
UK Seniors  
Housing Market Update

The supply of new seniors housing stock across the UK is 
increasing. In 2023, more than 9,160 new seniors housing 
units were built, up 20% on the previous year’s delivery  
and the strongest year for new supply since 2016.

Development up but short of need
Delivery of new seniors housing has picked up, yet it remains significantly short of 
need. Annual completions account for just 3% of the total number of new homes 
built each year, despite the seniors age cohort accounting for the lion’s share of past 
and future population growth. There will be an additional four million seniors living 
in the UK by 2043, according to ONS projections. Over that time, the over-65 age 
cohort is expected to grow at three times the pace of the national average. The 2022 
Mayhew Review recommended an annual delivery of 50,000 new units is needed 
to meet housing need. As has become the case in recent years, delivery in 2023 was 
weighted towards homes within Integrated Retirement Communities (IRC). In total, 
IRC schemes accounted for 58% of new seniors housing units built in 2023.

More schemes, larger schemes
In total, 183 new schemes opened last year, up 17% on the previous year’s delivery. 
The data shows that, as well as an increase in schemes being delivered, the average 
size of those schemes is also growing. This trend is being led by the IRC with DMF 
market which averaged 117 units per scheme last year, up 30% compared with five 
years previously (90 units per scheme). A move towards larger IRC schemes reflects 
investors desire for scale, as well as being a means to drive operational efficiency 
and support a greater range of onsite amenities.

knightfrank.com/researchQ2 2024 Knight Frank’s quarterly review of the key investment and 
development themes in the UK Seniors Housing market

Fig 3: Average new scheme size
Split by product type

Fig 1: IRCs take a larger share
Annual delivery split by property type
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Fig 2: Seniors Housing  
annual delivery
Number of units

Source: Knight Frank Research, EAC
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Apartments dominate delivery
Of the schemes delivered in 2023, one-and-two-bedroom homes were the most 
common property type. Some 82% of schemes offered one beds, while 93% offered 
two-bedroom units. Only 12% of new schemes delivered in 2023 offered three-
bedroom homes. A preference towards one and two-bed units also reflects the fact 
that 94% of schemes which opened last year were apartments, compared with just 
6% which were houses.

A two-tier market
The total number of complete and operational seniors housing units across the UK 
now stands at 776,595. But just 83,198 of these homes have been added to supply 
across the UK over the last decade, accounting for 11% of total stock. That means 
that 89% of existing seniors housing supply in the UK was built before 2012. Some 
70% was built before 1990. This dynamic has created a clear two-tier market in 
terms of age and quality of stock, with much of the older and more dated stock 
not fit for purpose for a new generation of seniors. The new government has set a 
target to build 1.5 million homes over the next five years. Seniors Housing has an 
important role to play here, particularly given the role newer, high-quality purpose-
built homes can play both in improving quality of life for seniors, as well as  
relieving pressure on the NHS and social care system – two areas of focus for the 
Labour Party. The sector will also be awaiting the new government’s response to the 
results of the Older People’s Housing Taskforce.

Pipeline points to further growth
Analysis of planning data shows more new seniors housing schemes are coming 
forward. Around 200 new planning applications were submitted last year, 
roughly on par with 2022. Since 2022, some 270 schemes have received planning 
permission accounting for a potential 14,474 additional homes. We are also seeing 
an evolution of the seniors housing model to cater to a broader range of residents. 
This includes a continuation of a trend towards larger developments for pipeline 
stock, for example, typically with 60-200 units. The planning pipeline suggests 
this will continue – there are 115 schemes with 100+ units in the planning pipeline, 
compared to 155 currently operational, the majority of which are social housing 
and built pre-1980. Our analysis shows that the largest pipeline of seniors housing 
units under construction or with planning granted can be found in the South East, 
at approximately 6,742 units. This is followed by East of England (4,453), North West 
(3,473) and South West (3,151). The regional patterns in development mirror the 
trends seen in current supply, with the South East accounting for the largest share.

However, while the pipeline demonstrates a clear appetite from investors and 
developers to deliver more age-appropriate housing, planning remains one of 
the biggest challenges facing the sector. Our latest research, in partnership with 
law firm Irwin Mitchell, reveal that just under a third (32%) of local authorities in 
England still do not have clear policies in place to support housing for seniors.

Source: Knight Frank Research, EAC

Fig 4: Total Seniors Housing supply
By year built and product type

Fig 5: Seniors Housing 
development pipeline
Units in schemes with full planning or 
under construction

Source: Knight Frank Research
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Planning Submitted Planning Granted- 
Construction not started Under Construction Total

Retirement Housing  15,824  7,447  5,139  28,410 

Integrated Retirement Communities  8,483  9,748  7,078  25,309 

Total Senior Housing  24,307  17,195  12,217  53,719 

Fig 7: Seniors Housing development pipeline
Number of units
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Development pressures curtail new starts
Rising build and site costs, skills and labour shortages, higher financing costs, 
and tricky-to-navigate planning policy have been notable headwinds for all 
development over the last year and seniors housing is no exception. Consequently, 
new housing starts are subdued. Construction costs are stabilising, however, 
which will provide a platform for a longer-term recovery in development volumes. 
Build cost inflation has already been moderating, down to 3.1% in 2023, from a 
peak of 15.5% in 2022, according to the BCIS. Tender pricing is forecast to drop to 

Fig 6: Build cost  
inflation moderating
Annual % change (and forecast)

Source: Knight Frank Research, BCIS
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1.5% this year, from 3.5% in 2023. Materials and labour costs are also expected to 
come in notably lower than recent peaks, all of which should support a pick-up in 
development volumes. 

Shifting tenures increasing choice
The data points to a further increase in the provision of age-targeted rental 
product and shared ownership, as investors and operators look to offer seniors 
the broadest choice possible. It also reflects the fact that there is demand from 
seniors for both private sale and rental product. Consequently, delivery of rental 
product is expected to increase further in the coming years, with analysis of the 
pipeline suggesting total private rental units will nearly double from around 4,100 
currently to just shy of 10,000 by 2027. Analysis of existing schemes shows that 
only 2% of IRCs (84 schemes) are primarily market rent, but a growing number 
now include a private rental element. This has been driven by established 
operators diversifying their business models and incorporating rental tenure 
alongside sales options to cater to a broader range of residents. For investors, who 
are increasingly comfortable to include more diverse tenure options, the pace of 
absorption of rental homes is also faster than sales. There is also a trend towards 
Seniors Housing is also being incorporated into wider masterplans, evidenced by 
the joint venture between Audley Group and Senior Living Investment Partners 
in 2023 to deliver a new retirement village at Brent Cross Town, alongside build to 
rent, private sale, student and affordable homes. Knight Frank advised on the deal.

Muted investment volumes
The volume of capital invested and committed to the seniors housing market 
stood at just over £340 million in the first quarter of the year. Land acquisitions 
accounted for all investment over the course of the quarter with muted activity 
in the investment market compared with recent years with the increased cost of 
debt continuing to put pressure on deal structuring, particularly in the funding 
market. As the cost of debt comes down, our expectation is that transactional 
activity will pick up and provide a boost to the funding market. Capital Economics 
is forecasting that the Bank of England will cut the base rate to 3% by the end of 
2025. The SONIA forward curve confirms financial markets are expecting a sizable 
fall in the cost of debt through 2024 and 2025. A focus on land deals reflects the 
fact that the market is still in growth phase, with investors needing to develop 
rather than acquire stock. On an annual basis, over the 12 months to the end of Q1 
2024, capital invested and committed to the sector stands at just over £1.8 billion.

Fig 9: Financial markets 
expecting falls in debt costs
3-month compounded SONIA  
forward curve

Source: Chatham Financial  
(latest curve as of 18th July 2024)
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Fig 8: Capital committed to Seniors Housing
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Fig 2: UK PBSA investment volumes
Quarterly

UK Student 
Market Update

Source: Knight Frank Research

Delivery of new PBSA beds remains subdued which has 
supported strong rental growth across the market.
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Investment 
Investment in UK purpose-built student accommodation (PBSA) topped  
£1.7 billion in the second quarter of 2024, the strongest quarter for investment 
since 2022. Investment volumes were strongly inflated by Singaporean-based 
Mapletree’s acquisition of the Cuscaden Peak Portfolio. Although this deal 
included some assets in Germany, the portfolio is UK dominated and our 
estimate of the UK asset value proportion is approximately £960 million. 
This took investment in the first half of 2024 to £2.45 billion, notably ahead 
of the same point last year (£1.1 billion). Whilst that meant investment was up 
substantially year-on-year, that increase should be viewed through the lens of 
a much slower investment market at the start of 2023. Indeed, H1 investment 
was lower than in 2022 and only slightly above the same point in 2021. 

Q3 Q4

knightfrank.com/researchQ2 2024 Knight Frank’s quarterly review of the key development and investment 
themes in the UK student property market

ANNUAL AVERAGE

Transaction  
Name

Transaction 
Type City Price 

(approx.)
NIY 

(approx.) Purchaser

The Cuscaden 
Portfolio Portfolio Multiple UK Cities £964m Confidential Mapletree

Project Jade Portfolio
Birmingham, Cardiff, 
Leicester, Liverpool, 

Nottingham and Sheffield
£167m 6.25% PGIM & 

Generation

Pavilion Court Operational London £125m 4.60% Apollo

Avon Street Forward /  
Joint Venture Bristol £85m 5.50% Corebridge 

Capital

65 Fleet Street Site Sale London £85m N/A Dominus

n/a = land sale, no NIY attached. Source: Knight Frank Research

Fig 1: Key PBSA deals in Q2 2024

Source: Knight Frank Research
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Fig 3: PBSA investment in H1
Large portfolio deals highlighted
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knightfrank.com/researchQ2 2024 The Knight Frank Residential Development Land Index is designed to 
give a snapshot of broad trends in the development land market

Residential  
Development 
Land Index

England land values remain flat amid weak 
transactional activity as housebuilders call for key 
policy changes from Labour

Average England brownfield and 
greenfield land values were flat on 
quarter and down just 2% on year. 
Prime Central London land values were 
flat on quarter and year.

PCL have proven more resilient than 
land pricing across England. 

Overall, residential land values in 
PCL have fallen on average 5% over the 
past two years, versus around 20% for 
the wider England land market. Land 
prices have remained broadly static in 
PCL since 2019. Previously, the market 

had experienced a long running 
decline in land and property values 
since 2016 in the wake of Brexit and 
stamp duty changes.

This quarter, the announcement 
of the earlier-than-expected election 
has been broadly welcomed by the 
sector. The landslide Labour win 
could provide a more stable policy 
backdrop over the next few years, 
and our latest survey of over 50 
volume and SME builders shines a 
light on what the sector is looking for 

from government. The industry has 
welcomed promises by Rachel Reeves 
in her first speech as chancellor to 
reinstate local housing targets and 
appoint more planning officers.

That being said, the market remains 
challenging, given the Bank of 
England is still yet to cut interest rates, 
with construction costs remaining 
elevated. Overall, build costs are 
forecast to increase by 3% in the 12 
months to July this year, according to 
the Build Cost Information Service, 
driven by higher labour costs. While 
demand is more constrained for urban 
brownfield sites across England, some 
housebuilders are actively looking for 
greenfield sites to replenish pipelines. 
But overall, not much land is currently 
changing hands.

Given continued headwinds, 
housebuilders are increasingly 
diversifying into new tenures. In June, 

Residential development land prices 
Annual % change 

Source: Knight Frank Research

PCL GREENFIELD LAND URBAN BROWNFIELD LAND
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knightfrank.com/research2023/24 Knight Frank’s annual assessment of operating performance in the UK 
Seniors Housing sector. This market-leading report includes analysis of 
occupancy, sales and rental performance of the largest private operators.

Seniors Housing 
Annual Review

UK BTR  
market update

Strong H1 for investment supported by ongoing investor 
demand for single family housing

Investment volumes 
Investment in the UK Build to Rent sector topped £1.3 billion in the second 
quarter of 2024, up 38% year-on-year. It takes year to date investment for H1 
to just over £2.6 billion, surpassing the previous H1 high of £2.3 billion in 
2021. Robust investment volumes have come despite an ongoing challenging 
investment backdrop which have prolonged deal times. Second quarter 
investment was also boosted by Vistry’s £580 million sale of 1,750 single 
family homes (SFH) to Blackstone-backed operator Leaf Living. Excluding that 
transaction, the average value of deals which have closed in Q2 has been £43.7 
million, down from nearly £70 million at the same point last year. A smaller 
average lot size reflects greater liquidity for smaller deals while debt costs 
remain elevated. 

Single family housing continues to lead
Smaller lot sizes also reflect the fact that investors continued to up their exposure 
to different sub-sectors within BTR over the course of the quarter, with SFH 
representing 56% of total investment by value in Q2. This was in large part 
accounted for by the Vistry/Blackstone deal but also included several smaller 
transactions. Currently, there are just over 12,000 completed SFH homes across 
the UK. By 2026, we anticipate complete SFH supply will have more than doubled 
to just shy of 23,000 homes. As investment into different sub-sectors within BTR 
grows, including SFH and co-living, they will take an increasing share of total 
delivery which is currently strongly weighted towards multifamily stock. Based 
on our analysis of the existing pipeline, multifamily as percentage of total BTR 
supply is expected to stand at 80% by 2026, down from 84% currently and from 
94% in 2017. 

knightfrank.com/researchQ2 2024 Knight Frank’s quarterly review of the key investment themes in the 
UK Build to Rent (BTR) market

Fig 2: Greater liquidity for  
smaller deals
Number of UK BTR deals by price band,  
as a % of total

Fig 3: Diversification of BTR supply 
Complete homes as a % of total supply  
by sub-sector

Source: Knight Frank Research 
Note: 2026 figures are based on the current pipeline of 

units that are due to complete by 2026
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Keep up to speed with global property markets with our 
range of dedicated sector newsletters SIGN UP ONLINE

Knight Frank Capital Advisory

Favourable demographics and secure income
Our recent survey of institutional investors active in the sector found that a 
shortage of high-quality operators and a lack of high-quality data were the 
two biggest challenges to investment at the current time, for 43% and 40% of 
respondents respectively. Both factors reflect the fact the sector is in growth 
mode. The top ranked drivers for investors deploying capital into seniors housing 
were favourable demographics in first place, the secure nature of the income in 
second and constrained supply in third spot. While not mentioned by our survey 
respondents, clarity and legal certainty introduced earlier this year around event 
fees – which are paid when a property is sold – will give further confidence to 
consumers, operators and investors. It also underlines the fact such payment 
structures have an important role in providing housing, care and support options 
within some Seniors Housing developments.

Land values bottoming out
Average England brownfield and greenfield land values were flat on quarter and 
down just 2% on year in Q2, according to the Knight Frank Residential Development 
Land Index. Overall, residential land values have fallen on average nearly 20% over 
the past two years. Despite ongoing challenges around finance and build costs, the 
scarcity of land supply is supporting competition for sites in a number of markets. 
That said, sites which are being sold are tending to take longer to progress due to 
additional caution and due diligence.

Fig 10: Land prices bottom out
Annual % change

Source: Knight Frank Research
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