
Last year, the various regions in the Netherlands clearly displayed opposite trends. Even though 
demand for offices diminished in most regions, Central and Southern Netherlands did manage 
to keep take-up levels steady. 

OFFICE MARKET 
REGIONS 2013
A REPORT BY NVM BUSINESS
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In 2013 this region was dominated by poorer 
demand for office space, pushing transaction 
volumes down in the open market. Lower take-up 
levels in this part of the Netherlands to a great 
extent followed from the fact that less floor space 
was let out in Amsterdam and  Haarlemmermeer 
(Schiphol/Hoofddorp). Sales volumes went 
down significantly, particularly in Hoofddorp. 
Office take-up levels also dropped in the city of 
Amsterdam and yet, given the amount of floor 
area taken up, trading was steady nevertheless 
as quite a few small to mid-size transactions were 
concluded last year. In addition, several major 
office users were actively involved in the Dutch 
capital including Alliander, De Goede Doelen 
Loterijen, NautaDutilh, Spaces and Stibbe. The 
South Axis business district benefited most, 
gaining slightly more attention as a result. Except 
for offices in South Axis, those located in the city 
centre were also rather appealing. Nevertheless, 
as opposed to high take-up levels in downtown 
Amsterdam and also in South Axis, transaction 
volumes in Amsterdam Southeast were modest 
where – unlike in previous years – demand just 
would not come off the ground. But still, a few 
cities in this region did see office take-up rise 
last year (e.g. Alkmaar, Diemen and Haarlem). In 
Alkmaar’s office market, it was mainly the Veilig-
heidsregio Noord-Holland Noord that set the tone, 
leasing substantial amounts of space in a building 
on the Hertog Aalbrechtweg road. Transactions 
with Deloitte and Uniserver also ensured positive 
trends in demand.

With regard to office space available in the 
West North region, last year’s market met with 
increasing amounts of space. Even though most 
places suffered, it was mainly Amsterdam and 
Haarlem that saw availability rise in both cities.

 1. WEST NORTH REGION

source: NVM

SUPPLY VERSUS TAKE-UP IN THE WEST NORTH REGION

10,000 m2 and more 14%
10%  500 – 999 m2

7%  200 – 499 m2

28%  1,000 – 2,499 m2

5,000 – 9,999 m2  19%

2,500 – 4,999 m2  22%

TAKE-UP OF OFFICE SPACE BY SIZE CATEGORY  2013

City Supply  2012 Supply  2013 Take-up  2012 Take-up  2013 Rents

Alkmaar 52.500 54.500 6.000 10.000 110 - 145

Amstelveen 171.000 181.500 12.500 13.500 85 -190

Amsterdam 1.071.000 1.107.500 213.500 190.000 120 - 330

Diemen 39.000 32.500 500 5.000 85 - 145

Haarlem 68.500 78.500 1.500 8.000 125 - 160

Haarlemmermeer 315.500 321.000 41.500 19.000 100 - 350

Purmerend 12.000 14.500 - - 60 - 110

Zaanstad 38.500 38.500 1.500 1.500 100 - 125

source: NVM
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SUPPLY VERSUS TAKE-UP IN THE WEST SOUTH REGION 
In 2013 this region – which basically refers to a 
substantial part of the province of South Holland, 
once again saw demand for office space drop. It 
was Rotterdam in particular that struggled with 
disappointing demand, pushing take-up levels 
 seriously down. This city, however, was not only 
disappointed with the poor number of transac-
tions. The lack of major lessees also made sure 
sales volumes were lower. But even though 
 Rotterdam’s market conditions in 2013 were 
anything but promising, lease transactions in this 
city’s centre did properly hold on to the 2012 level. 
And, because demand was strongest in the city 
centre, this area represented 65% of total take-up 
in all of Rotterdam. Demand for office space was 
also a letdown in Zoetermeer. But against slim-
ming demand for office space in Rotterdam and 
Zoetermeer, trends in demand were positive in 
the city of The Hague where last year almost 
as much office space was taken up in the open 
market as in 2012. The occupational market also 
succeeded in standing its ground due to major 
lessees such as CB&I, TNO, AT&T and Mandema 
& Partners. This was a good thing particularly for 
the Bezuidenhout district and the Central Station 
area that also benefited from this favourable mood. 
Last year demand stabilised in other places as 
well, including Capelle a/d IJssel, Leidschendam-
Voorburg, Rijswijk and Schiedam. Interestingly, 
office take-up levels did climb in the city of Leiden 
where transactions with NTI, Naturalis, TNO 
and Hogeschool Leiden in particular ensured 
 promising lease figures.

Last year the increasing amount of space avail-
able for immediate occupation was something of 
a letdown, mainly due to increased availability of 
floor area in The Hague, Dordrecht, Rotterdam and 
Schiedam. In the city of Rotterdam, this resulted 
in a vacancy rate of almost 21% and in The Hague 
more than 14% of offices were offered for rent at 
year-end 2013.

2. WEST SOUTH REGION

8%  200 – 499 m2

18%  500 – 999 m2

32%  1,000 – 2,499 m2

10,000 m2 and more  9%
5,000 – 9,999 m2  5%

2,500 – 4,999 m2  28%

TAKE-UP OF OFFICE SPACE BY SIZE CATEGORY  2013

City Supply  2012 Supply  2013 Take-up  2012 Take-up  2013 Rents
Capelle a/d IJssel 136.000 139.000 10.000 8.500 90 - 145

The Hague 521.500 591.500 72.500 68.500 100 - 215

Dordrecht 48.000 66.000 5.500 1.000 100 - 140

Gouda 96.000 100.000 5.000 2.000 115 - 145

Leiden 69.000 56.500 7.500 14.500 125 - 160

Leidschendam-
Voorburg

71.500 56.500 5.000 4.500 95 - 145

Rijswijk 244.500 243.500 9.500 10.000 85 - 145

Rotterdam 639.000 724.000 65.500 46.000 100 - 200

Schiedam 23.500 36.000 2.000 2.500 100 - 125

Zoetermeer 135.500 142.500 23.000 5.500 100 - 150

source: NVM
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Demand for office space in this part of the country 
managed to hold up quite well in 2013. In the open 
market, almost as much office space was let out 
and sold as in previous year. Demand for offices 
was steady particularly due to positive develop-
ments in the city of Utrecht, where take-up levels 
were almost the same as in 2012. One interesting 
detail is the fact that fewer small-scale lease 
transactions were closed and that the share of 
slightly larger floor areas taken up was reasonably 
steady. In addition, the HU University of Applied 
Sciences (Hogeschool Utrecht) took up 15,000 m² 
of office space at the Archiparc in Rijnsweerd-
Zuid. Lease transactions signed with UNIT4, the 
Ministry of Health, Welfare and Sport, PLUS 
Retail and EBN were also of great consequence. 
But despite favourable demand for office space, 
the total transaction volume was much below the 
city’s average nonetheless. In addition to the city 
of Utrecht, Amersfoort, Almere and Hilversum 
also experienced healthy demand. In fact, demand 
rocketed in the city of Almere and in Hilversum 
good office sales volumes  followed after a sizeable 
transaction (11,000 m²) with the newly merged 
broadcaster AVROTROS. Office take-up in Zeist 
was something of a letdown, as demand failed to 
properly come off the ground.

The fact that last year’s total supply in this region 
did not rise, remaining almost unaltered,  typifies 
what has been going on in the office market. 
Otherwise, contradictory trends were unmistak-
able. Supply of office space dropped in Almere and 
also in Nieuwegein, while Amersfoort and Zeist 
were facing more vacant area. The strong increase 
of supply levels in Amersfoort also followed from 
Achmea’s departure, which had decided to move 
to Leusden. Interestingly enough, Utrecht did 
resist increased availability. The latter stabilised 
at the year-end 2012 levels - also due to several 
 withdrawals.

3. CENTRAL REGION
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SUPPLY VERSUS TAKE-UP IN THE CENTRAL NETHERLANDS 
REGION

12%  500 – 999 m2

7%  200 – 499 m2

35%  1,000 – 2,499 m2

10,000 m2 and more  15%

5,000 – 9,999 m2  21%

2,500 – 4,999 m2  10%

TAKE-UP OF OFFICE SPACE BY SIZE CATEGORY  2013

City Supply  2012 Supply  2013 Take-up  2012 Take-up  2013 Rents

Almere 177.500 165.500 3.500 9.000 90 - 150

Amersfoort 167.500 197.500 17.500 18.000 110 - 165

Hilversum 111.500 116.500 13.500 12.000 125 - 170

Houten 45.500 48.000 500 1.500 95 - 135

Nieuwegein 173.000 160.000 8.500 5.000 100 - 140

Stichtse Vecht 50.500 48.000 1.000 500 95 - 135

Utrecht 406.500 406.000 72.500 72.000 105 - 205

Veenendaal 42.500 41.500 7.500 4.000 90 - 120

Zeist 36.000 47.500 1.000 500 95 - 150

source: NVM
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Last year, the office market in this region had 
to put up with reluctant trends in demand. As a 
result, less office space was taken up in the open 
market compared to 2012. Decline in take-up 
levels mainly showed in the cities of Enschede and 
Groningen. The latter saw both take-up levels and 
the number of transactions drop compared to 2012, 
particularly due to poorer demand for slightly 
larger floor areas. Focus was on small transactions, 
mostly in the 200 - 700 m² size category. Only a 
few lease transactions involved slightly bigger 
floor areas (e.g. with IBM and NORISK IT Group). 
Enschede’s take-up levels were lower mainly 
because major lessees were almost nowhere to be 
found and less so due to the amount of transac-
tions realised. Assen and Zwolle were the only 
cities in this region that knew how to escape 
disappointing trends in demand, although take-up 
volumes were modest. One of the few relatively 
large transactions concluded in Zwolle involved a 
lease commitment Isala Clinics had undertaken 
in the Oosterenk area. The state of affairs in 
 Leeuwarden’s office market was slightly disap-
pointing, as lessees hardly showed up.

Yet another interesting detail in this part of the 
Netherlands, is the fact that the number of vacant 
office buildings continued to climb last year. 
Although availability increased in most places, 
rise was relatively strongest in Assen, Groningen 
and Leeuwarden. The rising availability levels in 
Groningen were particularly bad for the Martini 
Trade Park and also for the Kranenburg office 
park, providing large floor areas for rent. As a 
result, 12% of office stock in Groningen was offered 
for rent towards the end of the year. But despite 
increased availability, vacancy rates in this city 
were significantly below national average.

4. NORTH EAST REGION
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SUPPLY VERSUS TAKE-UP IN THE NORTH EAST REGION

15%  200 – 499 m2

28%  500 – 999 m2

5,000 – 9,999 m2  11%

2,500 – 4,999 m2  11%

1,000 – 2,499 m2  35%

TAKE-UP OF OFFICE SPACE BY SIZE CATEGORY  2013

City Supply  2012 Supply  2013 Take-up  2012 Take-up  2013 Rents

Almelo 24.500 28.500 2.500 1.000 90 - 145

Assen 32.500 39.000 500 4.500 90 - 125

Emmen 32.000 29.000 500 500 95 - 125

Enschede 66.000 74.000 17.500 14.000 85 - 135

Groningen 105.000 120.500 15.500 10.000 105 - 155

Heerenveen 21.500 17.000 1.500 2.500 85 - 135

Hengelo 31.000 33.500 3.000 1.500 85 - 130

Hoogeveen 9.500 9.500 500 500 100 - 120

Leeuwarden 75.500 90.000 1.500 1.000 90 - 135

Zwolle 134.000 147.000 10.000 12.000 90 - 165

source: NVM
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Last year, this region’s office market had to settle 
for poorer demand, as take-up was 25% below 
the 2012 level. Take-up levels went down mainly 
because fewer transactions were concluded, and 
less so due to lack of major lessees. In fact. several 
large lease transactions were signed in previous 
year, such as those with Royal HaskoningDHV, 
Auping, SMB Life Sciences, the health  insurance 
company Eno and Deloitte. An interesting role 
was claimed by Nijmegen and Deventer as in 
both cities leasing substantial floor areas gave a 
serious boost to this market. However, the way 
demand for offices developed in Arnhem and 
also in  Apeldoorn was less exciting as last year’s 
transaction volumes plummeted in both cities. As 
for developments in other parts in this region, it 
was noticeable that office users hardly showed up 
in Doetinchem, Zevenaar and Zutphen. As far as 
known, no office space was let out in previous year.

In addition to sluggish demand, Eastern 
 Netherlands also suffered from a strong rise in 
supply of offices for rent. This is mainly due to 
increased availability in Apeldoorn and Arnhem. 
In Apeldoorn, rising supply levels to a great extent 
had to do with Centraal Beheer Achmea, which 
had decided to relocate to Malkenschoten. As a 
result, even more office space was available in 
the city centre. Due to climbing supply levels in 
Apeldoorn, towards the end of the year nearly 22% 
of office stock was offered for rent. In Arnhem, 
the relocation of Deloitte and SNS Bank made 
sure supply levels went up and therefore, at least 
18% of offices were ‘for rent’ at year-end 2013. In 
Deventer and also in Nijmegen, supply conditions 
were almost unaltered.

5. EAST REGION
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SUPPLY VERSUS TAKE-UP IN THE EAST REGION

11%  200 – 499 m2

18%  500 – 999 m2

15%  1,000 – 2,499 m2

5,000 – 9,999 m2  12%

2,500 – 4,999 m2  44%

TAKE-UP OF OFFICE SPACE BY SIZE CATEGORY  2013

City Supply  2012 Supply  2013 Take-up  2012 Take-up  2013 Rents

Apeldoorn 116.000 158.500 11.500 5.000 100 - 140

Arnhem 191.000 208.000 25.000 12.500 95 - 165

Deventer 71.000 72.000 2.000 11.000 90 - 135

Doetinchem 13.500 17.000 1.500 - 95 - 135

Nijmegen 54.000 54.000 9.000 14.000 100 - 160

Winterswijk 12.000 14.000 - - 100 - 115

Zevenaar 4.000 4.000 1.000 - 80 - 120

Zutphen 13.500 15.500 500 - 85 - 145

source: NVM
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As far as Southern Netherlands is concerned, 2013 
was not an unsatisfactory year, as take-up levels 
slightly exceeded those in 2012. The market was 
mainly inspired by developments taking place 
in Eindhoven, where office space take-up more 
than doubled after a few impressive transac-
tions. For instance, Rabobank decided to rent an 
office (28,000 m²) that is yet to be built in the city 
centre. In the same area, the housing corporation 
Woonbedrijf was responsible for a substantial 
amount of space. Another significant share in 
demand was claimed by the High Tech Campus 
on the edge of the city. Enhanced activity followed 
from two lease transactions with computer chip 
equipment supplier ASML. These substantial 
transactions represented about three-quarters of 
total sales volumes in Eindhoven. While last year’s 
demand for office space intensified significantly 
in this city, the Den Bosch property market had 
to settle for lower transactions volumes (take-up 
30% minus). Decline in sales in this city to a 
great extent followed from limited transactions 
signed  eventually. And yet, Den Bosch was not 
the only city in the province of North Brabant 
to see take-up levels fall; the same happened in 
Tilburg. In addition to North Brabant, opposite 
trends also presented themselves in the province 
of Limburg. As opposed to limited demand for 
office space in Heerlen and Roermond, develop-
ments were exciting in Maastricht and Sittard. In 
the latter, rising transaction volumes were mainly 
determined by a sizeable lease transaction with 
Stamicarbon. 

Nevertheless, the relatively healthy demand for 
office space in Southern Netherlands did not stop 
the number of office space available for  immediate 
occupation from rising yet again. In fact, the 
amount of space went up almost everywhere. The 
most eye-striking increase was that in the city of 
Den Bosch where as a result, approximately 13.5% 
of office stock was available for rent at year-end 
2013. The Soetelieve office park in particular saw 
vacancy rates climb.

6. SOUTH REGION
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SUPPLY VERSUS TAKE-UP IN THE SOUTH REGION

8%  200 – 499 m2

14%  500 – 999 m2

25%  1,000 – 2,499 m25,000 – 9,999 m2  23%

10,000 m2 and more  23%

2,500 – 4,999 m2  7%

TAKE-UP OF OFFICE SPACE BY SIZE CATEGORY  2013

City Supply  2012 Supply  2013 Take-up  2012 Take-up  2013 Rents

Breda 116.000 121.500 8.000 9.500 100 - 155

Den Bosch 115.500 132.500 27.000 18.000 100 - 160

Eindhoven 224.000 231.000 25.500 62.500 100 - 185

Heerlen 35.500 46.500 13.000 500 100 - 130

Helmond 41.000 41.000 1.000 3.000 90 - 130

Maastricht 82.000 80.500 7.000 6.000 105 - 155

Roermond 30.000 32.000 - - 90 - 150

Sittard-Geleen 18.500 22.500 - 4.500 100 - 140

Tilburg 55.500 58.000 13.500 2.500 100 - 145

Venlo 30.000 26.500 6.500 3.000 90 - 135

source: NVM
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Office 
A spatial and independent unit used for office 
activities or support activities in the first place. 
Office spaces that are part of industrial  buildings, 
universities or hospitals are not considered to 
be offices.

Take-up 
Lease and sales transactions concluded in the 
open market. Users who provide for their own 
 accommodation requirements (the so-called 
 owner-occupier development) are not included 
in the take-up volume. The same applies to 
 sale-and-leaseback agreements as well as 
contract extensions. NVM registers transactions 
starting at 200m².

Supply 
Office space immediately available for rent 
or sale. Supply does not include offices under 
construction and those yet to be built. Supply 
includes vacant and developing offices as well 
as spaces that are still being used but which 
are soon to be released. Supply is measured in 
 buildings providing at least 500m².

Rent
The basic rent paid per square metre of lettable 
floor area, exclusive of VAT, service charges and 
lessees’ specific fitting-out costs. 
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