.

Additionally, new operational regulations are 
being established as COVID-19 has also served to 
highlight the need for new systems to optimise 
healthcare operating businesses in case new 
pandemics arrive.  

Demographics/population
Spain is characterised by a large and fast ageing society. While in 
the year 2000, people aged 65 and above accounted for 17% of 
the total population (or 6.7m people in absolute terms), this 
share rose to 20% (9.4m people) in 2020 and is expected to 
reach 37%% (16m people) in 2050. Spanish demographic 
projections highlight the growing need for new services and 
facilities in the elderly-care sector. Spain will have to develop 
new healthcare infrastructures in the coming years.

Healthcare capacity
In Spain, the number of hospital beds per capita has been on a 
clear downward trend in recent years. Since 2000, Spain has 
reduced the number of hospital beds by 9,000 units. Supply is 
below the European average, which has been a major problem 
during the COVID-19 crisis. In Madrid, the largest field hospital in 
Europe had to be opened at IFEMA (Madrid’s exhibition centre).
Public organisations are the main owners of hospital beds, 
followed by private sector and non-profit sector. The 
autonomous communities in the north of Spain have more 
hospital beds than the regions located in the south.
The trend for many years has been for the state owned and 
non-profit sector to concede market share, while private, for 
profit organisations have been growing their market share. 

Consumer spending on healthcare
Spanish households spend around 4% of their disposable 
incomes on healthcare goods and services. In the last 10 years it 
has increased from 3% to 4%.
Spending on medical products, appliances and equipment has 
seen a larger increase than spending on hospital services.

Investment activity
Spain has registered high levels of healthcare investment activity 
during 2020 - Q1 2021:
- Some international groups have signed their first transactions 

in Spain (Swiss Life REIM, Care Property Invest, Cofinimmo).
- Healthcare Activos has been the most active investor in the 

market through Healthcare Activos Investment (investment 
vehicle created in 2016) and Healthcare Activos Yield (REIT).

- Batipart is currently selling a portfolio of 18 nursing and care 
home assets, the largest transaction in the Spanish market, 
achieving a return of around 4.5%-4.7%.

- Investment strategies between operators and investors has 
seen nursing homes operators reduce their role to an 
operational focus, shifting the investment and development 
pressure to real estate investors.

2019 2020 2021 2022 2023

GDP y/y % 
change 2.0 -11.0 5.8 6.2 2.6

Government 
debt (% of GDP) 95.5 117.2 117.9 115.0 114.4

Unemployment 
rate in % 14.1 15.5 17.2 16.4 15.5

Population in 
million 47.2 47.5 47.8 48.0 48.1

Population 
growth in % 0.8 0.7 0.5 0.4 0.3

Poulation above 
65 (share of total 
population)

19.5 19.8 20.0 20.4 20.8

Age dependency 
ratio 51.9 51.9 52.0 52.2 52.4

Buyer Acq (€m) # Props

Healthcare Activos  118 9

Threestones Capital  104 6

Adriano Care  76 6

Swiss Life AM  55 2

MGS Seguros  40 1

Seller Disp (€m) # Props

Mapfre  50 5
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Population age profile

Consumer spending on health goods 
and services (£m)

Hospital beds per 100,000 inhabitants

Investment volumes in €bn by 
property type, UK

Key macroeconomic indicators

United Kingdom 

In 2021, despite the pandemic, we are seeing 
strong investor demand in the broad healthcare 
sector. This is leading to yield compression, 
especially for prime assets in the elderly care 
sector and wider healthcare market.  

With the UK’s aging population there will be 
continued growth in alternative elderly care 
model demand, such as retirement care villages, 
assisted living and extra care facilities. The growth 
in the number of those over 65 is also resulting in 
increased demand for acute care in the hospital 
sector, for which private hospitals will play a 
pivotal role.  

Demographics/population
Similar to many other developed countries, the UK has an ageing 
population. While in the year 2000, people aged 65 and above 
accounted for 16% of the total population (or 10 million people 
in absolute terms), this share rose to 21% (14 million people) in 
2020 and is expected to reach 24% (17 million people) in 2030. 
The UK’s demographic projections highlight the growing need for 
healthcare facilities, including hospitals and retirement homes. 

Healthcare capacity
The number of hospital beds per capita has been on a clear 
downward trend in recent years, highlighting a supply and demand 
imbalance that became very evident during the pandemic, 
supporting the governments plans to build 40 new hospitals by 
2030 as part of the largest hospital-building project in a generation.
In the acute and primary care market, capacity is dominated by the 
National Health Service (NHS), with a much smaller private hospital 
sector. With a significant backlog in demand for surgery during the 
pandemic,  the private sector should be well placed to absorb some 
of these needs providing opportunities for further investment. 
Elderly care forecasts by Laing and Buisson shows a projected 
93,000 increase in the number of people in care by 2031, rising 
from 395,000 in 2020 to 488,100.  There is significant scope for 
further expansion of the elderly care home sector.
Seniors living currently makes up 2.5% of UK housing stock, 
compared to 6% in countries like Australia and the US. The care 
home sector clearly provides significant growth potential, with 
65+ populations set to expand to 20% of the population by 
2035. 

Consumer spending on healthcare
Despite rising in recent years, UK households only spend a 
fraction of their disposable incomes on healthcare goods and 
services. The analysis shows that less than 2% of all consumer 
spending occurred for healthcare goods and services. While this 
share and the absolute amount spent is expected to increase 
over the coming years, consumer spending on healthcare will 
continue to lag behind most other European markets.

Investment activity
Transactional activity slowed markedly in 2020 as the pandemic 
impacted on market activity. That said, one of the standout deals in 
2020 was Octopus Real Estates’ £100m deal with LNT Care 
Developments to acquire five new care homes at practical 
completion and forward fund a further three. This was followed 
the sale of Priory Healthcare in December 2020, one of the largest 
healthcare groups in the UK. Although focusing mainly on the adult 
mental health sector, with over 7,000 beds,  this £1.078bn deal 
represented a low double digit multiple on EBITDA (Post HO costs).
In the acute hospital sector MPT REITs acquisition of 30 properties 
leased to BMI for £1.5bn at a yield of 5.59, in Q1 2020 - one of the 
largest deals of the year.  By late 2020, activity in the sector picked 
up again and in early 2021 we were beginning to see more 
activity, with evidence of pent up demand. 
In the investment markets, Target REIT is the largest UK based 
Care Home investor in addition to Impact REIT and Octopus 
Investment. Belgium based Aedifica have also begun targeting the 
UK Market and have made a number of acquisitions in recent 
years. MPT REIT continues to be the largest investor into the 
private hospital market. Legal & General and Aviva Investors have 
invested heavily into the seniors housing market, whilst Goldman 
Sachs back Riverstone Senior Living.

2019 2020 2021 2022 2023

GDP y/y % 
change 1.4 -9.9 5.5 6.0 2.2

Government 
debt (% of GDP) 85.2 104.4 111.8 110.3 110.6

Unemployment 
rate in % 3.2 6.2 7.3 5.7 4.8

Population in 
million 66.8 67.0 67.1 67.4 67.6

Population 
growth in % 0.5 0.2 0.3 0.3 0.3

Poulation above 
65 (share of total 
population)

18.5 18.7 18.9 19.1 19.4

Age dependency 
ratio 57.3 57.6 58.0 58.3 58.6

Buyer Acq (€m) # Props

Aedifica  651 101

Octopus Investments  452 10

Riverstone Living  329 1

Schroders  329 4

Impact Healthcare REIT  208 37

Seller Disp (€m) # Props

Lone Star  515 92

Berkeley Group  329 1

M&G Real Estate  329 1

Audley Developments  329 4

Healthpeak Properties Inc  204 68

100

90

80

70

60

50

40

30

20

10

0

300

250

200

150

100

50

0

3.5

3.0

2.5

2.0

1.5

1.0

0.5

0

35 000

30 000

25 000

20 000

15 000

10 000

5 000

0

2.25

2.00

1.75

1.50

1.25

1.00

0.75

% €

%

2000 2010 2020 2030 2010 2011 2012 2013 2014 2015 2016 2017 2018

2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 20202000 2005 2010 2015 2020 2025 2030 2035

0-14

Source: Oxford Economics, United Nations

Source: Eurostat

Source: Real Capital Analytics
Source: Oxford Economics

Senior Housing
Nursing Care

Medical products, appliances and equipment
Out-patient services
Hospital Services
Share of all consumer spending

15-64 65-69 70-74 75-70 80 and over

Healthcare investment activity: past 24 months

Source: Oxford Economics

Source: Real Capital Analytics

22 Research & Forecast Report  |   May 2021   |  Senior Living & HealthcareResearch & Forecast Report  |   May 2021   |  Senior Living & Healthcare 23



Damian Harrington 
Director, Head of EMEA Research
Oliver Kolodseike 
Associate Director | UK Research and 
Forecasting

Richard Divall 
Director, EMEA Head of 
Cross-border Capital Markets
James Moy 
Director, EMEA Head of Valuation 
& Advisory Services
Paddy Allen 
Director, Head of Operational 
Capital Markets UK

Primary Authors:

Business Contacts:

Gregers Nytoft  
Head of Research, Denmark
Laurence Bouard 
Head of Research, France 
Susanne Kiese 
Director – Head of Research, Germany
Philipp Allroggen 
Junior Consultant, Germany
Simone Roberti 
Head of Research, Italy
Frank Verwoerd 
Head of Research & Market Intelligence, 
Netherlands
Dominika Jedrak 
Director – Head of Research, Poland
Alberto Diaz 
Director - Capital Markets, Spain
Max Broadbent 
Director of Healthcare, UK
Liam Prickett 
Surveyor, UK

Local Contacts:

50 George Street
London W1U 7GA
United Kingdom
colliers.com

About Colliers 
Colliers (NASDAQ, TSX: CIGI) is a leading diversified professional services and 
investment management company. With operations in 67 countries, our more 
than 15,000 enterprising professionals work collaboratively to provide expert 
advice to real estate occupiers, owners and investors. For more than 25 years, 
our experienced leadership with significant insider ownership has delivered 
compound annual investment returns of almost 20% for shareholders. With 
annualized revenues of $3.0 billion ($3.3 billion including affiliates) and $40 
billion of assets under management, we maximize the potential of property 
and accelerate the success of our clients and our people. Learn more at 
corporate.colliers.com, Twitter @Colliers or LinkedIn.

$3.3B
in revenue

2B
square feet under management

17,000 +
professionals and staff

396 offices in  
68 countries on  
6 continents

United States: 153 
Canada: 29 
Latin America: 24 
Asia Pacific: 79 
EMEA: 111

https://corporate.colliers.com/en
https://twitter.com/colliers?lang=en
https://www.linkedin.com/company/colliers-international/

