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Summary 
For several years much attention has been paid to solve the problem of empty buildings but still, a lot 

of countries are suffering vacancy issues. In 2016, 281,850 buildings were vacant in the Netherlands 

(Statistics Netherlands, 2017). These buildings differ in types, such as offices, shops, churches and 

schools. Previous studies have shown a lot of attention to reduce the office vacancy (Geraedts, Van der 

Voordt & Remøy, 2017; Remøy & Van der Voordt, 2014). There is less existing research about social real 

estate, while 10% of the social real estate in the Netherlands is vacant. Primary schools, hospitals, 

museums, theatres are part of this social real estate (Statistics Netherlands, 2017). Based on the 

prognoses and the current vacancy figures, it is assumed that the amount of social real estate vacancy 

will increase till 2030 (Tennekes, et al., 2017). Several studies have been done about transformation of 

vacant offices. The vacancy in the social real estate is less investigated, while it is expected that the 

numbers of vacant social real estate will increase in the Netherlands. Because there is done less research 

in the field of social real estate and there is a lot of vacant social real estate, it is an interesting topic to 

investigate. In addition to the fact that there is a huge vacancy of social real estate, there is also a high 

demand for housing. To match the demand for housing in Noord-Brabant, more than 120,000 dwellings, 

must be realized by 2030 (Province Noord-Brabant, 2017). It is stimulated by the province of Noord-

Brabant to fill the demand for housing in the vacant buildings. What makes it interesting to investigate 

which vacant social real estate objects are suitable for housing. The aim of this research is to develop 

an assessment model which can assess the transformation potential of a vacant social real estate 

building into housing. Making it possible to provide insights into which buildings have potential to be 

transformed into housing and which buildings not. The following main research question is used for the 

research: 

 

Which aspects influence the transformation potential of social real estate, how can these aspects be 

explained and which aspects have the most influence? 

 

The aim of the research is to develop an assessment model that can assess the transformation potential 

of a social real estate object into housing. In order to assess this potential, it is important to find out 

which aspects influence this potential, why these aspects influence the potential and how these aspects 

can be represented in an assessment model. A qualitative research is used to investigate all these 

findings. A qualitative research is a descriptive research aiming for interpretations, experiences and 

meaning. This way of research fits the most with the aim of this research. The research consists of a 

literature research, the data collection, the data analysis and the results of the data. In the literature 

research, the current state of social real estate in Netherlands and Noord-Brabant are investigated. 

Insights are given into the numbers of vacant social buildings and trends of social real estate that could 

influence the vacancy of social real estate are described. In order to develop an assessment model, the 

literature research investigates which aspects influence the transformation potential. After the 

literature study is completed, the interviews will be made and held. The interviewees are based on the 

stratified purposeful sampling strategy, based on Coyne (1997). The stratified purposeful sampling 
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strategy is a strategy in which only people should be approached to participate in the research that are 

in line with the purpose of the research. Interviews will be held with experts in the field of 

transformations of social real estate into housing. These experts need to be parties that have previously 

done transformations of social real estate into housing and can assess the transformation potential of 

a social real estate object. Municipalities, developers, housing corporations and architects are parties 

that can objectively judge this potential. They all have a different purpose and can have a different way 

of view on the influence of the aspects on the transformation potential. These parties have the most 

experience about transformations and can objectively judge the important aspects of a transformation. 

The sample of interviewees are determined after the literature study is completed. In order to obtain 

the data from these parties, semi-structured interviews are used. This method of interviewing is used 

to identify motivations, visions and experiences regarding the transformation potential of social real 

estate to housing. The semi-structured interviews will be based on the findings in the literature study. 

After the interviews are held, the data will be analysed. The content analysis is a widely used qualitative 

research technique and is mainly used to analyse text and multimedia material and is especially nice to 

structure large amounts of data and can be used in this research. Within this content analysis technique, 

three different approaches are possible for qualitative research: the conventional content analysis, the 

directed content analysis and the summative content analysis. This research uses the directed content 

analysis. This approach is used for validating and/or expanding existing theory (Shannon & Hsiu-Fang 

Hsieh, 2005). In this research, the existing literature and theories are first examined in the literature 

study, then the existing literature is tested in the interviews and the results will be specified according 

to these interviews. Each interview will be recorded and will be processed in a transcript. To reduce the 

data from the transcripts, qualitative data analysis software in the form of ATLAS.ti is used for analysing 

the data. According to Gibbs (2007) this software provides a structured and powerful manner to deal 

with large amounts of notes, text and/or codes (Gibbs, 2007). This way of investigating corresponds to 

the directed content analysis. Once the data has been analysed and it is clear which aspects influence 

the transformation potential of social real estate to housing, and which steps are taken to approach this 

potential, an assessment model will be developed that can test this transformation potential. 

 

First, the literature study is done. The current state of the social real estate and the aspects that, 

according to literature, influence the transformation potential of social real estate into housing will be 

investigated. 10% of all social real estate in the Netherlands is vacant, this corresponds to the numbers 

of vacant social real estate in Noord-Brabant, which is also 10% (Statistics Netherlands, 2017). The 

majority of vacancies concern social real estate with a meeting and education function. 40% of the 

surface of social real estate concerns a meeting function and 32% an education function. Due to trends 

such as the shrinkage, decrease in number pupils/students, increase in households and the longer 

length of residence elderly, the numbers of vacant social real estate will continue to increase in the 

coming years (Veuger, 2017; Tennekes, et al., 2017; Faessen et al., 2017; Province Noord-Brabant, 

2017). There are many municipalities that still have a lot of work to solve vacancy, smaller municipalities 

such as Haaren and Boekel have a high percentage of vacant social real estate vacancy. But also, larger 

municipalities, such as Den Bosch and Breda, have a lot of vacant square meters of social real estate. 
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Besides that, the larger municipalities have completed more transformations of social real estate and 

are interesting to interview in this study.  

 

In order to assess the transformation potential of a social real estate building, the overall quality of the 

building must be examined. Not every building is suitable for transformation into housing. There must 

be sufficient support to transform a building. This support is based on several aspects. The literature 

study shows that thirty-two aspects could possibly influence the transformation potential of social real 

estate into housing. These aspects are divided into four groups; legal-, building-, financial- and 

surrounding area aspects. First, there are some legal aspects such as the land-use plan, the Building 

Decree, environmental restrictions and municipal policies. Secondly, there are building aspects which 

can influence the potential of a transformation, such as safety-, health-, usability- and energy efficiency 

aspects. Thirdly there are financial aspects which can have an influence, such as transformation costs, 

acquisition costs, revenues and subsidies. Finally, there are some surrounding area aspects, such as 

location aspects and quality of life. The aspects have no form of stratification which aspects are more 

important. This degree of importance should emerge from interviews with experts in the field of 

transformation of social real estate into housing. 

 

In total, more than thirty parties were approached to participate in the research, a combination of 

municipalities, developers, housing corporations and architects. Ultimately, sixteen parties have 

participated in the research. All the persons that are interviewed have an affinity with transformations 

of social real estate. The interviews are held in the period from the end of May to the beginning of July 

2018, with the interviews taking an average of 60 minutes. This sample concerns parties varying in 

interest and objectives, where the parties have done previous transformations of different types of 

social real estate, such as schools, monasteries, nursing homes and other types of social real estate. In 

this way, it is tried to form a representative sample of all parties that have knowledge about 

transformations of social real estate into housing. The aim of the interview is to find out which aspects 

influence the transformation potential of social real estate into housing, why these aspects influence 

this potential and what steps the experts take to determine the transformation potential of a social real 

estate object. The interviews are divided into two parts. The first part consists of general open questions 

about the transformation potential of social real estate. Here the interviewee is free to give his own 

input about the subject. This first part focuses primarily on what kind of transformations of social real 

estate into housing the interviewees have done, which aspects have ensured that the transformations 

have become a success, which aspects have a negative influence on the transformation potential and 

how they assess the transformation potential of social real estate. In the second part of the interview, 

the interviewees are asked to rank all aspects that influence the transformation potential of social real 

estate. The purpose of the second part of the interview is to make a distinction between the aspects. 

Which aspects are important for a transformation of social real estate, but especially which aspects 

influence the transformation potential of social real estate to housing. On the basis of these two parts, 

it becomes clear which aspects have the most influence on the transformation potential of social real 

estate into housing. 
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What emerged from the interviews analyses is that fewer aspects are used in the assessment of the 

transformation potential of a social real estate object, in comparison to the findings of the literature 

stud. The interviews show that only twelve aspects can influence the transformation potential of a social 

real estate object. Namely (1) the land-use plan, (2) policy of the municipality, (3) acquisition costs, (4) 

revenues from sale or rental, (5) transformation costs, (6) demand and need for housing, (7) quality of 

life, (8) building structure, (9) function expansion, (10) expansion possibilities, (11) construction quality 

and (12) location facilities. These aspects are aspects that can direct influence the transformation 

potential. They have all scored a 7.0 or higher as average in the assessment model and are therefore 

the top twelve aspects in the total assessment of all interviewees, see Table 0. What is striking is that 

there are also other aspects that are ranked with a 7.0 or are close to this score. For example, the aspect 

influence of the residents. This aspect is in thirteenth place and has a rating of a 7.0. The analysis of the 

aspect of influence of the residents shows that the influence of this aspect mainly has an effect on the 

process of transformation. When residents want to exercise a lot of influence, it is possible that the 

transformation process will be delayed. The influence is 

therefore mainly on the process and will not affect the 

transformation potential of the building. The aspect has no 

directly influence on the transformation potential of social 

real estate into housing. The other twenty aspects can be 

important, but they have no influence to change the 

transformation potential.  All in all, twelve aspects are 

important and can actually affect the transformation 

potential of social real estate into housing. All these aspects 

together should provide an assessment of the 

transformation potential of a social real estate object into 

housing. To assess this potential, all aspects have been 

combined in an assessment model. 

 

The assessment model that is developed to assess the transformation potential of a building is made in 

the form of a decision tree. The potential of the building is determined on the basis of various steps. 

These steps arise from the analysis of the interviews. The steps to assess the social real estate object 

are divided into the step’s location, target group and building. The twelve important aspects are divided 

into these steps. In the first step, the location of the object is assessed. In order to assess the location, 

it must be investigated whether people actually want to live at this location, whether the land-use plan 

matches with the function and whether a change in the land-use plan can be made. If this is not the 

case, the object has no potential to be transformed into housing. The approval of the municipality is a 

recurring topic in the assessment of the transformation potential when the plans are approved by the 

municipality, the project can continue. If the plans do not agree with the municipality's vision and the 

municipality is not willing to cooperate in a change of this vision, it can hinder a development. When 

the location allows a transformation to the function housing, it is checked whether there is a demand 

for housing and which target group has a demand at that specific location. When there is a demand and 

No. Codes Average σ
1 Land-use plan 8.8 0.98

4 Policy of municipality 8.3 0.91

18 Acquisition costs 8.3 1.23

19 Revenues of sale or rental 8.3 1.03

17 Transformation costs 8.1 0.96

21 Demand and need for housing 8.0 2.03

29 Quality of life 7.9 1.28

13 Building structure 7.6 1.43

16 Functional extensions (parking) 7.5 1.01

14 Expansion possibilities 7.4 1.36

6 Construction quality 7.3 1.54

22 Location near daily facilities 7.0 1.57

Table 0 | Aspects influencing transformation 
potential of social real estate into housing. 
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this need is in line with the municipality's vision, the next step in the decision tree can be assessed. The 

building is assessed in order to ultimately determine the total transformation costs and revenues. The 

building structure and the construction quality determine the primary transformation costs and a big 

part of the revenues. It appears that the balance between the costs and revenues of social real estate 

is often out of balance; the costs are bigger than the revenues. In order to generate more revenue, it 

must then be examined whether there are expansion possibilities to apply new construction. When 

sufficient new homes can be realized, so that the revenues exceed the costs, it has a positive influence 

on the potential. The expansion possibilities are extremely important and can really offer a solution to 

make the revenues higher than the total costs. Then, the aspect about the parking standards must be 

assessed. These parking standards must fit the standards of the function housing. When fewer parking 

spaces can be realized then the standard sets, the municipality can hinder the development. So, a 

solution has to be found for parking that the municipality agrees with. When all the previous steps are 

done, it is checked whether it is worth to buy the building (if the building is not owned). When the 

acquisition costs are higher than the residual value determination, it is not interesting to buy the 

property. When the sales price is lower or equal to the residual value, it is interesting and transformation 

can continue. On the basis of these steps, the social real estate object can be assessed whether it has 

potential to be transformed into housing. The total assessment model is shown on the next page, Figure 

0.  

 

The aim of this research was to develop an assessment model which can assess the transformation 

potential of vacant social real estate into housing. The assessment of the transformation potential is 

done by experts in a less extensive way than the literature study showed. By means of a small number 

of aspects, a party can already assess whether a social real estate object has the potential to be 

transformed into housing. The assessment model contains all the important steps and aspects that are 

necessary to determine the transformation potential of social real estate to housing. The steps in this 

model can help, for example a municipality, to find out which buildings have potential in advance and 

which do not. Which steps can then be taken after this assessment, is not mentioned in this study. When 

all objects in a municipality are assessed, based on this model, it is possible to make an overview of how 

the different buildings score. One building will, for example, score higher on location and the other 

building, will score higher in terms of building aspects. Subsequently, the question is what the 

municipality can do to adjust the vacancy of the social real estate in its totality and, in particular, what 

can be done with the buildings that do not have the potential to be transformed into housing. It might 

be interesting for a further research to investigate which steps a municipality can take after they have 

assessed the transformation potential of their social real estate.     
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   Figure 0 | Total assessment 
model of the transformation 
potential of social real estate 
into housing. 

Yes

No
Does the function housing

fits according the landuse

plan?

Yes

NoIs there demand for

housing at this location?

Vacant social real estate

object

Yes

Yes

No
Is the building located in

an environment with a

good quality of life, where

people can live? 

Yes

No
Does the target group

match with the

municipality's vision?

No

Yes

Is the building structure

suitable for housing?

Yes

No
Are there possibilities for

expansion for the building or

on the lot?

No

Yes

Has the building a good

construction quality?

The social real estate object

has potential to be

transformed into homes.

Yes

No
Can the building structure

be adjusted to provide

housing?

No
Do the total expected

revenues exceed the

expected costs?

Yes

No
Are the acquisition costs

lower or as high as the

residually determined value

of the object?

Yes

No
Municipality cooperates

with an adjustment of

the land use plan? 

The social real estate

object has no potential

to be transformed into

housing

Location & Target group
 

Building & Financial 
Start

End
 

No

Yes

The municipality

cooperates with a change

of the target group,

according to the municipal

vision?

No

Yes

Can the construction quality

be adjusted to the desired

level?

No
Are there sufficient homes

that can be realized in order

to make the project financial

feasible?

Yes

No

Yes

Are there enough parking

spaces to comply with the

municipality's standards for

housing?

NoYes

Can sufficient parking

spaces be realized?

Yes

No
Is the municipality willing to

think along, to find a

solution for parking? 

No
Has a solution been devised

to comply with the parking

standards? 

Yes
No

Is this expansion of the

transformation accepted

by the municipality?

Yes

No
Will the municipality

cooperates with the plan

for expansion?

Yes

Yes

Are there enough parking

spaces to comply with the

municipality's standards for

housing?



 10 

Table of Contents 
Colophon ........................................................................................................................................................ 2 
Preface............................................................................................................................................................ 3 
Summary ........................................................................................................................................................ 4 
Table of Contents ........................................................................................................................................... 9 

 Introduction ......................................................................................................................................... 12 
1.1 Introduction and problem formulation .................................................................................... 12 

1.2 Research question ..................................................................................................................... 14 

1.3 Definitions .................................................................................................................................. 15 

1.4 Research relevance.................................................................................................................... 16 

1.5 Method....................................................................................................................................... 16 

1.6 Structure of the research .......................................................................................................... 18 

 Literature analysis ............................................................................................................................... 19 
2.1 Vacancy of social real estate ..................................................................................................... 19 

2.2 Trends and developments influencing social real estate ........................................................ 27 

2.3 Conclusion .................................................................................................................................. 32 

 Criteria for transformation of social real estate ................................................................................ 33 
3.1 Legal aspects .............................................................................................................................. 33 

3.2 Building aspects ......................................................................................................................... 38 

3.3 Financial ..................................................................................................................................... 44 

3.4 Surrounding area ....................................................................................................................... 46 

3.5 Conclusion .................................................................................................................................. 49 

 Data analysis ........................................................................................................................................ 50 
4.1 Data collection ........................................................................................................................... 50 

4.2 Data analysis .............................................................................................................................. 56 

4.3 Conclusion .................................................................................................................................. 92 

 Transformation potential assessment model .................................................................................... 94 
5.1 Transformation potential assessment of the interviewees..................................................... 94 

5.2 Assessment model ..................................................................................................................... 95 

5.3 Verify model ............................................................................................................................. 101 

5.4 Conclusion ................................................................................................................................ 102 

 Conclusion, discussion and recommendations ................................................................................ 104 
6.1 Conclusion ................................................................................................................................ 104 



 11 

6.2 Theoretical and practical implications.................................................................................... 105 

6.3 Discussion & recommendations ............................................................................................. 106 

Bibliography ............................................................................................................................................... 107 
Appendix .................................................................................................................................................... 112 
 



 12 

 Introduction 

1.1 Introduction and problem formulation 

For several years much attention has been paid to solve the problem of empty buildings but still, a lot 

of countries are experiencing vacancy issues. Vacancy is a worldwide problem that does not solve itself. 

In 2016, 281,850 buildings were vacant in the Netherlands (Statistics Netherlands, 2017). These 

buildings differ in types: offices, shops, schools, etcetera. The most attention is paid to the large 

numbers of vacancies in the office market. On average 15.9% of the office floor area was vacant in 2017 

(Statistics Netherlands, 2017). These high vacancy rates are also found in markets that were hit by the 

economic crisis in 2009 for example, Ireland and Spain (Remøy & Van der Voordt, 2014). Not only the 

office market is struggling with high vacancy rates in the Netherlands, also social real estate, cultural 

heritage, industrial heritage and agricultural real estate have vacancy issues. For example, 10% of the 

social real estate is empty. Primary schools, hospitals, museums, theatres are part of this social real 

estate (Statistics Netherlands, 2017).  

 

Previous studies have shown a lot of attention to reduce the office vacancy (Geraedts, Van der Voordt 

& Remøy, 2017; Remøy & Van der Voordt, 2014), but there is less existing research about social real 

estate. Nevertheless, it is expected that the amount of vacancy of social real estate will increase. For 

example, due to changes in the behaviour of people, new laws and regulations, demographic trends 

and changing needs, a large part of the social real estate is no longer necessary in the future (De Moel, 

2013). This ensures that less space in social real estate is needed, which results in vacancy (Financial 

Dagblad, 2016; Tennekes, et al., 2017). This prediction can lead to major consequences, the number of 

square meters of vacant social real estate can exceed the current vacancy rate of the office market (De 

Moel, 2013) The increase is also investigated by the Planning Office of the Living Environment, part of 

the Dutch government. This department also expects an increase in vacancy. In this research, the focus 

was on schools and residential care buildings (Tennekes, et al., 2017). Based on the prognoses and the 

current vacancy figures, it is assumed that the amount of social real estate vacancy will increase till 

2030.  

 

Vacancy can have economically and socially negative effects. The economic effect affects the property 

owner and its environment. The property owner generates no income when a building is vacant and 

must pay for its fixed costs. Initially, a vacant property is a private problem, so the problem is for the 

owner of the building. When negative external effects occur due to vacant real estate, for example 

because there is degradation or problems in the quality of life in the immediate vicinity of the vacant 

property, it can become a social problem. It is possible that a vacant building can affect the environment 

where the building is located (Buitelaar, 2017). Empty buildings are attractive for criminality, vandalism, 

graffiti, burglaries and illegal occupancy. The effects can lead to a negative image of the environment, 

which can lead to deterioration of the area (Van der Voordt & Remøy, 2007). Social real estate is often 

centrally located and has a good location due to its social function. Vacancy, for example in this central 

located area, with large buildings can lead to problems in the surroundings. A decrease in the liveability 
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or in attractiveness of the environment can affect the price value of other buildings in the area (Koppels, 

Remøy, & El Messlaki, 2011). 

 

In order to counteract these negative effects, it is important to do something with these vacant 

buildings, in order to solve or prevent the vacancy problems. A property owner can choose between 

four strategies; continue the current situation, renovate or upgrade, transform to a new function and 

demolish. A combination or mix of these strategies is also possible (Remøy & Van der Voordt, 2014). 

The third strategy (transform to a new function) has received a lot of attention in recent years. 

Transformation of an empty building can have different social benefits. An empty building can, such as 

described above, have a negative effect on the living environment, it can lead to decay, vandalism and 

feelings of insecurity around the building can occur. A transformation can prevent or reduces these 

negative problems. But not every building has the potential to transform into another function and to 

be successfully redeveloped.  

 

The opportunity to transform a building depends on several aspects. According to the study of Schenk 

et al. (2015) and Remøy et al. (2014) there are three groups of aspects that could influence the 

transformation potential of a building; (1) legal, (2) building and (3) financial aspects (Schenk et al., 2015; 

Remøy & Van der Voordt, 2014). The first group of aspects is legal (1). To increase the transformation 

potential of a building it is only interesting if it is legally possible. These aspects are mainly based on the 

land-use plan, building decree and the historical protection of the building. For example, the land-use 

plan can influence the transformation of a building in two different ways. First by describing several 

functions, or by allowing for changes in the land-use plan. The second way gives the municipality a 

possibility to control the urban development. The second group is the building aspect. This consist of 

technical and functional building aspects. These building aspects are for example, based on the 

construction, façade, floor layout, building height and amount of daylight. The last group of aspects are 

the financial aspects (3). This group is based on the aspects about financial feasibility of the 

transformation. This could be influenced by the construction costs, installation cost and possible return 

of investments in the future. All these aspects form the basis of the transformation potential of a 

building (Remøy & Van der Voordt, 2014; Schenk et al., 2015). These aspects are mainly focussed on a 

specific object/building. A group that has not been included in this research is the influence of the 

building in the surrounding area. The transformation of a building can for example also affect buildings 

in the area, that could cause other empty buildings or could influence the quality of life. Summarizing, 

the following group of aspects influence the transformation: legal aspects, building aspects, financial 

aspects and the aspects of the surrounding area.  

 

The potential to transform a building successful into another function is interesting for municipalities 

and developers. According the Economical Institute for Construction there is more attention for social 

real estate as a potential investment object for investors (EIB, 2015). Because of the potential buildings 

and the increased opportunities for investors, it is interesting for developers to transform social real 

estate. On the one hand the vacancy will be solved and on the other hand, a transformation will respond 
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to the demand in the market. Municipalities are trying to solve their vacancy in the municipality for 

some time. A policy can be made to stimulate transformations and keep fewer properties in their own 

portfolio. In 2016, 7.6 % of municipal property was classified for sale in 2017 (Janssen, Middendorp, De 

Clerck, & Rieuwerts, 2017). When municipalities know which social real estate has the potential to be 

transformed and which real estate has not, better choices can be made. The policies to reduce vacancy 

is not only made at a regional level but also at the provincial level. The province of Noord-Brabant has 

been working for a long time to reduce vacancy in the province. The report Brabantse Aanpak Leegstand 

[Brabant Vacancy Approach] has been made in order to reduce vacancy and to stimulate and implement 

transformations of vacant buildings. In addition, there is a huge housing problem in the coming years in 

Noord-Brabant. It is expected that by 2050 there will be more than 1,260,000 dwellings in Noord-

Brabant. To match the demand for housing in Noord-Brabant, more than 120,000 dwellings, must be 

realized by 2030 (Province Noord-Brabant, 2017). It is stimulated by the province of Noord-Brabant to 

fill the demand for housing in the vacant buildings. In this research it will be investigated whether a 

vacant social real estate object has the potential to be transformed into the function housing. 

 

The aim of this research is to develop an assessment model which can judge the transformation 

potential of a vacant social real estate building into housing. This focus will be on the aspects that 

influence the transformation potential from social real estate into housing. The assessment model can 

ensure that more social real estate buildings will be transformed and hopefully vacancy will be reduced. 

In order to obtain data for the research, several transformations of social real estate into housing in 

Noord-Brabant are discussed with experts. Due to the shared interest in the transformation of social 

real estate and the opportunity to help the province of Noord-Brabant to reduce vacancy, the research 

is done in collaboration with the province of Noord-Brabant. The province could benefit from the results 

of the research because, it can help to visualize which vacant social buildings in Noord-Brabant have the 

potential to be transformed and can stimulate the municipalities to use the model for a better overview 

of their social real estate.   

 

1.2 Research question 

As described in the previous chapter, the prognosis is that the vacancy in social real estate will increase 

the coming years. These vacancies can lead to negative effects in the environment, as indicated in the 

problem definition. Therefore, it is important to reduce the vacancy. Research by the Economic Institute 

of Construction (EIB, 2015) shows that more and more investors are interested in investing in 

redevelopments of social real estate. This development in vacant social real estate could be interesting 

for redevelopment in the coming years. But when does a social building have the potential to be 

successfully redeveloped, and when not? The following research questions are used to answer this 

question.  

 

The main research question is: 

§ Which aspects influence the transformation potential of social real estate, how can these 

aspects be explained and which aspects have the most influence? 
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The sub questions are: 

§ What developments have caused the vacancy in social real estate? 

§ What does the vacancy of social real estate look like in Noord-Brabant? 

§ Which trends in social real estate are expected? 

§ What is known in the literature about criteria for a transformation of social real estate?  

§ What is the influence of legal aspects on a transformation of social real estate? 

§ What is the influence of building aspects on a transformation of social real estate? 

§ What is the influence of financial aspects on a transformation of social real estate? 

§ What is the influence of the surrounding area on a transformation of social real estate? 

§ How can the total assessment of the transformation potential of a social real estate building be 

judged? 

 

1.3 Definitions 

In this thesis, the terms social real estate is used. In this paragraph, the meaning of this terms is defined.  

 

Social real estate 

Social real estate includes all accommodation objects with a meeting-, health-, education-, or sports 

function (Statistics Netherlands, 2017)  

§ in which social services are provided to citizens or are created by citizens themselves, 

§ whose exploitation is (partly) made possible by public funds, 

§ in which demand (citizens) and supply (institutions) physically come together and 

§ where everyone (for whom it is intended) has access. 

 

Social real estate with a meeting function are objects where people can meet for art, culture, religion 

etc. For example, a museum, theatre, church, community centres and congress centres. Social real 

estate with a health function are objects with medical research, nursing, therapy and care. Examples of 

these objects are hospitals, care homes, nursing homes, a dentist and psychiatric institutions. Objects 

with an education function are elementary schools, secondary schools, universities and other 

educational institutions. Objects with a sports function are for example swimming pools and sports halls 

(Statistics Netherlands, 2017). 

 

Social real estate is a fairly broad concept. Because of this broad concept, the research will not focus on 

all types of social real estate.  Of all the types of social real estate, the meeting function has the highest 

vacancy rate in the biggest cities and in the municipalities with the highest percentages of vacancy. 

Besides that, according to the Planbureau voor de Leefomgeving [Planning Office for the Living 

Environment] (Tennekes, et al., 2017), it is expected that the amount of vacant social real estate with a 

health function and education function will increase. The focus in this research is on social real estate 

with a meeting-, health- and an education function. The function sports will not be used because of the 

large numbers of missing values, which is described in the second chapter.  
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1.4 Research relevance 

The relevance of the research is divided into social and scientific relevance and are described in this 

section. 

 

1.4.1  Social relevance 

This research will investigate the transformation potential of social real estate. Reducing vacancy is a 

socially relevant topic, because vacancy can cause negative economic effects and social effects. In the 

recent years, the focus was mainly on the vacancy in the office market (Geraedts, Van der Voordt, & 

Remøy, 2017; Van der Voordt & Remøy, 2007; Hsu & Juan, 2016; Remøy & Van der Voordt, 2014). 

However, vacancy is not only a problem in the office market, according to the Planbureau van de 

Leefomgeving [Environmental Assessment Agency], it is expected that the vacancy in social real estate 

will increase the coming years (Tennekes, et al., 2017). As indicated in the problem analysis, social real 

estate is often owned by municipalities and non-profit organizations. As a result, the buildings have a 

more influence on society. By assessing the potential of social real estate, it is possible to act faster and 

the vacancy can be prevented or reduced faster. Transformations into housing will increase the supply 

for housing and therefore reduce the total demand for housing. This means that it not only reduces 

negative effects but, it could also meet the demand of the market. 

 

1.4.2  Scientific relevance  

As mentioned before, vacancy has been a much-discussed topic, the focus was mainly on vacancy in the 

office market. There is a chance that the vacancy rate will increase in the common years, not in the 

office market but among social real estate. Several studies have been done in the field of transformation 

of offices to reduce the vacancy. The vacancy in the social real estate is less investigated, while it is 

expected that the coming years social real estate will increase in the Netherlands. This research will 

contribute to the knowledge about potential transformations of social real estate. It will provide more 

insight into the important aspects for transformations of social real estate. Previous reports have not 

investigated this yet, which can add value to current literature.  

 

1.5 Method 

The aim of the research is to develop a model that can test the transformation potential of social real 

estate into housing. To achieve this goal first, a literature search is done to investigate the current 

situation of the social real estate in the Netherlands and Noord-Brabant. Insights are given to the 

numbers of vacant social buildings in the Netherlands and Noord-Brabant and trends of social real estate 

that could influence the vacancy of social real estate are described. Furthermore, the literature research 

will investigate which aspects influence the transformation potential. In order to develop an assessment 

model that tests the transformation potential of social real estate, it must be examined which aspects 

could possibly influence the transformation potential of social real estate into housing. When the 

aspects in the literature study are clear, the aspects need to be assessed by experts who have knowledge 

about the transformation of social real estate into housing. It will be investigated which aspects 
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influence the transformation potential of social real estate, why these aspects influence the potential 

and how the potential is assessed. In order to investigate this, a qualitative research is used. A qualitative 

research is a descriptive research aimed at interpretations, experiences and meaning. That fits well 

within this context. With qualitative research, data can be added, elaborated, applied, contradicted and 

specified to the transformation potential of social real estate to housing. It has to be investigated which 

aspects have an influence on the potential and which steps are taken to assess this potential. Interviews 

will be held with experts in the field of social real estate to housing. These experts will be parties that 

have previously done a transformation from social real estate to housing and can assess which aspects 

are important for a successful transformation. Municipalities, developers, housing corporations and 

architects are parties that can assess this potential, they all have a different purpose and possibly have 

a different way of view on the influence of the aspects on the transformation potential. These parties 

have the most experience about transformations and can objectively judge the important aspects of a 

transformation. Another party that can influence the potential of an object, might be the property 

owners of the object. Many objects of social real estate are owned by non-profit institutions such as 

foundations, churches or educational institutions (Zuidema, 2017). However, these parties often have 

no affinity or knowledge about redevelopment and transformations, as a result of which they cannot 

provide the right input for this research and will not be included during this research. The municipality, 

developers, housing corporations and architects fit the best with the aim of the research. Which parties 

will be approached to participate in the study will be determined after the literature study is done. The 

literature study shows which municipalities have the most and least vacancy of social real estate. 

Interesting municipalities and interesting regions to speak with parties can result from this study.  

 

In order to obtain the data from these parties, semi-structured interviews will be used. This method of 

interviewing is used to identify motivations, visions and experiences regarding the transformation 

potential of social real estate to housing. The interviews should clarify which aspects influence the 

transformation potential of social real estate to housing and which aspects do not influence this 

potential. In addition, the interview should also clarify how the different parties assess the potential of 

a building, which steps they take to come to this potential decision. On the one hand, the aspects need 

to be assessed and on the other hand, the aspects need to be discussed in order to gain insight into 

which aspects have a direct influence on the transformation potential and which steps they take. 

Therefore, the interviews must be based on the aspects that arise from the literature review. In addition, 

the interview must determine which steps the parties take to assess the potential of a social real estate 

building. This is necessary to eventually develop a model that can test the transformation potential of a 

social real estate object into housing. 

 

After the interviews are held, the data will be analysed. The content analysis is a widely used qualitative 

research technique and is mainly used to analyse text and multimedia material and is especially nice to 

structure large amounts of data and can be used in this research. Within this content analysis technique, 

three different approaches are possible for qualitative research: the conventional content analysis, the 

directed content analysis and the summative content analysis. This research uses the directed content 
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analysis. This approach is used for validating and/or expanding existing theory (Shannon & Hsiu-Fang 

Hsieh, 2005). In this research, the existing literature and theories are first examined in the literature 

study, then the existing literature is tested by experts and the results are specified according to the 

transformation potential of social real estate. Finally, an assessment model is made, based on this 

existing theory and the analysed data.  

 

Each interview will be recorded and will be processed in a transcript. A transcript is a written research 

material, in the case of an interview, the recorded conversation is written out on paper. When the 

interviews are all done and processed in the same way in a transcript, the interviews can be coded per 

subject. Not all interviews are the same, so it is important to search easily and quickly for topics. This is 

the main reason for coding the topics, each topic will have its own colour, making it easier to emerge 

differences and similarities faster. To reduce the data from the transcripts, qualitative data analysis 

software in the form of ATLAS.ti is used for analysing the data. According to Gibbs (2007), this software 

provides a structured and powerful manner to deal with large amounts of notes, text and/or codes 

(Gibbs, 2007). This way of investigating corresponds to the directed content analysis. Once the data has 

been analysed and it is clear which aspects influence the transformation potential of social real estate 

to housing, and which steps are taken to approach this potential, an assessment model could be 

developed that can test this transformation potential. 

 

1.6 Structure of the research 

In chapter 1 the introduction of the research is described. This is where the problem, the objective and 

the method of the research are described. Subsequently, the literature study is described in chapter 

two and three. The first four sub-questions of the research will be answered. The first sub-question will 

answer which developments have caused the vacancy in social real estate. Second, the current situation 

in the Netherlands and Noord-Brabant are described. The third sub-question will describe the trends 

that can influence social real estate. These three sub-questions provide insight into the current situation 

and the possible future situation of social real estate. The fourth sub-question describes the criteria that 

influence a transformation of social real estate. After the literature study, the data is obtained and 

analysed in chapter 4. This chapter answers the sub-questions 4 to 8 in which the influence of the 

aspects on the transformation potential of social real estate is discussed. The data is analysed and the 

assessment model is developed in chapter 5. In conclusion, the conclusion, discussion and 

recommendations are made in chapter 6. 
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 Literature analysis  
This chapter describes the current state of vacant social real estate. Which developments have caused 

the vacancy of social real estate and how does the vacancy of social real estate look like in Noord-

Brabant? Several developments and trends are described which have had an influence on the social real 

estate in the Netherlands. In addition, insights are given in the numbers of vacant social buildings in 

Noord-Brabant. Further, trends of social real estate that could influence the vacancy of social real estate 

are described, to have a better understanding of what the future might bring. This chapter mainly 

contains of national studies. However, attempts have also been made to find international literature, 

however, no useful researches emerged and there were no good examples to use in this study. The aim 

of the literature review is to provide an overview of the current state of social real estate and the aspects 

which have influence on the transformation of social real estate. 

 

2.1 Vacancy of social real estate 
In this paragraph insights are given about the vacancy of social real estate in the Netherlands and Noord-

Brabant. In this chapter the sub questions: “What developments have caused the vacancy in social real 

estate?” and “What does the vacancy of social real estate look like in Noord-Brabant?” are answered in 

the text below.  

 

2.1.1 The cause of social real estate vacancy 

Due to demographic trends, new laws and regulations, changes in behaviour of people and changing 

needs, the demand for social real estate has fallen in recent years (De Moel, 2013).  Because there was 

less demand for activities in social real estate, less space was needed and social real estate became 

vacant. This section explains a trio of developments that have, among other things, caused this vacancy. 

Namely change in population composition, longer length of residence and individualization.  

 

1. Change in population composition 

In recent years a lot has changed in the population composition. On the one hand, the number of people 

over 65 is increased (ageing), and on the other hand the birth rate is decreased (hazing). The change in 

the composition of the population ensured that there was a change in demand for needs. Ageing and 

hazing create these changes in demand for need. For example, there is a decrease in number of pupils 

and students. Due to the fact that fewer children are born, fewer pupils will enter a school for education. 

In the years 2008 to 2015 the number of pupils in primary education dropped by 110,000 pupils in the 

Netherlands (Tennekes, et al., 2017). Because the number of children going to school is decreased, the 

demand for school space is also dropped. This has created more vacancy in social real estate with an 

education function. This fall in the demand for education corresponds to the demand for sport. Due to 

the aging and hazing population, the number of athletes decreases. This decline in the space 

requirement of sports locations has not only been created by demographic changes. The demand for 

sports branches has changed between 2001 and 2016. The demand for individual sports has increased, 

such as fitness, running and cycling. In addition, the demand for team sports has decreased. There is a 
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decline in the number of people using sport halls, swimming centre and sports fields (van den Dool, 

2017). This change in sport requires changes at the sports clubs, as a result sports clubs are merging 

more often and more sports facilities will be vacant. Due to the change in the demand for sport there is 

more vacancy of buildings with a sports function. 

 

2. Longer length of residence 

In the Netherlands the number of people over 65 is increasing. The society is ageing for many years. 

Since 2003, the number of elderly people who migrate to nursing homes has declined. In the early years 

this was a consequence of some social trends: the self-reliance of older people increased due to changes 

in legalisation and nursing homes no longer met the modern quality requirements. The self-reliance also 

increased due to the fact that couples live longer together. Caused by the increased life expectancy of 

the men (Leidelmeijer et al., 2017). One of the main reasons that people live longer at home is based 

on the longer life expectancy. It is expected that this rise will continue in the coming years and the 

population will get older and older. Furthermore, the number of elderly people who own a home is 

increased. The pre-war generation grew up in rented housing and the post-war generation grew up in 

times of owner-occupied housing. There is an increase in elderly who own their own house. These post-

war generations of elderly have more often acquired a house at a younger age and once they become 

owners of a property, it is even harder for them to leave it (Leidelmeijer et al., 2017). Besides that, the 

step for elderly to go to a nursing home is getting bigger. This is partly due to the change in the law from 

the government. In 2015, the ‘Wet Maatschappelijke Ondersteuning (WMO) was established. This law 

states that the municipality must ensure that people are able to live at home as long as possible. The 

municipality must provide support, making it possible to live longer at home. Before 2015, there was 

already a change in the length of residence of elderly and due to the change in legislation, life 

expectancy of elderly will be even longer (Rijksoverheid, 2015). 

 

3. Individualization 

Individualization is a trend that has been present since the beginning of this century. People are 

becoming more independent and decide for themselves how they organize their lives. There are a few 

aspects that show that people in Netherlands have become more individuals. For example, there is a 

decrease in the number of marriages. In 2000, 45% was married and in 2017 this was only 39%. People 

live together but opt for a different relationship than marriage. Another important aspect that indicates 

the individualization is the increase of the single households. This is partly due to the fact that 

relationships at some point in time or people at a later age (temporarily) come alone again. The number 

of couples who are divorced has also increased. Furthermore, it has become more common among 

people to first live alone for a while after leaving the parental home. 24% of the people between 25 and 

35 lived alone in 2016, compared with 20% in 2000. The number of single-person households has 

already increased in recent times but will increase even more in the future (Statistics Netherlands, 

2017). In addition to these demographic changes, people make different choices because they are more 

individualized. This individualisation can also be seen in the change in the type of sport that people do. 

More and more sports are practiced that can be done individually such as fitness, running and cycling. 
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In addition, there is a decrease in the number of team sports (van den Dool, 2017). Furthermore, less 

and less use is made of opportunities where people can meet, such as churches and other religious 

meeting centres. The proportion of the population that belongs to a religious denomination dropped 

between 2000 and 2015 from 60 % to 50% of the number of people over the age of 18. Also, the number 

of visits to the church is decreasing. At the beginning of this century, 23% of people visited a church or 

other religious meeting centre every month, in 2015 this was only 16% (Statistics Netherlands, 2017). 

This decline can also be due to the fact that people believe less in religions. The research of KRO 'God 

in the Netherlands' shows that about 25% of people are atheists. Ten years ago, this was only 14%. 

Fewer people care about religion and there is a decrease of people that go religious meeting places. 

The church is no longer a strong social binder as before. This decreasing demand for a social binder may 

have to do with the individualization (NOS, 2016). Individualisation ensures that people are more 

focused on themselves and less often are part of social groups. This can be seen in the changing demand 

for religion and also in the form of sport that people do. Due to the changing demand from 

individualization, this trend may affect social real estate. If people are even more focused on themselves 

and fewer activities take place in groups, the number of users of social real estate with a meeting 

function will decrease and therefore also the demand for this function will decrease. These trends and 

developments have influenced the demand for social real estate, causing a higher vacancy rate of social 

real estate. The exact numbers of the social real estate vacancy in the Netherlands are described next.  

 

2.1.2 Social real estate in the Netherlands 

To give the best possible overview of the social real estate is divided into four functions; meeting, health, 

education and sports. The definitions of social real estate and its functions are described in paragraph 

1.3. In this section, the figures of these four functions of social real estate are described. The 

demarcation which is indicated paragraph 1.3 is described further in this chapter.  

 

The Netherlands has a total of 84.5 million social real estate. This is a huge number of square meters of 

real estate. For comparison, the total stock of square meters of offices is estimated at 63 million. Social 

real estate belongs, along with industry and housing, to the top three real estate surfaces in the 

Netherlands. The Netherlands has visualized all its vacancy in the Landelijke Leegstands Monitor 

[National Monitor Vacancy]. In this chapter the 

figures are based on this monitor of Statistics 

Netherlands. 33 million square meters of all the 

social real estate has a meeting function (39% of 

total surface), 14 million a health function (17%), 

29 million an education function (34%) and 8 

million a sports function (10%). These figures 

can be seen in Table 1 (Statistics Netherlands, 

2017).  

 

Social real estate Total surface (m2) % of total 

Meeting function 33,059,090 39% 

Health function 14,388,360 17% 

Education function 28,686,080 34% 

Sports function 8,378,680 10% 

Total surface 84,512,210 100% 

 Table 1 | Total social real estate in the Netherlands 
(Statistics Netherlands, 2017) 
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10% of the social real estate is vacant, this is more than 8 million square meters. The numbers of the 

social real estate can be described in two ways. (1) The vacancy of a function can be compared with the 

total stock of this function. (2) The total vacancy of a function can be compared with the total social real 

estate vacancy. First the percentages of the functions relative to the total surface of the functions are 

compared. The meeting function has a vacancy rate of 11%, health function 10%, education 8% and 

sports 9%, these percentages are shown in Table 2. The second way to give an overview of the vacancy 

in the Netherlands is by comparing the vacancy of each function with the total vacant surface of social 

real estate. It can be clarified which function of social real estate has the most and least vacant square 

meters in the Netherlands. The social real estate with a meeting function has the most vacant square 

meters, in total 3.5 million. This means that nearly half of the total vacancy of social real estate has a 

meeting function, 3,476,650 m2 (43%). Second, education has the greatest number of vacant square 

meters, 2,350,770 m2 (29%). Third the health function with 1,497,080 m2 (19%) and last sports function 

with 753,350 m2 (9%) (Statistics Netherlands, 2017). From these figures, it can be concluded that all 

four functions of social real estate have approximately the same percentage of vacancies compared to 

the total of the function, around 10%. In addition, social real estate with a meeting and education 

function have the most vacant square meters of social real estate in the Netherlands. This has to do 

with the fact these two functions also have the most square meters in total. 

 

 

 

 

 

 

Social real estate Total surface (m2) Vacancy (m2) 
% compared to total 

function  

Meeting function 33,059,090 3,476,650 11% 

Health function 14,388,360 1,497,080 10% 

Education function 28,686,080 2,350,770 8% 

Sports function 8,378,680 753,350 9% 

Total surface 84.512.210 8,077,850 10% 

Province 
Vacancy in 

m2 

% compared 

to total 

vacancy 

Groningen 281,550 3% 

Friesland 234,840 3% 

Drenthe 264,820 3% 

Overijssel 652,860 8% 

Flevoland 114,930 1% 

Gelderland 1,103,170 14% 

Utrecht 717,760 9% 

Noord-Holland 941,480 12% 

Zuid-Holland 1,491,220 18% 

Zeeland 184,790 2% 

Noord-Brabant 1,338,710 17% 

Limburg 751,720 9% 

Figure 1 | Percentage vacancy social real estate, % based on total 
surface in province (Statistics Netherlands, 2017) 

Table 2 | Percentage vacancy rate, % based on total 
vacant surface in the Netherlands (Statistics 
Netherlands, 2017) 

Table 3 | Vacancy social real estate in the Netherlands, absolute numbers (Statistics Netherlands, 2017) 
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In addition to the total data from all over the Netherlands, the data per province is summarized in Figure 

1 and Table 3. Figure 1 shows the percentage of vacant social real estate in square meters per province.  

The provinces of Groningen (8%), Friesland (7%), Noord-Holland (8%), Flevoland (8%), Zuid-Holland (9%) 

and Zeeland (9%) have lower vacancy rates than the average (10%). The provinces of Drenthe (10%), 

Noord-Brabant (10%), Overijssel (11%), Gelderland (11%), Limburg (12%) and Utrecht (13%) have higher 

or equal vacancy rates compared to the average (10%). Table 3 shows the percentage of vacant real 

estate in square meters compared to the total of square meters in the Netherlands. It shows that the 

provinces of Noord-Holland (12%), Gelderland (14%), Noord-Brabant (17%) and Zuid-Holland (18%) 

have the most vacant square meters (Statistics Netherlands, 2017). In square meters, these provinces 

have the most vacant social real estate. One of these provinces is Noord-Brabant, 10% of all social real 

estate in this province is empty. This 10% of vacancies corresponds to the fact that 17% of all vacant 

social real estate is located in Noord-Brabant. This research will focus on the province of Noord-Brabant. 

The exact details of this province are explained in the following paragraph. 

 

2.1.3 Social real estate in Noord-Brabant 

In order to create an overview of all the vacant social real estate, it has been mapped out per 

municipality how much social real estate is empty. This is done in the Nationale Leegstandsmonitor 

[National vacancy monitor] of Statistics Netherlands (Statistics Netherlands, 2017). This monitor is used 

in this chapter to make an overview of the social real estate figures in Noord-Brabant. The vacancy is 

divided into different functions per municipality. Only the functions of social real estate are used in this 

research. Every municipality has given an overview of its social real estate vacancy per function and this 

has been processed by Statistics Netherlands into a large dataset. The total vacancy of each function in 

Noord-Brabant is known, but it is not known where these social real estate objects are located. This is 

because not every municipality has been able to supply a complete dataset. 952,500 m2 of the 1,338,710 

m2 vacant social real estate in Noord-Brabant is identified where it stands and what function it has. This 

means that 71% of all vacant objects are identified and 29% is not identified. The unidentified data is 

spread over Noord-Brabant and is not only focused on one part of the province. This mainly concerns 

small municipalities; the larger cities have filled in all the data. The social real estate with a sports 

function has the largest number of missing values of all functions, 64% of all data with a sports function 

is unknown. In addition, 40% of the education function, 19% of meeting function and 18% of health 

function have missing values. These missing values only appear by using the dataset for region or 

municipal specific figures. The total 

figures for Noord-Brabant are 

complete (Statistics Netherlands, 

2017).  

 

16,400 social real estate properties 

are located in Noord-Brabant, with a 

total surface of 13,254,500 m2. The 

ratios between the several functions 

Social real estate 
Total surface 

(m2) 
% of total objects 

Meeting function 5,352,150 40% 9,100 

Health function 2,330,880 18% 1,900 

Education function 4,188,280 32% 4,100 

Sports function 1,383,190 10% 1,300 

Total surface 13,254,500 100% 16,400 

Table 4 | Total surface and objects of social real estate in Noord-Brabant 
(Statistics Netherlands, 2017) 
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of social real estate are almost the same as the ratios at a national level, as can be seen in Table 4. The 

meeting function owns more than 40% of the total number of social real estate in the province. The 

education function plays a big role in social real estate with 32% of the total, 18% is filled by the health 

function and the remaining 10% with sports functions. 2,600 social property objects are empty, which 

is 15% of all social buildings. These buildings have a floor space of 1,338,710 m2. This is 10% of the total 

floor space of social real estate is vacant.  

 

If the vacancy is described per function, the functions 

meeting and health have a vacancy rate of 11% and 

education and sports 9%, shown in Table 5. From the 

above figures it can be concluded that the percentages 

of social real estate in Noord-Brabant are similar to the 

figures from the Netherlands. Only the functions health 

and education have a slightly higher percentage of 

vacant social real estate compared to the Dutch 

average. It is remarkable that approximately half of the 

total vacancy, 595,790 m2, of social real estate has a 

meeting function. This may have to do with the fact that 

also meeting functions with religion purposes, such as churches, are included. 53 churches in Noord-

Brabant are empty and the prognosis will be that 33 churches will be vacant in a few years. A large part 

of the social real estate with a meeting function therefore consists of churches. This could be one reason 

why this function has the largest surface of social real estate in the Netherlands.  

 

Table 6 shows the distribution of vacancy 

in social real estate in the sub-regions of 

Noord-Brabant. Only the 71% identified 

data is considered in these figures. It can 

be seen that the sub-region Midden-

Brabant has the least vacancy, the other 

regions have approximately the same 

vacancy figures. The biggest differences 

are the vacancy percentages per function. These percentages are lower than the average, due to the 

missing values. The average of Noord-Brabant is namely based on the total vacancy. The distribution of 

the number of square meters of vacancy per function is in each region close to the average of Noord-

Brabant, only the sub-region Midden-Brabant has lower vacancy rates, that could be caused due to the 

high missing values in health, education and sports in this region. Each sub region can be further 

specified, in the next paragraph the most striking municipalities in Noord-Brabant are explained. 

 

Table 7 shows the municipalities that are facing the highest percentages of social real estate vacancy in 

Noord-Brabant. These figures are based on the vacancy per function divided by the total stock per 

Social real estate 
Vacancy 

(m2) 

% of 

total 

function 

objects 

Meeting function 595,790 11% 1,300 

Health function 255,580 11% 300 

Education 

function 
362,870 9% 800 

Sports function 124,470 9% 200 

Total surface 1,338,710 10% 2,600 

Table 5 | Vacancy of social real estate in Noord-Brabant 
(Statistics Netherlands, 2017) 

Function 
West-

Brabant 

Midden-

Brabant 

Noord Oost- 

Brabant 

Zuid Oost-

Brabant 

Meeting  9% 5% 10% 10% 

Health 11% 3% 9% 11% 

Education 5% 6% 6% 4% 

Sports 9% 1% 2% 2% 

Total 8.2% 4% 8.0% 7% 

Table 6 | Vacancy in sub-regions compared to total of the function 
(Statistics Netherlands, 2017) 
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function. Beside the municipalities with high vacancy rates, there are municipalities with high vacancy 

numbers in squared meters. Both of these categories are described in the text below. First, the 

municipalities with the highest vacancy rates are described. Unfortunately, not all information about 

the functions in these municipalities are identified. Table 8 shows the data per function per municipality. 

Most information is available about the social real estate with a meeting and health function. The figures 

about sports function and education function have the highest missing values. The percentages of the 

functions meeting and health are significantly higher than the average of Noord-Brabant (meeting and 

health 11%).  For example, the municipality of Haaren, 29% of the social real estate with a meeting 

function and 40% of the social real estate with a health function is vacant. This is 18% (meeting) and 

29% (health) higher than the average of Noord-Brabant. It is striking that the average vacancy rate is 

higher than the average in Noord-Brabant, while not all data is known. This would mean that if all 

municipalities also filled in vacancies for education and sport, the vacancy percentages of these 

municipalities would be even higher. 

In addition to the municipalities with high percentages of vacancies in social real estate, the municipality 

with the highest number of square meters of vacant space are described. The municipalities Eindhoven 

(121,030 m2), Tilburg (62,580 m2), Breda (122,052 m2), ’s-Hertogenbosch (109,420 m2) and Bergen op 

Zoom (63,410 m2) have the highest vacant surface of social real estate. These municipalities are 

described in Table 8. This table looks at the vacancy rates compared to the total of each function. 

 

 

 

 

 

 

 

The municipality of Bergen op Zoom has the largest number of vacancies in the sector health, 32% of 

all social real estate with a health function is empty. This is 3% higher than the average in Noord-Brabant. 

Municipality Meeting Health Education Sports 

Haaren 29% | 10,210 m2 40% | 17,510 m2 - - 

Boekel 28% |   6,700 m2 64% |   7,970 m2 - - 

Woensdrecht 19% | 13,140 m2 - - - 

Cranendonk 25% | 14,740 m2 - - - 

Bergeijk 28% | 16,060 m2 11% |      590 m2 - - 

Oirschot 16% | 13,880 m2 32% |   4,760 m2 31% | 11,560 m2 - 

Heeze-Leende 16% |   7,590 m2 38% | 11,220 m2 - - 

Eersel - 61% | 16,810 m2 - - 

Veldhoven 11% |   7,520 m2 19% | 12,080 m2 26% | 17,980 m2 - 

Sint-Anthonis   7% |   2,050 m2 43% |   6,170 m2 13% |   2,460 m2 - 

Table 7 | Top 10 municipalities with the highest vacancy rates (Statistics Netherlands, 2017) 

Municipality Meeting Health Education Sports 

Bergen op Zoom 14% 32% 4% 6% 

Breda 13% 9% 10% 11% 

Eindhoven 10% 6% 4% 7% 

‘s-Hertogenbosch 15% 4% 21% 8% 

Tilburg 6% 3% 7% 1% 

Table 8 | Vacancy rates of municipalities with highest vacant surface (Statistics Netherlands, 2017) 
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The vacancy in Breda is not specifically present in one function, such as in Bergen op Zoom. The vacancy 

is reasonably distributed over all the functions. Nevertheless, Breda has a higher vacancy rate compared 

to the average in meeting, education and sports function and a lower percentage of the health function. 

Breda has the largest surface of vacant social real estate in Noord-Brabant. Eindhoven comes in second 

place, Eindhoven has a little less vacancy in square meters than Breda. Eindhoven has the most vacancy 

in social real estate with a meeting function, 70,550 m2 is empty of this surface is empty. Which is 58% 

of the total vacancy of social real estate in Eindhoven. Looking at the percentage distribution of vacancy 

per function compared to the total surface of the function, all functions in Eindhoven are lower than 

the average of Noord-Brabant. Eindhoven is doing well in numbers of vacant social real estate compared 

to other municipalities. The municipality of 's-Hertogenbosch has a larger vacancy number than the 

average in social real estate with a meeting. But the most remarkable thing in 's-Hertogenbosch is the 

number of vacant social real estate with an education function, 21% of this function is vacant (52,260 

m2). Social real estate with a health function and sports function both have a lower vacancy rate than 

the average in Noord-Brabant. The last municipality with the highest number of square meters of 

vacancy is Tilburg. Tilburg has a total vacancy of 62,580 m2, making it just in this top five municipalities 

with the highest square meters of social real estate. The percentages of all functions relative to the total 

area per function are all lower than the average. In total, only 5% of the social real estate in Tilburg is 

empty. This means that Tilburg is doing very well compared to other municipalities.  

 

Overall, it can be concluded that the province of Noord-Brabant has a large number of square meters 

of social real estate in the Netherlands. 17% of the total social real estate vacancy in the is located in 

Noord-Brabant, which is 1,338,710 m2 social real estate. Most vacancies are present in social real estate 

with a meeting function, 45% is empty. In addition, the functions health and education also have high 

vacancy rates. There are many municipalities that still have a lot of work to solve vacancy, smaller 

municipalities such as Haaren and Boekel have a high percentage of vacant social real estate vacancy. 

Bigger municipalities such as Tilburg and Eindhoven are doing very well. They have a significantly lower 

vacancy rate than other municipalities and are doing well. The biggest risk in social real estate are the 

object with a meeting function and social real estate in small municipalities with high vacancy rates.  

 

Municipality Meeting  Health Education Sports Total vacant Total surface %  

Bergen op Zoom 18,960 36,350 5,910 2,190 63,410 421,030 15% 

Breda 47,730 21,900 44,290 8,600 122,520 1,120,500 11% 

Eindhoven 70,550 11,400 29,340 9,740 121,030 1,747,890 7% 

‘s-Hertogenbosch 45,590 6,180 52,260 5,390 109,420 781,940 14% 

Tilburg 21,580 8,800 30,870 1,330 62,580 1,167,700 5% 

Table 9 | Vacancy of municipalities with most vacant surface in square meters (Statistics Netherlands, 2017). 
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2.2 Trends and developments influencing social real estate 
To solve the vacancy of social real estate, this report investigates the transformation potential of social 

real estate to housing. This section will give an overview of trends and developments in the future, that 

could influence this transformation potential. To come to these trends and developments, the DESTEP-

method has been used. Using this method, the external trends that could affect the social real estate 

are investigated. A distinction is made between trends in demography, economics, socio-cultural, 

technology, ecology and politics/legal. The following trends are discussed: (1) shrinkage in rural areas, 

(2) decrease in number pupils/students, (3) decrease in demand for sports facilities, (4) investment in 

social real estate, (5) increase in households, (6) longer length of residence elderly, (7) sustainability of 

social real estate buildings, (8) strategic real estate portfolio policy and (9) integral approach.  

 

1. Demographic | Shrinkage in rural areas  

At the end of 2020, rural areas will be confronted with a population decline. This demographic trend 

will become increasingly structural in the future, the decline of the population is in many municipalities 

caused by the higher mortality numbers than birth numbers. There is a big difference in the age 

structure. On the one hand, there is a fairly stable number of births. On the other hand, there is an 

increasing number of deaths. Despite the expected increase in life expectancy, mortality is increasing. 

This is due to the large numbers of births in the first two decades after the Second World War 

(babyboom generation). Figure 2 shows the increase or decrease of the population in Noord-Brabant 

per municipality every ten years. The blue parts are increases in the numbers of inhabitants and the red 

parts are decreasing in the number of inhabitants. Each part is a separate municipality. Only some 

municipalities at the edges of the province have faced decreases in number of inhabitants. It is predicted 

that in the years 2025 to 2034 bigger differences will be seen. More municipalities will face a population 

decline, especially on the edges of the province and in the rural areas. In the years between 2035 and 

Figure 2 | Average annual population growth (or decline) in municipalities of Noord-Brabant (Province Noord-Brabant, 2017) 
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2049 there will be a decline of the population in almost all the municipalities of Noord-Brabant. Only in 

the largest five cities of Noord-Brabant (Eindhoven, s'-Hertogenbosch, Tilburg, Breda and Helmond) the 

population numbers still increase. It can clearly be seen that people are moving to the urban areas in 

the future. The decrease in the population ensures that there is less demand for activities and therefore 

less space is required, especially in the rural areas. A decline in the demand for space requirements can 

cause an increase in vacancy, which also means an increase in vacancy in social real estate (Province 

Noord-Brabant, 2017).  

 

2. Demographic | Decrease in number pupils/students 

As the previous trend indicated, and also is indicated in paragraph 2.1.1, the composition of the 

population is changed and will change in the coming years. This is a demographic trend. Till 2021 the 

number of pupils will further decrease with 60,000 pupils in the Netherlands. This decline will also be 

seen in secondary education. Until 2028, the total number of pupils in secondary education will drop by 

12%. However, this decrease differs per region and it could be related to the shrinkage regions from the 

previous trend. Because of the drop in the number of pupils on primary schools and the drop of students 

in secondary school, less space is needed in the future. This causes more vacancy in social real estate 

with an education function (Tennekes, et al., 2017). In addition to the drop of students/pupils, there will 

be an increase in competition between schools. Parents attach less value to a school that is directly in 

the living environment. They are looking for schools that better fit their children and are willing to travel 

longer distances. Because of the different choice possibilities between schools, more competition will 

take place. Due to the increasing competition and the decreasing pupil/student numbers, there is a 

chance that the vacancy rate of schools will increase even more (Tennekes, et al., 2017).  

 

3. Demographic | Decrease in demand for sports facilities  

The demographic developments mentioned in previous trend, may also affect the demand for sports 

functions. The age structure of society has changed and can change even more, due to the ageing and 

hazing of the population. The decrease of children and youth and de increase of elderly people causing 

a change in demand for sports. The demand for sports facilities will decrease. This decrease in demand 

is even more in shrinkage areas, beside ageing and hazing there is a decline in the number of inhabitants 

(HVDS, 2018). There is a change that the vacancy rates of social real estate with a sports function will 

increase the coming years. Unfortunately, there is not enough data of social real estate with a sports 

function, as a result of which this function is not investigated in this study. 

 

4. Economic | Investments in social real estate   

In recent years, a big difference can be seen in municipal real estate that has been sold. Due to the 

recurring government in the field of real estate, more and more properties are being sold, especially 

older buildings of social real estate. It is striking that market parties in recent years are increasingly 

showing interest in the municipality's real estate. In comparison with 2012, 96% more real estate was 

sold in 2016, which is almost a doubling figure, which can be seen in Figure 3 (Veuger, 2017). It is 

remarkable that more real estate has been sold since 2012, this may be related to the previous trend. 
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Municipalities are selling more real estate since the ‘Ladder voor duurzame verstedelijking’ [Ladder for 

sustainable urbanization] is started. Especially objects that are mainly in inner-city are sold a lot. Objects 

that are located at central locations and can be used more flexibly are sold more easily, for example, 

fire stations or sports canteens. There is also increasing interest in the cultural real estate (Veuger, 

2017). On the one hand, this kind of real estate will become increasingly empty due to cutbacks in this 

sector. On the other hand, more and more investments are being made in inner-city, multifunctional 

developments with room for culture, could result in interesting objects to invest (Klerk & Veuger, 2014). 

This upward economic trend in 

purchases of social property 

charge prove that it is more 

interesting to investors and 

investors to buy social real estate. 

If this trend can continue and 

more attention is paid to social 

real estate, vacancy can be solved 

more quickly.  

 

5. Social cultural | Increase in households 

The population has grown considerably. A half-century ago only thirteen million people lived in the 

Netherlands; nowadays seventeen million people live in the Netherlands. It is also expected that this 

population growth will continue. It is predicted that by 2031 the total population will reach eighteen 

million inhabitants. This may even rise to 18,4 million in 2060 (Statistics Netherlands, 2017). There still 

will be an increase in the number of inhabitants, but the population growth will decrease every year. 

The number of inhabitants will rise, but more slowly in comparison to the recent years. This increase in 

inhabitants is also predicted in the province of Noord-Brabant. It is expected that the population of 

Noord-Brabant will increase with 130,000 inhabitants till 2040, which will be an increase of 5.3% of the 

2,513,500 inhabitants in 2017 to 2,645,000 inhabitants shortly after 2040. After 2040 the number of 

inhabitants will decrease to 2,640,000 in 2050 (Province Noord-Brabant, 2017). This demographic trend 

influences the increase in number of households. In addition, there is a social cultural trend where 

households are getting smaller, which also contributes to an increase in the number of households. In 

2005 a household consisted of an average of 2.3 persons, ten years later of 2.2 persons per households 

and it is predicted that in 2025 this average will be 2.1 persons per household (Faessen et al., 2017). 

This growth in households causes more demand for dwellings. The number of households in Noord-

Brabant will increase with 130,000 till 2050. Due to the increasing numbers of inhabitant and decrease 

in the household size, the demand for housing will rise in the province. It is expected that by 2050 there 

will be more than 1,260,000 dwellings in Noord-Brabant. This is 20,000 dwellings in comparison with 

the provincial predictions from 2014. To match the demand for housing in Noord-Brabant, have 160,000 

dwellings need to be built before 2050. The biggest part of that growth, more than 120,000 dwellings, 

must be realized by 2030. This means an average growth of 10,000 dwellings per year. 42% of the 

households in 2050 are one-person households, which was 35% in 2017. The number of singles between 

Figure 2 | Number of purchases of social real estate by type of buyer (Veuger, 2017) 
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the age of 35 and 75 will increase and there is more demand for one-person household dwellings. This 

big increase in demand for dwellings is mainly concentrated in the urban areas of the province (Province 

Noord-Brabant, 2017). The province strives to optimally use the demand for housing in inner-city 

(transformation) locations and for the redevelopment of vacant objects (Province Noord-Brabant, 

2017).  

 

6. Technological | A longer length of residence elderly 

As indicated in section 2.1.1. the length of residence for elderly is increased in recent years. It is possible 

that this trend will continue in the coming years due to technological developments and trends. These 

developments can ensure that people live longer at home. One of these technological trends is the use 

of smart devices. These devices can operate simply with, for example, a smartphone. In addition, the 

devices are connected to the internet and the devices can for example, warn when they need to be 

replaced or can report other defects. These smart devices can make life easier and, where necessary, 

inform informal care or caregivers when necessary (Van Nouhuys, 2017). In addition to these devices, 

more and more objects are equipped with sensors and are connected to the internet. This technology 

can make an overview of all movements and lifestyles. Smart software is able to recognize patterns in 

the lifestyle of elderly. The software is getting smarter and can predict what is going to happen, by the 

information they have obtained. The rise of Artificial Intelligence plays a major role here. In principle, it 

is called "intelligence" because the system rationalized on the basis of knowledge of human experts. 

Special algorithms are used to collect and analyse information from the user, and to learn from them. 

These technological developments can ensure that the lives of singles/elderly people will be made 

easier. When there are problems they can be solved faster. One can live longer at home and is less often 

forced to take a step towards a care home. This may cause more vacancy in the future in this type of 

property (Veuger, 2017). All in all, according to the Council for the Living Environment and 

Infrastructure, these trends mean that over 4 million m2 of social real estate with a health function real 

estate need to be transformed or redeveloped in the Netherlands (Tennekes, et al., 2017). 

 

7. Ecological | Sustainability of social real estate buildings 

A huge part of all the energy consumed in the Netherlands is caused by the built environment. It is 

therefore very important to support the quality of the buildings to save more energy use. In the built 

environment, energy labels give an indication of the quality of the building. On the basis of the energy 

labels, it can be concluded what the sustainability task is (Zuidema, 2017). In a research conducted by 

the Ministry of Internal Affairs, it appears that 450 million can be saved in the field of social real estate, 

this is a huge sustainable challenge for social real estate (BZK, 2013). A major problem of social real 

estate is that only 15% of all social real estate has an energy label, while an energy label is legally 

required (Zuidema, 2017). To stimulate the energy quality of social real estate, a fund has been set up 

by the insurer NN Group and BNG Bank. 300 million euros will be available through this fund to improve 

social real estate at the energy level (Hoevers & Dros, 2018). This fund is not specific for transformations, 

but it does indicate how bad the social real estate is according to the energy quality. 
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In the case of transformation of vacant social real estate, there is a big chance that social real estate 

buildings have a bad energy level. For all new buildings, both residential and non-residential 

construction, applications from the environmental permit from 1 January 2020 must meet the 

requirements for almost energy-neutral buildings (Harmelink, 2015). In order to be able to compete 

with the energy level of new construction, major adjustments have to be made by transforming the 

social real estate. Energy efficiency and energy neutral trends are increasingly being addressed. This 

trend can play an important role in the transformation of social real estate. 

 

8. Political | Strategic real estate portfolio policy 

In 2012 the ‘Ladder voor duurzame verstedelijking’ has been developed by the government. This 

planning assessment model obliges municipalities to better investigate whether there is a need for new 

urban developments. The aim of the instrument is to effectively use the space in the inner-city area and 

to avoid unnecessary building in green areas around the cities. The municipality need to check on the 

basis of this document whether a development can take place. In 2017, the instrument was improved 

and the municipality can act faster with inner-city transformations. The document also helped the 

municipality to look more closely at the real estate in their municipality (Van Teeffelen, 2016). Another 

political trend that has more focus on the real estate of the municipality is the trend for municipalities 

to focus more on their core tasks (Veuger, 2017). Municipalities have a lot of real estate but do not have 

the time to deal with this when they have to fully focus on their main tasks. In many municipalities it 

was not even clear how much real estate they had. At the moment it is necessary to look which property 

the municipality wants to own and which not. Choices and policies regarding their portfolio need to be 

made. There are challenges for the municipal real estate portfolios and large sums of tax money needed 

to be spent effectively.  The portfolio or municipalities is diverse due to the large variation in social real 

estate; schools, community centres, museums, schools etc. The varied composition needs a structured 

approach to make good choices. Due to these changes it is expected that many municipalities will, as in 

previous years, sell more real estate in the coming years (Veuger, 2017). 

 

9. Political | Integral approach 

There has always been vacancy in real estate and it will always be there. Some vacancy is good for 

growth and innovation in this sector. But the vacancy at this moment is too large. All building types have 

vacancies; shopping centres, social real estate, businesses and offices, churches, or farms. Vacancy is 

present in every type of real estate. There is a big chance that the demand for all these types of property 

will decrease. As a result, vacancy will increase even furthermore. In order to tackle the vacancy not 

only a specific object must be improved, but it is also necessary to look at other vacant properties in the 

region. A region-oriented approach. It is important to tackle this in an integral way. The province of 

Noord-Brabant attaches great importance to an integrated approach. An empty building can be 

transformed, redeveloped or demolished. The buildings can offer opportunities to realize the social 

demand (Province Noord-Brabant, 2017). To come to solutions, opportunities in the region have to be 

included. Solutions for vacant real estate require both an integrated area or environment-oriented 

approach and an approach at object level. With an integrated approach, choices are made with various 
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parties/stakeholders. The province is committed to an integrated approach to vacancy, in which specific 

choices are made with those who are involved, which lead to solutions and space for social initiatives. 

For example, stakeholders are property owners, developers, municipalities, financiers and other civil 

society organizations (Province Noord-Brabant, 2017).  

 

2.3 Conclusion 

In recent years, a lot of social real estate has become vacant; 10% of all social real estate in Noord-

Brabant is empty at the moment. Developments and trends in the coming years can also affect the social 

real estate in Noord-Brabant. These trends can affect the demand for social real estate. There is a big 

chance that there will be a decline in the demand for social real estate in the coming years and this will 

cause more vacant social real estate objects in the future. A lot of these social real estate objects are 

owned by municipalities. Because the municipality must increasingly focus on their core tasks and gain 

more insight into the property they own; it is likely that they will sell more real estate and more objects 

will be sold in the market. This offers opportunities to transform these objects into housing. This is 

necessary because the province has a major task to build 160,000 additional homes by 2050. In doing 

so, they aim to ensure that the supply of these homes is largely filled up in existing buildings in inner-

city areas. This may be a great opportunity to transform the vacant real estate in the inner-city areas. 

The number of vacant objects in social real estate and the demand for housing can be a solution to solve 

a part of the vacancy. Which buildings have the potential to be transformed depends on a number of 

aspects. These aspects are described in the next chapter. 
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 Criteria for transformation of social real estate  
A property owner can choose between four strategies for its real estate: continue in the current 

situation, renovate or upgrade the object, transform the object to a new function or to demolish the 

object or a mix of these strategies (Remøy & Van der Voordt, 2014). This research will focus on the third 

strategy; transformation. In this chapter insights are given about criteria that influence the 

transformation potential of social real estate into housing. These criteria are based on literature about 

aspects that influence the potential and previous studies about the transformation potential of real 

estate. In this chapter the following sub question is answered: “What is known in the literature about 

criteria for a transformation of social real estate?”  

 

Not every building is suitable for transformation into housing. There must be sufficient support to 

transform a building. This support is based on several aspects. Which aspects influence a successful 

transformation of a social real estate object and which aspects ensure that a building has no potential? 

If there is sufficient support, the building can be suitable for transformation. If this is the case the 

building can be labelled as a potential object to transform into housing. The aspects that influence a 

possible transformation or redevelopment can be divided into four categories; legal, building, financial 

and surrounding area (Schenk et al., 2015; Remøy & Van der Voordt, 2014). In studies of Schenk (2015) 

and Remøy & Van der Voordt (2014) is investigated what the chances are to transform vacant office 

buildings into housing. In these studies, the focus is on the level of the object. The possible influence of 

the transformation on the environment is not included in these studies. The transformation of a building 

can also has an effect on the environment and the environment may influence the potential of the 

building. In the previous chapter it is described that there is a trend that the province strives for an 

integral approach of the vacancy. The focus of the province on this trend makes it even more important 

to not only look at the specific object but to look also to the surrounding area and the influence of the 

building in this area.   

 

The following sections discusses all criteria that could influence the potential of social real estate, 

according to the literature. The aspects should form a basis for the interviews that are later held with 

developers, municipalities and architects.  

 

3.1 Legal aspects 

The first category that is described is the category legal. This category focuses on the laws that are active 

in the Netherlands in the field of real estate, transformation, buildings and other laws that may affect 

the transformation potential of a building. When a building is transformed, it is necessary to consider 

certain laws in the Netherlands. The laws and regulations can influence certain demands on the building 

in case of a transformation. It might be that a certain building is more difficult to transform and that 

more costs have to be made to redevelop the building. When a building is easy to transform, the building 

can have a higher potential. The potential might decrease when many adjustments has to be made. 

More adjustments mean higher costs. The higher the costs will get, the less interesting the object will 



 34 

be for transformation. Van Duinen (2016) indicates that the transformation potential becomes higher if 

a building can be transformed relatively easily and without too high a cost (Van Duinen et al., 2016). 

When a building violates few laws or rules and can therefore be easily redeveloped, with low costs, the 

building can have a higher potential. 

 

3.1.1 Land-use plan 

The Spatial Planning Law in the Netherlands, ‘Wet Ruimtelijke Ordening (WRO) in Dutch, is the law that 

arranges spatial plans. The state, the province and the municipality have the authority to draw up spatial 

plans. National principles in the area of spatial plans are elaborated in a structural vision. Every province 

and municipality must adhere to this structural vision. A land-use plan is drawn up per municipality to 

comply with the structural vision. The land-use plan determines how the space in a municipality may be 

used and what the building possibilities are. This land-use plan is a legal plan and is valid for every citizen. 

The land-use plan gives the municipality the opportunity to accept, or not accept, a plan based on the 

destination. If the destination does not correspond with the land-use plan, it is against the law to 

continue this plan (Peters, 2014). For example, if a building has vacancy and has a destination ‘school’ 

it is impossible to solve the vacancy directly by transforming this building into housing. This is not 

possible because the function does not match with the land-use plan. It is often a problem that objects 

of social real estate have a specific function based on the previous function in the building. If other 

functions will be placed in the vacant building, the municipality must approve this change. If the building 

cannot be transformed immediately, because of the obstruction of the land-use plan, this can affect the 

potential of the object. In order to place another function in the building, a change of the land-use plan 

must be made. The party that want to change the land-use plan can request this to the municipality. 

The request to change the land-use plan can take a lot of time and effort. In each municipality it is 

different how quickly they answer the request, this often can take a very long time. In 2010 the Crisis 

and Recovery Act became active. This law ensures that procedures such as changing the land-use plan 

can be speeded up. The law ensures a faster implementation of spatial plans and stimulates innovative 

and sustainable projects (Rijksoverheid, 2016). Since this law came into effect, many more 

transformations have been applied. Between 2012 and 2013 the number of transformations of 

dwellings in vacant properties, such as offices, shops and industry, is almost doubled (Statistics 

Netherlands, 2017). It seems that more transformations have been made since the start of the Crisis 

and Recovery Act. This could be due to the fact that changes of the land-use plan take place faster and 

more smoothly. 

 

Ultimately, the question is to what extent the land use plan influences the potential of a transformation. 

There is a big advantage if the land use plan directly allows to apply a transformation. A transformation 

can be applied without a change in the land-use plan, when this is the case it has a positive effect on 

the potential of the building. However, this does not mean that a building which function does not 

match, has no potential to be transformed. A change in the land-use plan could ensure that the property 

still has potential. If the destination cannot be changed and the municipality does not accept the change 

of the land-use plan, it can have a negative impact on the potential of the social object. The municipality 
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has the most influence about the change of the land use plan. They must accept and cooperate with 

the person who applied for it. The question here is mainly what the motives of a municipality are to 

accept a change of the land-use plan. There is a chance that the municipality will apply certain 

requirements. These requirements are very important. If these requirements are not present, the 

transformation cannot continue. The interviews should show which motives the municipality has and 

which aspects they consider as important to accept the change of the land-use plan and to stimulate 

the transformation. Figure 4 shows a possible decision tree for a social real estate object according to 

the land-use plan.  

3.1.2 Dutch Building Decree 
The Building Decree 2012 contains the legal requirements for the safe, healthy, usable, energy-efficient 

and environmentally friendly (re)building, use and demolition of buildings. The client who develops or 

redevelops the building is obliged to comply with the rules of the Building Decree and must be able to 

prove the rules. In most situations, the municipality is responsible for maintaining the Building Decree. 

The Building Decree has nine chapters; (1) general provisions, (2) safety, (3) health, (4) usability, (5) 

energy efficiency and environment, (6) installations, (7) buildings, open yards and sites, (8) construction 

and demolition work and (9) transitional and final provisions. The content in these chapters might have 

an influence on the transformation potential of social real estate. The influence of the aspects in these 

chapters is shown in the section 3.2.1 and should be clarified in the interviews. 

 

For renovation and transformation, specific requirements have been included in the Buildings Decree. 

These requirements are mainly focused on technical and functional building aspects.  In most cases of 

transformations, the building must comply with 'legally obtained level' requirement out of the Building 

Decree. This means that the current quality of a building may not be reduced by the transformation. In 

a transformation project the quality limit is determined by the newest function, based on the 

requirements in the Building Decree. In most cases this is done with the 'legally obtained level’ 

requirement. There are a few aspects in the Building Decree that are specified slightly differently. Also, 

Figure 3 | Possible decision tree for the aspect land-use plan 
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installations need to apply the ‘legally obtained level’, but when a new installation is installed, it must 

meet the new building requirements. This also applies when placing for example, a dormer window or 

other type of extension. These specific extensions must be used in accordance with the new building 

standards. In the case of transformations of monumental buildings, the same applies: the 'legally 

obtained level' must be met. But when the monumental work is affected by regulations from the 

Buildings Decree, the Buildings Decree also has an exception clause for monuments (RVO, 2013).  

 

In is the question whether the Building Decree could affect the potential of the building. The Building 

Decree does not have directly influence on the potential, but the regulation of the Building Decree can 

have an effect on the quality requirements of the technical and functional aspects of the building. These 

aspects must comply with the requirements of the Building Decree. When many adjustments have to 

be made to meet these quality requirements, this probably reduces the potential. The less the building 

needs to be done, the lower the costs and the higher the potential of the building. The less needs to be 

done to meet the requirements, then less costs have to be made and the potential will probably be 

higher. Summarizing, the Building Decree has no direct influence, but the quality of the technical and 

functional aspects will have an influence on the potential, these aspects are discussed later. 

 

3.1.3 Environmental restrictions 

The government and the provinces have imposed environmental restrictions that indicate whether or 

whether not a building can be legally realized at a certain location. In order to realize housing at a certain 

location, different legal restrictions must be considered. These restrictions consist of environmental 

standards, noise standards (noise pollution law), nature/landscape restrictions and living environment 

restrictions, such as external safety, health and cultural heritage. In addition, there are restrictions at 

local level, such as parking standards. The presence of the restrictions can also determine the 

transformation potential. This could happen in different ways. If restrictions in the future decline or 

become more flexible, it might have a positive influence on the transformation potential of the building. 

The potential can also increase when the restrictions are stricter. Housing construction is made 

impossible, making the prices of homes more expensive. Because of this increase in the price of the 

housing, the revenues can increase, which may increase the potential of the property (Van Duinen, 

Rijken, & Buitelaar, 2016). This decrease and increase in restrictions can vary per year and per 

municipality. January 2021, a new law will be introduced, the Omgevingswet [Environment Act]. This 

act bundles the rules about space, living, infrastructure, environment, nature and water. One of the new 

instruments that the municipality can use in this act is the Environmental plan. This plan contains all the 

rules about the physical environment that the municipality sets within its territory. In the environmental 

plan the municipality has more space for making its own considerations, regarding the rules. For each 

function of an area it can be checked which standards apply. There will be a trade-off space in which 

the municipality can go above or below the standard norm. Due to the Environmental plan there will be 

more flexibility in the area of the physical empty environment. This could stimulate the transformation 

(Rijksoverheid, 2018). The following aspects need to be considered when the transformation potential 

of a social real estate object will be tested: 



 37 

• Environmental standards 

§ Noise- and odour nuisance 

§ Restrictions for nature/landscape 

§ External safety and health restrictions 

§ Restrictions for cultural heritage 

§ Parking standards 

 

In order to arrive the potential of a building, it is necessary to check at the environmental restrictions. 

In general, it can be said that when a lot of adjustments need to be made in order to reach the standards, 

more costs have to be made and the potential of a building can drop. How much influence the aspects 

actually have on the potential is examined in the next chapter. 

 

3.1.4 Specific policies for vacancy and transformations  
In addition to the general environmental law restrictions, governments can also implement policies with 

the aim to reduce vacancy and stimulate transformations. In recent years, various measures and 

instruments have been developed to make the transformation of vacant object into housing more 

attractive. For example, the building decree has been changed and it has a lower 'renovation level' for 

transformation (as discussed in section 3.1.2). In addition, the Vacancy Law and the Environmental Law 

Decree (BOR) have been adjusted, that temporary transformation of ten years is possible instead of five 

years. Further the integration levy was abolished, transformations need to pay less tax than before. All 

these measures have stimulated transformations of vacant objects. These measures have been drawn 

up by the government. But the policy of the province and the municipality can also play a major role. 

These parties can act both stimulating and restrained, they can pursue policies that stimulate or restrict 

transformations in existing buildings. A mix of measures can be taken in the policy, often consisting of 

three categories; management of existing locations (attention to vulnerable objects and areas where 

there is little demand), regulating supply and facilitating transformations and function changes (Van 

Duinen, Rijken, & Buitelaar, 2016). 

 

The province and municipality can take measures that make it attractive for developers and investors 

to invest in vacant buildings. In addition, a policy can also make it less interesting to develop or invest 

in vacant real estate. When the new policy is a huge success, the opposite can happen. The 

transformation potential can decrease when there are few vacant buildings left. However, this will not 

quickly occur because the vacancy figures are still extremely high. It differs per province and per 

municipality how the policy is implemented for transformations of vacant buildings. For example, a 

municipality can own a lot of land where they would like to see housing construction realized in order 

to generate income. Because of this, it can happen that this municipality stimulates the transformations 

less because they want to have their land sold first (Koppels, Remøy, & El Messlaki, 2011). 

 

Municipalities can fulfil a different role. A municipality can think along with the or can be more reticent. 

An empty building may also affect the quality of life in an area (Koppels, Remøy, & El Messlaki, 2011). 

When this is the case, it can affect the quality of life of the municipality, so it is also necessary for the 

municipality to do something to solve the vacancy. It is therefore, among other things, about the object 

and the location of the object if the municipality will think along and cooperate. When the 
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environmental law starts, it can become a lot easier and the municipality can adjust per area. To assess 

the potential of a building, it is therefore important to have knowledge of the policy in the municipality. 

How much influence the policy of the municipality actually has on the transformation potential must 

appear from the interviews. In order to still fulfil the transformation, adjustments have to be made to 

ensure that the building complies with the laws. 

 

3.2 Building aspects 

This section focuses on the functional and technical aspects of the building. It is investigated which 

building aspects have an influence on the transformation potential of social real estate into housing. 

These aspects must comply with the regulations from the Buildings Decree. In a transformation project, 

the lower limit is determined by the requirements set by the Buildings Decree at the level of existing 

construction for the new use function(s). If the building meets these standards, no modifications are 

required according to the Building Decree. It has a bigger advantage in terms of renovation when a 

building is easily adaptable to housing, that could cause a higher potential of the building. This has to 

do with the reason that the renovation costs partly determine whether the building is suitable for 

transformation (Van Duinen, Rijken, & Buitelaar, 2016) (Platform31, 2013). In this section, all building 

aspects that could influence the transformation potential are described. These aspects are based on the 

researches of Remøy & Van der Voordt (2014), Geraedts, Van der Voordt & Remøy (2017) and Van 

Duinen, Rijken & Buitelaar (2016). However, every study uses a different approach. In order to work out 

the aspects in an orderly manner, the structure of the Building Decree is used. The aspects of the 

building are therefore described in the following steps: safety, health, usability, energy efficiency and 

environment, installations and building sites. The first chapter and the last two chapters of the Building 

Decree will not be described, because they have no effect on the assessment of the transformation 

potential. In addition, the installations aspect influences the indoor climate and the health of the 

building, which is why the subject of installations in this study is merged into the subject of health. The 

building aspects are therefore subdivided into safety, health, usability, energy efficiency and the 

building site.  

 

3.2.1 Safety aspects 

The first aspect to discuss is the safety of a building, which is also the first chapter of the Building Decree. 

Previous studies have shown that fire safety and accessibility to a building can play a role in the 

transformation of a building, in terms of safety (Geraedts, Van der Voordt & Remøy, 2017; Yin-Hao & 

Yi-Kai, 2016). 

 

Fire safety 

The research by Yin-Hao & Yi-Kai shows that transformed buildings to homes are more common when 

the building has a more effective fireproof structural feature. This provision is based on the degree of 

fire resistance of elements. The longer the building can stop the fire, the better the fire resistance is of 

elements. The more time the elements can stop the fire, the better the building performs for homes. 
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The longer a building can stop the fire, the higher the transformation potential is into housing, purely 

based on the fire safety. Another aspect that is important in the field of fire resistance are the 

emergency stairs. If these are not available, it is important that there is room to place this. If this is not 

the case, this can have a negative effect on the potential of the building (Yin-Hao & Yi-Kai, 2016). 

 

Accessibility  

The accessibility plays an important role in the area of safety. Persons must be able to enter and leave 

the building safely. When a residential building has more than four floors, it is obliged to have an 

elevator in the building. To test the potential of a building with more than four floors or higher, it is 

important to check if there is an elevator. If there is not an elevator, the building needs to be adjustable 

for an elevator. If this is not the case, it can have a negative influence on the potential of buildings that 

have more than four floors. Furthermore, the distance between the accommodation units and stairs or 

elevators should not exceed 50 meters. These stairs may also be emergency stairs (Geraedts, Van der 

Voordt & Remøy, 2017; Van Duinen, Rijken, & Buitelaar, 2016).  

  

3.2.2  Health 

The third chapter of the Building Decree deals with the topic of health. This chapter deals with the 

aspects that affect the health of the building. The health of a building depends on the indoor climate.  

The indoor climate is based on aspects such as noise, temperature, light and air quality. To explain these 

points, the aspects of construction quality, installations, daylighting and air quality are described. These 

aspects can influence the health of a building (Koppels, Remøy, & El Messlaki, 2011).  

 

Construction quality 

The construction quality of a building consists of various aspects such as the roof, the façade, the 

construction, the insulation, the presence of asbestos or other harmful substances. These aspects must 

meet a certain standard. On the one hand, the aspects must be higher than the standards from the 

Building Decree, on the other hand, the aspects must meet the expectations of the user. When a 

building is transformed into housing, it is important that it meets the requirements of the client. These 

requirements are often higher than the standards from the Buildings Decree. The closer the 

construction quality of the social real estate is to the expectations of the client, the higher the potential 

of the building. To judge the construction quality of a building, an architectural inspection can be used. 

On the basis of this inspection, the quality of the building, the state of maintenance of the building, the 

defects and shortcomings are examined. It is important to know the maintenance level of the building. 

If the building is poorly maintained, it can happen that there will be unexpected renovation costs in the 

future. When the building is well maintained and there are few defects in the architectural aspects, only 

little adjustments have to be made. The poorer the maintenance and quality of the roof, the façade, the 

construction, more aspects need to be improved, which can result in higher renovation costs (Koppels, 

Remøy, & El Messlaki, 2011). In addition, it may just be that there are architectural aspects about 

asbestos or other harmful substances. The presence of asbestos can lead to enormous numbers of 

renovation costs. When a building is full of asbestos, it can affect the transformation potential of the 
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social real estate object. An asbestos check is therefore recommended. The construction quality has a 

great influence on the health of a building.  

 

When a building is transformed, the construction quality aspects have to comply with the 'legally 

obtained level'. This is a minimum level that the property must have. When the insulation of a building 

is adjusted, there are exceptions to this rule. When choosing to improve insulation, a certain standard 

has to be determined according to European regulations, see Table 10. The table shows that when the 

insulation is replaced, a higher RC-value is required. Nevertheless, this value is considerably lower than 

the requirements that are set for a new house (De Groot, 2015). If a transformed building wants to 

compete with new homes, it must also compete at the level of the insulation. It is therefore interesting 

for transformations to get close to the RC-value of a new construction. A potentially interesting building 

can therefore have a higher insulation value. The higher the insulation value, the closer it gets to the 

new construction level. 

 

Another important aspect that is also linked to the quality of the roofs, façade and the floors is the noise 

aspect. When a transformation is applied to homes, the Noise Pollution Act applies. This only applies to 

homes, nursing homes and day-care centres. This law is part of the environmental restrictions, showed 

in section 3.1.3. In the case of transformations, the 'legally obtained level' applies to outside noise, 

reverberation and noise between spaces. There is an exception to the sound. The protection against 

noise from installations should not be according to 'the legally obtained level' but must meet the 

maximum standard of 40dB. For new homes, the requirement is that outer walls must have an insulation 

level of at least 20dB (Building Decree, 2018). It is also interesting for transformations to aim as closely 

as possible to new building requirements. The more the building is sound-proof, the fewer adjustments 

have to be made, which have a result on lower renovation costs. It is expected that a difference can be 

seen at the noise level in the different types of social real estate. 

 

Installations 

The installations can affect the technical aspects of a building and the functional aspects. At a functional 

level, an installation can contribute to the indoor climate of the building. At a technical level, there must 

be sufficient space to install and possibly expand an installation. It is possible that the installations in the 

existing building do not meet the indoor quality requirements for housing. When the installations of a 

building are extended or partially renewed for a transformation project, the legally obtained level 

applies, that is equal to the current quality level. However, if installations are completely renewed or if 

a new installation is installed, the new building requirements will apply. It is therefore important to see 

whether the current installation can be used or partially renewed. When the installations are so bad 

and completely renewed, the installation must comply with the new construction standards. This 

Building aspects New construction Renovation Building Replace insulation
Floor 3.5 1.3 2.5
Facade 4.5 1.3 1.3
Roof 6 1.3 2
Window frames 2.2 - 2.2

Table 10 | Insulation standards (RC-value in m² K/W) (De Groot, 2015) 
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involves a lot of costs but will contribute to a better indoor climate. An expansion of the installations 

requires enough space. Therefore, at a technical level there should be sufficient space to build service 

lines for installations (Geraedts, Van der Voordt, & Remøy, 2017). Beams under the floors can cause 

problems, because the effective height is occasionally reduced, making it a challenge to install new 

installations and services. (Remøy & Van der Voordt, 2014).  

 

Daylight accession 

Another aspect that contributes to the health of the building is the amount of daylight that enters the 

building. The amount of light that the building allows depends on the facade of the building. How far 

the daylight can reach depends on the depth of the building. In the case of transformations into housing, 

the equivalent daylight area may not be less than 10% of the floor area of that residential area (article 

3.134 Building Decree). In order to assess the daylighting of a building, it is necessary to look at the 

façade. How many openings does the façade have and do these openings ensure that there is sufficient 

daylight in the building? In addition, it is important whether daylight has sufficient reach, so the depth 

of the building is important. A building with a lot of daylight can therefore have a better potential to 

transform into housing, than a building with too little daylight. It is important that there is sufficient 

daylight in the building or that adjustments can be made that can lead to this sufficient daylight. 

Therefore, a façade that can be modified has a higher transformation potential than a building where 

the façade cannot be adapted (Geraedts, Van der Voordt, & Remøy, 2017). 

 

Air quality 

The air quality is the last health aspect that can affect the potential of the building. The air quality 

indicates the degree of absence of air pollution. When there is a lot of air pollution in the building, the 

building has a bad indoor climate. The research by Geraedts et al. (2017) has indicated that the potential 

of a building also depends on the number of polluting materials in a building (Geraedts, Van der Voordt, 

& Remøy, 2017). When it has too many polluting materials, it has a negative influence on the potential. 

It is extremely difficult to judge the air quality of the building at first sight. Testing must be done to 

measure the exact air quality. The influence of air quality on the transformation potential of the building 

must be investigated in the interviews. 

 

3.2.3 Usability 

This section describes the aspects that affect the usability of the building. The functional aspects of a 

building play an important role in determining the usability of the building. One building is functionally 

better to transform into housing than another building. It is obvious that a school will be functionally 

easier to transform into apartments than, for example, a church. Aspects such as the year of 

construction, maintenance of the building, building structure and the flexibility of the building are 

important. The potential of a building will increase when a building can be easily functionally 

transformed to a residential level and more houses can be realized. This is due to the decrease in 

transformation costs.  
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General building information 

There are a number of general aspects of a building that can affect the transformation potential. For 

example, the age of the building can play a role for the potential. In the research of Yin-Hao and Yi-Kai 

(2016), various transformations of vacant real estate were assessed. In this study, it emerged that 

transformed buildings received a higher rating when these buildings were a relatively recent building. 

Buildings with a higher age received a lower rating. Buildings with an age between one and 20 years 

received a higher rating (Yin-Hao & Yi-Kai, 2016). The research by Remøy and Van der Voordt (2006) 

and by Geraedts et al. (2017) shows that offices older than three years have potential to be transformed 

into housing. Whether this also applies to social real estate should be apparent from the interviews. 

From these studies, it can be stated that a building has the most potential when it is between three and 

twenty years old. In addition, to the age of the building, the maintenance of a building can also plays a 

role in the assessment of the potential. A building that is older than twenty years can also have a positive 

effect on the potential of a building when it is recently renovated. In addition to the age of the building, 

the maintenance of the building is also important.  

 

Furthermore, buildings that are labelled as cultural heritage often have a lower potential. This has to do 

with the many regulations for cultural heritage, which often means that the procedures are much 

longer. This difficult procedure has a negative influence on the transformation potential. However, the 

cultural real estate can also have a positive influence because the building often has its own identity. A 

building that is striking and distinctive in the neighbourhood can have a positive influence on the 

transformation potential (Geraedts, Van der Voordt, & Remøy, 2017).  

 

Building structure  

How many dwellings can be placed in an empty object depends on the building structure. The floor plan, 

dimensions, flexibility and adaptation possibilities of the building can influence the transformation 

potential into housing. The building structure must be able to be transformed into housing. The research 

by Geraedts et al. (2017) assumes that a building has potential when at least twenty dwellings in a 

building of 50 m2 can be realized. This means that at least 1,000 m2 of usable floor space must be 

available Whether this calculation can also be made for social real estate should be apparent from the 

interviews. Not every building has an ideal building structure for housing. It is sometimes very difficult 

to transform care homes, in homes, for example, care homes where long galleries and small rooms form 

the basis of the building structure (Van Duinen, Rijken, & Buitelaar, 2016). A building that can be flexibly 

divided and where walls can be removed has an advantage for transformation. For example, a building 

with little space and many load-bearing walls can lower the potential of a building. The flexibility of the 

map is therefore very important. Many load-bearing walls and small structures can reduce the potential. 

In addition, the space of a building depends on the height between the floors, the depth and the width 

of the building. These aspects of the building can determine whether there are opportunities to 

transform the building into housing. A residential building must have a minimum height of 2.1 meters 

according to the Building Decree. When this is lower, it is not possible to place houses in the object. In 

addition, there is a possibility that the building has too little usable floor space. If this is the case, the 
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building can possibly be expanded. These extensions can be used horizontally or vertically. When a 

building has possibilities to extend vertically or horizontally, this also has a positive effect on the 

potential of a building. The potential of the building depends, among other things, on the building 

structure and the flexibility of the building. The social real estate has many different types and sizes of 

real estate, a church has, for example, a completely different structure than a school. What the influence 

is of the building structure on the transformation potential of social real estate, should be apparent 

from the interviews. 

 

3.2.4 Energy efficiency and environment 

This section is about the energy efficiency of a building. The energy performance of a building can be 

expressed in an energy label. The better the label is, the better the building performs in the field of 

energy. The energy label indicates, among other things, how well a building is insulated and how 

economical installations are. A house with a high energy label ensures a comfortable indoor climate, 

fewer C02 emissions for a better environment and lower energy costs. The energy label is based on 

aspects that affect the indoor climate and CO2 emissions. The aspects that influence the energy label 

also emerges in section 3.2.2. According to Dutch law, an energy label is mandatory when renting or 

selling homes, health buildings, government buildings, meeting buildings etcetera. It is mandatory for 

almost every type of property. An exception is protected monuments and meeting buildings with 

religious activities, such as churches and mosques (Rijksoverheid, 2018). The Building Decree 2012 has 

changed in the field of transformations and energy performance. In 2003, a transformation project had 

to meet the new construction level in terms of energy performance. This is reduced to the legally 

obtained level’ in the Building Decree 2012. This has been done to stimulate and accelerate the 

transformations (Van Hooffstraat, 2016). Therefore, a transformed building does not have to meet the 

new building requirements to be transformed, the legally obtained level is the minimum requirement. 

However, the question is whether this minimum requirement meets the expectations of the end user. 

A transformed project with a low energy label may not be able to compete with a new construction 

project with a better energy label. Building without gas plays an important role here too, and all new 

homes are being built today without the use of gas. In order to compete with new-build quality as 

transformations, these buildings also have to be gas-free. In addition, a lot of social real estate is not 

aware of what the energy label is. The influence of the energy labels of social real estate on the 

transformation potential to housing must become apparent from the interviews 

 

3.2.5 Building site 

The building site is the last aspect influencing the transformation potential based on the building 

aspects. The building site shows the possibilities to place additional facilities on the site, also known as 

functional extensions. It is important for a transformation into housing, that there is room for other 

facilities than only living. When housing will be realized, space is also needed for storage and parking 

places. On the one hand, these functions can take place in the building, but when there is no space in 

the building, these functions can be placed elsewhere. The potential of a building can depends on the 
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terrain on which the building stands. Is there enough space to realize parking spaces and storages? Or 

is there. for example, a possibility to realize a parking garage (Van der Voordt & Remøy, 2007). How 

important these aspects are on the transformation potential must become apparent from the 

interviews.  

 

3.3 Financial 

This section focuses on the financial aspects that could influence the transformation potential of social 

real estate to housing. The financial feasibility of a plan is one of the most important prerequisites for 

the potential of a building from the point of view of a developer. The financial feasibility depends largely 

on the costs and revenues of the building. In order to be a successful transformation, the revenues must 

ultimately be higher than the costs. When the costs are higher, there is a shortage of the transformation 

and the developer will have a negative return on the development. Research by Van der Meulen et al. 

(2013) shows that there is a big difference between the feasibility of inner-city developments and 

developments at outer-city locations. Inner-city locations have a financial deficit of an average of 

€16,000 per home (excluding subsidies), while a surplus of an average of €7,000 per home has been 

realized at the outer-city locations. This is partly due to higher costs at inner urban locations and often 

lower revenues (Van der Meulen et al., 2013). Because inner-city transformations are stimulated by the 

government, it is important to reduce this deficit on the finances. On the one hand lower costs have to 

be made and on the other hand, higher yields have to be generated. The revenues can also be 

stimulated in the form of subsidies. A balance has to be found between costs and revenues. This section 

discusses the financial aspects that can influence the transformation potential of the building. 

 

3.3.1 Transformation costs 

In case of a transformation from social real estate into housing, there are always costs that have to be 

made. The more adjustments have to be made to achieve the desired result, the higher the 

transformation costs will be (Van Duinen, Rijken, & Buitelaar, 2016). As indicated earlier in this report, 

higher costs can result in a lower transformation potential of the social real estate building. The 

renovation costs are based on the adjustments that have to be made to meet the requirements of 

housing. This renovation cost partly depends on the quality of the building. When many adjustments 

have to be made to achieve the quality of the legal level or to meet the requirements of the end user, 

the renovation costs will increase. To make the project financially attractive, the revenues must be 

higher than the costs. It is expected that the renovation costs are one of the most important aspects 

that affect the potential. However, the renovation costs depend on the adjustments that have to be 

made. The renovation costs are a consequence of the adjustments that have to be made and therefore 

correlate with the building aspects. 

 

3.3.2 Acquisition costs 

If the building is not owned by the party that is going to transform the property, in many cases the 

building has to be purchased. The acquisition costs consist of all costs of the purchase of the real estate: 
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the purchase price of the object itself plus the costs of the buyer, consisting of notary fees, brokerage 

costs, research and transfer tax (Lemmens, 2011). The acquisition costs of the property are based on 

the rental income of the property. With social real estate, the rent is often lower than for buildings with 

a commercial purpose. The valuation for a transformation is based on the current function. For example, 

an empty school has a different valuation than a house, because the rental income of a house is often 

higher than the rental income of schools per square meter (Van Duinen, Rijken, & Buitelaar, 2016). As 

a result, a purchase of social real estate is expected to be cheaper than buying a building with a 

commercial purpose. Section 2.2 shows that more and more social real estate is being sold. A large 

market has emerged for investors who want to invest in social real estate. The willingness of investors 

to invest in transformations of social real estate can have a positive effect on the vacancy numbers of 

social real estate. 

 

3.3.3 Revenues 

The revenues from the transformation of social real estate to residential properties are dependent on 

the rental or sales revenues of the houses. The number of dwellings and the price of the dwellings 

determines the total yield. What kind of houses will be placed and what dimensions the houses should 

have, varies per project. This is related to the demand in this area. However, it can often be seen that 

in transformation projects from social real estate into housing it is assumed that the building is 

particularly suitable for small apartments in high densities, with elderly or single living as future 

residents (Van Duinen, Rijken, & Buitelaar, 2016). In redevelopments to small apartments, it is assumed 

that an apartment is about 50 m2 (Geraedts, Van der Voordt, & Remøy, 2017). In redevelopments to 

small apartments it is assumed that an apartment is about 50 m2  (Van Duinen, Rijken, & Buitelaar, 

2016). When more dwellings can be placed in a building, the rental income will rise and the 

transformation can become more attractive (Van Duinen, Rijken, & Buitelaar, 2016). More homes in a 

building will yield more revenue. The more dwellings can be placed in a building, the more revenues the 

project can have. However, it is important that the type of housing and the amount of housing match 

with the demand in the market. When the potential of a building is tested, the revenues cannot be seen 

at the first moment. In order to determine the revenues at the first moment, the functional aspects of 

the building must be examined, how many dwellings can be placed in the building and this match to the 

demand in the market. The revenues are therefore also correlated with building aspects.  

 

3.3.4 Subsidy 

A large part of the inner-city redevelopments appears to have a shortage on the budget. Van der 

Meulen's research (2013) shows that there is an average shortage of 16,000 euros per home. This is 

because the inner-city transformations often have higher acquisition costs and lower yields compared 

to the outer-city locations. Of the 29 inner-city transformations that were investigated in the research 

eleven of them had a positive balance. At these eleven locations, it was noticeable that it was 

predominantly small houses with high numbers of residence (about 200 houses) (Van der Meulen, 

Mulder, Verwoerd, & Willems, 2013). Transformations with a positive balance are characterized by 
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lower costs for acquisition, demolition and remediation and have higher incomes. In addition to the 

rental and sales revenues, a subsidy can be applied by the government. In the case of social rental 

housing, for example, a subsidy can be applied for when a non-residential function is transformed into 

a residential function, called the RVV-subsidy. The RVV-subsidy is a reduction on the landlord levy paid 

by the taxpayer. Landlords with more than 50 houses - whose rent is not higher than the liberalization 

limit - are eligible for this regulation (RVO, 2018). Municipalities, provincial authorities and governments 

stimulate redevelopment in the existing buildings, as a result of which more and more subsidies are 

being paid. Municipalities can provide subsidies in the form of money, cooperation or knowledge. 

However, the subsidies are often too small to cover the shortage. 

 

3.4 Surrounding area 

The last category which has an influence on the transformation potential of social real estate into 

housing is the category surrounding area. First, the potential of a building at the location level may 

depend on the needs of the end user. The location needs to fits with the requirements of the new target 

group. In addition, the building can have an influence in the environment. As indicated in the problem 

analysis, an empty building can have an effect on the quality of life in the environment. A transformation 

can also contribute to this and can have an influence on the quality of life and the safety in the area. 

There are also groups in the surrounding that could affect the transformation the property, such as real 

estate owners, foundations and residents in the area. Social real estate has a major location advantage 

in comparison to other vacant real estate in the Netherlands. These buildings are often located within 

inner-city areas, buildings in this environment are more suitable for a transformation into housing than, 

for example, office buildings at a business park. The text below describes the surrounding area aspects 

that could influence the transformation potential of social real estate. 

 

3.4.1 Location aspects 

The location where the vacant building is located can have a huge influence on the transformation 

potential. Each location is different, each environment has its own characteristics and has different 

demands and needs. A transformation into housing is preferably realized in an environment where there 

is a great chance that the investment is value-fixed. This is in places where the investment is future-

proof, this can be in locations where there is long-term demand for housing (IVBN, 2015). With a 

transformation into housing, it is therefore important that there is demand in the market for housing 

and demand for housing in the future. When there is no demand for housing at a certain location, the 

building has no potential to be transformed into housing. Therefore, the location can have a major 

influence on the transformation potential. When the building is in a shrinking region where there is no 

demand for housing, the building decreases in potential. While the same building can have potential in 

an environment where there is a high demand for housing. The demand can have an important role in 

the potential of a building. It is generally more interesting when the location of housing is located close 

to a city centre, accessed with public transport options and close to daily facilities such as a supermarket 

or educational institutions (Platform31, 2013). However, it varies enormously per project which 
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requirements are set for the location. This depends on the target group of the project. Each target group 

has different needs and wants to live in a different environment. For example, students would prefer to 

live near the central station, where the elderly may prefer to live in the green outside the city (IVBN, 

2015). In order to test the potential of the building at the location level, it is important to know which 

target group has a demand for housing and whether their needs meet the aspects in the surrounding 

environment. 

 

In the study by Geraedts et al. (2017), various facilities in the environment were expressed in values. 

For example, a building has more value when it is located within 500 meters of daily facilities (Geraedts, 

Van der Voordt, & Remøy, 2017). The following aspects regarding facilities in the environment have an 

influence on the potential for housing, according to the research of Gereadts et al. (2017): 

§ Location near daily facilities (<500 meters) 

§ Location near meetings places (<500 meters) 

§ Location near hotels, restaurants and cafes (<500 meters) 

§ Location near medical care (doctor, hospital) (<2000 meters) 

§ Location near sports facilities (<2000 meters) 

§ Location near education facilities (< 2000 meters) 

 

Furthermore, the potential of the building also depends on the accessibility of the location. Accessibility 

for public transport, cars, bikes and for walking, is very important. In terms of public transport, a building 

has a higher potential when a bus stop, tram stop or subway is nearby (within one kilometre). In 

addition, it has a positive influence when a train station is within two kilometres. The accessibility of the 

building also depends on traffic accessibility. A good traffic flow with good quality of the roads can have 

a positive influence on the transformation potential of a building into housing. It is also important that 

there are enough parking spaces in the vicinity (Geraedts, Van der Voordt, & Remøy, 2017). The 

potential of a building therefore depends on the end user and their need. When the need meets the 

location characteristics in the area, the building can be seen as potentially transformable. How much 

influence these aspects have and which are perceived as most important should be apparent from the 

interviews. 

 

3.4.2 Quality of life 

As discussed in the problem analysis, a building that is vacant can have an impact on the environment; 

negative consequences may occur that affect the quality of life in the neighbourhood. When these 

negative consequences arise, it is important that a solution can be found to prevent a further decline in 

quality of life (Buitelaar, 2017). The quality of life is based on the physical, social and safety aspects in 

the environment. The physical aspects are based on the quality of the public space and the facilities, the 

social aspects are based on the residents in the neighbourhood and how they interact with each other 

and the safety aspects can be based on nuisance, crime and other safety aspects. The quality of life can 

thus be tested on the basis of these aspects. The aspects of the quality of life that influence the 
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transformation potential to housing are mainly based on nuisance in the neighbourhood. This nuisance 

can, for example, be caused by the air quality in the neighbourhood and noise nuisance.  

 

The air quality of the environment can play an important role in the transformation potential of social 

real estate to housing. This air quality is greatly dependent on the location where the building is located. 

In most cases, social real estate is located within the built environment in inner-city location. In this 

area, it will not be a problem to meet the air quality standards, because the social real estate is usually 

located between other houses. Nevertheless, it is possible that a certain building will not be transformed 

into housing due to the poor air quality in the environment. In addition to the quality of the air, the 

quality of the sound also plays a role in nuisance. Only dwellings may be realized if it meets certain noise 

standards. The maximum allowable noise in the environment may not exceed 53 dB This is especially in 

areas with a lot of industry or for example near motorways (Van Hooijdonk, 2012). Another nuisance 

aspect that can affect the quality of life is the physical degradation in the environment. A building that 

is empty can have more physical degradation and can give the neighbourhood a poorer appearance. 

This degraded appearance can lead to social insecurity. A building with closed windows, squatters and 

graffiti can contribute to this social insecurity. Conversely, a building can be less attractive when it is in 

an environment where the quality of life is poor. When there is a lot of nuisance in a neighbourhood or 

when the neighbourhood is perceived as unsafe, this can have a negative influence on the potential of 

the building. Which aspects of the quality of life in the environment have the most influence on the 

transformation potential of social real estate into housing, must become apparent from the interviews. 

 

3.4.3 Other environmental aspects 

In addition to the aspects above, which are based on the literature, there are also a number of aspects 

that arise from discussions with the province of Noord-Brabant. The province of Noord-Brabant is 

curious to see if there are other aspects of the environment that could influence the transformation 

potential. For example, the province strives for an integrated approach (this trend is described in section 

2.2). The integrated approach looks further than just the object itself. Together with various parties, a 

solution needs to be looked at in the entire environment. These various parties can, for example, be 

real estate owners or residents in the neighbourhood. What the role of these different parties are and 

what the influence can be on the transformations of social property into housing should be apparent 

from the interviews. With an integral approach, it is important to look at the environment as a whole 

and not just at the object. Because vacancy can have a negative impact on the environment, it is 

important that this problem will be solved in an integrated way. A solution is sought at the 

environmental level and not just at the object level. On the one hand, the transformation of an object 

can provide a quality impulse in the environment, this quality impulse may have a positive effect on the 

other vacant buildings. It can stimulate other transformations. On the other hand, it is possible that 

there will also be competition between the vacant buildings if one building is redeveloped and the other 

building is not. How this integrated approach is handled and what influence this has on the 

transformations must become apparent from the interviews. 
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3.5 Conclusion 
In this chapter the question: “What is known in the literature about criteria for a transformation of social 

real estate?” is answered. There are many aspects that, according to literature, can influence the 

transformation potential. All the aspects are shown in Table 11. First, there are some legal aspects such 

as the land-use plan, the Building Decree, environmental restrictions and municipal policies. Secondly, 

there are building aspects which can influence the potential of a transformation, such as safety, health, 

usability and energy efficiency aspects. Thirdly there are some financial aspects which can have an 

influence, such as transformation costs, acquisition costs, revenues and subsidies. Finally, there are 

some surrounding area aspects, such as location aspects, quality of life aspects and some other 

environmental aspects. At the moment there is no form of stratification which aspects are more 

important. This means that it cannot be assessed which aspects have more influence on the 

transformation potential than another aspect. In the next chapter, all the aspects will be used in the 

interviews and are tested by experts in the field of transformation from social real estate into housing. 

With the information from these experts, this stratification and the influence on this potential should 

be examined.  

 

 

 

No. Codes  No. Codes 

1 Land-use plan  17 Transformation costs 

2 Building decree regulations  18 Acquisition costs 

3 Environmental regulations  19 Revenues of sale or rental 

4 Policy of municipality   20 Subsidy 

5 Safety of the building  21 Demand and need for housing 

6 Construction quality  22 Location near daily facilities 

7 Installations of the building  23 Location near meeting facilities 

8 Sufficient daylight  24 Location near hotels, restaurants, cafes 

9 Air quality of the building  25 Location near medical facilities 

10 Year of construction  26 Location near sports facilities 

11 Maintenance of the building  27 Location near education facilities 

12 Identity  28 Location near public transport 

13 Building structure  29 Quality of life 

14 Expansion possibilities  30 Influence of residents 

15 Energy label of the building  31 Influence of the property owner 

16 Functional extensions (parking)  32 Influence of other empty buildings  

Table 11 | Aspects according to the 
literature that could influence the 
transformation potential into 
housing.  
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 Data analysis 
This chapter focuses on the data analysis. First of all, it describes how the data is collected and what 

kind of data is collected, then the data from the interviews is analysed. The overall aim of the research 

is to create an assessment model that can help to determine the transformation potential of social real 

estate to housing. This assessment model needs to be based, if this is possible, on the results of the 

interviews. On the basis of this analysis, the answer to the following sub-question can be answered: 

“What is the influence of legal, building, financial and surrounding area aspects on the transformation 

potential of social real estate?” 

 

4.1 Data collection 
The data that is used in this research is collected through interviews. The interviewees are based on the 

stratified purposeful sampling strategy, based on Coyne (1997). The stratified purposeful sampling 

strategy is a strategy in which only people should be approached to participate in the research, that are 

in line with the purpose of the research. The purpose of this study is to assess the transformation 

potential of social real estate into housing. It needs to be investigated which aspects influence this 

potential. The transformation potential of social real estate into housing can be assessed from different 

perspectives. Within a transformation, there are many parties that participate in a process during a 

transformation. A sample of all the parties who have knowledge about the assessment of the 

transformation potential in the field of social real estate to housing should be interviewed. The various 

experts who have knowledge about this transformation potential of social real estate are developers, 

housing corporations, municipalities and architects. These experts look at the transformation potential 

of a social real estate object with a different perspective, because they pursue other goals in the field 

of transformation of social real estate. Other parties, such as real estate owners and residents, can also 

occur during the process of a transformation, but cannot objectively assess the potential of a building, 

making these parties of lesser interest to interview. For this reason, the developers, housing 

corporations, municipalities and architects can objectively assess the transformation potential of a 

social real estate object.  

 

In total, more than thirty parties were approached to participate in the research, a combination of 

municipalities, developers, housing corporations and architects. In total sixteen parties have 

participated in the research. The municipalities that were approached are based on the findings from 

chapter two of this research, this chapter described the vacancy numbers of different municipalities in 

the province of Noord-Brabant. These results showed that the larger municipalities such as Eindhoven, 

Tilburg, Breda and Den-Bosch have a lot of square meter of vacant social real estate, but the percentage 

of the total vacancy is often lower than the average in Noord-Brabant. Transformations of social real 

estate into housing have already been done a number of times in these municipalities, making these 

municipalities interesting to interview because they have done several successful transformations. In 

addition, smaller municipalities, with a high percentage of vacancy of social real estate, were discussed 

in Chapter 2. Municipalities such as Veldhoven, Oirschot, Haaren and Eersel are municipalities with a 

high percentage of social real estate vacancy. All these different municipalities were approached to 
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participate in the study. In the end, the following municipalities were willing to cooperate in this 

research: Eindhoven, Den Bosch, Tilburg, Breda and Best. These different municipalities are considered 

representative because they are spread over Noord-Brabant. The sample includes the four biggest 

municipalities in Noord-Brabant. The municipalities have knowledge and affinity with regard to 

vacancies of social real estate and have done previous transformations of social real estate into housing. 

In addition to the government agencies, an interview is also conducted with the Rijksvastgoedbedrijf 

[Government Real Estate Agency]. The Government Real Estate Agency owns a lot of social real estate. 

In the Netherlands. They sell vacant social real estate which may be subsequently transformed into 

housing. They have sufficient knowledge to be able to assess the potential of a social building and are 

therefore also interesting to interview.  

 

Furthermore, developers, corporations and architects who have knowledge about transformations of 

social real estate to housing are interviewed. This should include parties that have previously made 

transformations of social real estate, or parties that are in the process of transforming social real estate 

into housing. A total of seven developers and housing corporations, which have transformed social real 

estate into housing in Noord-Brabant, have participated in this study: Janssen De Jong 

Projectontwikkeling, BVR Groep, Maas Jacobs, PVH Vastgoed, Okko Project, Portaal and Bergopwaarts. 

The architects who participated in the research are K3 Architectuur, Diederendirrix Architectuur and 

KDV Architectuur. All the persons that are interviewed have affinity with transformations of social real 

estate. Table 12 shows the sixteen interviewed parties, including their function and the date of the 

interview. In total, all interviews are held in the period from the end of May to the beginning of July 

2018, with the interviews taking an average of 60 minutes. All interviews are recorded (except parties 

who clearly indicate they do not want to be recorded) and elaborated in a transcript. This sample 

concerns parties varying in interest and objectives. Where the parties have also transformed different 

types of social real estate, schools, monasteries, nursing homes etcetera. In this way, it is tried to form 

a representative sample of all parties that have knowledge about transformations of social real estate 

into housing.  

Table 12 | Information about interviewees 

Nr. Interviewed parties Function Date
1 Municipality of Breda Project manager transformation and vacancy 17-05-18
2 Municipality of Best Planning economist and policy officer real estate 05-06-18
3 Municipality of Den-Bosch Head of department manager social real estate 21-06-18
4 Municipality of Tilburg Process manager department of space & Municipal monument care 18-06-18
5 Municipality of Eindhoven Urban plannen  &  transfromation expert 03-07-18
6 Central Government Real Estate Agency Project manager 27-06-18
7 Jansen en De Jong Development manager 05-06-18
8 BVR Groep Head of real estate development 07-06-18
9 Maas Jacobs Project developer 08-06-18

10 PVH Vastgoed Project developer 12-06-18
11 Okko Project Co-director/owner | Project developer and project manager 14-06-18
12 Woningcorporatie Bergopwaarts Portfolio manager 13-06-18
13 Woningcorporatie Portaal Project manager 05-07-18
14 K3 Architectuur Architect 20-06-18
15 KDV Architectuur Co-director | Architect 09-07-18
16 Diederendirrix Tender and communication manager 28-06-18
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Subsequently, interviews were held with these different parties. The aim of these interviews is to find 

out which aspects influence the transformation potential of social real estate, why these aspects 

influence the transformation potential and which steps they take to achieve the potential of a social 

real estate object. With the aid of these insights an assessment model can possibly be made to test the 

transformation potential of social real estate into housing. To find out, semi-structured interviews are 

used. Semi-structured interviews are used to discover motivations, visions and experiences about the 

transformation potential of different experts. This enables the researcher to go into detail on certain 

aspects or to further ask questions about aspects. The semi-structured interviews are based on the 

literature study, which describes the aspects that can influence the transformation potential of social 

real estate to housing. The aspects listed in Table 11 are, among other things, used in the interview to 

find out what the influence of these aspects is. The set-up of the interviews is shown in the text below. 

What is important in this interview is that the interviewee also gets the chance to mention aspects that 

can influence the transformation potential before the interviewer presents a number of aspects. This 

gives the interviewee the opportunity to give substance to the subject. As a result, open questions were 

asked in the interview to give the interviewee the opportunity to mention the important aspects that 

influence the potential. The interviews are divided into two parts. The first part consists of general open 

questions about the transformation potential of social real estate. Here the interviewee is free to give 

his own input about the subject. This first part focuses primarily on what kind of transformations of 

social real estate into housing the interviewed parties have done, which aspects have ensured that the 

transformations have become a success, which aspects have a negative influence on the transformation 

potential and how they assess the transformation potential of social real estate. Furthermore, the role 

of the municipality in vacant social real estate, the assessment of the potential of social real estate into 

housing and the differences between social real estate and other types of real estate are discussed. Of 

all the interviewees, the municipalities can have a different role in the transformation process, they can 

take multiple roles in a process, for example as the owner of a building or as a policymaker. For this 

reason, the open questions in the interview with the municipalities have been drafted slightly different 

from those of the other parties. The open questions at the municipalities focus on the different roles 

that the municipalities can have. For example, what do they do with their own vacant social real estate 

objects and what role do they take in other vacant properties. The open questions are used to find out 

which aspects influence the potential, why they influence the transformation potential and which steps 

they take to reach this potential decision. The open questions offer the opportunity to ask more 

questions. These extra questions are mainly used to find out why something has influence and how 

important the aspect is. The following open questions are used in the interviews: 

 

Open questions interview developers, corporations and architects 

1. Can you tell us something about yourself? Where do you work, what is your function etc.? 

2. Are you aware that so much social real estate is empty in the Netherlands and/or Noord-Brabant? 

3. Which transformations from social real estate into housing have you done / or are you working on?  

4. Why did you choose precisely these social real estate buildings? 

5. What made these projects a success? 
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6. What are the most common reasons that a redevelopment of social real estate into residential 

properties cannot take place or has to be stopped? 

7. Are there differences between the redevelopment of social real estate with respect to offices or other 

kind of real estate? 

8. Which aspects / criteria do you judge the first moment to assess whether a social real estate building 

is suitable to transform into housing? 

9. Which aspects play the biggest role in a successful transformation to housing? 

10. What aspects can ensure that a redevelopment cannot continue?  

11. What is the influence of the environment/surrounding area on a transformation? Which aspects play 

an important role here? 

12. What is the influence of the municipality in the transformation of social real estate into housing? 

 

Open questions interview municipalities 

1. Can you tell us something about yourself? Where do you work, what is your function etc.? 

2. Are you aware as a municipality that so much social real estate is vacant? 

3.  What are you, as municipality, doing to solve this vacancy?  

4. Which transformations from social real estate into housing have been done in your municipality? And 

what made this an (un)successful transformation? 

5. What is the role of the municipality in the field of transformations of social real estate, to the owners 

of vacant properties. But also, to developers who want to redevelop buildings?  

6. Are you, as a municipality, looking for parties that want to transform a building, or is let the market 

determining what will happen? If so, why are you encouraging these buildings? If not, why not? 

7. Do you, as a municipality, own a lot of social property that is empty? If so, how do you assess the 

potential of these vacant objects? 

8. Which aspects / criteria do you look at to assess whether a social real estate building is suitable for 

transforming into housing? 

9. Which aspects do the municipality value most? Which are most important from the perspective of the 

municipality? 

10. Are there differences between the types of social real estate and transformations to housing? 

11. Which aspects are important for a municipality to approve a change of the land-use plan? And what 

are the motivations behind this? 

12. What is the influence of empty buildings in the area?  

13. Does the municipal provide subsidy for a transformation of social real estate? And when does this 

happen? Where does this subsidy consist of? Money, knowledge, capacity? 

 

When questions are mentioned in the open questions that influence the potential, more questions are 

asked about this aspect. When, for example, it is stated that the land-use plan can be an aspect that 

prevents transformations, it will be asked why and how big this influence is in the assessment of the 

transformation potential. As a result, more information is obtained per aspect. In addition, it can be 

asked which steps are being taken to determine the potential and which aspects are important and why.  
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In the second part of the interview the interviewees are asked to rank all aspects that influence the 

transformation potential of social real estate, these aspects are shown in Table 13. The purpose of the 

second part of the interview is to make a distinction between the aspects. Which aspects are important 

for a transformation of social real estate, but especially which aspects influence the transformation 

potential of social real estate to housing. In total there are thirty-two aspects that can influence the 

transformation potential of social real estate into housing. Respondents are asked to lay down all 

aspects in order of most influence to least influence on the transformation potential of social real estate 

into housing. This has been done by printing all aspects. This allows the interviewed parties each in their 

own way to rank the aspects from top to bottom. Next, it is asked 

whether the interviewee can give each aspect a score of 1-10, 10 

being the highest achievable score and the 1 being the lowest. 

This means that when an aspect has a large influence on the 

transformation from social real estate into housing, it will get the 

highest possible score. In Figure 4 an example is given of how the 

assessment of the aspects can look like (this concerns a part of 

the aspects). The different colours in this image per aspect have 

to do with the categories of the aspects. The aspects are divided 

into four categories: legal, building, financial and the surrounding 

area. Each category has its own colour: legal (pink), building 

(orange), financial (yellow) and the surrounding area (purple). 

This makes it easy to see which categories are perceived as 

important. After the interviewees have put all aspects in order, 

they give the score from 1-10, the table which is used for this 

ranking is shown in Table 13.  

Figure 4 | Example of an assessment of 
aspects in the second part of the interview 
(Dutch).  

Table 13 |Assessment 
table for interview (Part 
2) 

No. Legal Score 1-10 No. Financial Score 1-10

1 Land-use plan 17 Transformation costs

2 Building decree regulations 18 Acquisition costs

3 Environmental regulations 19 Revenues of sale or rental

4 Policy of municipality 20 Subsidy

No. Building Score 1-10 No. Surroundng area Score 1-10

5 Safety of the building 21 Demand and need for housing

6 Construction quality 22 Location near daily facilities

7 Installations of the building 23 Location near meeting facilities

8 Sufficient daylight 24 Location near hotels, restaurants, cafes

9 Air quality of the building 25 Location near medical facilities

10 Year of construction 26 Location near sports facilities

11 Maintenance of the building 27 Location near education facilities

12 Identity 28 Location near public transport

13 Building structure 29 Quality of life

14 Expansion possibilities 30 Influence of residents

15 Energy label of the building 31 Influence of the property owner

16 Functional extensions (parking) 32 Influence of other empty buildings 
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It is important that obtaining the data and analysing data is done in a trustworthy way. To ensure the 

trustworthiness and quality of research, the credibility, transferability, dependability and confirmability 

will be considered (Shenton, 2004).  

 

Credibility 

One of the most important criteria to guarantee reliability is the internal validity, called credibility. It is 

important to ensure that the research measures or tests data for which it is intended. Are the interviews 

also transcribed correctly by the interviewer, and are proper interpretations made in these transcripts? 

To ensure this reliability, all transcripts are returned to the interviewed parties. They can then give 

comments and remarks on the transcripts, eventually resulting in transcripts that also meet the 

thoughts of the interviewee (Shenton, 2004).  

 

Transferability 

The transferability is also called external validity. The external validity relates to the extent to which the 

findings from one study can be applied in other situations. The results of a qualitative project are for a 

small number of specific individuals, it is often difficult to find out whether the findings and conclusions 

apply to other situations and populations. It is therefore important that a sufficient description of the 

subject is given so that the reader has a good idea of the way of analysing. This allows the reader to 

compare the theory from this research with the cases that they have seen in practice. In order to 

guarantee the external validity, it is important to provide additional information for the investigation, 

for example; the number of organizations taking part in the study, any limitations in the type of persons 

who contributed data, the number of participants involved in the fieldwork, the data collection methods 

used, the number and length of the data collection sessions and the time period over which the data 

was collected (Shenton, 2004).  

 

Dependability 

In addressing the problem of reliability, techniques can be used that show that, if the work is repeated, 

similar results would be obtained in the same context, with the same methods and with the same 

participants. In order to tackle the reliability problem more directly, the processes in the study must be 

reported in detail, so that a future researcher can repeat the work to achieve the same results. With an 

in-depth report, the reader can see to what extent the correct research practices have been followed. 

To enable the readers of the research report to develop a thorough understanding and effectiveness of 

the methods (Shenton, 2004). 

 

Confirmability 

The confirmability has to do with the confidence that the findings of the research are based on the 

stories and words of the participants instead of on possible prejudices of the researcher. Confirmation 

is needed to verify whether the findings are formed more by participants than by a qualitative 

researcher. It is important that the researcher describes the process of data collection, data analysis 

and interpretation of the data when analysing the data. It should be indicated which subjects are unique 
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and interesting during the data collection, here the thoughts should be noted about coding and the 

reasons for certain choices (Shenton, 2004) 

 

4.2  Data analysis 
After the interviews are held, the data will be analysed. The content analysis is a widely used qualitative 

research technique and is mainly used to analyse text and multimedia material and is especially nice to 

structure large amounts of data and can be used in this research. Within this content analysis technique, 

three different approaches are possible for qualitative research: the conventional content analysis, the 

directed content analysis and the summative content analysis. This research uses the directed content 

analysis. This approach is used for validating and/or expanding existing theory (Shannon & Hsiu-Fang 

Hsieh, 2005). In this research, the existing literature and theories were first examined in the literature 

study, then the existing literature is tested by experts in the interviews and the results will be specified 

according to the transformation potential of social real estate, based on the analysis of the interviews. 

 

The large amount of data that is collected in the interviews will be analysed and displayed in tables. To 

reduce the data from the transcripts, qualitative data analysis software in the form of ATLAS.ti is used 

for analysing the data. According to 

Gibbs (2007) this software provides a 

structured and powerful manner to deal 

with large amounts of notes, text and/or 

codes (Gibbs, 2007). The analyses are 

done per subgroup, so first all 

interviews of the municipalities are 

analysed, then the developers and 

finally the architects. In this way, it can 

be examined per perspective what the 

results are about each subject and what 

the differences and similarities are. The 

codes that are used in ATLAS.ti are 

shown in Table 14.  

 

The aspects are described on the basis of the degree of importance / influence per aspect. The aspect 

that has the highest score is described first. So, first the land-use plan is described, then the policy of 

the municipality and so on. It is expected that these aspects will also return more often within the 

analysis of the open questions of interviews. Table 15 shows the overall assessment of all aspects. The 

standard deviation has been implemented to show how far the spread is around the average per aspect. 

The scores in Table 15 indicate an average of all parties, the aspects at the top therefore have the most 

influence on the transformation potential according to all parties. This analysis describes the influence 

of all aspects.  

Table 14 | Codes used for analyzing interviews 

No. Codes No. Codes

1 Land-use plan 17 Transformation costs

2 Building decree regulations 18 Acquisition costs

3 Environmental regulations 19 Revenues of sale or rental

4 Policy of municipality 20 Subsidy

5 Safety of the building 21 Demand and need for housing

6 Construction quality 22 Location near daily facilities

7 Installations of the building 23 Location near meeting facilities

8 Sufficient daylight 24 Location near hotels, restaurants, cafes

9 Air quality of the building 25 Location near medical facilities

10 Year of construction 26 Location near sports facilities

11 Maintenance of the building 27 Location near education facilities

12 Identity 28 Location near public transport

13 Building structure 29 Quality of life

14 Expansion possibilities 30 Influence of residents

15 Energy label of the building 31 Influence of the property owner

16 Functional extensions (parking) 32 Influence of other empty buildings 
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4.2.1 Land use plan 

This section analyses the results from the interviews based on the land-use plan. The interviews are 

coded to make sure that results are clear per topic. With ATLAS.ti the results can be found in a quick 

and structured way. With the help of this coding system, it can be seen exactly how often something is 

said about the subject by whom and what they said about the land-use plan. Firstly, the thoughts of the 

municipalities are described, then the thoughts of the developers and corporations and thirdly the 

thoughts of the architects. Ultimately, the differences and similarities of the parties are discussed. The 

land use plan is the most important aspect according to all the interviewees. This aspect has received 

an average of 8.8.   

 

Municipalities  

In order to apply a transformation from social real estate into residential property, a land-use plan 

change has to be done. If this is not possible, the transformation cannot start. This aspect is extremely 

important and therefore has received an 8.4, which is the second highest score by the municipalities. 

When a change of destination cannot take place, the transformation cannot start and the building has 

No. Codes Average σ Developers n=7 Municipalities n=6 Architects n=3

1 Land-use plan 8.8 0.98 9.1 8.4 8.8

4 Policy of municipality 8.3 0.91 7.9 8.7 8.7

18 Acquisition costs 8.3 1.23 9.1 7.2 8.8

19 Revenues of sale or rental 8.3 1.03 8.8 7.8 8.3

17 Transformation costs 8.1 0.96 8.6 7.5 8.3

21 Demand and need for housing 8.0 2.03 8.3 7.2 9.2

29 Quality of life 7.9 1.28 7.4 7.9 9.2

13 Building structure 7.6 1.43 8.1 6.7 8.3

16 Functional extensions (parking) 7.5 1.01 7.5 7.5 7.7

14 Expansion possibilities 7.4 1.36 8.1 6.5 7.7

6 Construction quality 7.3 1.54 7.4 6.8 8.2

22 Location near daily facilities 7.0 1.57 7.8 6.2 6.8

30 Influence of residents 7.0 0.93 6.8 7.7 6.2

12 Identity 6.7 1.87 6.4 6.7 7.7

31 Influence of the property owner 6.7 2.20 5.7 6.9 8.5

28 Location near public transport 6.7 1.69 7.3 5.8 6.5

3 Environmental regulations 6.5 2.1 6.4 6.9 6.0

27 Location near education facilities 6.5 1.7 7.3 5.6 6.5

23 Location near meeting facilities 6.4 1.1 6.8 5.9 6.5

24 Location near hotels, restaurants, cafes6.4 1.1 6.8 5.9 6.5

25 Location near medical facilities 6.4 1.3 6.5 6.2 6.5

8 Sufficient daylight 6.3 2.1 5.8 6.4 7.3

26 Location near sports facilities 6.3 1.4 6.8 5.6 6.5

2 Building decree regulations 6.1 2.1 6.5 6.4 4.7

32 Influence of other empty buildings 6.1 2.3 5.0 6.6 7.8

11 Maintenance of the building 5.8 1.5 5.6 5.5 6.7

5 Safety of the building 5.3 1.8 5.2 6.0 4.3

15 Energy label of the building 4.9 2.1 6.0 4.2 4.0

20 Subsidy 4.9 1.8 4.6 5.2 5.0

9 Air quality of the building 4.6 1.8 3.9 5.5 4.3

10 Year of construction 4.5 1.6 4.5 4.7 4.3

7 Installations of the building 4.4 1.9 3.6 5.3 4.3

Table 15 | Overall assessment of all aspects 
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no potential to be redeveloped into housing. In the interview with the municipalities, it was asked which 

aspects are important to approve a change of the land-use plan. However, there are no standards that 

an application must meet, but a number of key issues emerged from the interviews. What emerged 

from all municipalities was that the transformation plan should be in line with the residential vision for 

living, structural vision or environmental vision of the municipalities. The terms of the visions differ per 

municipality, but the expectations are the same. A plan must fit with the municipality's vision. This 

means that in a transformation, the plans of the municipality at this particular location must be carefully 

considered. Who needs homes and what kind of housing is needed at this location? The plans of the 

developer must correspond with the ideas of the municipality in the. A form of social housing or social 

housing (combining housing/care) is currently being stimulated by the municipalities. 

 

What further emerges from the interviews is that it is important that the plans also fit within the 

environment. In almost all interviews it is indicated that the transformation must be accepted by the 

residents in the environment and must benefit the quality in the neighbourhood. When a 

transformation of social real estate is applied, something that was previously intended for society 

disappears. The municipality of Eindhoven stated the following: "The redevelopment of social real 

estate offers opportunities to bring something back to society due to the transformation." It is therefore 

important to keep in mind that the transformation also has added value in the environment. The 

transformation may not cause the quality of life to deteriorate. This decrease can be caused by the 

nuisance. Nuisance can arise if, for example, the access is not properly regulated or that the parking is 

not properly solved.  

 

All in all, the change of the land-use plan is an extremely important aspect for the municipalities. If the 

municipality does not support a plan, the transformation cannot continue. It is therefore important that 

the requirements of the municipality are met. The plan must be in line with the municipality's vision, 

the transformation must fit within the environment, the quality in the environment must improve or 

remain the same and the legal aspects of the building decree and environmental legislation must be 

complied with. If this is met, there is a bigger chance that a change in the function of the land use plan 

is possible.  

 

Developers and housing corporations 

The land-use plan has the most influence on the transformation potential of social real estate to 

housing, according to the interviewed developers. It has received 9.1 as average score. When a social 

function has to be changed into a residential function, a change of destination in the land-use plan must 

be done. If this change does not take place, it is not allowed to realize housing. As a result, there is no 

transformation potential for the social real estate building into housing. In the interviews, all parties 

were very clear, if no destination change can be applied, there will be no development. It is therefore 

very important for a development that it is certain that a change of destination can take place. In order 

to assess the potential of a building, an estimate must be made as to whether a change of the function 

can be applied. What is the probability that a change of destination will be approved? It is especially 
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important that the municipality agrees with the plans at that particular location. The municipality has a 

certain idea about an area and reflects this in a vision. When the plans of the developer correspond with 

the idea of the municipality from the vision, it is more likely that a change of the function will be 

accepted. This vision can also include that the municipality encourages inner-city transformations of 

vacant objects. When a municipality stimulates this inner-city transformation and in the vision about 

housing, this can be positive for adapting the land-use plan. In a municipality where this is not in the 

vision, it can become a lot more difficult. The developers' plans should be well argued about why they 

want to realize housing in this particular building. The developers indicate that they have to think very 

carefully what they want to realize, whether these plans correspond with the plans of the municipality 

and how they put this to the municipality, to agree with a change of the destination. Each municipality 

deals with these procedures in their own way. For example, a municipality can be proactive and reactive. 

The influence of the policy that the municipality has on the transformation is discussed in the next 

paragraph.   

 

The land-use plan has a particularly strong impact because it can stop a development if no change may 

be made. No possibility to change the land-use plan is no possibility to transform the building. A social 

real estate object to housing therefore only has the potential to be redeveloped when it can get the 

destination of housing. Therefore, the change of the land-use plan has a major influence on the potential 

of a social real estate building. 

 

Architects  

The land-use plan is, also according to the architects, one of the most aspects with the highest influence 

on a transformation of social real estate into housing. It has been rated by the architects with an 8.8 

and is the third aspects with the most influence. In the interviews of the architects, there are many 

similarities with the developers about this subject. It is indicated that if no change of destination can be 

made, the transformation cannot continue. The municipality determines this change and determines 

what may happen where, based on the visions and regulations of the municipality. Each municipality 

has a certain policy about the change of a land-use plan. Therefore, the aspects land-use plan and policy 

of the municipality on transformations of social real estate are correlated with each other. One 

municipality acts faster than the other. The long procedures of the municipality are one of the biggest 

annoyances among the architects about the municipalities. In general, the parties often agree on the 

plans, but it takes a long time before the municipalities agree. The municipality also owns a lot of social 

real estate. Because they own the property themselves, they decide which destination will be on the 

building.  When a municipality sells their own real estate, they can also give a precondition to the sale, 

for example, that a change of the land-use plan is possible, or other preconditions. As a result, a 

municipality can steer a certain development and remove additional obstacles or risks, or put them up. 

The municipality also has many agreements with housing corporations, which often have the first 

chance to buy their vacancy. The municipality stimulates the development of social housing. This is 

reflected more and more often in the residential visions, so that combinations can often be seen 

between social housing and commercial housing. 
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Overall assessment  

No. Codes Average σ Developers Municipalities Architects 

1 Land-use plan 8.8 0.98 9.1 8.4 8.8 
Table 16 | Assessment of the aspect land-use plan 

The land-use plan can be seen as the aspect with the most influence on the transformation of social real 

estate. As is shown in Table 16, each party agrees with this high rating. The standard deviation is also 

small, indicating that many parties have given a score around the average. This is due to the fact that 

when no change of the land-use can be applied, no transformation can be applied. No change of the 

land-use plan is therefore no transformation potential into housing. The municipality is in control and 

can determine whether or whether not to implement a change of destination. In the interviews, the 

municipality gives a fairly detailed description of what they expect from the developers or corporations. 

The transformation plan should be in line with the residential vision for living, structural vision or 

environmental vision of the municipalities and it should fit within the environment and benefit the 

quality in the neighbourhood. The developers specify in less detail what they have to meet and 

experience this more like a standard. If the requirements of the municipality are met, it is more likely 

that the change of the land-use plan can continue. What is mentioned by developers and architects is 

that the processes for making this change often take a long time and that there are many differences 

between the municipalities how they deal with the procedure. The differences among the municipalities 

are mainly present in terms of cooperation and policy on the transformations. This subject is more 

discussed in the aspect regarding the policy of the municipality. All in all, all parties agree that the land-

use plan is one of the most important aspects. The parties all know what they have to meet and there 

are no major differences between the thoughts of the parties. 

 

4.2.2 Policy of the municipality on transformations of social real estate 
The aspect policy of the municipality on the transformation of social real estate has received an 8.3 in 

its totality and is partly in second place of most influential aspects on the transformation of social real 

estate into housing. The policy of the municipality has, for example, a major relationship with the land-

use plan. When an application is made to the municipality, the municipality has a certain policy and way 

of working. In the text below the analyses of the different parties about this subject are described. 

 

Municipalities 

The aspect policy of the municipality on the transformation of social real estate has received the highest 

rating (8.7) and is most frequently discussed in the interviews with the municipalities. This level of 

importance can also have to do with the fact that it is a fairly broad aspect. First of all, municipalities 

can have vacant social real estate. When a social real estate property of the municipality becomes 

vacant, the municipalities first check whether they can use the building for municipal purposes. If it 

turns out that they no longer need the building itself, they will sell the property. The interviews reveal 

that the way of selling property differs between municipalities. A municipality can choose to put the 

building on the market, without a certain precondition, the building will be sold to its current function. 

Other municipalities choose to look strategically at what the building can be used for and then sell it 
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with certain preconditions that they have drawn up. In order to determine the preconditions, for 

example, the housing agenda, economic utility and cultural opportunities will be examined. For 

example, it may happen that a municipality chooses to already change the destination of social real 

estate to a residential destination. As a result, the municipality clearly indicates what is expected at that 

location. In addition, it also does something with the value of the building, when a building has a 

residential destination it can have a higher value than a school destination. When assessing the 

transformation potential of social real estate to housing, it is important to know who the owner of the 

property is and what the objectives are from the municipality about this object. When a municipality 

has made a strategical decision about the building and wants to realize a different function than housing, 

this reduces the transformation potential of the building into housing. 

 

In addition to the fact that municipalities can have vacant social real estate, other property owners may 

also have to deal with vacant social real estate objects. The interviews show that the municipalities are 

less concerned about the property of other real estate owners, than their own real estate. While these 

vacant buildings also affect the vacancy figures of the city. Nevertheless, monumental buildings and 

buildings that are explicitly present and can cause obstacles in the area, do receive attention from the 

municipality. These property owners are approached more often, because the preservation of 

monuments is an important topic for the municipalities. The municipalities do approach these parties 

to find a solution for the vacant monuments in a collaboration. It is striking that municipalities pay 

attention to monumental buildings and buildings that are explicitly present, but that they pay no 

attention to other vacant social real estate. It may not be the core-task for municipalities to approach 

all real estate owners with vacancy, but it can have a positive effect on the vacancy numbers when 

property owners with vacant real estate are more often approached. A municipality can, where 

necessary, link parties or enter into a dialogue with the owners of vacant social real estate. The 

municipalities do not have to act as a mediator, but can possibly bring parties into contact to stimulate 

solutions for the vacancy.  

 

What further emerges from the interviews is that the policy of the municipality also has to do with 

transformation initiatives from the market for social real estate. An initiator has a plan to transform an 

object into a new function. To achieve this, a change of the land-use plan needs to be applied. 

Subsequently, the municipality’s policy may or may not approve the change of the function in the land-

use plan. The requirements that the municipalities impose on the change have already been presented 

in aspect about the land-use plan. What is important within the policy is the manner of cooperation 

within the process. The municipality of Tilburg, for example, indicates that they will respond to an 

initiative from the market within eight weeks. They also indicate the reasons for an agreement or no 

agreement. If a party has a plan for a particular project, the municipality of Tilburg tries to help this 

party as well and as quickly as possible, they take a rather proactive role. This method differs per 

municipality, one municipality has a more proactive attitude and another municipality and reactive 

attitude. 
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Developers and housing corporations 

The policy that the municipality implements in the field of transformations from social real estate into 

housing is very important and has received a 7.9. The assessment of the developers and the housing 

corporations revealed that the land-use plan is experienced as the most important aspect. For a 

transformation, it is necessary that a change of land-use plan is completed in order to continue the 

development. However, this land-use plan change will be only approved if the municipality agrees. It is 

therefore very important what the municipality thinks about certain plans and what they have as a policy 

at this specific location. Each municipality have their own living vision which exactly describes what the 

municipality expect at a specific location. It is therefore very important to know what political reasons 

are involved about a particular location, to find out what the municipalities want at that location. When 

a social function disappears from the environment, this can have an effect in the neighbourhood. It is 

therefore important that the plans are also accepted by the residents in the environment and that the 

municipality supports the plan. However, certain plans of developers may deviate from this vision of the 

municipality. It can happen that a vision is outdated and that other interesting options in the building / 

environment are possible. It is therefore very important that the municipality is willing to think about 

other insights and plans. This willingness or flexibility to think about other plans and to think about the 

process is a much recurring topic in the interviews with the developers and corporations. A proactive 

municipality that can think along in this kind of processes ensures a positive effect on the 

transformation, according to the developers. It is important that both the municipality and the 

developer agree on the plans of a certain object and it is important that the municipality clearly indicates 

what they want. One of the disadvantages of the municipality's process is that it can often take a long 

time before an agreement is reached. This is even more difficult for monuments. The Rijksdienst [State 

Service] shows up when there is a redevelopment of a monumental building. This party attaches a 

certain cultural value to the building that needs to be met. This takes a lot of time and therefore also 

affects the building. When there is not much allowed with the building, according to the Rijksdienst 

[State Service], it is possible that the transformation could not continue. In a transformation from social 

real estate into housing, it has a positive effect on the transformation potential when the municipality 

proactively contributes to the plans of the developers to come to a solution for the social real estate 

and when the processes do not take too much time. 

 

Architects 

The aspect policy of the municipality on the transformation of social real estate have received a score 

of an 8.7 and is the fifth most influential aspects on the transformation potential, according to the 

architects. It is important for a transformation that a municipality agrees with the plans, among other 

things to implement the change of a land-use plan. However, the municipality does not agree with the 

plans very quickly. The problem of the municipality is that it often takes a long time before a decision is 

made, as a result, the processes can last forever. This differs per municipality. One municipality is known 

to be more difficult than the other municipality. A municipality that really wants to think along and also 

wants to act faster has a higher preference for us than a municipality that reacts reactively. In order to 

start a transformation, it is important that the plan meets the vision and requirements of the 
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municipality. It is therefore important to look at the possibilities for each location, what can be done in 

terms of planning, what are the legal issues at this location and so on. It is not always known to the 

parties what the municipality wants with a certain place. A municipality that pursues a more directive 

policy can contribute to the quality of redevelopments. Whereby a clear view of what the municipality 

wants at a location, can allow the developer to respond more specifically. Every location and project 

can be different, it is important that the municipality can look specifically to an object or location. It can 

happen that somewhere no parking can be arranged, then it is nice if the municipality thinks along about 

a solution to reach this standard or deviate from this standard. All in all, the architects believe that the 

municipality's policy in terms of transformations still has points for improvement. The process often 

takes a long time and it is important that the municipality really thinks along with parties and not react 

reactively to plans, but proactively. 

 

Overall assessment 

No. Codes Average σ Developers Municipalities Architects 

4 Policy of municipality  8.3 0.91 7.9 8.7 8.7 
Table 17 | Assessment of the policy of the municipality 

All parties agree that the policy of the municipality has a major influence on the transformation 

potential. Also, the standard deviation shows that the scores are reasonably around the average. What 

only emerged from the interviews with the municipalities was the role of the municipality about vacant 

social real estate. At this moment, municipalities are mainly busy getting their own real estate in control 

and have less attention for the vacant property of third parties. They only stimulate monumental 

buildings and buildings that are explicitly present. In order to solve the vacancy, it might be interesting 

to also look for solutions for the vacant social real estate in collaboration with other parties. 

The similarities that emerged of the interviews with municipality, developers and architects were 

primarily focused on the municipality's role in approving the developer's plan and the change of the 

land-use plan. A municipality always has a say, whether they are owners or not. The municipality always 

have a goal about certain areas. When the municipality owns property and sells it, they can market this 

in a strategic way. In this way, they can determine what happens to the building. When they do not own 

the property, they can still have control over whether or whether not a plan will continue. The plans 

must meet the requirements of the municipality, such as the land-use plan and the residential vision. 

When assessing the transformation potential of social real estate to housing, it is important to know 

who the owner of the property is and what the objectives are from the municipality about this object. 

When a municipality has made a strategical decision about the building and wants to realize a different 

function than housing, this reduces the transformation potential of the building into housing. However, 

certain plans of developers may deviate from this vision of the municipality. It can happen that a vision 

is dated and that other interesting options in the building / environment are possible. It is therefore 

important for the developers that the municipality is prepared to think along with other insights and 

plans. This willingness or flexibility to think along with the plans and to think about the process is a much 

recurring topic in the interviews with the architects, developers and corporations. It is experienced by 

the developers and architects as positive when the municipalities really think along in the process of 
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development and not only act reactively. A good cooperation between the different parties can make a 

positive contribution to the transformations of social real estate, not only for monuments or explicitly 

present building, but for all the transformations of social real estate.  

 

4.2.3 Acquisition costs 
The aspect of acquisition costs is the first financial aspect that is described. The financial aspects 

influence the financial feasibility of the project. When a project is not feasible, a transformation cannot 

continue. This is the main reason of the high scores of the financial aspects. The aspect acquisition cost 

has received an 8.3 in the overall rating.   

 

Municipalities 

The acquisition costs have received a 7.2 by the municipalities. In general, all costs and revenues are 

often taken together to make a total assessment of the financial feasibility. But due to the assessment 

of the scoring, they are slightly different. What emerges from the interviews is that the acquisition costs 

of the building are often determined residually. It determines which revenues the building possibly bring 

in the future, what costs are involved and what the value of the property can be after these revenues 

and costs. The more revenues can be gained, the higher the acquisition costs will be. The revenues can 

increase when the function of social real estate will be changes for housing. A building with an 

educational destination will have a lower value than a building with a residential destination. It can occur 

that municipalities sell their social real estate and have implemented a change of the land-use plan. As 

a result, the value of the building rises, giving the municipality a higher yield. The owner of the building 

determines what the acquisition costs will be for the object. It can happen that a property owner uses 

an excessive asking price that is not in line with the market. The influence of the owner is mainly 

reflected in the acquisition costs. If the acquisition cost is too high, the potential of the building will 

decrease. Altogether, it is important that a market-based price is asked for the object, based on the 

destination of the object. Too high acquisition cost can have a negative influence on the transformation 

potential of a building. 

 

Developers and housing corporations 

The financial return is one of the most important aspects for the developers. The financial return is 

assessed by all costs and revenues of the transformation. The acquisition cost is the first major costs 

that has to be made. A development can only start when the building is owned, if this is not the case, 

the object must be purchased. Therefore, this aspect has received a 9.1, according to the developers. 

To purchase the property, it is important that the owner of the property uses market-based prices. If an 

owner has a price for the building that is out of proportion, it is not financially interesting to buy the 

building. There are several elements that can influence the acquisition costs. One of the elements that 

can greatly influence the value of a building is the destination. A social real estate object in its current 

function has a lower value than if the object has a residential destination. If an object needs to be 

purchased that does not have a residential destination, the risk of changing the land-use plan must be 

included in the price. When it is certain that the municipality approves a change in the destination, the 
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owner can ask a higher price for the building. The land-use plan certainly has an effect on the acquisition 

costs. Furthermore, the possible costs and the revenues can influence the acquisition costs. The more 

the object can yield in the future, the more value the property has. But also, the more costs have to be 

made, the less the building is worth. In order to obtain a market-based price, the acquisition costs must 

be determined residual. The costs depend on the condition of the building (construction quality, 

maintenance of the building, the building structure etcetera. When a lot of costs have to be made to 

get the object to its desired quality, the value of the building decreases. When a building can easily be 

redeveloped and has a good quality, the value of the building increases. The same applies to the 

revenues of the property. When an object allows to realize more houses, more income can be obtained 

in the future and the value of the building will rise. Therefore, the building structure and the possibilities 

for expansion can affect the price. In order to assess the potential of an object, it is therefore important 

that a market-based price is used. When the asking price of the owner is higher than the residually 

determined value of the developer, the potential of the object decreases. 

 

Architects 

The architects have also given the acquisition costs a high score, an 8.8. This is the highest score within 

the financial aspects. Acquisition costs, transformation and revenues are often taken together in the 

assessment, all of these factors affect the financial feasibility of the plan. In addition, all financial aspects 

depend on other aspects. The more you need to renovate, the higher the transformation costs. The 

more houses that can be placed in the building, the higher the revenues. The current state of the object 

determines the transformation costs, revenues and subsequently also the acquisition costs. When many 

adjustments need to be made, the value of the building decreases. It is important that a correct price is 

requested for the property, residually based. If the acquisition costs are too high, the building will not 

be purchased either. It is therefore important that the owner of the building requires a market conform 

price to apply a transformation. 

 

Overall assessment 

No. Codes Average σ Developers Municipalities Architects 

18 Acquisition costs 8.3 1.23 9.1 7.2 8.8 
Table 18 | Assessment of the aspect: acquisition costs 

The acquisition costs have received a high score in the assessment of all parties. Only the municipalities 

have given a lower rating because they are less concerned about the financial return. The municipality 

only benefits from acquisition costs if they own them. They can influence the value of the property by 

implementing destination changes. It is generally agreed that the acquisition costs must offer a market-

based price. This market-based price must be determined on the basis of the residual value method. 

This method also includes the transformation costs and future revenues. It is therefore important that 

the owner of the building asks a price that corresponds or is lower than the residually determined value 

of the property. When a building has a higher price than the residually determined amount, the 

potential of the building decreases.  
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4.2.4 Revenues from sale or rental 
The next financial aspect has, like the previous aspect, received an 8.3. Together with the other financial 

aspects it belongs to the financial feasibility of a plan. It is important that there are enough revenues to 

make the project feasible. 

 

Municipalities 

The potential of an object is very dependent on the financial feasibility and has received a 7.8. When a 

transformation is not financially feasible, the potential of the building decreases. A municipality has less 

to say about the financial feasibility than a developer. A municipality looks more at the social return, 

where a developer looks at the financial return. Nevertheless, the municipalities also concluded that 

the financial feasibility is extremely important, where the revenues are the most important. It is 

important that a plan can be developed that is financially feasible. The revenues of a transformation of 

social real estate into housing depends on how many houses can be realized in a building and the 

corresponding price per house. The building aspects are important to know how many houses can be 

realized in the building or on the lot. The type of dwellings needs also to be discussed with the 

municipality. It must be in line with the municipality's vision of living. The influence of the revenues from 

the transformation has a major influence on the transformation potential, if there is not enough income, 

the project cannot be achieved and the building has no potential. In addition, supply and demand also 

play a major role, when shortage remains on the housing market it is easier to make it financially feasible 

because higher prices can be asked.  

 

Developers and housing corporations  

This aspect is assessed by the interviewed developers as the third aspect with the most influence on the 

transformation potential of social real estate to housing and has received an 8.8. In order to make it 

financially feasible, the revenues from sale or rental must be higher than the costs. The revenues will 

be based on the building in the future after a change of destination. It is therefore important to know 

how many houses can be realized and what the revenues of these houses will be. The revenues are 

closely related to the demand at the location of the vacant building. When there is no demand in the 

market, no revenues can be generated. That is why the demand and need in the market also has a high 

score in the assessment of the developers. In addition, the revenues depend on how many dwellings 

can be realized in the building and on the lot. The aspects of the building structure and expansion 

possibilities therefore have the most influence on the aspect of income. In addition, the identity of the 

building can also influence the saleability, these aspects are discussed in more detail later. What is 

striking from the interviews is that many objects of social real estate in themselves are difficult to 

redevelop and that the costs are often higher than the revenues. Because these costs are higher than 

the revenues, the developers are looking for opportunities to get revenues elsewhere, often new 

construction is used as a solution. The use of new construction is really necessary to make the income 

higher than the costs. This makes it difficult for inner-city developments to transform it without applying 

extra new buildings. What is most striking from the interviews with the developers is that in terms of 

revenue almost all parties indicate that the social real estate is not profitable when no extra housing 
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can be built. The added value of new homes is necessary to get a financially feasible transformation 

project. The income from the new building is used to transform the existing object. All in all, the 

revenues depend on other aspects, but it is experienced as important in its totality. 

 

Architects  

The aspect revenues from sale or rental also received a high score from the architects (8.3). They also 

indicated that the financial aspects can be taken together, the financial feasibility must be correct in its 

totality. To achieve the financial feasibility, there are only a few variables that can be adjusted, which 

are the costs and the revenues. When one variable cannot be adjusted, the other variable needs to be 

adjusted. The income depends on a number of aspects; the location and the quality of the building 

influences the possible revenues. It is important that there is a demand for housing and that the building 

is in a good location. In addition, the building must grant itself in order to realize dwellings. The building 

structure must be provided for housing, or adjustments in the building structure must be made in such 

a way that there are possibilities for realizing homes. In addition, a lot of new construction is being 

realized in the building, so that it becomes financially more interesting. The costs for redeveloping the 

existing building are often so high that income has to be collected elsewhere. The expansion possibilities 

and the building structure are therefore important building aspects to ensure sufficient income. 

 

Overall assessment 

No. Codes Average σ Developers Municipalities Architects 

19 Revenues of sale or rental 8.3 1.03 8.8 7.8 8.3 
Table 19 | Assessment of revenues of sale or rental 

The revenue is an important financial aspect and has received an 8.3 in the total assessment. The 

financial aspects are assessed higher by the architects and developers than by the municipalities. This 

has to do with the fact that a municipality looks more at the social return, where a developer looks at 

the financial return. What is striking from the interviews is that all parties agree that the revenues from 

sale or rental must be higher than the costs, otherwise the transformation is not financially feasibility. 

The income is therefore very important and depends on a number of aspects. What all parties indicate 

is that the location and thereby the demand is extremely important. Currently, there is a high demand 

for housing and that has a positive influence on the saleability of the buildings. When shortage remains 

on the housing market it is easier to make it financially feasible because higher prices can be asked. 

However, when there is no demand or need for housing, the asking price will also fall and less income 

can be achieved. Other aspects that influence the revenues are the building structure and the expansion 

possibilities. These aspects determine the amount of housing that can be realized. This level of 

importance was mainly indicated by the developers. What is most striking from the interviews with the 

developers is that in terms of revenue almost all parties indicate that the social real estate is not 

profitable when no extra housing can be built. The municipalities are aware that new buildings are being 

used for transformations, but they may be less aware that it is so hardly needed, as at is indicated by 

the developers. The municipality especially wants it to be in line with their vision. However, according 

to the developers, the inner-city development often cannot continue when there are no extra 
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possibilities for building new houses. The objects of social real estate are difficult to redevelop and that 

the costs are often higher than the revenues. In order to cover the costs and also to finance the 

redevelopment of the existing building, these expansion possibilities are needed. Therefore, the parties 

agree that the revenues are important and depend on the location, demand, building structure and 

expansion possibilities. But the municipalities indicate less strongly that the expansion possibilities are 

that important. 

 

4.2.5 Transformation costs 
The aspect transformation costs is the last financial aspect. It has received an 8.1 and are discussed in 

the text below.  

 

Municipalities  

The transformation costs are also part of the financial feasibility and has received a 7.5 of the 

municipalities. When the costs are higher than the income, it is not financially feasible. Costs that are 

too high can arise when a lot of changes have to be made to the building in order to make it meet the 

quality of the end user. The transformation costs depend on the quality of the building aspects, such as 

the construction quality and the maintenance of the building. These building aspects are therefore 

related to the transformation costs. The more adjustments have to be made the higher the costs will 

be. In addition, costs can arise in conflicts with residents or other parties. The longer the process will 

take, the higher the costs can be. Further insights about the transformation costs were not given by the 

municipality. The importance of the influence of the costs was demonstrated by the assessment of the 

aspects. As indicated earlier, the financial return is not the task for municipalities, but for developers.  

 

Developers and housing corporations 

The aspect transformation cost is the last financial aspect that has received a high rating. It has received 

a lower score (8.7) than the acquisition costs and the revenue, but this aspect cannot be missed in the 

assessment of the potential. According to all the interviewed developers and corporations, the most 

common reason why a transformation does not succeed is when the costs that have to be made to 

achieve the expected result, are too high. In the interviews with the housing corporations, it is indicated 

that a transformation where the costs are higher or the same as the costs for new construction, it is 

more interesting to realize new constructions. As a housing corporation, little or no value is attached to 

the preservation of a monument or the identity of the building. The main goal for corporations is to 

realize houses. The residents do not care where they live, but that they can mainly live somewhere. The 

identity of the building is more interesting for commercial parties. In addition, higher ambitions can be 

achieved in new buildings, which are in line with market needs (sustainability, building gasless). To meet 

these ambitions in a transformation, huge costs need to be made. As a result, it can be that new 

construction is more interesting than a transformation, because higher ambitions can be achieved with 

lower transformation costs. However, a transformation may comply with the legally obtained level, as 

a result, the costs may be lower, which may make a transformation interesting.  However, this level will 

be lower than the new building level and it may be that it is also lower than the desired level of the end 
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user. The social real estate that is vacant often has such a low quality that there are a lot of costs involved 

to deliver quality.  

 

The fact that the transformation costs of social real estate to housing can be extremely high has to do 

with a number of aspects. Aspects such as the building structure and the construction quality have the 

most influence on transformation costs. The other building aspects such as the installations, the energy 

label, the air quality are perceived as less important because these adjustments are experienced as 

standard and do not involve any extremely drastic costs. More drastic actions such as adapting the 

building structure to realize homes, removing asbestos, improving the construction etcetera, can result 

in extremely high costs. It is therefore very important that the building has a good construction quality, 

the building structure provides for housing and that the building is well maintained. Ultimately, the poor 

quality of the building also affects the maintenance costs and operating costs in the future. A poorly 

maintained building may cost more money in the future. When the transformation costs are higher than 

the revenues, it reduces the potential of the development. However, the transformation costs depend 

on different aspects, these aspects have received a lower score, but together they determine the 

transformation costs. 

 

Architects  

This financial aspect has received an 8.3 from the architects. As indicated in the interview with K3 

Architects, there are only a few variables that you can adjust, on the one hand the costs and on the 

other hand the revenues. The transformation costs are influenced by the quality of the building. The 

better the quality of a building is, the less investment has to be made to achieve the desired result. 

There are a number of building specific aspects that can affect these costs; the building structure, 

construction quality and the maintenance of the building. When these aspects need to be adjusted, high 

costs can be involved. When buildings are poorly maintained and have poor construction quality, this 

has an impact on the operating costs in the future, increasing the costs per year, which also makes it 

less interesting to transform the building. Because the renovation work is often relatively expensive, it 

is often easier for developers to demolish the building and to build a new building. This is often cheaper 

and a higher quality of the building can be realized. Furthermore, special buildings, such as churches, 

are often difficult objects to transform into housing. The problem with reallocating with these objects 

is that there must be someone who wants to exploit this property, because it is not financially 

interesting. A large investment must be made and the return is very low. Because of this it is often no 

longer interesting for a developer. It is therefore dependent on which party it will develop; each party 

has other expectations and interest. As a result, the redevelopment of an object can, for example, has 

a potential for a housing corporation, but this potential can be lower for a developer. Ultimately, the 

costs have a major impact on the yield of the developing party. The higher the costs, the less interesting 

the development is. 
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Overall assessment 

No. Codes Average σ Developers Municipalities Architects 

17 Transformation costs 8.1 0.96 8.6 7.5 8.3 
Table 20 | Assessment of the aspect transformation costs 

All parties agree that too high transformation costs can ensure that a development cannot continue. 

The most common reason why a transformation does not succeed is when the costs that have to be 

made, to achieve the expected result, are too high. In the interviews with the developers and architects 

it was indicated that when the costs are the same as the costs for new construction, it is more interesting 

to realize new construction. It depends enormously on the quality of the building how much has to be 

invested to meet the desired result. All parties agree that the transformation costs depend on building 

aspects such as the construction quality, maintenance of the building and the building structure. The 

developers indicated that the other building aspects such as the installations, the energy label, the air 

quality are perceived as less important because these adjustments are experienced as standard and do 

not involve any extremely drastic costs. What the developers and architects also indicate is that the 

quality also influences the future costs. When a building is poorly maintained, it can affect the 

maintenance costs and operating costs in the future. The municipality is less concerned about the 

financial return and had little to say about this, which results in a lower rating by the municipalities. 

What the municipality indicated is that the transformation costs can also increase when the processes 

take longer. It is therefore important that there are not too many conflicts with the environment. The 

influence of the residents can therefore also play a role regarding the costs. Furthermore, the architects 

and developers agreed that special buildings, such as churches, are more difficult to transform because 

higher costs are involved in transforming these buildings into housing. Ultimately, it is therefore 

important that the transformation costs do not exceed the income. If this is the case, the potential of 

the transformation decreases. However, the transformation costs depend on different aspects, these 

aspects have received a lower score, but together they are even more important and they determine 

the total transformation costs. 

 

4.2.6 Demand and need for housing 
The demand in the market is the following aspect that will be analysed. This aspect has received an 8.0 

in the overall assessment. The demand in the market has already been mentioned a number of times in 

the previous aspects regarding the land-use plan, the policy of the municipality on transformations of 

social real estate and in the aspect about the revenues from sale or rental.  

 

Municipalities  

This aspect has received a 7.2 and is reasonably important for the municipality. The interviews with the 

municipalities show that municipalities consider it as important that the development matches the 

demand and need in the market. At this moment there is a huge demand for housing in Noord-Brabant. 

When transforming into housing, it is therefore a rhetorical question to see if there is any demand for 

housing at all. This is also indicated in the interview with the municipality of Den Bosch: "The demand 

in the market at this moment has little influence in our municipality because there is simply a lot of 
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demand for housing. When you are in a shrinking region, this can be an important question”. In addition, 

it may just be that in a number of years the demand has fallen, so the demand is important. At the 

moment that there is no demand for housing, the change that the building will be transformed into 

housing will decrease. What is more important is that the need matches with the demand. It is not only 

necessary to consider whether there is demand for housing, but also for whom and at which location. 

Every redevelopment is different and location of the development has other needs. This is extremely 

important for the municipalities to approve a plan, as also described in the aspect of the land-use plan. 

The need that the transformation can realize, must match the vision of the municipality. Ultimately, the 

demand in the market is an important aspect to determine whether a building has the potential to be 

transformed when there is no demand for housing the potential will decrease. It is important that the 

demand fits in with the need at that location. 

 

Developers and housing corporations 

This aspect has been given a fairly high rating by the developers (8.3). Nevertheless, the aspect in the 

current market is experienced as a standard. This is the reason why some parties have given a low score 

at this aspect. Because the demand is standard and has no influence on the potential at this moment. 

These differences in assessments can also be seen in the standard deviation, which is much greater than 

in previous aspects. The aspect is still important because when there is no demand for housing, there 

are will be no returns. Currently, there is such a large demand for housing that this aspect has a little 

influence on the potential, at this moment. In the longer term, demand may decline and demand may 

decline, which may have a greater impact. In the current market, it is therefore not possible to ask 

whether there is a general demand for housing, but especially who needs a certain type of housing at 

that specific location. Who wants to live here and what kind of housing should be realized? 

Subsequently, it can be examined whether this type of housing can be realized in the building for this 

specific target group.  A developer is always looking for a commercial place, a place where demand and 

need can be realized against a good yield. It is therefore necessary to look carefully at the possibilities 

at the location, for whom it is developed, fit the plan in the surrounding area and close does the plan fit 

in the building? In order to have a chance to change the land-use plan, the plans must match the 

municipality's vision. It is therefore extremely important to see whether the demand and need from the 

perspective of the developer fits with the municipality's perspective at that location. A project can be 

successful when there is demand for housing in that location and the plan that is created can actually 

be rented or sold. The success of the transformation has to do with the fact that there is carefully 

thought about what is going to be made and for whom it will be made. Because of the fact that there is 

so much demand for housing, homes are nevertheless rented out or sold. It is therefore especially 

important that the right target group ends up in the right place in the right environment, to create 

added value in the market and in the surrounding area. When it is clear which target group has demand 

and need at that location, it can be checked whether this target group fits the building. In order to assess 

the potential of a building, it is therefore very important to know whether there is demand for housing 

in that location and which target group need housing. Subsequently, it can be checked whether the 

needs of this target group fits into the vacant social real estate object. 
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Architects 

This aspect received a 9.2 by the architects. Together with the quality of life, this is the highest 

assessment that the architects have given. This means that, according to the architects, the demand 

and need in the market has a major influence on the transformation potential of a social real estate 

object into housing. At the moment the question of whether there is demand for housing is a rhetorical 

question. There is currently so much demand for housing that the answer to this is always yes. This 

demand for housing can change in the future, in addition, the demand differs per municipality and 

region. In order to assess whether a building has the potential to transform into housing, it is important 

to know whether there is any demand at this specific location at all. When there is no demand for 

housing, no transformation needs to be applied to housing. This is the reason why the architects have 

given this high rating. A successful transformation can be achieved if it has been carefully examined 

what can be done in a certain place and for whom something can be realized at a specific location. It is 

therefore important to know what kind of environment the building stands for and what the possibilities 

are at this location. When there are opportunities for realizing homes, it is important to know for whom 

housing will be realized. Which target group has demand for housing at this location? When this is 

known, it can then be checked whether this target group fits within the building. In addition, it is also 

very important that the municipality also sees this demand at that location, otherwise it is possible that 

the plans will not be accepted by the municipality. 

 

Overall assessment 

No. Codes Average σ Developers Municipalities Architects 

21 Demand and need for housing 8.0 2.03 8.3 7.2 9.2 
Table 21 | Assessment of the aspect demand and need for housing 

On average the demand has received an 8.0. The difference in scores between the parties has to do 

with the interpretation of the aspect. Some parties experienced the question as a standard, as a result 

of which they gave it a low score. What emerges from each party is that there is currently a high demand 

for housing. Noord-Brabant has a huge shortage of housing and this will remain in the coming years. 

However, it is important to include this aspect in the assessment of a building, because it may change 

in the future and it may also be different in another region. In the current market, it is therefore not 

possible to ask whether there is a general demand for housing, but especially who needs a certain type 

of housing at that specific location. Who wants to live here and what kind of housing should be realized? 

It is important for developers that the building is in a commercial location, a place where the houses 

can be sold or rented. For this reason, it is important that the plans fit in with the needs of that location. 

In addition, it is also important for the municipality to respond to the need in the municipality and that 

it is in line with the municipality's vision of living. In order to have a chance to change the land-use plan, 

it is therefore also important that the plans to realize a certain target group also correspond with the 

municipality’s thoughts and vision. When it is clear which target group is suitable at that location, it will 

be checked whether the building also fits for this target group. With regard to this aspect, many 

similarities were expressed in the interviews with the various parties. 
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4.2.7 Quality of life 
The quality of life has scored a 7.9 in the total assessment of all parties. In the text below, the aspect of 

quality of life is described per party.  

 

Municipalities  

Within the assessment of the aspects, the aspect of quality of life has received a 7.9. This means that 

the aspect has a big influence on the transformation potential of social real estate to housing. The 

quality of life can be approached in different ways within this context. For the municipality, it is 

important that the quality of life through a transformation remains the same or better, as indicated in 

the previous aspect about the change of the land-use plan. On the other hand, the quality of life in 

which the building stands can be seen as a must to apply a transformation to housing.  A transformation 

to housing is only interesting when the building is in an environment where the quality of life is stable. 

Therefore, an object has a greater potential when the building enters a neighbourhood with a good 

quality of life. The poorer the quality of life, the more the potential of the social real estate object 

decreases. 

 

Developers and housing corporations  

The developers have given the aspect quality of life an average score of a 7.4. The quality of life can be 

seen as one of the aspects that affect the quality of the location. In the interviews with the developers 

it was indicated that the location has a major influence on a successful redevelopment. If the location 

is good, it will then be checked whether there is demand at this location, who wants to live here and 

whether the building is suitable. The quality of life is one of the aspects that affect the quality of the 

location. The location is a term for several aspects, the totality of these aspects must be correct. 

However, the quality of life summarizes a large part of these location aspects. Ultimately it is important 

that the building that is transformed is located in a neighbourhood where people want to live. For 

example, people do not want to live in an industrial area. The location aspects regarding the proximity 

of the facilities are also included in the assessment of the quality of life. For a transformation it is 

important that the building is in an appropriate distance from these facilities, but it is not specifically 

more important to be close to a certain facility, this is also dependent on the target group. Assessing 

the quality of life is difficult for developers and often an issue of feelings. It is therefore often more 

interesting for developers to develop in an environment that they know, so that they know whether the 

quality of life is good or not. By transforming a social real estate object into housing, a social function 

disappears from the neighbourhood. This disappearance can also have an effect on the quality of life in 

the neighbourhood. It is therefore important to see what impact it has on the environment. The 

development must not lead to a decline in quality of life, which makes it important that the people in 

the environment agree with the plans. It must have a positive influence on the environment and it must 

therefore have a positive effect on the quality of life. 
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Architects 

The quality of life is experienced by the architects as one of the most important aspects and has been 

assessed by a 9.2. This high score has to do with the fact that a location is only suitable if people want 

to live at this location. When people do not want to live at this place, it does not make sense to apply a 

transformation into housing. The location is extremely important, the building has to be located in a 

suitable location and the quality of life here has a big influence on it. If there is no good quality of life, it 

will decrease the likeability that people want to live there. The quality of life summarizes many 

environmental aspects, aspects such as the proximity of facilities, physical environment and the social 

environment. The aspect has been described as such by the architects, because the location is often the 

first step that needs to be looked at in the assessment of the potential of a social real estate object. 

However, the aspect quality of life was not described in detail in the interviews by the architects. 

 

Overall assessment 

No. Codes Average σ Developers Municipalities Architects 

29 Quality of life 7.9 1.28 7.4 7.9 9.2 
Table 22 | Assessment of the aspect quality of life 

The quality of life has received an overall score of 7.9. The architect has given the highest score to the 

quality of life, because it is one of the first aspects that is assessed to measure the potential of the social 

real estate object. When describing the importance of aspect, all parties agree and has described the 

aspect in the same way. The quality of life has to be good because otherwise, people do not want to live 

there. The quality of life summarizes a large part of the location aspects, which makes the aspect 

perceived as important. The fact that the quality of life has received a lower score from the developers 

is due to the fact that they give a higher rating to other aspects such as the financial aspects. However, 

these financial aspects depend on other aspects and also depend on the quality of life. When people do 

not want to live there, the developer will never receive its revenues. What further emerges is that the 

municipality considers it important that a development does not affect the quality of life, the quality of 

life has to improve or remain the same. Because social real estate has a social function, it is important 

to know what the removal of this function does to the environment. This must not have a negative 

impact on the environment. 

 

4.2.8 Building structure 
The building structure aspect has received the highest overall rating of all building aspects, with a score 

of 7.6. The building structure has already been mentioned a number of times in the previous aspects. 

The building structure has an influence on the transformation costs and revenues. In the text below, 

the analyses about what these different parties think about the influence of the building structure on 

the transformation potential of social real estate is described.  

 

Municipalities  

The municipalities have assessed the aspect of the building structure with a 6.7. In the interviews with 

the municipalities, this aspect was discussed less than other aspects with a higher rating. However, the 
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municipality also knows that the building structure is extremely important when it comes to 

transforming into housing. The building needs such a building structure that it is easy to transform into 

housing. Social real estate such as a school is easier to redevelop because the building structure is easier 

to change into housing. Churches are much more difficult because of the open spaces and the 

monumental status so that on the one hand not many homes can be realized and on the other hand 

not much can be realized due to the monument status. When the building structure provides less for 

housing, major adjustments have to be made to achieve this, as a result of which the transformation 

costs increase. The better the building structure provides and the more flexible the building can be 

divided into housing, the lower the costs are, the more potential the building has to transform into 

housing. 

 

Developers and housing corporations 

The building structure is extremely important for the success of a transformation and has received an 

8.1 in the assessment of the developers and housing corporations. It is not obvious that a building that 

previously provided a social function is easily adaptable into housing. To realize this, it may be possible 

that adjustments have to be made so that the building structure becomes more favourable for homes. 

If the building structure does not allow for housing, it can be just that too high costs have to be made 

so that the transformation to housing cannot continue. This is one of the most common reasons for 

unsuccessful transformation. The building is too difficult to transform into housing, as a result of which 

the costs are higher than, for example, demolition and new construction. In addition, the building 

structure must also match the demand and need in the market. Can the target group that has a demand 

for housing be placed in the building? When this can be achieved with small interventions, this has a 

positive effect on the potential. When many adjustments have to be made, the transformation costs 

increase and the project may not be feasible, as a result of which the potential of the building decreases. 

It is quite common that old buildings have a poor building structure, where the structure does not meet 

the needs of the current user. Within the social real estate, schools are very easy to transform, a 

classroom has the right size to be used as a house, which fit very easily in terms of layout. The more 

difficult groups are the churches and monasteries. These often have an unfavourable building structure, 

many corridors, high roofs and so on. Care homes can also have a tricky structure, whereby combining 

old rooms in care homes is not enough to meet the needs of the current user. It is therefore extremely 

important that the building structure is spacious and flexible to develop homes that meet current 

standards. A building structure that fits in, or is easily adaptable, for the future target group, has a 

positive influence on the transformation potential of social real estate to housing. 

 

Architects  

If the transformation potential of a building is assessed, first research is done into the location in which 

the building is located, then it is examined which target group has a demand at that location and 

ultimately it is examined whether the building is suitable for this target group. When the building is 

specifically examined, the building structure is one of the first aspects to be assessed. The building 

structure has received a score of 8.3 from the architects. It is important that the building structure 
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provides in such a way that houses can be realized. What is very important is that there is sufficient 

space available, a lot of space offers many possibilities. The beech sizes, grid sizes and height are 

important to determine the space in the building. A building structure with many possibilities can 

positively influence the success of a transformation. However, it cannot be said in advance that a 

building with a bad structure is immediately not interesting to transform into housing. It is also possible 

to make a number of interventions that could possibly improve the building structure. It is possible that 

this type of intervention is very expensive so that the project is no longer profitable. The building 

structure can therefore have an impact on the transformation costs when major measures have to be 

taken. On the other hand, it determines how many dwellings can be realized in the building and so it 

also affects the yields. The various objects of social real estate were mainly discussed about schools, 

churches and monasteries. These are the most common objects that come into contact for a 

development of social real estate, according to the interviews. It is noticeable that the schools are 

relatively easy to transform into housing. Schools often have a building structure that can easily be 

transformed into housing with sufficient daylighting. Classrooms often have a standard size of, for 

example, 50 m2. It is therefore easy to make an apartment from one or two classrooms. The simpler 

the structure of the building, the easier it is to transform homes. A church is a lot more difficult to 

redevelop into housing. The building structure is less useful and the space that is available is difficult to 

use. In addition, a church is often a monumental building, which means that a few adjustments can be 

made to the façade to make it more accessible for housing. 

 

Overall assessment 

No. Codes Average σ Developers Municipalities Architects 

13 Building structure 7.6 1.43 8.1 6.7 8.3 
Table 23 | Assessment of the aspect building structure 

Regarding the analyses, it becomes clear that the building structure is a determining factor that results 

in how many housings can be placed in a building. The better the building structure provides and the 

more flexible the building can be divided into housing, the more potential the building has to redevelop 

into housing. It is striking that the municipalities have given a lower rating to the aspect than the 

developers and the architects. This is most probably due to the fact that it is very important for 

developers and architects that as many houses as possible can be realized in the building with as little 

cost as possible. This is purely to make it financially interesting. When there are fewer opportunities to 

realize housing, or if large costs have to be incurred so that housing can be realized, the potential of the 

building decreases. As indicated earlier, the municipality focuses more on the social return than on the 

financial return. This may be the reason why the building structure at the municipality is assessed with 

a lower score. What emerges from the developers and architects is that it is not self-evident that a social 

object can easily be redeveloped into housing, the building must meet the needs and requirements of 

the end user. When discussing the different types of social real estate, the parties agree that churches 

are very difficult buildings to transform into housing, this has mainly to do with the spaciousness, 

difficult building structure and with the monumental status. Even monasteries and care homes often 

have difficult building structures, where merging multiple rooms still does not ensure that they meet 
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the contemporary requirements of a house. The schools are, on the other hand, easy to redevelop 

according to each party, because the building structure easy adaptable. 

 

4.2.9 Functional extension possibilities 
The possibility of functional expansion has received an overall assessment of a 7.5. The functional 

expansions are based on the possibilities to create spaces for parking and storage. In the text below, 

each party has described what they think about the aspect function extension possibilities. 

 

Municipalities  

The functional possibilities aspect was defined in the literature review as an option for parking and 

storage. The interviews with the municipalities revealed that parking is the most important issue, 

regarding the functional extensions. This aspect was seen as very important at almost all municipalities 

and has received a 7.5. Parking can be one of the biggest bottlenecks in inner-city transformations, it 

can really counteract a transformation. An object with a function of a school or a church has different 

parking standards than an object with the function of housing. However, the parking standards are also 

very dependent on each municipality. Housing will also be realized at public transport hubs, with no or 

low parking places to stimulate public transport. It is therefore very dependent on the municipality, 

which standards they prefer. Because the parking lots occupy a lot of space where also houses could be 

built, it is important that there is a balance between the number of houses and the number of parking 

spaces, according to the standards of the municipality. The possible extensions to apply parking facilities 

can have a major influence on the transformation from social real estate into housing. 

 

Developers and housing corporations  

The functional expansion possibilities in the area of parking and building are considered as important, 

but are less discussed as the previous topics by the developers. The aspect has received a 7.5 rating. 

Within the functional expansion, the focus was mainly on parking possibilities. The parking standards 

are very important and can really cause problems during the process of a development. The social real 

estate is often located in inner-city areas, so realizing parking spaces in the surrounding area can be 

very difficult. When there is a change in the function of social real estate into housing, the parking 

standards of the new function must be met. Realizing parking spaces can take a lot of space on the lot, 

which means that fewer new houses can be realized. It is therefore important to look at the possibilities 

for parking at an early stage, it can really cause problems if the requirements of the municipality are not 

met.  As discussed in the policy of the municipality, developers see it as positive when the municipalities 

also think along about the parking options, to solve the parking problems. Therefore, the options to 

realize parking can have an influence on the potential of a building. 

 

Architects 

The functional expansion possibilities were discussed to a lesser extent by the architects in the 

interviews. However, they have received a high rating (7.7). When housing is realized, also parking 

spaces must be realized. These standards that every transformation must adhere, if a transformation 
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does not meet the standards, a development is not allowed to continue. Inner city developments often 

have little space in the area, so parking places can also be very difficult. In addition, the space that is 

present on a lot of the building is often used to realize new construction because otherwise, it is not 

financially feasible. A church, monastery and school often have a lot where extra space is available. It is 

therefore important that a balance is found between the number of dwellings and the number of 

parking spaces. There is a trend going on that parking standards become less and less important, 

because of the stimulation to use the public transport. As a municipality, it must be carefully considered 

which standard they use and whether it is necessary. For each project and per location, it is therefore 

necessary to look at how many parking spaces are actually needed. A flexible municipality is therefore 

very important and can help to achieve the parking standards. 

 

Overall assessment 

No. Codes Average σ Developers Municipalities Architects 

16 Functional extensions (parking) 7.5 1.01 7.5 7.5 7.7 
Table 24 | Assessment of the aspect function extensions 

What is striking is that the functional expansion options are mainly about the subject of parking. Parking 

is a frequently recurring problem. This has to do with the fact that a social object has different parking 

standards than housing. The more housing will be realized, the more additional parking spaces have to 

be realized. The municipalities indicate that the subject of parking can often lead to problems in the 

approval of the land-use plan because the standards are not met. It is therefore very important that the 

developer or housing corporations can find the right balance between the number of dwellings and the 

number of parking spaces. In addition, the developers and architects indicate that it could positively 

influence a transformation when the municipalities can think along in solutions regarding parking. In its 

totality not much has been said about the subject, but when the subject of parking was discussed, 

everyone was pretty specific about the subject. Parking has to be realized and can really stop a 

transformation when fewer parking places can be realized than the standard of the municipality allows.  

 

4.2.10 Expansion possibilities 
The possible expansion possibilities have been given a total score of 7.4. This aspect has already 

emerged a number of times in the above text and is further explained in this section per party. 

 

Municipalities 

The municipalities have assessed the possibilities for expansion with a 6.5. The interviews with the 

municipality discussed successful projects that have been realized in their municipalities. What is 

striking is that in many transformations new construction has been realized. For example, the 

municipality of Den Bosch indicated that they have a lot of empty schools, with a low construction 

quality. Because the schools often have large lots. This has an advantage because more houses can be 

realized. In addition, a church has also been transformed in Den Bosch where two villas in the garden 

have been realized to make it financially feasible. If these villas were not realized, the project was not 

feasible. The transformation of the Sacraments church in Tilburg is also realized with extra construction 
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on the lot, to make it feasible. What is striking is that the expansion possibilities are very important for 

buildings that have a negative yield. With these types of buildings, transforming is more expensive than 

the revenues. This negative yield can often be compensated by the demolition of non-monumental 

buildings or by an undeveloped part of the complex. So, when a building is financially unfeasible, the 

expansion possibilities can make it financially interesting. Although the successful municipality almost 

all have used new construction, the municipality thinks that new construction is not always necessary. 

 

Developers and housing corporations 

The interviews with the developers and corporations show that the possibilities for expansion is an 

extremely important aspect in the assessment of the potential of social real estate to housing and has 

received an 8.1. One of the most important aspects in assessing the building is the expansion possibility. 

In the case of transformations from social real estate into housing, parties are looking for opportunities 

for expansion, which can be realized both on the lot and on the building itself. These possibilities are 

necessary to make the transformation financially feasible as a whole. For example, housing association 

Bergopwaarts realized 28 additional houses on top of the library in Deurne, BVR Groep will realize new 

homes on the plot at the Mariadal monastery and Okko Project will realize houses at an empty school, 

on a spot where the sports hall was located. All these options can be seen as expansion possibilities. 

The investment of the Mariadal monastery in Roosendaal can be compensated by the income from the 

new homes realized on the expansion locations. If these expansion possibilities were not possible, the 

monastery could not have been transformed, the profits from the new homes are used to finance the 

development of the monastery. The new construction options give added value to the project. In order 

to apply inner city redevelopments, you have to get another financial gain somewhere because 

otherwise, it is not profitable. When questioning what makes a transformation a success, the aspect of 

expansion opportunities often arises, both the interviewed developers and corporations agreed. The 

addition of extra housing ensures that the transformation costs per dwelling decrease and that more 

income can be achieved. A housing corporation has a certain goal in mind what a property may cost. 

Adding more property offered the opportunity to continue the transformation because the costs per 

house decreased and met the standards of the corporation.  

 

It is important that the municipality agrees with these changes and that the number of dwellings also 

meets the demand and need in the environment. More housing does not mean that it is always more 

profitable. It must be in line with the demand in de market. In addition, there is a high probability that 

when there are expansion opportunities, the owner of the building will use a higher price, because more 

income can be obtained in the future. These possibilities are therefore necessary to make it financially 

feasible, but when a building does not have expansion possibilities, it will be a lot harder to make it 

financially feasible. In order to make it financially interesting, income could be earned at a different 

location. It is perhaps interesting to agree for multiple developments with the municipality. Whereby 

on the one hand the transformation can be applied where the financial feasibility is negative and on the 

other hand a development can be applied where more income can be obtained. This second 

development can subsequently finance the negative part of the transformation. However, these 
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agreements are difficult from a legal point of view. It may be possible to offer a solution to sell a building 

that does not have expansion possibilities together with an empty building where more financial gain 

can be made.  

 

In order to complete a transformation of social real estate, new construction is often required to make 

it financially feasible. So, this is perhaps the problem of transformations. The more costs to redevelop a 

building, the more financial incentives are needed. Of all social real estate, churches and monasteries, 

in particular, need extra financial opportunities to make it financially feasible, due to the quality and the 

structure of the buildings. In order to assess the potential of a building, it is therefore necessary to look 

at the possibilities for expansion, if there are possibilities, it can have a positive influence on the 

transformation potential of social real estate to housing. 

 

Architects 

When the architects assess the building aspects, they look at the building structure, construction quality, 

identity, daylighting and the possibilities for expansion. The other building aspects are perceived as less 

important. The possibilities for expansion are assessed by the architects with a 7.7. As was shown in the 

analysis of the building structure, enough space is important to realize housing. Sufficient space offers 

more possibilities for the building. It can therefore also happen that a building has to be added to a 

transformation to create this space. In addition, it often happens that the costs that need to be invested 

in the existing part are not related to the possible revenues. Objects such as churches and monasteries 

often have overdue maintenance and poor quality, what makes it almost impossible to transform only 

this object. Adding extra space through new construction can make a transformation financially 

interesting, as a result, the investment in the existing building can continue and development can take 

place as a whole. It is an accumulation of two aspects; the old building has the character and the new 

building makes it financially more attractive and can be made. Inner city developments are quite 

expensive and the expansion opportunities are important to make it financial interesting. 

 

Overall assessment 

No. Codes Average σ Developers Municipalities Architects 

14 Expansion possibilities 7.4 1.36 8.1 6.5 7.7 
Table 25 | Assessment of the expansion possibilities 

The expansion possibilities are extremely important to stimulate the financial return and are therefore 

rated this high by the developers, corporations and architects. What emerges from all parties is that the 

expansion possibilities are mainly used for buildings that cannot be transformed themselves, because 

the yields are lower than the costs. To allow the development to continue, extra houses are added which 

can solve the gap between income and costs. This solution is often used in the transformation of 

churches and monasteries. Transformations by developers and corporations have not only made use of 

additional new houses for churches and monasteries, but also for schools, nursing homes and a 

transformation of a library. It appears that inner-city developments are rather expensive and that the 

new construction options ensure that it is financially feasible. In order to realize a transformation from 
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social real estate into housing, new homes often have to be added to make it financially attractive. This 

can be seen as a problem for the transformations of social real estate. According to developers, there 

should be more possibilities than just inside the building, to make it financially feasible. This level of 

importance was less addressed in the interviews with the municipalities. The municipalities are aware 

that new buildings have to be realized in difficult buildings such as churches and monasteries, but are 

less aware that it may be financially necessary for almost all transformations of social real estate. 

 

4.2.11 Construction quality 
The construction quality has received a general assessment of a 7.3. The construction quality is one of 

the building aspects that does influence the transformation potential of a social real estate object. In 

the text below the influence of the aspect is explained.  

 

Municipalities 

The municipality has assessed the construction quality with a 6.8 and is assessed as one of the most 

important building aspects. The quality of the building aspects has a big influence on the total 

transformation costs. The more adjustments have to be made, the higher the transformation costs will 

be. The construction quality has the biggest influence on the transformation costs, because adjustments 

in the construction are associated with high costs. One example given in the interviews about the 

construction quality of social real estate was the example of schools that were built in the ‘60s and '70s. 

These schools generally have a very low construction quality. Because of the low quality, a lot of costs 

have to be made to get the quality to the expected level. In addition, there is a high possibility that the 

maintenance costs will increase in the future. As a result, for many of these buildings, the choice was 

made to demolish them and to rebuild new houses. Most of the school construction from the 60s / 70s 

has a low quality to preserve the building. This is only possible when the buildings do not have a 

monumental status. It is therefore important that a consideration is made to keep the building or to 

demolish it. The better the construction quality, the less investment have to be made and the bigger 

the potential of the building to be transformed. 

 

Developers and housing corporations 

In order to assess the potential of a building, the developer and corporations first look at the location, 

then at the target group and finally at the building. The construction quality is one of these aspects that 

the developers examine, it is assessed with a 7.4. When the building has a poor quality, many 

adjustments have to be made to realize the building to the expected result. As a result, the 

transformation costs can increase enormously. The better the quality of the building, the more potential 

the building has to be transformed. In order to solve limitations in the construction quality, huge costs 

must often be incurred. Adjustments in, for example, the construction, the façade and the foundation 

have a bigger influence on the costs than, for example, adapting the installations. The presence of 

asbestos can also have a major influence on the construction quality. The removal of asbestos can result 

in very high costs, making the transformation costs enormously high. When a building has poor 

construction quality, it is likely that the acquisition costs of the building are lower. In order to assess the 



 82 

potential of a building, it is therefore important that the building's construction quality is sufficient 

enough that no major adjustments have to be made, to prevent high transformation costs. 

 

Architects 

The construction quality together with the building structure are the most important building aspects. 

When assessing the building, the building structure and the construction quality will be assessed first. 

After that, the more specific building aspects can be assessed. The reason that the construction quality 

has received this high rating (8.2) has to do with the fact that this aspect has a major influence on the 

transformation costs. When these costs become too high, the transformation cannot continue. If the 

construction quality has a low quality, this can result in extra high costs. Adjustments in the construction 

quality are the costliest building adjustments. If these costs cannot be recalculated in the revenues, the 

potential of the building decreases. In the interviews the level of importance is clearly indicated, the 

construction quality can have a big influence on the cost, which makes it an important aspect. A more 

detailed description about the construction quality is not given in the interview, it must be correct in its 

totality.  

 

Overall assessment  

No. Codes Average σ Developers Municipalities Architects 

6 Construction quality 7.3 1.54 7.4 6.8 8.2 
Table 26 | Assessment of the construction quality 

The construction quality is analysed by each party in the same way. The construction quality influences 

the transformation costs. The more there needs to be adjusted, the higher the transformation costs and 

the lower the chance of success. Adjustments in, for example, the construction, the façade and the 

foundation have a bigger influence on the costs than, for example, adapting the installations. When the 

quality of the building is so bad, the possibility of demolition becomes more interesting, provided that 

the buildings are not monuments. The municipalities have given the aspect a lower total assessment 

than the developers and architects. But this has mainly to do with the fact that from a municipal 

perspective it has a lower importance. This degree of importance is much bigger for the developers and 

architects. 

 

4.2.12 Location near daily facilities  
This section discusses the influence of the daily facilities in the proximity. However, the assessment of 

the aspects shows that the location aspects are often taken together and that there is not a certain 

ranking between the facilities. The totality of the location aspects must match the target group that 

comes into the building. The locations aspects based on facilities are explained per party in the text 

below. 

 

Municipalities  

The location near facilities has received a score of a 6.2. However, it is also often indicated by the 

municipality that the location aspects cannot be assessed separately but must be in line with the target 
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group in the building. What is important here is that the location is generally an important aspect. A 

building must be in a location that fits for the needs, in order to provide a transformation to housing. 

The location aspects are very dependent on the target group, so it is difficult to evaluate the aspects 

separately. In many cases, the location aspects were merged in the interviews, because the total 

assessment of the location is more important than the individual judgments of the location aspects. In 

order to see whether the facilities match the need in the environment, it must first be examined which 

target group will be placed in the building. The influence of the location aspects on the transformation 

potential is therefore low when all location aspects are taken separately, but the totality of the location 

does play a more important role. 

 

Developers and housing corporations  

In the assessment of the aspects in the literature, it emerged that the location can be divided into 

different groups, such as the proximity of daily facilities, proximity to education, catering and so on. 

However, the interviews show that these aspects cannot be treated separately when assessing the 

potential, but the location in its totality is important. For each target group, the requirements differ if 

they want to be close to a school, for example, or close to medical assistance. As a result, in assessments 

of the interviews, the location aspects are packed together within the assessment. In fact, with a 

number of developers, the location aspects together give a maximum score of 10, but they have a lower 

rating. The location must be correct in its totality. It is positive if a location is within an appropriate 

distance of all facilities. Centre locations and inner-city locations are often preferred because they are 

close to all facilities. Because the aspects have been assessed separately, they have thus received a 

relatively low rating. The total assessment of the location is more related to the aspect quality of life, 

where almost all location aspects coincide. The interviews often show that the location is the most 

important thing in a successful transformation. After the location is good, the target group and the 

building will be assessed. Furthermore, the municipality is more willing to cooperate with a 

transformation when a building has is located in an important area of the city. It can stimulate the 

municipality to, for example, change the destination of the land-use plan.  

 

When assessing whether a social real estate object has the potential for a transformation to homes, the 

location will be assessed first. Where is the building located? Do people want to live here? For example, 

if a building is located in a business park, it is less interesting. However, social real estate has an 

advantage in terms of location. Social real estate is almost always located in urban areas where people 

live? Nevertheless, the assessment of the location remains an emotional/feeling issue and developers 

are looking for areas where they know the market well. Next, it is examined which target group fits in 

the building and which target group needs for certain homes. At the moment that the demand and need 

are in view and which target group is available, it can be checked whether this is close to the various 

facilities at the location level. Specifically, looking at the location aspects comes at a later stage. In order 

to assess the potential of a building, it is therefore important that the homes are located in an area 

where people want to live, the proximity of facilities and the quality of life are assessed by the 
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developers in their totality. The assessment of the location often remains an emotional issue and no 

specific assessment criteria can be drawn up in the area of the location as a result of the interviews. 

 

Architects  

The architects assess the proximity of daily facilities with a 6.8. This is the highest-rated location aspect. 

However, the assessment of the proximity of facilities in the area, is also often taken together in the 

assessment. It is not about whether a transformation should be close to a particular facility, but it is 

about the totality. Each target group attaches a different value to the facilities in the environment. Older 

people can have different wishes regarding facilities in the environment than, for example, students. It 

is therefore important that it is first clear which target group has a demand for housing and that it is 

then checked whether this matches the facilities in the area. The location aspects separately have little 

to no influence on the transformation potential. The location is mainly about whether it is located in a 

good location, where there is demand and, in a place, where people want to live. These aspects are 

mainly reflected in the aspects of market demand and quality of life. The facilities in the area also fall 

within the assessment of the quality of life. These aspects are therefore unnecessary in the assessment. 

With the quality of life and the demand in the area, a very large part is taken together around the 

location. 

 

Overall assessment 

No. Codes Average σ Developers Municipalities Architects 

22 Location near daily facilities 7.0 1.57 7.8 6.2 6.8 

Table 27 | Assessment of the aspect: location near daily facilities 

What emerges from all interviews is that the location aspects have little or no influence on the 

transformation potential. It is impossible to say which facilities are more important than other facilities. 

Every target group has different requirements regarding the facilities in the environment. When the 

target group is known, it can be checked whether the expectations of them match with the facilities. 

What is very important for the developers is that the building is in a location were people want to live. 

This is one of the aspects that has to be considered first. However, the location is already being assessed 

for a large part by means of demand in the market at that location and through the quality of life. These 

aspects already summarize a large part of the location in its totality. What is striking is that the literature 

indicates that these aspects can have an influence on the potential, but according to the practice less 

value is attached to this. The location in its entirety needs to be assessed but not specifically per facility.  

 

4.2.13 Influence of residents 
This sub-section describes the influence of the residents on the potential of a social real estate object 

to housing. The aspect is assessed in its totality with a 7.0. This aspect is described per interviewed party 

in the text below. 
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Municipalities 

The influence of the residents is also considered as important by the municipality and has received a 

7.7. This does not mean that the residents influence the potential of the transformation, but the 

municipalities consider this aspect as very important. They highlight the degree of importance that the 

residents need to be included in the plans of the developer. The influence of the residents is mainly 

reflected in the process of transformation. They can have a say in the developments. When the residents 

disagree with transformations, it can ensure that processes take longer. In the interview of the 

municipality of Eindhoven, it was indicated that the persuasiveness to parties that you have to convince 

is a large and difficult part of the transformation. Convincing municipalities and parties that can take 

legal action against a change of destination are one of the most important elements in a transformation. 

What kind of influence the residents actually have on the plans that will be realized is entirely up to the 

developing parties. A housing corporation may approach the residents differently than a commercial 

party. It is important that everyone in the surrounding area agrees with the plan, to avoid a longer 

process. It is possible that the thoughts of the residents of the environment where a building is located 

are included in the vision of the municipality. By speaking with residents at the beginning of 

development, there is a bigger change to avoid a lot of resistance that you might encounter later if you 

do not take residents into the plans. All in all, it is important to include residents in the process during a 

transformation, but ultimately, they have little influence to actually influence the transformation 

potential of a building. 

 

Developers and housing corporations 

The influence of the residents on the transformation potential of social real estate to residential 

properties is limited and has received a 6.8.  The residents can object the transformation resulting in 

longer procedures. However, it is indicated by the developers and corporations that it is very important 

to talk with the people in the environment at an early stage. It is important that the residents agree with 

the plans. It has a positive influence on the procedure when the residents like the development and see 

the added value of the transformation in the environment. The involvement of the residents is done at 

an early stage, while it is important that the plans are already at a further stage and have already been 

approved by the municipality. Social real estate first had a function for society, so when a transformation 

of the social real estate will be done, a piece of society is taken away.  Because something is taken away 

from the environment, something needs to be done for the environment. So, the least a developer can 

do is to include the residents in the plans of the social object. Ultimately, it is especially important that 

the residents agree with the plans to prevent extra objections. By involving the residents when there is 

information about the plans, it reduces the chance of extra objection. The influence of the residence on 

the transformation potential of social real estate is therefore small. The residents will not stop a 

transformation, but it can provide a longer procedure. 

 

Architects 

The influence of the residents on the transformation potential of social real estate to housing is assessed 

fairly low by the architects with a 6.2. This has to do with the fact that the residents have no direct 
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influence on the potential of a building. Residents only have a say but have no influence. This 

participation is mainly based on the fact that residents can object to the plans in the area. When a lot 

of objections are made, this can cause a longer process. It is therefore important that text and 

explanations about the plans are given in the surroundings. Communicating with parties that are locally 

involved can ensure that there is less objection. When interested parties are involved too late, they can 

feel themselves being passed over and make unnecessary objections, it does not matter whether they 

find the project good or bad. So, a plan has to be made that is accepted by those involved in the 

environment. The social buildings are buildings that were used by the people in the environment. They 

have a certain feeling about the object based on the past, which makes it perhaps even more important 

that the environment also agrees with the plans of this object. It is also the challenge for the developer 

to make a plan that is accepted in the environment. Involving the environment in the process only has 

to do with the fact that the process has to be as smooth as possible. The influence of the residents 

therefore has a purely influence on the length of the process, not on the potential of the building. 

 

Overall assessment  

No. Codes Average σ Developers Municipalities Architects 

30 Influence of residents 7.0 0.93 6.8 7.7 6.2 

Table 28 | Assessment of the aspect: influence of residents 

What emerges from all parties is that the residents have no direct influence on the transformation 

potential of a building, but that they can have a say during the process of a transformation. This 

participation can result in very long procedures that can greatly slow down a transformation. In order 

to prevent this, it is therefore important that the residents also support the plans. Because it used to be 

social real estate, residents may have more feeling with the building. It is therefore important that the 

local residents are sufficiently informed and also feel valued in the plans. All in all, it is important to 

include residents in the process during a transformation, but ultimately, they have little influence to 

actually influence the transformation potential of a building. 

 

4.2.14 Identity 
The identity of the building is one of the last building aspects that possibly can influence the 

transformation potential. This influence has been assessed with a 6.7. This identity is judged highly by 

the architects, who attach great importance to the appearance of a building. In the text below, the 

identity aspect is explained per party. 

 

Municipalities 

The municipalities have assessed the influence of the identity of the building with a 6.7. In the interviews 

with the municipalities, the identity aspect has not been discussed much. When talking about the 

identity aspect, it was mainly about buildings that have a monumental status. These buildings often 

have their own identity and are very important for the municipalities. The preservation of monuments 

is of paramount importance to the municipalities. According to the municipality, the success of 

transformations from social real estate into housing is often also due to the fact that a monument is 
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maintained. When a building has its own identity in a neighbourhood, it can also have an effect on the 

environment. The redevelopment of a vacant object with a strong identity can thus create added value 

in the environment, which often leads to success. The municipalities do not say to what extent the 

identity influences the transformation. It is especially important that buildings with a unique appearance 

and with a monumental status are maintained. 

 

Developers and housing corporations 

The identity aspect has received a 6.4 from the developers. The identity scores pretty low, but it can 

have a positive influence on the saleability of the object. People like to live in a unique building with an 

own identity. The disadvantage of living in a monument is that in a transformation may be held at the 

legally obtained level, this may just be that the energy quality is lower than for example a new house. 

What was striking in the interviews is that the developers do not mind that the energy quality is lower. 

Most buyers buy a house based on emotion and experience, not based on the energy quality. The 

identity can therefore influence the revenues, people would rather live in a building with identity than 

a building with good energetic quality. When a transformation has a combination of new construction 

and an old building, the new building can make use of the appearance of the old building. A monumental 

building can become the face of the transformation in total. It is therefore certainly interesting for 

developers to redevelop buildings with a unique appearance and identity. However, the transformation 

costs and revenues must be in balance, because the redevelopment of monuments often has high 

transformation costs. The identity and appearance can also be added to a building, so it is not necessary 

for a building to have a good identity to apply a successful redevelopment. The identity can therefore 

have a positive influence on the marketability/saleability of the development, but has a small positive 

influence on the potential of a building. 

 

Architects 

The building aspects were assessed fairly high by the architects. Also, this building aspect has a high 

rating (7.7). The fact that architects attach high importance to the identity of the building is mainly due 

to the fact that a building with an identity and unique appearance is easier to sell than a building without 

this appearance. A building with its own identity can be the quality of a particular building and it should 

not be denied. The architects correctly state that these unique selling points must be used to make the 

building more interesting. A characteristic building has an advantage because people would like to live 

in a characteristic building. However, buildings with their an own identity can also be difficult buildings. 

They are often architecturally beautiful objects, which in themselves are already beautiful, but the 

problem with the transformation is that there must be developers who want to exploit this property, 

because it is almost impossible to make it financially feasible. It is therefore very important that there 

are financial opportunities to transform monuments and building with an own identity. All in all, the 

identity has a positive influence on the market's saleability, but it can have a negative influence on the 

transformation costs. 
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Overall assessment 

No. Codes Average σ Developers Municipalities Architects 

12 Identity 6.7 1.87 6.4 6.7 7.7 
Table 29 | Assessment of the aspect identity 

The score of the identity aspect is assessed fairly broadly. The architects judge the identity higher than 

for example the municipality and developers. Architects see the identity as saleability of the product, 

which also has a positive influence on the portfolio of the architect. Ultimately, the identity aspect is 

mainly the appearance of the building. When a building has a unique appearance and identity, it mainly 

has a positive influence on the saleability of the object. People want to live in unique and beautiful 

buildings. These unique and beautiful buildings are often monuments, making it more important for the 

municipalities to keep the object. Whereby the municipality will also pay more attention to the 

transformation. However, a monument can also have a negative influence on the transformation of an 

object, due to the high costs. All in all, a building with a unique identity has an influence on the saleability 

of the object, so the yields may rise and that has a positive influence on the potential of the object. 

However, this influence is probably very small so that it has no direct influence on the potential. 

 

4.2.15 Influence of the property owners 
The influence of the owner of the object has been given a total score of 6.7 and is the last aspect that is 

described separately. The other aspects have less influence on the transformation potential and are 

described shortly in the next paragraph. The aspect influence of the property owners is described by 

each party first. 

 

Municipalities 

The municipality has assessed the influence of the owner on the transformation potential with a 6.9. 

The influence of the owner depends on the type of owner. When the municipality or the province owns 

it, they can impose different requirements than for example a private owner. The municipality often 

sells the building by means of a tender in which several parties can register. In addition, in the case of 

social real estate, there are owners who do not have enough real estate competencies and often do not 

know how to approach the market or what to do with their vacancies. For example, social real estate 

with a religious status. It is striking that the real estate owner does not just sell his property to everyone. 

The owner has a certain general purpose in mind, a philosophy of life and do not want to transfer their 

heritage without knowing what plans are being made. All in all, the type of owner has no direct influence 

on the potential of a specific object. The owner can only influence the acquisition costs, if they are too 

high the object can become less interesting. 

 

Developers and housing corporations 

The owner of the building actually has no influence on the transformation and is therefore also rated 

with a 5.7. It only affects the acquisition costs, unless the municipality or province is the owner of a 

building, they can contribute more during the process. The acquisition costs may still differ from the 

residually determined price. Property owners can ask more for their property than the property is 
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actually worth. It is therefore very important for a potential that the right acquisition costs are required, 

as discussed earlier in this chapter. All in all, the owners have little or no influence on the transformation, 

but they only have an influence on the acquisition costs. As a result, this aspect has also received a low 

rating. 

 

Architects 

The influence of the owners has been assessed by the architects with an 8.5. This has to do with the fact 

that when owners do not intend, or do not want to contribute to a transformation, the building has no 

potential to be redeveloped. The building may be empty, but the party that owns the building must 

cooperate in order to have the building transform at all. Ultimately, the building owner is important if 

he wants to move. If the owner of the building does not want to sale the building, the transformation 

cannot be started. If it is assumed that the building owner is willing to sell the building, it is important 

whether this is done by means of a market-based price. When the building is too expensive, it can be 

less interesting, as discussed in the acquisition costs. Once the building is sold, the owner has no 

influence on the plans, unless a government agency was the owner and has given requirements to the 

transformation. 

Overall assessment 

No. Codes Average σ Developers Municipalities Architects 

31 Influence of the property owner 6.7 2.20 5.7 6.9 8.5 
Table 30 | Assessment of the aspect: influence of the property owner 

This aspect is assessed on average with a 7.7. The standard deviation is very large and that has to do 

with the huge differences in assessments of this aspect. The influence of the property owner can be 

very large. If they do not want to participate in the sale of a building, the building can potentially decline 

to be transformed. When the owner is willing to sell the building, they only affect the acquisition costs. 

The architect has treated and assessed the aspect in such a way that the owner must first move before 

anything can be done at all, this is less discussed with the other interviewees. When the owner wants 

to sell the building, it is therefore important that they ask for a market-based price, as discussed in the 

acquisition costs. If the owner does not want to sell the building at all, the transformation may not be 

possible at all. It is important to know who the owner is and whether the real estate owner wants to 

cooperate with the transformation or wants to proceed with the sale of the property. In the interviews 

with the developers they assumed that the owner was already planning to sell the property, in this case, 

the property owner has only influence on the sale of the object. After that, the owner has no influence 

on the property and the influence on the potential is therefore low. Due to these different motives per 

party, the scores varied. 

 

4.2.16 Other aspects 
The above text describes all aspects that are considered important by the various parties and that may 

have an influence on the transformation potential. All in all, the other aspects that have not been 

discussed have received a lower score in the assessment of the potential and are also mentioned to a 

lesser extent in the interviews. As a result, there is too little content to analyse these aspects separately. 



 90 

To briefly discuss the aspects, a short explanation is given in the text below for each subgroup, coming 

from the interviews with the municipality, developers, corporations and architects. 

  

Legal aspects 

The environmental regulations (6.5) and the building decree (6.2) are both important aspects, but have 

no influence on the transformation potential of social real estate to housing. In almost all interviews, 

the parties agree that the building decree and the environmental regulations are very important. If 

these legal aspects are not met, a transformation cannot take place. These are hard requirements and 

everyone must comply with that. In a transformation one can comply with the legally obtained level, 

this level is reached fairly quickly. The only question is whether the requirements of this level meet the 

expectations of the end user. The municipality is also encouraged to go beyond just these minimum 

requirements. The standards of the building decree and the environmental regulations are known for 

everyone. They must be met, because otherwise a development may not start. The interviews show 

that these aspects are important, but do not directly influence the transformation potential of social 

real estate to housing. 

 

Building aspects 

What emerges from the assessment of the aspects is that the building aspects such as maintenance, air 

quality, installations, the energy label and the building year have little or no influence on the 

transformation potential. These aspects will always be adjusted when a transformation is done and must 

comply with the requirements of the Building Decree. The building aspects do not have a direct 

influence on the potential, but they can have an influence on the transformation costs. The building 

aspects that received a high rating were the construction quality, the building structure, the identity of 

the building and the possibilities for expansion. The municipality attaches great importance to 

monumental buildings, as a result of which the identity has been given a high score. They think it is 

important that this value is maintained. When all these aspects are good enough, the other building 

aspects that are less important will be assessed. What emerges in the interviews is that these building 

aspects often have to be adapted, which is considered as normal. In this way, the installations almost 

never meet the current quality requirements, which means that they always have to be replaced. The 

energy label, air quality, safety, year of construction, daylighting are all aspects that have little or no 

influence on the potential of a building. Only when there are high costs involved that have not been 

experienced as standard, can it have an influence on the transformation costs and therefore also on the 

potential of the building. 

 

Financial aspects 

The financial aspect that received the lowest score (4.9) is the subsidy aspect. The municipalities were 

clear about this aspect. The transformation potential will never be affected by the subsidy. The subsidy 

that may be offered would be in the form of knowledge and expertise. If a subsidy is offered in the form 

of money, this is only based on the extra work that must be provided in the feasibility studies. Because 

of this, the project with subsidy does not suddenly have more potential than before, because the 
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projects with subsidy need the extra work. This is also confirmed by the developer, the subsidy only 

covers a small part of the costs that one really needs at the building for which they receive a subsidy, it 

is often too little to cover this completely financially. The subsidy for a specific building therefore has no 

influence on the transformation potential of social real estate to housing. 

 

Surrounding area 

The only aspect that has not been discussed about the surrounding area is the influence of the vacant 

buildings in the area. The interviews show that this aspect has little influence on the transformation 

potential and has been assessed with a 6.1. When there is an extremely high vacancy rate in an area, 

this can affect the quality of life in the area, and it might be that fewer people may want to live in this 

area, which can lead to a decrease of the potential of the location. When a transformation is applied in 

an environment where more buildings are empty, this can provide an impulse in the neighbourhood. It 

is not seen that vacant buildings compete with each other; the vacancy has to be redeemed together 

and when a building is redeveloped this can have a positive effect on the other buildings. In order to 

assess the potential of a building, this aspect will not be taken into consideration, it is perceived as less 

important and the influence on the quality of life is included in that aspect.  

 

4.2.17 Total overview 

The literature study shows that 32 aspects could potentially influence the transformation potential of 

social real estate into housing. All these aspects were presented to experts in the interviews. They have 

indicated which aspects influence the transformation potential of social real estate to housing and why 

these aspects influence this transformation potential. In the interviews the interviewee has assessed all 

the aspects, they give the aspects a rating and they explained this rating. What emerged from the 

analyses of the interviews is that when assessing the potential of a social real estate object, fewer 

aspects are assessed than the literature research showed. The interviews show that ultimately only 

twelve aspects can influence the transformation potential of a social real estate object, namely (1) the 

land-use plan, (2) policy of the municipality, (3) 

acquisition costs, (4) revenues from sale or rental, (5) 

transformation costs, (6) demand and need for housing, 

(7) quality of life, (8) building structure, (9) function 

expansion, (10) expansion possibilities, (11) construction 

quality and (12) location facilities. These twelve aspects 

have all scored a 7.0 or higher in the assessment model 

and are therefore the top twelve aspects in the total 

assessment of all aspects, see Table 31. What is striking 

is that the aspect “influence of the residents’ is in 

thirteenth place and also has a rating of a 7.0. The 

analysis of the aspect of the influence of the residents 

shows that the influence of this aspect mainly has an 

effect on the process of transformation. When residents 

No. Codes Average σ
1 Land-use plan 8.8 0.98

4 Policy of municipality 8.3 0.91

18 Acquisition costs 8.3 1.23

19 Revenues of sale or rental 8.3 1.03

17 Transformation costs 8.1 0.96

21 Demand and need for housing 8.0 2.03

29 Quality of life 7.9 1.28

13 Building structure 7.6 1.43

16 Functional extensions (parking) 7.5 1.01

14 Expansion possibilities 7.4 1.36

6 Construction quality 7.3 1.54

22 Location near daily facilities 7.0 1.57

Table 31 | Top 12 aspects influencing the 
transformation potential of social real estate into 
housing.  
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want to exercise a lot of influence, it is possible that the transformation process will be delayed. The 

influence is therefore mainly on the process and will not affect the transformation potential of the 

building. This is the reason why this aspect also has received a 7.0. But the aspect is not included in the 

aspects that can directly influence the transformation potential of social real estate into housing. The 

other twenty aspects can be important, but they have no influence to change the transformation 

potential of the social real estate object into housing.   

 

All in all, twelve aspects remain that are important and actually can affect the transformation potential. 

The analysis of the interviews shows that these twelve aspects can have mutual relationships with each 

other. For example, the aspect acquisition costs, this aspect is important for the purchase of the 

property. The analysis of the interviews shows that it is important that the price corresponds to the 

residual value method. This method is based on the aspect revenues, the aspect costs and the 

destination of the object (aspect land-use plan). The revenues and costs are subsequently also 

dependent on other aspects. To determine these costs, it is important to assess the building. The aspect 

construction quality, building structure and the expansion possibilities can have an influence on the 

transformation costs. Also, the revenues can be influenced by several aspects, such as the expansion 

possibilities, the building structure, the location, quality of life, the demand for housing and the parking 

possibilities. If all these aspects are assessed, the total revenues can be predicted. Furthermore, it is 

important for a successful transformation that the plan fits with the vision of the municipality. The target 

group (aspect demand and need for housing) of the project must be in line with the ideas of the 

municipality (aspect policy of the municipality). Which means that these aspects can also have a mutual 

relationship with each other. When the thoughts of the municipalities correspond with the plans of the 

developer or corporations, the probability that the project will continue increases. The policy that the 

municipality therefore has, can ensure whether or whether not a change of destination is made. This 

means that the land-use plan aspect and the policy of the municipality aspect are also linked to each 

other. The development of an assessment model, based on these different aspects and relationships 

between these aspects, is described in the next chapter. 

 

4.3 Conclusion 
This chapter focused on the analysis of the data collected with interviews. An answer is given to the sub-

question: “What is the influence of legal, building, financial and surrounding area aspects on the 

transformation potential of social real estate?”. To answer the sub-question, the thoughts from the 

various parties about the aspects were analysed. What emerged here is that the number of aspects that 

influence the transformation potential of social real estate to housing is much lower than previously 

thought. The following aspects determine the transformation potential of a social real estate object; 

land-use plan, the policy of the municipality, acquisition costs, revenues from sale or rental, 

transformation costs, demand and need for housing, quality of life, building structure, function 

expansion, expansion possibilities, construction quality and the location facilities. The other aspects may 

be important, but have less influence on the determination of the transformation potential of social real 

estate into housing. When looking at the thoughts of the different parties, there are many similarities 



 93 

and a number of differences. The differences are mainly apparent because municipalities look more at 

the social return, where developers look more at the financial return. The municipalities consider it as 

important that a transformation creates added value in the environment and that the plans correspond 

with their plans and thoughts at that location. The plans must connect with the environment and must 

be accepted by the residents. As a result, the aspects such as the land-use plan, the policy, the quality 

of life and the influence of the residents were almost all assessed higher than the financial and building 

aspects. What is striking from the interviews is that the municipalities, compared to developers and 

architects, are less aware about the financial feasibility of the transformation of social real estate into 

housing. Many social objects have a difficult building structure and a poor quality, resulting in high 

transformation costs to realize it to the desired level. The municipalities indicate that social real estate 

such as churches are difficult objects to transform. However, according to the developers and architects, 

not only churches but also care homes and monasteries are difficult objects to transform into housing. 

Because the transformation costs are often higher than the revenues at the building level, the 

developers are looking for opportunities to apply new construction to gain more financial gain. 

Developers and architects are very clear in the interviews that the possibility of expansion is one of the 

most important aspects to make the project financially feasible. This level of importance is less reflected 

in the municipalities, they think that the building itself can also be financially feasible. However, almost 

all successful transformations discussed in the interviews, show that in all projects new construction 

was built. The municipalities are therefore less aware that the transformation of social real estate entails 

a lot of costs and that the financial gain can not only be obtained from the object. As can be seen in the 

analyses, the parties also have many similarities in the assessment of the aspects, they all agree that a 

large part of the aspects has no influence on the transformation potential. This eliminates aspects such 

as the subsidies, year of construction, energy label, in the assessment of the transformation potential. 

 

Ultimately, all different perspectives and interests per party are extremely important for the 

transformation from social real estate into housing. If the developer and the municipalities do not agree, 

a transformation cannot continue, but also when an object is empty and there is no developer that 

wants to develop the object, the property may remain vacant. All parties need each other and it is 

therefore important that the parties together strive for a solution for the vacancy and shortage for 

housing. The willingness or flexibility to think along with the transformation and the process is a much 

recurring topic in the interviews with the developers, corporations and architects. 
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  Transformation potential assessment model 
This chapter provides an answer to the final sub-question of the research: “How can the total 

assessment of the transformation potential of a social real estate building be judged?” In the previous 

chapter, all aspects were analysed which could influence the transformation potential of social real 

estate into housing. In this chapter, the outcomes of the interviews are processed into an assessment 

model to assess this transformation potential. In the text below, the various interests of the parties are 

discussed. Subsequently, on the basis of these interests and visions, an overall assessment will be made 

which can assess the transformation potential of social real estate into housing. 

 

5.1 Transformation potential assessment of the interviewees 

This section describes how the various parties determine the transformation potential of a social real 

estate object. As the interviews showed, there were some differences in the scores per aspect, given by 

the various parties. The different methods of assessment per party are based on the analyses of the 

previous chapter. When looking at the municipalities, they assess the real estate in a different way than 

the developers, corporations and architects. The municipalities look at the social return of the building 

in the environment. They consider it as important that a transformation contributes to society. They 

assess the potential of the building to a lesser extent but assess the effect of the building in the 

municipality. The aspects that have received the highest rating are, according to the municipalities, the 

aspects that are most important to pursue this social return. They do not indicate the order of 

importance by means of influence on the potential, but the degree of importance for the transformation 

from a municipal perspective. In order to arrive at a total assessment to measure the potential of a 

building, it is important that the requirements of the municipality are met. These requirements must be 

well considered by the initiator of the transformation. The total assessment model of the municipalities 

is shown in Appendix 4. 

 

The developers and corporations look at the transformation potential in a different way. These parties 

are looking for buildings where a transformation is possible, where people want to live and which are 

financially feasible. If the assessment of the developers and corporations is considered, the land-use 

plan is the most important aspect and is followed by the financial aspects (see Appendix 0). These 

aspects have the highest level of importance on the transformation potential. If one of these aspects is 

not sufficient, a transformation cannot continue. However, the interviews show that these aspects are 

not the first to be assessed to measure the potential. For example, the land-use plan has the highest 

score in the total assessment, this do not mean that this aspect will be assessed first. To assess the 

potential of a building, a number of steps are taken in which the various aspects are included. What 

emerges both among the developers and the corporations is that first, the location will be assessed, 

then the target group will be considered and last the building will be assessed. These three steps are 

used to assess the potential of a building. The most important aspects have been implemented in each 

step; for example, in the first step (location), the land-use plan will be assessed. In the second step, the 
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demand for housing will be assessed and so on. The total elaboration per step and per aspect are 

explained in the next section. 

 

When assessing the different aspects that influence the transformation potential of the architects, it is 

striking that there are more similarities in the level of the assessment and the steps they take when 

assessing the building. The architects also indicated that they would use the three steps to assess 

potential: location, target group and building. In the assessment model of the aspects, it is clear that 

aspects that have to do with the location have also received the highest rating. Aspects such as the 

quality of life, the land-use plan and the demand all belong to the first step location and have received 

the highest score within the assessment. After the potential has been assessed in terms of the location 

and the target group, the building will be assessed. When it is clear what adjustments must be made 

and how many properties can be realized, the financial aspects can be assessed. In the rankings, the 

financial aspects are most important, but these can only be assessed if they know the aspects of the 

building. Appendix 6 shows the assessment model of the architects. 

 

What is striking from the interviews is that all parties indicated the importance of each aspect from their 

perspective. The municipalities give a high assessment of aspects such as the land-use plan, the policy 

of the municipality, the influence of the residents. The social return is noticeable. The developers look 

more closely at financial returns and have given the highest scores to the land-use plan, acquisition 

costs, income and expenses. The architects have given the scores more in terms of the steps they take 

to assess the transformation potential of a building. Whereby the steps about the location, target group 

and the building are more reflected in the rating. 

 

According to the literature, thirty-two aspects are involved in assessing the transformation potential of 

a building. The analyses and the assessments show that a very large part of the aspects is not necessary 

to assess the potential. The potential of a building is done in a less specific way than the literature 

indicates, only twelve aspects are needed to assess this potential. To assess these twelve aspects for a 

building, a number of steps must be taken per building. What emerged among developers, corporations 

and architects are the steps; location, target group and building. These steps are used to determine the 

potential of a building. The transformation potential of the social real estate into housing can be 

determined on the basis of these steps, with the twelve important aspects being assessed in these steps. 

 

5.2 Assessment model 

To develop the assessment model, use is made of the three steps that arise from the interviews; the 

location, target group and the building. On the basis of these steps, the twelve important aspects can 

be assessed. When the first step is met, the next step can be assessed and so on. Colours are used in 

the assessment model, in the same way as in the interviews and in Figure 6; the legal aspects are pink, 

building aspects orange, the financial aspects yellow and the surrounding area aspects purple. 
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The location is the first step that is assessed to determine whether the object has the potential to be 

transformed into housing. The most important thing for a successful transformation is the location. It 

must be a place where people want to live, not on an industrial estate or in a neighbourhood with a very 

low quality of life. In order to meet the location requirements in its entirety, it is important that the 

object is located in a location where people want to live, where the developer can generate income and 

where the quality of life is suitable to live. In order to determine whether the location provides for 

housing, it must be asked whether people want to live at that location. In the literature research, many 

location aspects were discussed that could potentially influence the transformation potential. These 

aspects were fairly detailed and described, for example, the various facilities that could affect the 

location. However, it appears that the interviewees cannot clearly indicate which aspects actually have 

the most influence on the quality of the location. The overall picture must be correct and must match 

with the target group that eventually comes. In order to determine this quality in its entirety, it is 

therefore often judged by feeling. Developers, architects and corporations often occupy places that 

they know, making it easier to assess the location aspect. An aspect that reflects the location more in 

its totality is the quality of life. The quality of life indicates how attractive and suitable an area is to live. 

When the quality of life is good, there is a high probability that people would like to live here. When 

assessing the potential of a building, it is therefore important to make an estimate of whether people 

want to live here and can live here. Is the building present in a place with a good quality of life and is 

the location suitable for housing? Because there are no specific requirements concerning the location, 

the answer is often an emotional/feeling question and it is important that people know the 

environment. As a result, the assessment of the location in this model cannot be discussed in more 

detail and is shown in Figure 6. When the quality of life is poor and people do not want to live in this 

location, it makes no sense to realize homes and the object has no potential. However, it may be 

possible that the quality of the location will increase as a result of adjustments. What these adjustments 

are has not emerged in the interviews and could be interesting for a subsequent study.  

 

When the location is suitable to live, it is important to know what is allowed at this location. The land-

use plan indicates what is possible and what is not possible on that specific location. The land-use plan 

has received the highest score in the assessment. In order to allow a transformation, the plan must 

comply with the land use plan. If the destination does not match with the land-use plan, a change of the 

destination can be requested. If this change is not approved by the municipality, the transformation 

cannot continue. It is therefore important to know what is possible at that location and what the 

chances are to implement a change of destination into housing. If the initiator knows in advance that 

the municipality is not willing to cooperate with the change of the land-use plan, the object has no 
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potential to be transformed into housing. However, the possibility increases when an object is in a good 

location, the municipality is more willing to cooperate with the change to the land-use plan when a 

building is located in an important area. The policy of the municipalities therefore also plays a role within 

the step location. When the municipality announces that they stimulate inner-city redevelopments, this 

increases the chance of approval of the land-use plan. If there is a high probability that a change of 

destination in the land-use plan can be made, the assessment can continue. Figure 7 shows the second 

step in the decision tree to assess the transformation potential. 

 

After knowing whether the location is suitable and whether there is a chance to realize housing 

according to the land-use plan, the next step can be taken. The following step is a relatively short 

assessment, but an important one. When the location allows a transformation to the function housing, 

it must be investigated which target group has a demand for housing at that specific location. When 

there is no demand for housing, no income can be generated and the development cannot continue. 

When it is clear which target group has demand for housing, it can eventually be investigated whether 

the building is suitable to house this target group. Before this step is made it is important that the target 

group that will be realized and also fits with the vision of the municipalities. In order to allow a 

transformation to proceed, the plans of the developer must also fit with the vision and thoughts of the 

municipalities. If this is not the case, it is important that the plan is good so that the municipality can be 

convinced. An important aspect here is the environment near the object, it is very important for the 

municipality that a project fits into the surrounding area and that it is socially acceptable. It is therefore 

important to look specifically at what kind of demand and need for housing there is in the market and 

whether the residents in the neighbourhood agree with this development. When the environment is 

also behind the development, it can be easier to agree to the plans of the municipality. All in all, the 

choice of the target group must match the demand in the market and be in line with the municipalities. 

 
Figure 8 | Assessment of the demand and target group 
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Figure 7 | Assessment of the land-use plan  
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If the location is good, the target group is known and there is a chance that the municipality will 

implement a change of destination, the next step can be assessed. The main focus of this step are the 

aspects of revenues, acquisition costs and transformation costs. Whereby the acquisition costs depend 

on the transformation costs and future revenues. The fact that these aspects are important can be seen 

in the assessment, these are considered to be the most important aspects. If the transformation is not 

financially profitable, the probability that a transformation cannot continue will increase and the 

transformation potential of the building will decrease. The interviews show that the financial aspect is 

influenced by three building aspects. The aspects of the building structure, expansion possibilities and 

construction quality have a direct influence on the financial aspects. What is striking from the interviews 

is that the transformation costs are often very high for inner-city transformations of social real estate. 

Because the transformation costs are so high, it is important that the revenues are even higher. It is 

therefore important that sufficient housing can be realized so that the revenues exceed the costs. The 

building structure is one of the first aspects to be assessed in order to estimate how many properties 

can be realized. When an object has a building structure that is easy to adapt into housing, low 

investment has to be made. Within the building structure, it is important that there are sufficient usable 

square meters and that the surface is flexible to change it to homes. Subsequently, the question is 

whether sufficient housing can be realized so that the project has more income than expenditure. If the 

building structure does not provide for housing and major adjustments have to be made, which means 

that the costs exceed the revenues, yields have to be generated somewhere else. 

 

When it is clear how many dwellings can be realized, it is important to know what it will cost to transform 

the building into housing. The analyses of the interviews indicated that the construction quality has the 

most influence on the transformation costs. The other building aspects are of less influence to 

determine the potential. A building with a good construction quality has a positive influence on the 

transformation costs, a building with poor quality will lead to an increase in the transformation costs. In 

order to determine the construction quality, an overall picture must be assessed of the quality of the 

construction, façade, the foundation, the roof and the presence of asbestos. When the transformation 

costs based on the construction quality and the building structure are visible, it is important to check 

whether they are in proportion to the possible revenues. Ultimately it is always the question whether 

the costs are lower than the revenues. 

 

On the basis of these aspects, it can be assessed whether the revenues are higher than the costs. The 

building structure determines how many dwellings can be realized in the building, the demand, location 

and type of dwelling determine the yield of the dwelling and this overall picture shows the total revenue 

of the transformation. The adjustments in the construction quality of the building largely reflect the 

biggest transformation costs. Furthermore, it is important that the possible purchase of the building 

must be considered. The revenues must be higher than the transformation costs and the acquisition 

costs. If the yields are higher, this has a positive effect on the potential. When the costs are higher than 

the revenues, the next step can be taken. 
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If the revenues are not high enough from the redevelopment of the building alone, it is important to 

see if there are opportunities to apply expansions. With almost all transformations from social real 

estate into housing, expansions have been applied to add more houses, which means that more income 

can be obtained. When objects are very difficult to transform and involve high costs, these aspects must 

be financed out of other purposes than the transformed building itself. An expansion with new 

construction residents can have a positive influence on the revenues. Possibilities for extensions exist 

when, for example, there are unused spots on the lot, buildings can be demolished, buildings can be 

extended and so on. It is therefore important to look for these possibilities. However, not every building 

has the possibility to apply new construction. The chance that a transformation from social real estate 

into housing is not profitable, based purely on the possibilities in the building, is very large. The 

possibilities for expansion are therefore of great importance to cover the costs involved in the 

transformation of social real estate. If these costs cannot be covered, the social real estate cannot be 

redeveloped either. This high level of importance is very often emphasized by the developers, 

corporations and architects. Figure 10 shows the step in the assessment model regarding the 

possibilities for expansion 

 
Figure 10 | Assessment of the expansion possibilities 
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Figure 9 | Assessment of the building structure and construction quality 
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many parking spaces have to be realized. When sufficient parking spaces can be realized, the plan can 

continue. If this is not the case, the municipality can choose to reject the plan according to the parking 

standards. To solve this, a solution can be looked within a collaboration with the municipality. It is 

therefore very important that a correct balance is found in the number of parking spaces and the 

number of dwellings, to meet the parking standards of the municipality. The more housing there is 

realized, the more parking spaces are needed. Figure 11 shows the assessment of the aspect parking.  

 
Figure 11 | Assessment of the parking possibilities 
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Figure 12 | Final assessment of the financial feasibility 

No

Yes

Does the function housing

fits according the land-use

plan?

Yes

No
Is there demand for

housing at this location?

Vacant social real estate

object

No

Yes

Is the building located in

an environment with a

good quality of life, where

people can live?

Yes

No
Does the target group

match with the

municipality's vision?

Yes

Is the building structure

suitable for housing?

Yes

No
Are there possibilities for

expansion for the building or

on the lot?

No

Yes

Has the building a good

construction quality?

The social real estate object

has potential to be

transformed into homes.

Yes

No
Can the building

structure be adjusted to

provide housing?

Do the total expected

revenues exceed the

expected costs?

Yes

No

Are the acquisition costs

lower or as high as the

residually determined value

of the object?

No

Yes

Municipality cooperates

with an adjustment of the 

land-use plan?

The social real estate

object has no potential

to be transformed into

housing

Yes

No
The municipality cooperates

with a change of the target

group, according to the

municipal vision?

Yes

No
Can the construction quality

be adjusted to the desired

level?

No

Yes

Are there sufficient homes

that can be realized in order

to make the project financial

feasible?

Yes No

Is this expansion of the

transformation accepted by

the municipality?

No

Yes

Are there enough parking

spaces to comply with the

municipality's standards for

housing?

No
Yes

Can sufficient parking

spaces be realized?

No

Yes

Is the municipality willing to

think along, to find a

solution for parking?

No
Yes

Has a solution been devised

to comply with the parking

standards?

The social real estate

object has no potential

to be transformed into

housing

The social real estate

object has no potential

to be transformed into

housing

The social real estate

object has no potential

to be transformed into

housing

The social real estate

object has no potential

to be transformed into

housing

No

Yes

Do the total expected

revenues exceed the

expected costs?

The social real estate

object has no potential

to be transformed into

housing

The social real estate

object has no potential

to be transformed into

housing

No
Yes

Will the municipality

cooperates with the plan

for expansion?

Yes

Are there enough parking

spaces to comply with the

municipality's standards

for housing?



 101 

   Figure 13 | Total assessment 
model of the transformation 
potential of social real estate 
into housing. 

Yes

No
Does the function housing

fits according the landuse

plan?

Yes

NoIs there demand for

housing at this location?

Vacant social real estate

object

Yes

Yes

No
Is the building located in

an environment with a

good quality of life, where

people can live? 

Yes

No
Does the target group

match with the

municipality's vision?

No

Yes

Is the building structure

suitable for housing?

Yes

No
Are there possibilities for

expansion for the building or

on the lot?

No

Yes

Has the building a good

construction quality?

The social real estate object

has potential to be

transformed into homes.

Yes

No
Can the building structure

be adjusted to provide

housing?

No
Do the total expected

revenues exceed the

expected costs?

Yes

No
Are the acquisition costs

lower or as high as the

residually determined value

of the object?

Yes

No
Municipality cooperates

with an adjustment of

the land use plan? 

The social real estate

object has no potential

to be transformed into

housing

Location & Target group
 

Building & Financial 
Start

End
 

No

Yes

The municipality

cooperates with a change

of the target group,

according to the municipal

vision?

No

Yes

Can the construction quality

be adjusted to the desired

level?

No
Are there sufficient homes

that can be realized in order

to make the project financial

feasible?

Yes

No

Yes

Are there enough parking

spaces to comply with the

municipality's standards for

housing?

NoYes

Can sufficient parking

spaces be realized?

Yes

No
Is the municipality willing to

think along, to find a

solution for parking? 

No
Has a solution been devised

to comply with the parking

standards? 

Yes
No

Is this expansion of the

transformation accepted

by the municipality?

Yes

No
Will the municipality

cooperates with the plan

for expansion?

Yes

Yes

Are there enough parking

spaces to comply with the

municipality's standards for

housing?



 102 

5.3 Verify model 

In order to test whether the findings of the research were processed correctly, an appointment has 

been made with a developer. In this conversation, the model was assessed together with the developer, 

to see whether the model also corresponds to the practice. This verification was discussed with project 

developer Okko Project in Eindhoven. 

 

In the conversation, it emerged that the model is complete and well-structured and could be used in 

this way in practice. The steps and aspects that occur in the model are also in practice the steps on 

which the potential of a building is assessed. First it is checked whether the location is suitable for 

housing, then it is assessed if there is demand for housing at this location thereafter it is checked 

whether the building provides for housing and if it is financially feasible. The decision tree and these 

steps within the tree are clear according to the developer. One of the aspects that was further 

elaborated in the conversation was the acquisition costs. The acquisition costs are especially important 

if you are not the owner of the object, possibly for a developer. But this model is recognizable for most 

developers. The model is primarily intended for municipalities and other owners of social real estate, to 

get them thinking about the social real estate they have. It is important that the acquisition costs are 

based on the quality and potential of the building. The owners must ask a fair price for the object which 

can be based on the aspects/steps from this model. When they ask a residually well-founded price for 

the building, it is more interesting for developers or other parties to enter into a transformation of the 

building. All in all, the model is clearly and well described and corresponds to the practice how a 

developer will assess the potential of a social real estate object into housing.  

 

5.4 Conclusion  

The question “How can the total assessment of the transformation potential of a social real estate 

building be judged?” has been answered in this chapter. The assessment model that has been 

developed to assess the transformation potential of a building is made in the form of a decision tree. 

The potential of the building is determined on the basis of various steps. These steps arise from the 

conversations and assessments of the interviews. The steps are divided into the location, the target 

group and the building. The most important aspects are divided into these steps. In the first step, the 

location of the object is assessed. In order to assess the location, it must be investigated whether people 

actually want to live at this location, whether the land-use plan matches with the function and whether 

a change in the land-use plan can be made. If this is not the case, the object has no potential to be 

transformed into housing. The approval of the municipality is a recurring topic in the assessment of the 

transformation potential, when the plans are approved by the municipality, the project can continue. If 

the plans do not agree with the municipality's vision and the municipality is not willing to cooperate in 

a change of this vision, it can hinder a development. When the location allows a transformation to the 

function housing, it is checked whether there is demand for housing and which target group has a 

demand at that specific location. When there is demand and this need is in line with the municipality's 

vision, the next step in the decision tree can be assessed. The building is assessed in order to ultimately 
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determine the total transformation costs and revenues. The building structure and the construction 

quality determine the primary transformation costs and a big part of the revenues. It appears that the 

balance between the costs and revenues of social real estate is often out of balance; the costs are bigger 

than the revenues. In order to generate more revenue, it must then be examined whether there are 

expansion possibilities to apply new construction. When sufficient new homes can be realized, so that 

the revenues exceed the costs, it has a positive influence on the potential. Then the parking standards 

that apply to the living function must be met. When fewer parking spaces can be realized then the 

standard sets, the municipality can hinder the development. So, a solution has to be found for parking 

that the municipality agrees with. When all the previous steps are done, it is checked whether it is worth 

to buy the building. When the acquisition costs are higher than the residual value determination, it is 

not interesting to buy the property. When the sales price is lower or equal to the residual value, it is 

interesting and transformation can continue. 

 

What is striking is that the assessment of the potential of a building is done in a fairly broad way. 

Beforehand, the expectation was that there would be a lot of depth in this assessment, but the research 

shows that the different parties assess the potential of a building in a more superficial way. The financial 

aspects are very important, a building can have a very poor quality, but when the yields are higher than 

the costs, the project can still be feasible. The possibilities for expansion are of great importance. Almost 

no transformations from social real estate into housing have been applied without using new 

construction. In addition, it is very important that the municipality agrees with the plans. On the one 

hand to implement a possible change of the land use-plan, but also on other aspects such as the 

agreements regarding the target group, the parking standards, etcetera. 
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 Conclusion, discussion and recommendations 
This chapter describes the conclusion, discussion and recommendations of the research. In the 

conclusion, the main question of the research is answered and the results of the research are briefly 

described. The discussion will discuss these results and the reliability of the research. In the last 

paragraph, recommendations are made for possible further research.  

 

6.1 Conclusion 

The aim of this research was to develop an assessment model which can assess the transformation 

potential of vacant social real estate to housing. To achieve this goal, the following research question 

was used:  

 

“Which aspects influence the transformation potential of social real estate, how can these aspects be 

explained and which aspects have the most influence?” 

 

The aim of the research is to develop an assessment model that can test the transformation potential 

of social real estate into housing. A qualitative research is used to answer the main question and reach 

the goal of this research.  First, a literature research is done to investigate which aspects influence the 

transformation potential and what the current state of the social real estate is. The literature study 

provided insight into the aspects that influence the transformation potential to housing, which was used 

as the basis of the interviews. The literature study examined that in total thirty-two aspects could 

influence the transformation potential of social real estate into housing. These aspects vary in legal 

aspects, building aspects, financial aspects and the surrounding area aspects. Subsequently, these 

thirty-two aspects are tested in semi-structured interviews, to find out which aspects actually influence 

the transformation potential of social real estate into housing and what the reasons are. Semi-

structured interviews are used to discover motivations, visions and experiences about the 

transformation potential of different experts. On the basis of the literature study, it has been 

determined which parties are interesting to interview. A sample of parties who have knowledge about 

the assessment of the transformation potential in the field of social real estate to housing is interviewed. 

Developers, housing corporations, municipalities and architects which have an affinity with 

transformations of social real estate into housing are interviewed. In total sixteen parties are 

interviewed, seven municipalities, six developers/housing corporations and three architects. The 

interviews are held in the period from the end of May to the beginning of July 2018, with the interviews 

taking an average of 60 minutes. The semi-structured interviews are based on the literature study, 

which describes the aspects that can influence the transformation potential of social real estate to 

housing. The aim of the interview was to find out which aspects influence the transformation potential 

of social real estate on housing, why these aspects influence this potential and what steps the experts 

take to determine the transformation potential of a social real estate object. 
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The results of the interviews show that there are only twelve aspects that determine the transformation 

potential of a social real estate object. The other twenty aspects may still be perceived as important or 

can affect one of the twelve important aspects, but they are not experienced as aspects that influence 

the determination of the potential of an object. These twelve aspects consist of (1) land-use plan, (2) 

policy of the municipality, (3) acquisition costs, (4) revenues from sale or rental, (5) transformation 

costs, (6) demand and need for housing, (7) quality of life, (8) building structure, (9) function expansion, 

(10) expansion possibilities, (11) construction quality and (12) location facilities. These aspects are 

experienced as the most important aspects because they have the most influence to let a 

transformation succeed, according to the interviewees. The aspects of land use plan, acquisition costs, 

revenues and transformation costs are experienced as key aspects and are central to the assessment of 

the potential. The other eight aspects are related to the key aspects, as a result of which the totality of 

all aspects gives an assessment of the transformation potential. To assess the potential, an assessment 

model has been made. On the basis of the various steps (1) the location, (2) the demand and (3) the 

building, the most important aspects are assessed in order to arrive at a determination of the 

transformation potential of social real estate to housing. Striking is that in determining this potential it 

does not matter what kind of social real estate object it concerns. There is no distinction between 

schools, churches or monasteries when assessing the object. Some objects may be more difficult to 

transform than others, but this can be assessed during the assessment of the transformation potential. 

What generally emerged from the transformations of social real estate into housing is that the 

transformation costs for the social real estate object are often too high, which results in a project that 

is not financially feasible. The possibilities for expansion are crucial for the financial feasibility in order 

to have higher revenues than transformation costs. The revenues must be higher than the costs and the 

expansion opportunities for social real estate has the biggest influence to stimulate these revenues.   

 

The aim of this research was to develop an assessment model which can assess the transformation 

potential of vacant social real estate to housing. The assessment of the transformation potential is done 

by experts in a less extensive way than the literature study showed. By means of a small number of 

aspects a party can already assess whether a social real estate object has the potential to be 

transformed into housing. 

 

6.2 Practical implications 

The practical implication reflects the meaning of the research in practice. How can the results be used 

in practice? The model has been developed to identify the transformation potential of a large amount 

of vacant social objects and to meet the huge demand for housing. The transformations from social real 

estate into housing can offer a solution for vacancy and stimulate the housing demand. In order to 

actually arrive at this solution, it is important to visualize which social real estate objects have the 

potential to be transformed to homes, which have not and why not. The assessment model can be used 

to obtain these insights. The model seems to be the most suitable for municipalities because they own 

the most social real estate. Based on the model, they can map out the potential of their own real estate, 

thereby providing insight into which aspects the building scores well and badly. An overall picture can 
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be outlined of all social real estate objects. For example, a building can score well in terms of location, 

but it can score poor in terms of the building, another building can score well in the area of the building 

but badly on location, etcetera. Subsequently, the municipalities themselves can choose what they do 

with the social real estate and whether they oppose the solution of vacancy with a transformation to 

housing. The municipalities can, for example, if a lot of social real estate is located in unfavourable 

locations, ensure that the location is improved by, for example, improving the connection of public 

transport, realizing a supermarket, etc. This can probably increase the quality of the location followed 

by an increase of the transformation potential of the objects at this location. A recommendation about 

this subject is described in the next paragraph. In recent years, municipalities have been getting a better 

picture of how much property they own and what they own. The next step may be to assess the property 

that they own. The assessment model can help the municipalities with high vacancy rates so that it can 

result in a decrease in vacancy and a contribution to the housing supply. 

 

The assessment model contains all the important steps and aspects that are necessary to determine the 

transformation potential of social real estate to housing. The steps in this model can help to find out 

which buildings have potential in advance and which do not. In addition, the research provided insight 

into the aspects that are extremely important for redevelopment and the importance of the relationship 

between the initiator and the municipalities. The different parties need each other to come to a solution 

of the vacancy and to meet the housing demand. Together, these parties have to solve these problems, 

this applies to all municipalities. 

 

6.3 Discussion & recommendations 

Although this study provides interesting insights about the assessment of the transformation potential 

of social real estate into housing. The limitations and shortcomings of this study are mentioned. In this 

study, use was made of a qualitative research in which parties were interviewed on the basis of semi-

structured interviews to collect the data. A total of sixteen interviews were held with six municipalities, 

seven developers/corporations and three architects. This concerns a combination of experts from 

transformations of social real estate into housing. This combination of parties concerns a sample varying 

in interest and objectives. All these interviewees have done previous transformations of different types 

of social real estate into housing. However, sixteen parties only represent a small proportion of the 

entire population. When more interviews are held with these kinds of experts, it increases the amount 

of data and can increase the representativeness of the research. This can be seen as a limitation of the 

research. However, it is also likely that more interviews with municipalities, developers and architects 

with knowledge about transformations of social real estate into housing, will produce the same results. 

Because the objectives of, for example municipalities, are often the same, so it is likely that the same 

aspects as the most important aspects will be assessed. Which means that the assessment model will 

not tremendously change. 

 

The fact that the assessment of the transformation potential of social real estate into housing is a 

judgment about one object, can be seen as a limitation. The assessment does not consider a possible 
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approach for multiple objects, which could possibly increase the potential.  As the results in the research 

shows, expansion possibilities are extremely important to get the transformation financially feasible, it 

can happen that an object with expansion possibilities has potential and an object without these 

expansion possibilities does not have potential. A combination of multiple buildings can possibly ensure 

that the potential increases in its totality because one object can finance the other object. It is therefore 

interesting to know whether offering multiple objects at the same time changes the potential approach. 

This may possibly ensure that an object that has no potential and should be demolished based on the 

assessment, still has potential because it has to be transformed together with a building with potential. 

This can be an interesting topic to investigate in a possible next study.  

 

Another limitation of the assessment model is the first step in this model. The first step that needs to 

be taken to assess the transformation potential is the assessment of the location. To investigate 

whether the location is suitable for housing, it is important to know if people want to live in this place. 

Is the building located in a place that is suitable for housing? In the literature study, the aspects 

regarding location were mapped out in detail, in the hope that a more specific assessment could be 

made about the assessment of the location. However, the analysis of the interviews shows that the 

aspect location is difficult to measure. The term location and quality of life often appear to be a feeling 

issue and has to do with the totality of all different location aspects. As a result, the question whether 

the building is located in an environment with a good quality of life, where people want to live, is a fairly 

broad question in the assessment model and can be seen as a limitation of the model.  

 

Following this research, it is unidentified which steps can be taken after the transformation potential of 

the social real estate objects is assessed. This research has focused mainly on the fact that a building 

has the potential to be transformed into housing or has no potential. When all objects in a municipality 

are assessed, based on this model, it is possible to make an overview of how the different buildings 

score. One building will, for example, score higher on location and the other building will score higher 

in terms of building aspects. Subsequently, the question is what the municipality can do to adjust the 

vacancy of the social real estate in its totality and, in particular, what can be done with the buildings 

that do not have the potential to be transformed into housing. It might be interesting for a further 

research to investigate which steps a municipality can take after they have assessed the social real 

estate.    

 

All in all, the aim of this research was to develop an assessment model which can assess the 

transformation potential of vacant social real estate to housing, that has been achieved. The basis of 

the assessment model transformation potential from social real estate into housing is made and can be 

used. Possibly, future studies can be done to expand this potential approach. 
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1. Interview municipalities 

1. Can you tell us something about yourself? Where do you work, what is your function etc.? 

 

2. Are you aware as a municipality that so much social real estate is vacant? 

 

3.  What are you, as municipality, doing to solve this vacancy?  

 

4. Which transformations from social real estate into housing have been done in your municipality? And 

what made this an (un)successful transformation? 

 

5. What is the role of the municipality in the field of transformations of social real estate, to the owners 

of vacant properties. But also, to developers who want to redevelop buildings?  

 

6. Are you, as a municipality, looking for parties that want to transform a building, or is let the market 

determining what will happen? If so, why are you encouraging these buildings? If not, why not? 

 

7. Do you, as a municipality, own a lot of social property that is empty? If so, how do you assess the 

potential of these vacant objects? 

 

8. Which aspects / criteria do you look at to assess whether a social real estate building is suitable for 

transforming into housing? 

 

9. Which aspects do the municipality value most? Which are most important from the perspective of 

the municipality? 

 

10. Are there differences between the types of social real estate and transformations to housing? 

 

11. Which aspects are important for a municipality to approve a change of the land-use plan? And what 

are the motivations behind this? 

 

12. What is the influence of empty buildings in the area? Because there are several buildings empty in 

a certain area, it is possible that vacant buildings compete with each other, one building is being 

transformed while the other is not. What is the municipality's policy on this? 

 

13. Does the municipal provide subsidy for a transformation of social real estate? And when does this 

happen? Where does this subsidy consist of? Money, knowledge, capacity? 
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2. Interview developers, corporations and architects 

 

1. Can you tell us something about yourself? Where do you work, what is your function etc.? 

 

2. Are you aware that so much social real estate is empty in the Netherlands and/or Noord-Brabant? 

 

3. Which transformations from social real estate into housing have you done / or are you working on? 

(Project name, number of houses, developer, etc.) 

 

4. Why did you choose precisely these social real estate buildings? 

 

5. What made these projects a success? 

 

6. What are the most common reasons that a redevelopment of social real estate into residential 

properties cannot take place or has to be stopped? 

 

7. Are there differences between the redevelopment of social real estate with respect to offices or other 

kind of real estate? 

 

8. Which aspects / criteria do you judge the first moment to assess whether a social real estate building 

is suitable to transform into housing? 

 

9. Which aspects play the biggest role in a successful transformation to housing? 

 

10. What aspects can ensure that a redevelopment cannot continue? (Excessive costs, no good 

environment, land-use plan, etc.?) 

 

11. What is the influence of the environment/surrounding area on a transformation? Which aspects 

play an important role here? 

 

12. What is the influence of the municipality in the transformation of social real estate into housing? 
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3. Assessment table for interviews 

 

 

 

No. Legal  1-10 

1 Land-use plan   

2 Building decree   

3 Environmental regulations (environment, noise, landscape, safety, heritage, parking standards)   

4 Policy of the municipality on transformations of social real estate   

  Building    

5 Safety of the buildings (access and fire safety)   

6 Construction quality (rough, facade, construction, harmful substances)   

7 Installations of the building    

8 Sufficient daylight    

9 Air quality   

10 Year of construction   

11 Quality of the maintenance   

12 Identity of the building   

13 Building structure    

14 Expansion possibilities at the building or on the site   

15 Energy label of the building    

16 Possible functional extension on the site (parking, storage)   

  Financial    

17 Renovation costs   

18 Acquisition costs   

19 Revenues from sale or rental   

20 Subsidy   

  Surrounding area    

21 Demand and need for housing   

22 Location near daily facilities    

23 Location near meeting places   

24 Location near hotels, restaurants and cafes   

25 Location near medical assistance (doctor, hospital)   

26 Location near sports facilities    

27 Location near education facilities   

28 Location near public transport   

29 Quality of life in the environment   

30 Influence of residents in the neighbourhood   

31 Influence of the property owner of social real estate   

32 Influence of other empty building in the surroundings   
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4. Assessment table municipalities  

Number of interviews: 6 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

5. Assessment table developers and corporations 

Number of interviews: 7 

 

No. Aspect Score No. Aspect Score

1 Land-use plan 9.1 24 Location near hotels, restaurants, cafes 6.8

18 Acquisition costs 9.1 26 Location near sports facilities 6.8

19 Revenues of sale or rental 8.8 2 Building decree regulations 6.5

17 Transformation costs 8.6 25 Location near medical facilities 6.5

21 Demand and need for housing 8.3 3 Environmental regulations 6.4

14 Expansion possibilities 8.1 12 Identity 6.4

13 Building structure 8.1 20 Subsidy 6.0

4 Policy of municipality 7.9 8 Sufficient daylight 5.8

22 Location near daily facilities 7.8 31 Influence of the property owner 5.7

16 Functional extensions (parking) 7.5 11 Maintenance of the building 5.6

6 Construction quality 7.4 5 Safety of the building 5.2

29 Quality of life 7.4 32 Influence of other empty buildings 5.0

28 Location near public transport 7.3 10 Year of construction 4.5

27 Location near education facilities 7.3 15 Energy label of the building 4.5

30 Influence of residents 6.8 9 Air quality of the building 3.9

23 Location near meeting facilities 6. 7 Installations of the building 3.6

No. Aspect Score No. Aspect Score

4 Policy of municipality 8.7 2 Sufficient daylight 6.4

1 Land-use plan 8.4 8 Building decree regulations 6.4

29 Quality of life 7.9 22 Location near daily facilities 6.2

19 Revenues of sale or rental 7.8 25 Location near medical facilities 6.2

30 Influence of residents 7.7 5 Safety of the building 6.0

16 Transformation costs 7.5 23 Location near meeting facilities 5.9

17 Functional extensions (parking) 7.5 24 Location near hotels, restaurants, cafes 5.9

18 Acquisition costs 7.2 28 Location near public transport 5.8

21 Demand and need for housing 7.2 26 Location near education facilities 5.6

3 Influence of the property owner 6.9 27 Location near sports facilities 5.6

31 Environmental regulations 6.9 9 Maintenance of the building 5.5

6 Construction quality 6.8 11 Air quality of the building 5.5

12 Building structure 6.7 7 Installations of the building 5.3

13 Identity 6.7 15 Energy label of the building 5.2

32 Influence of other empty buildings 6.6 10 Year of construction 4.7

14 Expansion possibilities 6.5 20 Subsidy 4.0
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6. Assessment table architects 

Number of interviews: 3 

 
 

 

No. Aspect Score No. Aspect Score

29 Quality of life 9.2 11 Maintenance of the building 6.7

21 Demand and need for housing 9.2 25 Location near medical facilities 6.5

1 Land-use plan 8.8 23 Location near meeting facilities 6.5

18 Acquisition costs 8.8 24 Location near hotels, restaurants, cafes 6.5

4 Policy of municipality 8.7 28 Location near public transport 6.5

31 Influence of the property owner 8.6 27 Location near education facilities 6.5

19 Revenues of sale or rental 8.3 26 Location near sports facilities 6.5

17 Transformation costs 8.3 30 Influence of residents 6.2

13 Building structure 8.3 3 Environmental regulations 6.0

6 Construction quality 8.2 15 Energy label of the building 5.0

32 Influence of other empty buildings 7.8 2 Building decree regulations 4.7

16 Functional extensions (parking) 7.7 5 Safety of the building 4.3

12 Identity 7.7 9 Air quality of the building 4.3

14 Expansion possibilities 7.7 7 Installations of the building 4.3

8 Sufficient daylight 7.3 10 Year of construction 4.3

22 Location near daily facilities 6.8 20 Subsidy 4.0
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7. Assessment model for the transformation potential of social real estate to housing 
 

  

 

 

 

 

 

 

 

Yes

No
Does the function housing

fits according the landuse

plan?

Yes

NoIs there demand for

housing at this location?

Vacant social real estate

object

Yes

Yes

No
Is the building located in

an environment with a

good quality of life, where

people can live? 

Yes

No
Does the target group

match with the

municipality's vision?

No

Yes

Is the building structure

suitable for housing?

Yes

No
Are there possibilities for

expansion for the building or

on the lot?

No

Yes

Has the building a good

construction quality?

The social real estate object

has potential to be

transformed into homes.

Yes

No
Can the building structure

be adjusted to provide

housing?

No
Do the total expected

revenues exceed the

expected costs?

Yes

No
Are the acquisition costs

lower or as high as the

residually determined value

of the object?

Yes

No
Municipality cooperates

with an adjustment of

the land use plan? 

The social real estate

object has no potential

to be transformed into

housing

Location & Target group
 

Building & Financial 
Start

End
 

No

Yes

The municipality

cooperates with a change

of the target group,

according to the municipal

vision?

No

Yes

Can the construction quality

be adjusted to the desired

level?

No
Are there sufficient homes

that can be realized in order

to make the project financial

feasible?

Yes

No

Yes

Are there enough parking

spaces to comply with the

municipality's standards for

housing?

NoYes

Can sufficient parking

spaces be realized?

Yes

No
Is the municipality willing to

think along, to find a

solution for parking? 

No
Has a solution been devised

to comply with the parking

standards? 

Yes
No

Is this expansion of the

transformation accepted

by the municipality?

Yes

No
Will the municipality

cooperates with the plan

for expansion?

Yes

Yes

Are there enough parking

spaces to comply with the

municipality's standards for

housing?


