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The European serviced apartment sector recorded apartments saw performance improvements

a solid performance in 2024, supported by robust primarily led by rising occupancy. Our analysis of
leisure demand and a recovering corporate segment. approximately 6,000 units across the continent

In spite of above-average increases in supply in provides a comprehensive snapshot of the sentiment
this asset class, the occupancy levels observed surrounding serviced apartment operations across
amongst the serviced apartments surveyed Europe, highlighting the strengths and challenges
exceeded expectations. While traditional hotels faced by this increasingly competitive asset class.

mostly capitalised on average rate growth, serviced

Performance Review

Our performance analysis indicates that occupancy figures for serviced apartments appear to be more
increased by 3.8% between 2023 and 2024. However,  in line with their typical operating model, where
average rates remained broadly flat over the same occupancy tends to take precedence over average
period, resulting in a 4.4% increase in RevPAR. Over rate. They may also suggest that the sector is shifting
the same period, traditional hotels’ performance in back toward a more traditional booking pattern,
Europe showed a lesser increase in occupancy and moving away from the shorter-stay model that had
capitalised on average rate growth overall. These become more common in recent years.

Chart 1: 2024 Serviced Apartment Performance Led by Occupancy Rates (%)

Average Rate (€) RevPAR (€)

+3.8% YoY +0.6% YoY +4.4% YoY
83% in 2024 €162 in 2024 €134 in 2024
82.5% in 2023* €161 in 2023* €133 in 2023*

*on the analysed sample *on the analysed sample *on the analysed sample

Source: HVS London Office

The responses to our Serviced Apartment Operators plateauing in 2024. Serviced apartments in other
Survey indicate that occupancy levels in most markets recorded healthy increases in occupancy
European markets have increased, with the exception  levels. Overall, hotel performance across the UK

of properties in the Netherlands. Our analysis shows remains stable, with occupancy holding steady and

that occupancy rates marginally decreased in the average rates showing inflationary growth. However,
Dutch market, alongside static average rates, leading it's important to note that currency exchange effects
to a decrease in RevPAR. This performance reflects are inflating the achieved rate by 3.5%. Performance

a similar trend to traditional hotels, with the market trends vary regionally. In London, properties
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continue to build demand, reaching very high national average in terms of occupancy growth in
occupancy levels. However, this has come with some 2024, largely driven by the Summer Olympics and
softening of the average rate, a pattern consistent Paralympics, which provided a significant boost to
with broader trends observed in the capital’s the local hospitality market during the events. The
hotel sector. In contrast, other UK destinations occupancy growth came at the expense of average
are demonstrating healthier average rate growth, rates, but the city still achieved year-on-year growth
indicating a more balanced performance dynamic in RevPAR.

outside of London. Paris outperformed the French

Operators’ Sentiment

In 2024, the serviced apartment sector demonstrated  reflects a broader pattern of traveller caution and
strong resilience and adaptability amid shifting travel =~ demand for flexibility, initially as an after-effect of

behaviours and rising operational pressures. Our the pandemic and further reinforced by ongoing
operator sentiment survey explores some of the main  economic uncertainty and geopolitical instability.
challenges faced by operators over the year, while This shift presents a real challenge for operators, who
also highlighting the potential of technology and its must now be more agile in their pricing strategies
growing adoption to enhance efficiency. Looking and policy frameworks as well as adapting to greater
ahead, confidence in the sector remains high, with operational uncertainty.

expansion plans focused on core European markets
and continued alignment with the modern traveller’s ~ On the operational front, rising costs, driven by a

needs. combination of national policy changes and global
economic pressures, represented a significant
In 2024, corporate demand emerged as the fastest- challenge in 2024. Labour cost increases, resulting
growing segment, fuelled by a slightly delayed from wage inflation and a constrained talent pool
ceessssssssssssessesssssses  POSt-pandemic rebound and the across Europe, were identified as the most significant
Technology has become continued normalisation of business challenge. However, it is worth noting that serviced
central to operations,  travel. Looking ahead, just over half apartments incur much lower labour costs than
with improvements  of respondents expect the corporate traditional hotels and were therefore less impacted
including automated guest  segment to remain the primary than other properties in the industry. In addition
communication, smart  growth driver in 2025, highlighting to labour costs, respondents flagged rising costs of
energy management  jts resilience and challenging the goods and utilities, as markets faced supply chain
systems, contactless  perception that the pandemic had disruptions, global commodity price volatility and
check-in solutions and  yermanently reduced the importance increased energy taxes, largely driven by efforts
per'sonallsed guest  of corporate travel. By contrast, only toward decarbonisation and the energy transition.
experience platforms - . .
a quarter of those surveyed believe However, the impact of these cost increases on

that the MICE or leisure segments will bottom-line conversions appears mixed among
see the most growth in 2025, reinforcing the current respondents, with an equal share reporting either

strength of the corporate market. erosion in net operating income or no noticeable
impact.

When comparing 2024 to 2023, respondents did not

notice any major changes in the nationality mix of Amid these challenges, technology has become

guests, with the main markets overall being the UK, central to operations, with all the surveyed operators

the USA, the Netherlands, Germany and France. stating they have already implemented, and plan to
continue implementing, new technologies. Notable

In addition to the observed growth across key technological improvements include automated guest

demand segments, operators also reported a notable communication, smart energy management systems,
increase in the average length of stay in 2024. This

is a positive indicator that the serviced apartment
model aligns well with the modern traveller’s

needs, whether for extended stays, ‘bleisure’ travel
or relocations, and that the sector is moving away
from a shorter-stay model that had become more
common in recent years, shifting back toward a more
traditional booking pattern. This trend reinforces
the operational viability of the model, which benefits
from longer occupancy periods and lower turnover
costs compared to traditional hotels.

Guest booking behaviour, however, has shifted
significantly in recent years. Survey respondents
noted a clear trend toward flexible cancellation
policies and shorter booking windows, with an
increased number of last-minute bookings. This
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contactless check-in solutions, and personalised
guest experience platforms, reflecting a broader push
for efficiency, sustainability and enhanced service
delivery.

When asked about the most attractive markets
considered for expansion going forward, respondents

Lenders’ Sentiment

Despite rising interest rates and broader market
uncertainty, serviced apartment properties remained
attractive to lenders in 2024 thanks to their resilient
performance and flexible operating models.
Compared to two years ago, lenders now show a
stronger appetite to finance this asset class, with the
overall perception of risk remaining stable.

Our study highlighted a very positive outlook for this
sector, with both investors and lenders forecasting
continued growth. The biggest growth opportunities
are expected to be represented by renovations or
rebranding, as well as building conversions, rather
than new developments, which are perceived as
riskier owing to rising costs and growing global
uncertainty. In addition to this, redevelopment
projects align more with sustainability goals and
urban regeneration policies.

The lending environment, however, is seen as being
more competitive in 2024, with half of the survey
respondents reporting that they reduced their
margin beyond the base rate in 2024. Chris Liddiard,
Real Estate Finance Relationship Director at HSBC
UK explained: ‘There have been fewer assets come

to market so more money (across the debt spectrum)
has been chasing relatively few assets, pushing down
margins and making terms & competition more
intense, particularly for the top operators/assets.’

Pipeline

This report considers branded developments

that have either been confirmed by the surveyed
operators or announced publicly as at the end of June
2025.

Around 16,500 rooms are expected to enter the
market within the next five years, aligning with our
survey findings that indicate strong interest in the
serviced apartment sector. The UK accounts for 30%
of this forthcoming supply, followed by Germany at

primarily identified Spain, Portugal, Italy, the UK,
Germany and France, all of which offer strong
tourism infrastructure and growing demand for
flexible accommodation models.

He further noted that ‘if this demand and supply
imbalance continues, this may have the impact of
less good quality borrowers seeing increasingly
attractive debt terms, as lenders need to deploy
balance sheet.’ This suggests that while the current
lending environment is borrower-friendly, sustained
imbalance between capital availability and asset
supply could lead to increased credit risk over time.

20%, while Spain and France come next, with more
modest shares of 6% each.

At city level, London ranks well ahead, with 15%

of the total new units located in the British capital,
which represents nearly half of the entire UK
pipeline. In Germany, new projects are more evenly
spread over several major markets, with Berlin
accounting for 22% of the national upcoming rooms,
followed by Frankfurt (15%) and Stuttgart (9%).
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Chart 2: Branded Serviced Apartment Pipeline: New Units Over the Next Five Years, by

Country
Under
Country 2025 2026 2027 2028 2029 Total Construction
UK 911 1,016 1,228 1,431 350 4,936 48%
Germany 1,166 1,210 720 0 78 3,174 59%
Spain 360 408 238 0 0 1,006 31%
France 210 243 413 88 0 954 59%
Portugal 329 191 88 0 0 608 87%
Italy 208 0 0 0 0 208 100%
Netherlands 128 138 245 128 0 639 60%
Others 1,837 1,409 1,341 100 152 4,839 66%
Total 5,149 4,615 4,273 1,747 580 16,364 58%

Source: HVS London Office

Our research shows that StayCity Ltd has the

largest pipeline, which includes around 4,500

rooms expected to open over the next five years,
with projects scheduled for completion each year.
Around 50% of these upcoming developments

will be located in the UK, 11% in Germany, and the
remainder spread across Portugal, Spain, Austria, the
Netherlands and Poland. Approximately 75% of the
projects will be branded under Wilde, with the rest
opening as StayCity properties.

Marriott International, which owns several serviced
apartment brands such as Residence Inn, Apartments
by Marriott, Marriott Executive Apartments and
Sonder, ranks second with a pipeline of more than
2,500 units, all expected to be completed between
2025 and 2027. Marriott International appears to be
targeting Tiirkiye, which is set to account for 32% of
its upcoming room supply.

Accor has the third-largest pipeline in Europe,
spanning several of its brands, including Aparthotel
Adagio, Movenpick and Novotel. Some 1,100 units
are expected to open over the next two years across
various markets, including the UK, Germany, France
and Switzerland, as well as Luxembourg, Romania,
Georgia and Kazakhstan.

Finally, Limehome GmbH is planning to open around
900 units across 23 projects, primarily located in
Spain and Germany.

When comparing the number of projects to the

total number of rooms, an interesting discrepancy
becomes apparent between StayCity, Marriott
International and Limehome. Although all three have
around 25 projects in their pipeline, the total number
of units varies greatly, confirming that StayCity
properties will generally have larger inventories,
while Limehome tends to open smaller-scale
properties.

Chart 3: Branded Serviced Apartment Pipeline: New Units Over the Next Five Years, by

Group
Group Brands Included 2025 2026 2027 2028 2029 Total
Staycity Ltd Staycity, Wilde 784 676 1,368 1,251 350 4,429
Marriott International Apartments by Marriott, Marriott 859 966 734 0 0 2,559
Executive Apartments, Residence Inn,
Sonder
Accor Aparthotel Adagio, Mévenpick, 237 435 441 0 0 1,113
Novotel
Limehome GmbH limehome 277 365 245 0 0 887
BD Apartment GmbH STAYERY. 356 121 380 0 0 857
IHG Hotels & Resorts Candlewood Suites, Staybridges 186 0 245 0 230 661
Suites
numa Group GmbH numa 369 166 0 0 0 535
Edyn Limited Locke 236 279 0 0 0 515
Edgar Suites Group Edgar Suites 19 136 196 88 0 439
Others 1,826 1,471 664 408 0 4,369
Total 5149 4,615 4,273 1,747 580 16,364

Source: HVS London Office
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Transactions

After several years of subdued transactional activity,
2024 witnessed a strong rebound in hotel and
serviced apartment transactions, fuelled by easing
interest rates and renewed investor confidence

in the hospitality sector. Of the 20 transactions

that occurred since our last report on serviced
apartments, published in June 2024, 60% of hotels
transacted as part of portfolio deals.

In August 2024, Pandox acquired three Residence
Inn properties in London for a reported €272 million
(€550,000 per key). In September 2024, the
Norwegian-based Vander Group AS sold three
Frogner properties, comprising 123 units, to
Sandnes Kommune. The price of this transaction was
not publicly disclosed. The highest price per unit
recorded in the second half of 2024 came with the
sale of the 10-unit Home Art Apartments in Malaga
by Welcomer Group. This property was acquired

in December 2024 by Bukhowa International
Investments for €6.2 million (€620,000 per key).

The first half of 2025 has been marked by geopolitical
tensions, continued inflationary pressures and

global uncertainty. These factors have contributed

to cautious investment behaviour across real estate
sectors. However, serviced apartment properties

in Europe have proven relatively resilient, with no
apparent slowdown in transactional activity. From
January to June 2025, 15 transactions were recorded.

Over the past year, the UK remained the most active
market, registering nine transactions and accounting
for a total of 940 rooms. The Netherlands ranks
second in terms of transacted room volume, with
646 rooms sold, largely driven by the acquisition of
the 343-unit Plaza Premium Almere in May 2025

by French real estate investment firms Corum and
SCPI Eurion. Spain and Germany follow in third and
fourth positions, with 583 and 502 units transacted
respectively over the second half of 2024 and the first
half of 2025.

HVS

Chart 4: Number of Units Transacted in H2 2024 and H1 2025 per Country

Country H2 2024 H1 2025 Combined
UK 612 328 940
France 0 120 120
Spain 175 408 583
Norway 212 0 212
Netherlands 150 496 646
Poland 0 423 423
Germany 232 270 502
Switzerland 84 0 84
Sweden 93 0 93
Total 1,558 2,045 3,603
Source: HVS London Office
Conclusion

Despite the backdrop of high inflation, evolving
booking behaviours, rising operational costs and
ongoing labour shortages, the European serviced
apartment sector has proven its adaptability and
long-term potential. Strong leisure demand, the
recovery of corporate travel, and lengthening stays
have positioned the sector for continued expansion.
Investor and lender sentiment remains positive,

supported by a healthy development pipeline
and sustained transactional activity. While global
uncertainty presents ongoing challenges, the
operational flexibility of the serviced apartment
model, combined with increasing adoption of
technology, positions the sector well for future
expansion.
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Chart 5: Serviced Apartment Transactions
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Price per
Property Location Country Unit(€) Buyer

Jun-25
May-25
May-25
May-25
May-25
Apr-25
Apr-25
Apr-25
Mar-25
Mar-25
Mar-25
Mar-25
Mar-25
Feb-25
Jan-25
Dec-24
Nov-24
Nov-24
Nov-24
Nov-24
Oct-24
Oct-24
Oct-24
Oct-24
Sep-24
Sep-24
Sep-24
Sep-24
Aug-24
Aug-24
Aug-24
Jul-24
Jul-24
Jul-24
Jun-24

Zoku Hotel

Staycity Aparthotels

Old Thorns Hotel & Resort
Skyline

Plaza Premium Almere

Noli Gdansk Wrzeszcz

Noli Gdansk Siennicka

Flipflop Surfing Playa

Cecilia

HQP - niu Amity

Hornsey Town Hall Hotel

Yays Paris Issy by Numa
Citadines Didot Montparnasse
Limehome Pozanco

Limehome Madrid

Home Art Apartments Malaga by Welcomer Group
Montera 9

68 Cannon St

Stay KooooK Genf City
Forenom Aparthotel Malmo
Josefines gate 30
Fagerborggata 16

Zahlwerk Apartments

Pierre et Vacances Las Terrazas
Adagio Access Freiburg
Frogner House Stavanger
Frogner House Pedersgata
Frogner House Sea Story
Residence Inn London Kensington
Residence Inn London Bridge
Residence Inn London Tower Bridge
Staybridge Suites

Adagio Sutton Point

Mayfair House

Citadines Sloterdijk Station

Amsterdam
Edinburgh

Liphook

Ciutadella de Menorca
Almere

Gdansk

Gdansk

Calvia

Felanitx

Potsdam

Haringey
Issy-les-Moulineaux
Paris

Cordoba

Madrid

Malaga

Madrid

London

Geneva

Malmo

Oslo

Oslo

Pfaffenhofen an der lIm
Manilva

Freiburg im Breisgau
Stavanger
Stavanger
Stavanger

London

London

London

The Hague

Sutton

London

Amsterdam

Netherlands
UK

UK

Spain
Netherlands
Poland
Poland
Spain

Spain
Germany
UK

France
France
Spain

Spain

Spain

Spain

UK
Switzerland
Sweden
Norway
Norway
Germany
Spain
Germany
Norway
Norway
Norway

UK

UK

UK
Netherlands
UK

UK
Netherlands

133
60
201
163
363
190
233
74
115
270
67
38
82
15
a1
10
19
32
84
93
53
36
79
146
153
93
17
13
315
80
100
101
59

49

Undisclosed
14,197,457
Undisclosed
Undisclosed
36,771,970
Undisclosed
Undisclosed
7,300,000
Undisclosed
Undisclosed
9,667,648
Undisclosed
Undisclosed
Undisclosed
Undisclosed
6,200,000
9,500,000
Undisclosed
Undisclosed
12,894,311
Undisclosed
Undisclosed
Undisclosed
Undisclosed
Undisclosed
Undisclosed
Undisclosed
Undisclosed
142,572,043
57,650,751
72,063,439
Undisclosed
6,991,258
76,503,080
3,646,602

Undisclosed PingProperties
236,624 DTZ Investors
Undisclosed Select Group
Undisclosed Azora
101,300 Corum, SCPI Eurion
Undisclosed NREP
Undisclosed NREP
98,649 Undisclosed
Undisclosed Undisclosed
Undisclosed Undisclosed
144,293 AMTD Idea Group
Undisclosed Amundi Delta Capital Sante SCPI, Amundi
Undisclosed Sohoma
Undisclosed Undisclosed
Undisclosed Undisclosed
620,000 Bukhowa International Investments
500,000 Undisclosed
Undisclosed Ando Living Group
Undisclosed La Fonciere
138,649 Peab AB
Undisclosed Vander Group AS
Undisclosed Vander Group AS
Undisclosed Coffee Fellows Hotel Group
Undisclosed Elaia Investment Spain Socimi
Undisclosed Propetti, Fontas Gruppe
Undisclosed Sandnes Kommune
Undisclosed Sandnes Kommune
Undisclosed Sandnes Kommune
452,610 Pandox
720,634 Pandox
720,634 Pandox
Undisclosed Undisclosed
118,496 ActivumSG
2,942,426 Undisclosed
74,420 WIN Hotels Group

abrdn

ABF Pension Fund

Old Thorns Golf Hotel and Country Estate Limited
Undisclosed

Attestor Capital LLP
CityCamp Sp zoo

Supernova Development Group
Elaia Investment Spain Socimi
Elaia Investment Spain Socimi
Reggeborgh Group

Far East Consortium Int'l
Undisclosed

Extendam

Undisclosed

Redentum Partners
Orinoquia Real Estate SOCIMI
Monthisa

City Apartments Ltd

SV Group AG

Fastighets AB Balder

Spabo

Spabo

Maho

Elaia Investment Spain Socimi
Union Investment

Vander Group AS

Vander Group AS

Vander Group AS

Starwood Capital

Starwood Capital

Starwood Capital

ARC Real Estate Partners, Avignon Capital
Undisclosed

Petanar Ltd

IG Immobilien
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About HVS

HVS is the world’s leading consulting and valuation
services organisation focused on the hotel, restaurant,
shared ownership, gaming, and leisure industries.
Established in 1980, the company performs more than
2,000 assignments a year for virtually every major
industry participant. HVS principals are regarded as
the leading professionals in their respective regions of
the globe. Through a worldwide network of 30 offices
staffed by 400 seasoned industry professionals, HVS
provides an unparalleled range of complementary
services for the hospitality industry. For further
information regarding our expertise and specifics
about our services, please visit www.hvs.com.

Superior Results through Unrivalled Hospitality
Intelligence. Everywhere.

With offices in London since 1990, HVS London
serves clients with interests in the UK, Europe, the
Middle East and Africa (EMEA). We have appraised
some 4,000 hotels or projects in more than 50
countries in all major markets within the EMEA
region for leading hotel companies, hotel owners and
developers, investment groups and banks. Known as
one of the foremost providers of hotel valuations and
feasibility studies, and for our ability, experience and
relationships throughout Europe, HVS London is on the
valuation panels of numerous top international banks
which finance hotels and portfolios.

For further information about the services of the
London office, please contact Sophie Perret, managing
director, on +44 20 7878 7722 or sperret@hvs.com.

This publication does not constitute investment advice.
All potential gaming and hotel investors need to complete
appropriate due diligence before any investments are
made. Reproduction or distribution in whole or in part
without the written permission of HVS is prohibited and
subject to legal action.

HVS.com

Superior Results
Through Unrivalled

Hospitality Intelligence.
Everywhere.
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