
UK Seniors  
Housing Market Update

knightfrank.com/researchQ2 2025 Knight Frank’s review of the key investment and development themes 
in the UK Seniors Housing market.

Affordable Housing Development Focus

69/45
average scheme size last 5 years (IRC/
retirement housing)

67%
of existing affordable seniors 
housing stock was built pre-1985

2,911 
new affordable seniors housing 
units expected to complete in 
2025, up 9% year-on-year

35%
increase in affordable IRC units over 
the last ten years

43
new affordable seniors housing 
schemes scheduled to open in 2025

1,514 
affordable retirement units are 
expected to be delivered in 2025

88%
of existing affordable seniors 
housing units are retirement 
indicating an opportunity for 
more IRC development

“�Some 2,911 new affordable seniors 
housing homes are expected to be 
built in 2025, across 43 schemes, 
representing a 9% increase in delivery 
year-on-year.”



Delivery picking up
Some 2,911 new affordable seniors housing homes are 
expected to be built in 2025, across 43 schemes. This 
represents a 9% increase in delivery year-on-year.

The data suggests that both the number of affordable 
IRC units and retirement units delivered will increase by 
15% and 4% respectively, though in total number terms 
overall delivery is expected to be evenly weighted between 
the two.

That in itself represents the continuation of a longer-
term trend, with a higher proportion of affordable IRC 
units being developed compared to retirement units 
reflecting their growing importance in the market. The 

Fig 2: Growth in affordable IRCs leading to larger schemes
Average scheme size (number of units) last five years, affordable only

Fig 1: Seniors housing: Annual affordable delivery 
Number of new social rent homes by year and type

Source: Knight Frank Research, EAC

Source: Knight Frank Research, EAC
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total supply of affordable IRC units has increased by 35% 
over the last decade, which compares to 2% growth for 
affordable retirement homes.

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 segment  
of the market which, over the last five years, has averaged  
69 units per scheme, up 13% compared with the previous 
five-year period. A move towards larger IRC schemes 
reflects a desire for scale, as well as being a means to drive 
operational efficiency.



Fig 3: Expected seniors housing affordable delivery by region
Schemes delivered/expected in 2025 only, by type

Source: Knight Frank Research, EAC
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Fig 4: Two-thirds of seniors affordable homes were built pre-1985
Total number of homes by completion year and type

Source: Knight Frank Research, EAC
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This dynamic has created a clear two-tier market in 
terms of age and quality of stock.

The government has set a target to build 1.5 million 
homes over the next five years. Seniors Housing has an 
important role to play, 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.

With this in mind, as well as developing new stock, 
an opportunity exists for those willing to repurpose and 
reposition current supply.

North West leads for new delivery
The region that is expected to deliver the largest number of 
affordable IRC units in 2025 is the North West, followed by 
the South West, East of England and the South East, broadly 
mirroring the trends seen in current affordable provision.

Need for more new stock
The total number of complete and operational affordable 
seniors homes across the UK stands at just over 500,000, 
though the market mainly consists of older stock with 
more than two thirds of existing stock built before 1985 and 
requiring modernisation.  
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Research Living Sectors

Recent Living Sectors Research

knightfrank.com/researchQ2 2025 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

Persistent planning delays and Gateway 2 bottlenecks 
slow delivery as soft demand and viability pressures 
weigh on land values

UK residential development land 
values dropped in the second quarter 
as housebuilders grappled with 
planning delays, viability challenges, 
skills shortages and weak demand 
from purchasers.

Urban Brownfield land values 
dropped marginally during the quarter, 
bringing the annual decline to -5%. 
Greenfield land values also dropped, 
bringing the annual decline to 5%. 
Prime Central London values held 
steady on the quarter, supported by a 
lack of supply. That brings the annual 
decline to 2.5%.

Land values are falling amid 
substantial drops in output, 
particularly in the UK’s towns and 
cities. Developers in London, for 

example, started just 731 new private 
units between April and June, the 
lowest quarterly total ever, according 
to consultancy Molior London.

MARKET CONDITIONS
Our quarterly survey of small and 
volume housebuilders suggest 
conditions have worsened in the 
past three months, which will weigh 
further on both land values and 
output in the second half of the year. 
Despite government efforts to speed 
up planning, almost three quarters of 
our respondents cited planning delays 
as their biggest challenge during the 
quarter, up from 60% in Q1.

This may be a temporary shift; 
several major housebuilders have 

expressed optimism that planning 
reforms already announced will have 
a positive impact over time. The 
reinstatement of mandatory local 
housing targets and a commitment 
to greenfield/greybelt flexibility 
has boosted sentiment outside of 
urban markets. Increased funding 
for planning departments and the 
appointment of more officers should 
soon begin to ease local authority 
resourcing issues. Persimmon, Barratt 
Redrow and Bellway have all recently 
highlighted the updated NPPF and 
the Planning and Infrastructure Bill as 
important steps that should support 
delivery in the medium term, even if 
near-term challenges remain.

Buyer sentiment followed planning 
delays at 37%. While there are still 
fixed rate mortgages available below 
4%, the easing in mortgage rates 
has largely plateaued in recent 

Residential development land prices 
Annual % change 

Source: Knight Frank Research
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respondents to our quarterly survey 
cited adding 12 months or more to 
project timelines for Gateway 2 checks

47%

new private housing starts between 
April and June in London, according to 
consultancy Molior London

731

of survey respondents expect reservations 
to tick up in the second half compared to 
the first
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Fig 1: UK PBSA investment volumes
Quarterly

UK Student 
Market Update

Source: Knight Frank Research

Robust investment figures for H1 comes as the latest 
data paints a cautiously upbeat picture on the outlook 
for UK and international student numbers.

Q1 Q2

Investors shifting back to operational stock
Just shy of £830 million was invested in the UK purpose built student 
accommodation market in Q2, taking half year investment volumes to circa 
£1.6 billion. The six month total sits above the long run average of £1.1billion, 
reflecting a healthy first half of the year. Despite the healthy turnover achieved, 
the market has not been without its challenges; significant delays at the 
Building Safety Regulator as a result of Gateway 2, planning challenges and 
high build costs are all having an impact on land sales and forward fundings. 
As a result, appetite from investors has shifted to standing stock as a first 
preference. For these deals, fire safety is elongating deal times, while a later 
leasing cycle this year is contributing to a more cautious market particularly 
for stock in secondary locations. Prime assets in Russell Group cities, or 
assets and portfolios where investors can see a genuine value add opportunity 
continue to attract high levels of interest and strong bidding activity.

H2 to outpace H1?
There are several schemes and portfolios currently on the market or under 
offer, together totalling nearly £2 billion in value, which points to a much 
stronger second half of the year for investment. While investors are cautious, 
there is evidence of strong appetite for PBSA from investors with several new 
market entrants active so far in 2025 such as AustralianSuper and CVC DIF. 
While the outlook remains far from certain given recent weaker economic 
data, further falls in the cost of debt have the potential to shift the investment 
and funding landscape, particularly for global players. Financial markets are 
pricing in two further rate cuts in H2 2025 which will ensure debt margins for 
both operational assets and development finance become more competitive.

Applications up
The latest data on applications as at the June deadline from UCAS shows 
positive momentum on student numbers for the coming academic cycle. 
Overall applicant numbers are up by 1.3% compared with the same point last 
year, with particular growth from UK 18-year-olds (+2.2% year-on-year) and 
overseas students (+2.2%). While not all these applicants will convert into 
acceptances, the data is an early indication that some of the falls seen in the 

Q3 Q4

knightfrank.com/researchQ2 2025 Knight Frank’s quarterly review of the key development and investment 
themes in the UK student property market
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Fig 2: Deeper rate cuts expected  
for global capital 
Interest rate, central bank policy, % 

Source: Oxford Economics 
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UK BTR  
market update

Significant milestone passed as the total number of 
complete, under construction and consented BTR homes 
climbs above 300,000.

BTR pipeline passes 300k
The total pipeline of Build to Rent homes complete, under construction or with 
full planning permission surpassed 300,000 homes in Q2 2025, a significant 
milestone for the sector. Of this, there are 141,839 operational units, with 55,361 
under construction, taking the total number of units built or soon to be complete 
to just over 197,000. A further 113,400 have full planning granted. Nearly two 
thirds of local authorities across the UK (59%) have at least one BTR scheme either 
operational or under construction, confirming the key role that BTR is playing in 
UK housing delivery. The continued growth of the Single Family Housing (SFH) 
market has played a central role in this expansion with 30,854 rental houses 
currently complete or under construction.

Papering over the cracks
While the headline figure paints a positive picture, it still only represents a 
tiny fraction of the overall private rental market. It also masks the challenges 
which exist to future supply, particularly when it comes to turning a growing 
pipeline of consents into new housing starts. The total number of BTR homes 
under construction is 11% lower year-on-year, with the biggest drop coming 
in multifamily units at -15%. So far in 2025 an additional 8,763 BTR units have 
completed, representing just 30% of the full-year 2024 total and indicating that 
annual delivery is on course to drop year-on-year. Indeed, analysis of expected 
completion dates for schemes currently under construction suggests completions 
will end 2025 11% down compared with 2024 and will decline further in 2026. 

knightfrank.com/researchQ2 2025 Knight Frank’s quarterly review of the key investment themes in the 
UK Build to Rent (BTR) market covering co-living, multifamily (MFH) 
and single family housing (SFH)

Fig 1: More than 300k BTR homes 
complete, under construction or 
with planning

Fig 2: BTR delivery becomes  
more widespread

Source: Knight Frank Research

Source: Knight Frank Research

Source: Knight Frank Research

Fig 3: Future BTR delivery set to fall
Number of units by completion year
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knightfrank.com/research2024/25 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 operators.

Seniors Housing 
Trading Performance Review
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Fig 5: % of seniors affordable stock built pre-1985
As a % of total affordable supply

Source: Knight Frank Research, EAC
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