
 Eindhoven University of Technology

MASTER

Transformation and integration
a study on transformation of vacant offices into mixed housing

Kotwal, N.

Award date:
2018

Link to publication

Disclaimer
This document contains a student thesis (bachelor's or master's), as authored by a student at Eindhoven University of Technology. Student
theses are made available in the TU/e repository upon obtaining the required degree. The grade received is not published on the document
as presented in the repository. The required complexity or quality of research of student theses may vary by program, and the required
minimum study period may vary in duration.

General rights
Copyright and moral rights for the publications made accessible in the public portal are retained by the authors and/or other copyright owners
and it is a condition of accessing publications that users recognise and abide by the legal requirements associated with these rights.

            • Users may download and print one copy of any publication from the public portal for the purpose of private study or research.
            • You may not further distribute the material or use it for any profit-making activity or commercial gain

https://research.tue.nl/en/studentTheses/39b3d9e8-392c-4c8b-95be-e55646802599


  

    

 

 

 

 

 

 

 

 

Master thesis 

N. (Nangalay) Kotwal 

Student ID: 0819145 

Real Estate Management and 
Development 

January 2018 

Supervisors 

Dr. W.J.M. (Wim) Heijs 

Dr.ir. P.E.W. (Pauline) van den Berg 

Ir. M. (Menno) Moen 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

 

Transformation and Integration 
A study on transformation of vacant offices into 
mixed housing 



Transformation and Integration  

 I 

  



Transformation and Integration  

 II 

Colophon 

Eindhoven, January 2018 

 

Author 

N. (Nangalay) Kotwal 

Student ID: 0819145 / S128466 

n.kotwal1988@gmail.com 

 

Document  

Master thesis 

11 January 2018 

 

Supervisors 

1st Academic supervisor:  Dr. W.J.M. (Wim) Heijs  

2nd Academic supervisor: Dr. Ir. P.E.W. (Pauline) van den Berg 

3rd Company supervisor:  Ir. M. (Menno) Moen  

 

Eindhoven University of Technology 

Faculty:   Architecture, Building & Planning 

Chair of:   Real Estate Management and Development 

Address:    Den Dolech 2 

5612 AZ Eindhoven 

Postbox:    513, 5600 MM Eindhoven 

Telephone:    +31 (0)40 247 9111 

Website:   www.tue.nl  

 

Municipality of Eindhoven 

Department:   Spatial Expertise 

Address:   Nachtegaallaan 15 

    5613 CM Eindhoven 

http://www.tue.nl/


Transformation and Integration  

 III 

  



Transformation and Integration  

 IV 

Preface 

This report completes my master track Real Estate Management & Development at the faculty of 
Architecture, Building and Planning at the Technical University of Eindhoven. The first objective of 
this thesis is to gain more insight into the transformation potential of vacant offices into residential 
housing in the Netherlands. This study also determines whether the housing of status holders (refugees 
with a residence permit) in mixed housing projects with the target groups students, starters, and elderly 
people is possible through transformation and whether mixed housing is conducive to the integration 
process of status holders. During my studies and at the Technical University in Eindhoven, I was 
constantly confronted with the fact that the real estate market in the Netherlands, especially the office 
market, is facing a major vacancy problem. The problem of vacancy affects not only building owners, 
but also Dutch society as a whole because structurally vacant office buildings affect the quality of life 
in the surrounding area. 

In addition to the vacancy problem in the office market, at the end of 2015, there was a second social 
problem in the Netherlands, namely the problem of housing great numbers of refugees. Due to the 
existing shortages on the Dutch housing market, it was difficult for Dutch municipalities and social 
housing corporations to accommodate status holders in Dutch society. The accommodation of status 
holders caused social tensions in many areas of the Netherlands. Dutch citizens felt unsafe if large 
groups of single, mostly male, status holders were housed in their neighbourhood. The combination of 
these social problems (office vacancy, housing shortages, and refugees housing) made me decide to 
investigate the causes, consequences, and developments surrounding these problems. 

I felt a great personal interest in the subject, particularly regarding the social tensions caused by the 
problem of housing refugees. I myself came to the Netherlands in 1997 as a refugee from Afghanistan, 
and at that time I was not confronted with this form of social tension in Dutch society. Because of this, 
I wanted to know more about why these tensions are so strong at the moment, and how they could 
possibly be reduced. This brought with it many different interesting angles of investigation, so that it 
was not easy to demarcate the research topic. As a result, it was an intensive, long and informative task 
to investigate these social problems. During the research process, it was determined that these problems 
are too large and variable to be fully resolved through one study. Thanks to the supervision of Wim 
Heijs and Pauline van den Berg from the Technical University of Eindhoven, and Menno Moen from 
the municipality of Eindhoven, it was possible to demarcate the subject in the form as shown in this 
report. In this context, sub-areas of the three social problems were examined, but not all aspects related 
to the social problems were examined in depth.  

I would like to thank Wim Heijs, Pauline van den Berg, and Menno Moen for their professionality, 
patience and constructive feedback during the research process. I would also like to thank the 
educational facility in the municipality of Eindhoven for the opportunity to shape this research within 
that organization. Through the municipality of Eindhoven, together with Menno Moen, I had the 
opportunity to participate in the MagicMix learning environment of Platform31, where I collected the 
information and data needed for my field research. I would also like to thank the organizers of the 
MagicMix learning environment and all participants from different parties throughout the country, who 
gave me the relevant information for this research. I would also like to thank everyone else who helped 
me with this study. 

Eindhoven, January 2018 

N. (Nangalay) Kotwal 
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Summary 

Ⅰ - Introduction 

The Dutch property markets are not functioning properly. The office market is facing problems of 
vacancy, while there is a shortage on the housing market. Problems in the housing market are partly 
aggravated by an increase in the number of households in the Netherlands. This increase is partly due 
to the fact that in recent years many refugees have come to the Netherlands. As a consequence of this 
migration, the target group of status holders (refugees with a residence permit) should be accommodated 
on the Dutch housing market, in addition to the target groups of students, starters and elderly people 
who are already facing problems in the Dutch housing market. A possible solution which is used more 
and more frequently in the Dutch real estate market is the transformation of vacant offices into homes. 

The aim of this study was to gain more insight into the extent to which and the way in which the 
transformation from vacant offices to residential functions can contribute to reducing the vacancy rates 
in the office market and reduce housing shortages. It has also determined whether the housing of status 
holders, in mixed housing projects with the target groups students, starters and elderly people is possible 
through transformation and whether mixed housing is conducive to the integration process of status 
holders.  

Research questions 
The main research question of this study was: 

To what extent and in which way can transformation of vacant offices into homes contribute to the 
reduction of structural vacancy in the office market and solve the continuous shortage of dwellings in 
the Netherlands, particularly for status holders, possibly in mixed housing with starters, students and 
the elderly, in order to stimulate the integration process of status holders? 

In order to understand the context of the main research question, the following sub-questions have been 
asked:  
 

1. What is the scale of the vacancy problem in the office market in the Netherlands, which factors 
are responsible for the vacancy problem and which developments are taking place? 

2. What is the size of the housing shortage in the Netherlands, which factors are responsible for 
the housing shortage and which developments are taking place? 

3. What are the characteristics of the target group status holders, what are their quantitative and 
qualitative housing needs and which bottlenecks exist in the housing process of this target 
group? 

4. What are the characteristics of the target groups students, starters and the elderly and what are 
their quantitative and qualitative housing needs? 

5. Which forms of transformation (temporary/permanent) of vacant offices into homes are 
possible? 

6. What is the contribution of the transformation of vacant offices into homes to solving structural 
vacancy problems and housing shortage? 

7. What is mixed housing, to what extent and in which ways can it contribute to the integration 
process of status holders, and more acceptance for these people from the existing 
neighbourhood? 

8. Can transformed vacant offices be used for mixed housing? 
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9. In which composition and under what conditions can different target groups be housed in mixed 
housing? 

10. What are the possible focus points for the development and exploitation phase of mixed housing 
projects, in order to ensure that mixed housing projects can contribute to the integration process 
of status holders, more acceptance for these people from the existing neighborhood, and operate 
successfully? 

Research design 
In order to answer the central question, a literature study was carried out on the causes, consequences, 
and developments in the office and housing markets, and the possible transformation from office 
buildings to homes. The qualitative and quantitative housing requirements of the target groups status 
holders, students, starters and elderly people were also assessed. In addition, field research was carried 
out with regard to mixed housing in vacant office buildings which have been transformed into a 
residential function. The field research was carried out as qualitative exploratory research. By means of 
document analysis, project visits, expert meetings, focus group interviews, and informal interviews, 
data was collected from seven sample projects that supply mixed housing to the target groups of status 
holders, students, starters, and the elderly. 

Ⅱ - Literature study 

Office market 
The total stock of office space in the Netherlands amounts to 49 million m² (year of the survey: 2016). 
Of the total stock, more than 14 percent is vacant, of which 4.3 million m² is structurally empty, which 
means that the office space has been vacant for three years or more. In addition to the structural vacancy 
level, there is also friction and long-term vacancy, which amount to 3.7 million m² of vacant office 
space. Buildings subject to friction and long-term vacancy can still be let as office space, but structurally 
vacant buildings are no longer usable as office space. The vacancy in the office market is caused by 
economic, demographic and legal developments. Furthermore, the functional and technical 
obsolescence of office buildings and/or offices locations causes vacancy in the office market. 

Housing market 
Like the office market, the housing market is subject to economic and demographic developments. The 
housing market in the Netherlands is facing continual shortages. As a result of the economic crisis that 
started in 2008, new housing developments decreased in number. The expansion of the housing stock 
through new construction has also decreased. Before 2008, 80,000 new homes were added to the 
existing stock each year; currently, this average is 60,000. On the other hand, the number of households 
has increased in recent years. A peak was reached in 2015 when a great number of refugees came to the 
Netherlands. As a result, the housing shortage has increased further. It is expected that housing demand 
will be 70,000 per year up to 2020. Since only 60,000 new homes are added per year, there will be a 
continual gap of 10,000 homes in housing stock. The greatest demand for housing exists in the large 
cities. As a result of household dilution, an increasing student population, an aging population and a 
growing number of refugees, especially the target groups of status holders, students, starters and the 
elderly people are in need of accommodation. 
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Description of the target groups  
Status holders and the quantitative housing requirements 
Status holders are newcomers to Dutch society. This group consists of refugees who have fled from war 
zones to the Netherlands. In total 84,000 refugees have come to the Netherlands since 2013. After 
obtaining a residence permit, these people must be housed in Dutch society. In 2016 there were 36,000 
status holders in asylum seekers' centers, waiting for a suitable home. More than 11,000 of these were 
single between 18 and 49 years of age. Housing large numbers of single status holders together in one 
housing complex can lead to resistance from the neighbourhood. In this study, the assumption was made 
that the shortage of homes for single status holders amounts to 10,000. 

Students and the quantitative housing requirements 
The total population of students in the Netherlands at institutions of higher education (universities 
(Dutch: wo) or university of professional education (Dutch: hbo)) consists of 700,000 students in 
2015/2016. Students usually fall in the age category 18 to 26 years. Students’ housing demands are 
highest in the period August to October because the new school year starts on 1 September. The current 
supply of housing for students consists for the most part of shared accommodations with shared kitchens 
and/or bathrooms. However, students prefer to live in independent residences, which make them eligible 
for housing benefits. In large cities with several institutions, the housing market experiences the most 
severe shortages. This study assumed a shortage of 70,000 independent student homes. 

Starters and the quantitative housing requirements 
Starters are young people taking their first steps on the housing market and are looking for independent 
homes. Many starters have recently completed their education and found their first full-time job; they 
want to live on their own or start a family with a partner. In this study, it was focused on the starters in 
the age category 25 to 35 years, because starters mainly belong to this age category. The total population 
aged between 25 and 35 years consisted of just over 2 million people in 2016. It is expected that this 
group will grow by 3 percent until 2020 and by 1 further percent until 2030, as compared to 2016. The 
problems encountered by this group with regard to finding suitable housing are mainly related to the 
financial situation of this group. Many starters have a relatively low income so that they are unable to 
obtain a mortgage. On the other hand, especially for higher-educated starters, their income is too high 
to qualify for social housing but too low to pay the rents demanded in the private sector. The most recent 
survey (2015) shows that there is a shortage of more than 100,000 homes for the target group starters 
between 25 and 35 years old. 

The elderly and the quantitative housing requirements 
In this study, the focus was on the target group elderly people between 65 and 80 years old. In 2016, 
2.3 million people in the Netherlands were aged between 65 and 80 years old. It is expected that this 
target group will increase quickly in the coming years. A problem faced by many people in this target 
group is owning a house which is too large for them, in which their capital is tied up. In addition, due 
to the drive to provide care for the elderly in their own homes, this group has the possibility to live 
independently for a longer period of time. A large part of this target group wants to move out of their 
owner-occupied home and move into a rented house, in order to free up capital to spend. It is estimated 
that there is a shortage of 40,000 to 60,000 homes for this target group. 

Qualitative housing requirements of the target groups 
The housing shortage affects the target groups of status holders, students, starters, and the elderly in 
particular. Because of the housing shortage, the target groups starters and students will continue to live 
with their parents for longer or share a home with several households. Status holders will stay longer in 
asylum seekers’ reception centres or will be accommodated in one residence with several people. 
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Elderly people will continue to live longer in homes that are too large for them and no longer meet their 
requirements. There is mainly a shortage in the rental sector, especially in the social rental sector in the 
larger cities, where waiting times for rental homes have risen to as high as 21 years. 

Table 1 shows the qualitative housing requirements in terms of location and associated facilities, type 
of dwelling and size and the maximum rent that the target groups of status holders, students, starters 
and elderly people can pay. 

Table 0.1 Qualitative housing requirements 

 Location (residential 
environment) 

Building (residences) Cost 

Status holders - Urban environment; 
- Ample facilities. 

- Independent living unit; 
30 m² with living room 
and separate bedroom. 

Max. rent € 400 
up to € 710 
(housing benefit 
limit for social 
dwellings) 

Students - Urban environment; 
- Ample facilities. 

- Independent living unit 
(studio apartment of at 
least 21 m²). 

Max. rent up to € 
400 (housing 
benefit limit for 
students) 

Starters - Urban environment; 
- Ample facilities. 

- Independent apartment 
of 60 m², with living 
room, separate bedroom, 
and possibly workroom. 

Max. rent € 500 
to € 850 

Elderly - Safe living environment; 
- Shops offering daily 

amenities and public 
transport within walking 
distance (<500 m); 

- Living environment in 
suburban-type landscape 
(space, greenery). 

- Preferably no ground floor 
dwelling; 

- Availability of elevator; 
- Preferably no interior 

staircase; 
- At least three rooms; 

total of 100 m²; 
- Living room 25-30 m²; 

bedroom > 11,5 m²; 
- Direct connection 

between living room, 
bedroom, and bathroom; 

- Good sound insulation; 
- Adjustable in case of 

functional disturbances. 

Max. rent € 500 
to € 850  

Transformation 
Vacant offices can be transformed temporarily or permanently. The temporary or permanent 
transformation potential of an empty office building is determined by the factors market, location, 
duration of vacancy, and building characteristics. Due to the specific changes that are possible in case 
of temporary transformation, and given the temporary nature of the transformation, students, status 
holders and starters who cannot afford to pay a high private rent are the target groups most suitable for 
housing in former office buildings that have been transformed for a temporary period. Based on the 
qualitative housing requirements for location and type of dwelling, the target group elderly cannot be 
housed in former office buildings that have been temporarily transformed. 

From the analysis in this study of the transformation potential of the vacant office stock, it can be 
assumed that, based on favourable market conditions, location and building factors, 17 percent of the 
vacant stock has the potential to be transformed directly into residential properties. These buildings that 
are technically easily transformable and are located in city centers or on the edges of existing 
neighbourhoods. The contribution of transformed vacant offices to solving the housing shortages for 
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students, status holders, starters and the elderly is limited. In total, until 2025, the quantitative housing 
demand of these target groups will be approximately 235,000 homes. About 16 percent of this demand 
can be covered by the transformation of office buildings. In the long term, this is a modest contribution 
to the housing market, but in the short period until 2020 this can ease the pressure on the housing market 
in large cities. 

Integration and mixed housing 
Status holders are required to integrate into Dutch society. In order to promote the integration process 
of status holders, housing is of primary importance. In addition, it is important that interethnic contact 
of a positive nature between status holders and Dutch citizens is encouraged. Through interethnic 
contact, status holders can build up social capital, which will ultimately have a stimulating effect on 
their integration process. In order to stimulate interethnic contact through housing, Dutch 
municipalities, social housing corporations, and the central organization for asylum seekers and 
refugees are interested in new housing concepts, such as mixed housing. 

Studies which have examined mixed housing projects suggest that it is important to take into account 
the economic, demographic and social situation of a neighbourhood when developing mixed housing 
projects. Mixed housing projects can have a negative or positive effect on the quality of life and social 
cohesion in the existing neighbourhood and on the social ties between established residents and status 
holders.  

Ⅲ - Field research of mixed housing 

Through field research on seven mixed housing projects, this study mapped out how mixed housing 
projects with the target groups status holders, students, starters and elderly people are developed in 
current practice and what lessons can be learned from this. The seven sample projects consisted of three 
transformed office buildings (De Studio in Amsterdam, Europalaan in Eindhoven and Zayaz in Den 
Bosch), three re-used care homes (Genderhof in Eindhoven, De Saffier in Utrecht and Bruishuis in 
Arnhem) and an empty site (Riekerhaven in Amsterdam) on which temporary housing units have been 
created. 

Three of these seven sample projects were visited. For these projects (Genderhof, De Saffier, and 
Riekerhaven) meetings were organized by Platform31, called the MagicMix learning environment. 
These meetings were intended for those involved in mixed housing projects, including municipalities, 
social housing corporations, commercial developers, social management organisations and researchers. 
The parties present at the meetings either managed a mixed housing project, or they had the intention 
to develop one in their work field. The stakeholders of the sample projects De Studio and Europalaan 
were also present during these meetings. Those involved in the sample project Zayaz were approached 
during the network meeting of 26 October 2016 in Eindhoven (Appendix 4). 

During the MagicMix learning environment, the projects in question were discussed extensively by 
means of a project presentation by the developing parties, mostly social housing corporation and a few 
residents of the project. There was also the possibility to look at the type of dwellings and talk to the 
residents. The data for the sample projects in this study was largely collected during these meetings. 
This was done by obtaining information from the project presentations, visits and interviews with the 
residents. Informal interviews were also held with stakeholders of the other sample projects, during an 
indication gained in to how and where to collect documented data. The interview guide from appendix 



Transformation and Integration  

 XI 

6 was used for all the sample projects. It was followed during the meetings and analysis of the collected 
information about the sample projects. 

Results from the field research 
The sample projects differ in terms of the type of real estate, different types of dwellings, target groups, 
number of housing units in each complex, and practical execution. 

The target groups of single status holders, students and starters live in the sample projects temporarily. 
Their stay varies from a few months to a maximum of five years. Because the life of these target groups 
is still in full development, the temporary nature of their accommodation is not perceived as an obstacle 
by the target groups. In addition to its temporary nature, their stay is based on adherence to additional 
conditions. 

The sample projects have confirmed that the economic, demographic and social concerns that emerged 
from the existing literature are indeed very important in the realization and management of mixed 
housing projects. The sample projects that had taken the focus points from the literature into account 
during the initiative, realization, implementation and management phase proved to be successful. The 
new tenants are satisfied with the accommodation and neighbourhood residents so far have not 
experienced any inconvenience from the project. In the case of projects that acted too quickly because 
of the high demand for housing, and to some extent have not taken the focus points into account, several 
problems have arisen. For example, already completed plans for transformation were modified at the 
insistence of local residents, projects were delayed due to the concerns of local residents and in some 
projects, conflicts arose among the residents of the complex.  

Social management 
All seven sample projects showed that mixed housing with target groups of status holders, students, and 
starters with a low socio-economic position required intensive social management. Social management 
has proved to be successful if it is carried out by the residents themselves, guided by a person with 
experience in the social domain, who can connect heterogeneous groups and mediate in conflicts 
between individuals. The use of social media also appears to be useful in mixed housing projects. Social 
media channels are mainly used in social management, organizing communal activities and mutual 
assistance between residents. However, agreements are made in advance about the method of 
communication on these channels, so that communication runs smoothly. 

Due to the intensive social management taking place in these projects, residents are motivated to work 
together and as a result get to know each other better. Cooperation between different residents has a 
stimulating effect on interethnic contact between the different groups. The comprehensive selection 
process for these projects ensured that the residents were willing to engage in interethnic contact with 
people from different cultures. For the status holders, interethnic contact has a stimulating effect on the 
integration process, because it leads to more self-confidence and a sense of security, finding work or a 
course of study, and in particular for learning the Dutch language. Students and starters consider 
interethnic contact to be instructive in the sense that they learn more about the situation in the countries 
of origin of the status holders and their cultural background, which gives them new insights which they 
would not have had without contact with status holders. 

Acceptance from the neighbourhood 
The sample projects show that support in the neighbourhood of the complex is a critical aspect of the 
planning phase. Residents living in the vicinity can seriously hinder the realization process if their needs 
are not taken into account. Involving local residents and future tenants as early as the planning phase 
can be very beneficial for the realisation and operation of a mixed housing project. Locations with a 
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sub-urban living environment, mainly composed of households with families with children and the 
elderly, are not suitable for large-scale mixed housing projects consisting of single-person households. 
In such locations, local residents prefer housing for families or elderly people. Ethnicity does not play 
a role in this. In urban residential areas, with mainly households without children, it is easier to create 
support for a mixed housing project. In doing so, however, account must be taken of local residents 
with owner-occupied homes, who are more involved in their neighbourhood and the quality of their 
housing, because this has an impact on the value of their property. It is in their interest to ensure that 
the quality of life in the neighbourhood remains at the same level and that the image of the 
neighbourhood is given a positive boost by transforming a structurally vacant office building. 

Focus points 
Based on the literature study about mixed housing and the field research it has been possible to identify 
focus points that are important for the realisation of mixed housing projects. The focus points that have 
emerged from the existing literature and the field research in this study are summarized in the following 
tables for the initiation phase (table 2), housing phase (table 3) and operational phase (table 4). The first 
column of the tables shows the number of the focus point, with the letter (i) of initiation (h) of housing, 
and (e) of exploitation phase. The second column indicates the paragraph from this study in which the 
relevant focus point is described in detail. A small letter followed by a parenthesis can also be seen in 
the second column which refers to the relevant focus point from the existing literature. Main letter in 
brackets refers to the focus point from the field research. It can be deduced from this that some 
overlapping focus points have been combined into one focus point. The third column lists the focus 
point and the fourth column contains a brief explanation of the focus point. 

Table 2 Focus points for the initiating phase 

No. From section Focus point Explanation 

i-1 § 6.2 
(literature) a) 

A stable economy of 
the neighbourhood 

A neighbourhood with low social and economic status, with many 
unemployed households, is not suitable for mixed housing projects with 
the target groups students and status holders. This may possibly have a 
negative impact on the development of valuable social capital. 

i-2 
§ 6.2 
(literature) 
b) and d) 

Safeguarding and/or 
strengthening the 
existing social climate 
in a neighbourhood 

It is important to pay close attention to the existing social climate in the 
neighbourhood. This includes the social contacts among the existing 
residents, ties with their neighbours and whether there are residents’ 
organisations and community activities in the neighbourhood. 

i-3 § 6.2  
(literature) c) 

Balanced mix of 
heterogeneous 
households on the 
neighbourhood level 

In a neighbourhood with a suburban residential environment, with mainly 
families and the elderly, it is not possible to realise a large-scale mixed 
housing project with single-person households. Among the established 
residents, feelings of unsafety can arise, which can lead to conflicts with 
the new target groups. 

i-4 

§ 6.2 
(literature) e) 
and § 6.4.3 
(field 
research) 
(A) and (B) 

Transparent and 
open communication 
with stakeholders 
involved parties, local 
residents, and future 
residents 

Communication and transparency in the provision of information between 
the parties involved, such as municipalities, housing corporations, 
commercial developers, residents’ organisations and future residents, is 
of great importance in order to eliminate ambiguities and concerns. 

i-5 

§ 6.2 
(literature) e) 
and § 6.4.5 
(field 
research) (J) 

Involvement of local 
residents in project 
plans 

It is important that neighbourdhood residents and future residents of the 
project are involved during the planning and design phase of a mixed 
housing project. The concerns, demands, and wishes of these groups 
should be carefully identified and incorporated into plans for mixed 
housing projects. This will make it possible to avoid future problems 
among local residents and future tenants. 

i-6 § 6.4.4 (field 
research) (E) 

The suitable target 
groups for mixed 
housing 

At present, suitable target groups for mixed housing are status holders, 
students, and starters with a low income. Older people are because of 
their qualitative housing preferences not eligible for mixed housing 
projects that have been temporarily transformed. 
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i-7 § 6.4.4 (field 
research) (I) 

Presence of common 
space to promote 
social interaction 

In the design phase of the project, it is important to take into account that 
the residents and neighbours have the opportunity to make use of a 
communal area in or near the mixed housing complex. This promotes 
social interaction between different target groups, which in turn stimulates 
the integration process of status holders. 

i-8 § 6.4.5 (field 
research) (O) 

Sufficient parking 
space especially for 
bicycle 

It is very important to reserve sufficient space for bicycle parking in mixed 
housing projects. The target groups of students, status holders and 
starters with a low economic position make almost no use of cars. 

i-9 § 6.4.3 (field 
research) (D) 

Pre-clearance of 
social management 
plan 

It is important that social management plans are drawn up in the initiative 
phase. It is important to investigate how future residents can be mobilized 
for the social management of the complex and its environment, assisted 
by a professional supervisor. This will contribute to a good start of the 
project. 

i-10 § 6.4.5 (field 
research) (N) 

Deviation from 
temporary residence 
period 

It is important to deviate from the standard time frame for temporary 
residence, which often is only a few months. In the sample projects, 
tenants can reside for a maximum of five years, provided that they meet 
the additional conditions. A short period of residence can have a negative 
impact on the integration process of status holders. Moreover, the other 
target groups will not feel the need to get involved with the neighborhood. 

i-11 § 6.4.3 (field 
research) (C) 

Connecting role of 
the municipality 

The local municipality is an important partner in the organization of mixed 
housing projects. The local municipality can bring together various parties, 
such as social housing corporations, local residents, future residents, 
interest groups from among the target groups and advisory parties, in 
order to assess the need for a mixed housing project. The local 
municipality can also investigate the legal possibilities for a mixed housing 
project. Therefore, an active and connective local municipality plays an 
important role in the success of a mixed housing project. 

Table 3 Focus points for the housing phase 

No. 
From 
section Focus point Explanation 

h-1 
§ 6.4.4 (field 
research) 
(F) and (H) 

Selection of future 
tenants with 
additional conditions 

Future tenants should be selected for the mixed housing project on the 
basis of additional conditions. This allows future residents to make their 
wishes known regarding the complex and its surroundings. They can also 
be reminded that living in the project requires extra effort from them to 
ensure the quality of life and social interaction in the complex and its 
surroundings. 

h-2 
§ 6.4.4 (field 
research) 
(G) 

Familiarization with 
other residents 

In projects in which all future residents will be housed at the same time, 
it is important that they are brought into contact with each other before 
moving in. This can be done in an informal way so that the residents 
know in advance what the concept of mixed housing means and thus 
have the opportunity to consciously choose this form of housing. In 
projects that are already inhabited by a certain target group, informing 
existing residents about the arrival of the new target groups is essential. 
It is also important that a common meeting takes place between the 
existing and new residents. 

Table 4 Focus points for the exploitation phase 

No. 
From 
section Focus point Explanation 

e-1 § 6.4.5 (field 
research) (K) 

Social management 
by the residents 
themselves 

Through social management carried out by the residents themselves, 
interethnic contact between the various target groups can be stimulated. 
All target groups have a common goal, such as working together to 
improve the quality of life of the complex and its surroundings, and they 
also help each other in their professional and personal development. 

e-2 § 6.4.5 (field 
research) (L) 

Use of social media in 
organizing 

Social media is an important tool in organizing communal activities, 
facilitating social management and maintaining contacts with people one 
already knows. However, in order to promote interethnic contact, create 
social capital and promote the integration process, face-to-face contact 
is necessary. 

e-3 
§ 6.4.5 (field 
research) 
(M) 

Daily activity of the 
future residents 

It is important that future residents of mixed housing have meaningful 
daily activities, such as studying, working or volunteering. For the target 
group of status holders, daily activities are essential, because this 
promotes their integration process. Furthermore, Dutch target groups 
will not experience problems from status holders, because they will not 
spend all day in or around the complex. 
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Ⅳ - Conclusions and recommendations 

Conclusions 
Quantitatively speaking, based on location and building factors, over 3 million m² of structurally vacant 
office space has the potential to be transformed into homes. Over 38 percent of these vacant office 
buildings consist of properties with a favourable location and building factors. If the organisational, 
legal, financial and social aspects turn out to be favourable during further research, these buildings can 
be transformed into housing immediately. More than 62 percent of the structurally vacant buildings are 
in monofunctional locations, which no longer meet the needs of office users. As a result, vacancy levels 
will increase in the future at monofunctional office locations, leaving entire areas unused. 
Monofunctional office locations require a long-term vision because the land and buildings are owned 
by different owners, which hampers an area-based transformation. At many monofunctional locations, 
aspects such as accessibility, parking facilities, the level of amenities and the environment also need to 
be improved thoroughly before transforming these offices into homes. The vacancy rate on the office 
market can be reduced by 2 percent in the short term from 14 to 12 percent, which is still quite high 
vacancy rate for the office market. If the vacancy rate in monofunctional office locations is also tackled, 
the vacancy rate can be reduced by 6% in total, including the 2 percent in the short term. This comes 
closer to a healthy market situation because a large part of vacant office space has the potential to be let 
as office space again if the economy improves. In a favourable scenario, therefore, the vacancy in the 
office market can be reduced to 6 percent through transformation and a partial absorption of vacant 
office space for the office function. 

The quantitative housing shortages for the target groups status holders, students, starters and the elderly 
were estimated in this study at 235,000 residential units up to 2025. The average house size that the 
target groups need amounts to 55 m² of floor space. On the basis of these findings, transformation can 
contribute more than 6 percent (14,000 residential units) to the housing needs of the target groups. In 
the long term, if monofunctional office locations are also transformed, the contribution may amount to 
16 percent (38,000 housing units). 

It may be concluded that transformation can contribute to the integration of status holders through the 
mixed housing with status holders, students, and starters with a low social and economic position. Due 
to their qualitative housing needs, mixed housing projects are not suitable for the target group of elderly 
people. Mixed housing does, however, require a thorough preliminary investigation into the existing 
economic, social and demographic situation of the neighbourhood. Intensive social management of the 
complex and its surroundings has been shown as an essential aspect by mixed housing projects. When 
developing and operating mixed housing projects, it is important to take into account the focus points 
that have emerged in this study as listed in tables 1, 2 and 3 above. 

Policy recommendations 
Based on this study, the following recommendations can be made to parties involved in mixed housing 
projects: 

- Take into account the focus points identified in this study; 
- Share knowledge concerning mixed housing at national level; 
- Identify local transformation potential and housing needs; 
- Stimulate mixed housing projects through transformation at the local level; 
- Involve future tenants and local residents in mixed housing projects at an early stage; 
- Aim for intensive social management in mixed housing projects; 
- Ensure the same people always interact with local residents, future tenants, and others; 
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- Monitor the progress of mixed housing projects. 

Recommendations for further research 
The following recommendations can be made for further research: 

- A longitudinal study of the relationship between intensive social management and the 
integration process of status holders in mixed housing projects; 

- A study into the acceptance level and experiences of neighbourhood residents, which can give 
a complete picture of the effects of mixed housing on the neighbourhood as a whole; 

- In-depth research into mixed housing, combined with permanent transformation of vacant 
office buildings; 

- A study of the financial aspects of mixed housing in transformed offices; 
- In-depth research on the social costs and benefits of mixed-housing projects. 

Reflection 
This study is one of the few that has collected information about mixed housing projects including status 
holders, students, starters and the elderly. It has created new insights into aspects that contribute to the 
success of mixed housing projects aimed at promoting the integration process of status holders, as well 
as the quality of life in the neighbourhood and relieving pressure on the housing market. Due to the 
experimental and dynamic character of mixed housing projects and the qualitative research method 
applied in this research, it was not possible, based on the information and data collected for this study, 
to make scientific statements on the aspects that are essential for promoting the integration process of 
status holders through mixed housing. It would have been better if mixed housing projects had been 
investigated by means of mixed methods research (quantitative and qualitative). This can be 
accomplished through in-depth interviews with experts on the social integration process of status 
holders, and a survey of the target groups especially the status holders of mixed housing projects. 

Furthermore, the information about mixed housing projects were collected by means of focus group 
discussions, informal conversations with experts who happened to be present and had knowledge and 
experience of various fields that are relevant for mixed housing projects. However, the experts did not 
have knowledge and experience with mixed housing projects as a whole. Because the projects were still 
in the experimental phase, the experts were also looking for types of mixed housing projects that 
contribute to their social goals. 

In general, this study has provided promising results that provide insight into the Dutch office market, 
housing market, transformation of vacant office space, and mixed housing of heterogeneous target 
groups with the objective of promoting the social integration process of status holders and creating 
support from the neighbourhood for mixed housing projects. These results may also provide a basis for 
further research into mixed housing projects, specifically with regard to the question whether they 
promote the social integration process of status holders and to what extent neighbourhoods support this 
type of projects. 
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1 Introduction 

1.1 Motivation 

The motivation for this study consists of three current social issues: the persistent vacancy problems 
in the office market, the increasing housing shortage for students, starters and the elderly in the 
Netherlands, and the current problems concerning the housing of refugees caused by the recent refugee 
crisis. These social issues will be explained briefly below. In addition, the transformation market will 
be introduced. 

1.1.1 Vacancy in the office market 

Since the financial crisis of 2008, the vacancy rates increased in real estate in the Netherlands. In 
particular, the vacancy rates in the office market are very high. At the beginning of 2016, 6.8 million m2 

of office space stands empty. That is 14% of the total stock of office space in the Netherlands (DTZ 
Zadelhoff, 2017). Older office buildings are more often vacant, because they do not comply with current 
demands and needs of users. Therefore, new buildings are developed, for which state of the art 
techniques are applied. Users who leave behind old buildings often take up much less square meters of 
new office space. As a result, new office space is added to the existing stock, causing the vacancy rate 
to continue increasing. The increase in unemployment and the rise of new ways of working have also 
had a major impact on the office market (Zuidema & van Elp, 2010). Figure 1.1 shows the take-up and 
availability in the office market between 2008 and 2015. It shows that availability has increased 
significantly and the take-up of office space has decreased.  

 

Figure 1.1 Take-up and availability in the office market (DTZ Zadelhoff, 2017) 
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1.1.2 Persistent housing shortage 

The financial crisis of 2008 has not only caused problems in the office market, but has also had a 
negative impact on the housing market. Due to the economic problems, housing construction output has 
been limited in recent years (Dol et al., 2010). Besides the decreasing construction output of homes, 
household dilution has also taken place in the Netherlands. This means that the number of single-person 
households will increase in the Netherlands. This means that the demand for housing has risen among 
several specific target groups. The target groups starters, students, and elderly people are in need of 
suitable and affordable housing. In the first instance, affordable housing is provided in the Netherlands 
by social housing corporations. Due to the recent developments in the housing market, the waiting lists 
for social housing have grown considerably (Poelarends, 2015). Currently, people in the Netherlands 
have to wait an average of eight years before they get access to social housing (RTL Nieuws, 2016). 
Figure 1.2 shows the expected developments in housing stock in the Netherlands between 2015 and 
2050. This shows that in 2015 there was a deficit of 133 thousand homes in the Netherlands, which will 
increase to over 202 thousand in 2020. This large shortage can be explained by a significant increase in 
the number of households in that period, partly due to the immigration of asylum seekers to the 
Netherlands that has taken place in recent years (Poulus, et al., 2016). Over the long term, the deficit 
will decrease. So the number of households will grow at a slower rate (Poulus, et al., 2016). 

 

Figure 1.2 Development of housing stock, housing needs and housing shortage, 2015-2049) (based on figures from AFB 
research). 

1.1.3 Refugees 

Besides the previously mentioned target groups, an important target group for housing are refugees who 
come to the Netherlands from war zones. Their number, as well as the number of asylum applications, 
has increased enormously in recent years. In 2015, according to Vluchtelingenwerk Nederland, 58.880 
refugees came to the Netherlands. Figure 1.3 shows the development in the number of asylum 
applications in the Netherlands over the last 20 years. The large increase in refugee numbers has created 
a major social problem in the Netherlands. Especially the housing of large numbers of refugees creates 
problems. Organizations such as the COA (Central Agency for the Reception of Asylum Seekers) are 
forced to act quickly to find suitable housing for refugees. Municipalities must provide housing for 
refugees in the Netherlands, but because there is a housing shortage in most municipalities in the 
Netherlands, they are struggling to fulfill the targets that have been set for them.  
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Figure 1.3 Asylum seekers and persons in shelters, 1995-2015 (ABF Research, 2016) 

In 2016, Mr. Blok, secretary for Housing and National Services, was forced to undertake political 
measures related to the housing of refugees. He abolished the rule that refugees who have received a 
residence permit were given priority in the assignment of social housing. Furthermore, there is also a 
grant scheme available for local governments, housing associations, and developers who are able to 
create housing for refugees with a residence permits. For each house that is created for refugees, and 
complies with the conditions of the scheme, grants are available of up to € 6,250 per refugee. The 
housing for refugees must be of simple quality and not too large. New housing for refugees and other 
groups should as far as possible be achieved through the transformation of existing buildings (Blok, 
2015).  

Figure 1.3 shows that the largest influx of asylum seekers to the Netherlands occurred in 2001 when 
83.801 people were housed in refugee reception centers. This was a result of the increasing numbers of 
asylum seekers since 1996 when many people from former Yugoslavia came to the Netherlands. The 
difference with the current situation is that the asylum inflow from 1996 to 2001 was more gradual; 
refugees did not come to the Netherlands in large groups at once. Thus the number of asylum 
applications sank below the number of places in refugee reception centers. Since late 2014, the asylum 
inflow had increased significantly, causing great pressure on the reception centers (Pelfrim et al., 2016). 

1.1.4 Transformation 

Considering the social problems mentioned above, the Dutch housing market is facing a shortage of 
homes. The transformation of empty office buildings into homes could potentially contribute to reducing 
the housing shortage.  

In recent years, much scientific research has been done in the field of transformation. The government 
has also adapted many laws and regulations to address the issues surrounding vacant offices. By the 
introduction of the ladder for sustainable urbanization (Dutch: ladder voor duurzame verstedelijking), 
constructing new buildings has become more difficult, and developers and users are obliged to reuse 
existing stock (Remøy et al., 2015). The reasons that the transformation of vacant office buildings so 
laboriously was initiated are the following. Firstly, office buildings often have a higher book value than 
the current market value. If building owners decide to make a building available for transformation, they 
are forced to sell the property for a price below the book value. Thus, large deficits can arise from the 
write-off of vacant buildings (Remøy, 2010). Another cause are the laws and regulations applicable to 
housing construction, such as the building code (Dutch: bouwbesluit), zoning regulations and 
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environmental laws relating to fine dust and noise pollution (Remøy, 2010). Furthermore, some vacant 
offices are in unfavourable locations and therefore not easily qualified for transformation. Nevertheless, 
despite the difficulties surrounding transformation in 2015 many vacant office buildings have been 
transformed (Dynamis B.V., 2016). 

1.2 Problem statement 

As mentioned before, the transformation of vacant office buildings can provide a solution for a number 
of problems. On the one hand, it can solve the problem of vacancy in the office market since an excess 
of office space is withdrawn from the stock. On the other hand, transformation can make a modest 
contribution to the housing shortage that currently exists in the Netherlands, especially for specific target 
groups such as students, starters, the elderly and refugees. A good strategy regarding the housing of 
asylum seekers can also solve the persisting problems with the reception of asylum seekers. However, 
there is a lack of understanding of how the transformation of office buildings to housing, contributes to 
the structural vacancy problems in the Netherlands and the ongoing housing shortage. In addition, it is 
also important to identify how the reception and accommodation of refugees can be optimized, and 
whether any mixed housing with refugees and a local target group is possible and desirable. 

1.3 Objective 

The aim of this study is to gain more insight into the ways in which the transformation of vacant offices 
into homes can contribute to the structural vacancy problems in the office market and the continuing 
housing demand in the Netherlands. This study also seeks to provide more insight into the ways in which 
the housing of refugees with a residence permit can be better regulated, possibly in combination with 
the target groups students, starters and the elderly. Finally, it will be analyzed whether mixed housing 
for refugees and national target groups contributes to the social integration of refugees.  

1.4 Research question 

1.4.1 Main question 

In this study the following main question will be answered: 

To what extent and in which way can transformation of vacant offices into homes contribute to the 
reduction of structural vacancy in the office market and solve the continuous shortage of dwellings in 
the Netherlands, particularly for status holders, possibly in mixed housing with starters, students and the 
elderly, in order to stimulate the integration process of status holders? 

1.4.2 Sub-questions 

To answer the main question, it is important to first find answers to the following (supporting) sub-
questions: 
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1. What is the scale of the vacancy problem in the office market in the Netherlands, which factors 
are responsible for the vacancy problem and which developments are taking place? 

2. What is the size of the housing shortage in the Netherlands, which factors are responsible for 
the housing shortage and which developments are taking place? 

3. What are the characteristics of the target group status holders, what are their quantitative and 
qualitative housing needs and which bottlenecks exist in the housing process of this target 
group? 

4. What are the characteristics of the target groups students, starters and the elderly and what are 
their quantitative and qualitative housing needs? 

5. Which forms of transformation (temporary/permanent) of vacant offices into homes are 
possible? 

6. What is the contribution of the transformation of vacant offices into homes to solving structural 
vacancy problems and housing shortage? 

7. What is mixed housing, to what extent and in which ways can it contribute to the integration 
process of status holders, and more acceptance for these people from the existing 
neighbourhood? 

8. Can transformed vacant offices be used for mixed housing? 
9. In which composition and under what conditions can different target groups be housed in mixed 

housing? 
10. What are the possible focus points for the development and exploitation phase of mixed housing 

projects, in order to ensure that mixed housing projects can contribute to the integration process 
of status holders, more acceptance for these people from the existing neighborhood, and operate 
successfully? 

1.5 Research approach 

This study can be characterized as an exploratory study. Therefore, in this study, several research 
methods have been used to answer the research questions. First of all, a literature study on the causes, 
consequences, and developments of the current vacancy in the office market and the shortages in the 
housing market has been conducted to answer subquestions 1 and 2. Literature study has also been 
conducted to answer subquestions 3 and 4, which give insights into the qualitative and quantitative 
housing needs of the target groups status holders, students, starters and elderly. Furthermore, the 
bottlenecks which the target group status holders experience in the housing process in Dutch society are 
described.  

Desk research (literature study) has also been used to investigate the transformation potential of vacant 
office stock. Firstly, it is explained what the definition of transformation is, what kinds of 
transformations are possible and which factors play a crucial role in the transformation potential of 
vacant offices. Secondly, the key factors for the potential transformation of vacant offices are described, 
the vacant office stock (as of 2016) has been analyzed, and a calculation is made to determine which 
part of the vacant office stock can potentially be transformed into homes. In addition, a short literature 
review has been conducted on the subject mixed housing, followed by extensive field research aiming 
to identify focus points for parties interested in the development of mixed housing. The field research 
was carried out as qualitative exploratory research. By means of document analysis, project visits, expert 
meetings, focus group interviews, and informal interviews, data was collected from seven sample 
projects that supply mixed housing to the target groups of status holders, students, starters, and the 
elderly. 
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1.6 Relevance 

1.6.1 Societal relevance 

The motivation for the study describes three problems which currently are present in Dutch society. The 
office vacancy rate in recent years has assumed alarming proportions so that in some areas entire office 
parks are permanently vacant. Previous research shows that vacant buildings or office parks have a 
negative impact on the livability of the area. Vacancy creates a negative street scene and leads to more 
crime, due to the limited social control that is present in the area. Secondly, there is growing demand 
for housing in the Netherlands, and a lack of suitable housing for e.g. students and the elderly. Besides 
these target groups, refugees who came recently to the Netherlands have also become an important target 
group for social housing. This leads to the third social problem. Due to the large housing demand, the 
national population has become less tolerant with regard to the reception and accommodation of 
refugees. Thus, there is a definite need to take steps in the short term, in order to find solutions for these 
problems. The social relevance of this study is thus that it creates insight into the transformation potential 
of vacant offices into homes and the contribution this can make to meeting the continuing demand for 
housing in the Netherlands. In addition, the housing needs of refugees and other target groups will be 
clarified and their links to specific building and environmental characteristics will be established, in 
order to determine whether there are possibilities to create housing in vacant office buildings for 
refugees, in combination with other target groups. 

1.6.2 Scientific relevance 

This study contributes to our knowledge about the transformation process of empty office buildings into 
houses. The transformation of vacant office buildings has occupied an important position in the Dutch 
real estate world in recent years. Several scientific studies have been conducted (e.g. Remøy & Van der 
Voordt, 2006; Decisio, 2006; Van der Voordt et al., 2007; Mostert et al., 2011). However, there are few 
studies that focus on transforming offices into housing for a variety of target groups in one building 
complex. Therefore, it is important to do more research on transforming vacant office buildings into 
housing for various target groups, in relation to the choices that the target groups students, starters 
elderly and refugees make in relation to housing. An important additional result of this research could 
be insights into whether mixed housing for these groups can contribute to the social integration of 
refugees. 

1.7 Graduation institution 

The municipality of Eindhoven has provided additional guidance for this study. The choice and 
motivation for graduation institution are based on the fact that the municipality of Eindhoven has created 
an action plan for 2016-2017 for refugees with residence permits. A collection of nine municipalities in 
the metropolitan area of Eindhoven, together with housing associations, COA, government, the province 
and the foundation refugee work (Dutch: Vluchtelingenwerk), have adopted this action plan. The 
purpose of this plan is to achieve a minimum of 800 additional housing units in the region in the period 
2016-2017 in order to relieve the pressure on the housing market. The housing units will be available 
for the future refugees with residence permits and also existing target groups which urgently need 
housing. Thus, the positive effects will apply not only to refugees with residence permits but also to 
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other house hunters. In addition, the ambition of the municipality of Eindhoven is to promote a mix of 
different target groups living together, thus creating a community made up of different social groups. 
This objective is in line with the research objective of this study. 

1.8 Thesis outline 

In this chapter the motivation, problem statement and objective of this study have been presented. 
Furthermore, this chapter has briefly discussed the three social problems for which this study attempts 
to find a solution.  

The next four chapters forms the literature review of this study. Chapter 2 addresses subquestion 1, 
providing a clear overview of the vacancy problems in the office market, its causes and consequences, 
and recent developments in the office market. Chapter 3 covers subquestion 2; the focus will be on the 
persistent housing shortage, its causes and consequences and recent developments in the housing market 
in the Netherlands. Chapter 4 focuses on the target groups students, starters, the elderly and status 
holders. It analyzes the characteristics of these target groups and their qualitative and quantitative needs 
for housing. Thus, chapter 4 provides the answers to sub-research questions 3 and 4.  

In chapter 5, the transformation process of vacant office buildings into homes will be investigated. It 
will chart the transformation possibilities for vacant offices, and investigate in how far transformation 
is a solution for the office market and housing market. Chapter 5 thus covers subquestions 5 and 6. 

In chapter 6, firstly, a study will be conducted on the basis of existing literature in order to determine 
what mixed housing is and to what extent it is applied in the Netherlands. This chapter will also look at 
the ways in which mixed housing can promote the integration process of status holders. Subsequently, 
field research will be used to map out practical concerns in mixed housing projects for students, status 
holders, starters and elderly people, based on seven sample projects. The field research will also map 
out how the different target groups have been accommodated in mixed housing projects and what lessons 
can be learned from existing projects. These lessons will be translated into focus points for future mixed 
housing projects. Therefore, in chapter 6, subquestions 7, 8, 9 and 10 will be answered. 

Finally, in chapter 7, the main question will be answered and recommendations will be given for 
practical solutions and for future research. An overview of the research outline of this study and the 
corresponding chapters in this thesis is shown in Figure 1.4. 
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Figure 1.4 Schematic overview of the structure of this thesis 
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Figure 2.1 Office vacancy rates by duration (CLO, 2016) 

2 Office market 

In this chapter, firstly, the different types of vacancy in the office market will be discussed. In addition, 
the potential causes which have contributed to the vacancy in the office market will be analyzed. 
Subsequently, the consequences of this vacancy will be explained. Finally, an outline will be given of 
the current developments in the office market. In this outline, a number of trends that are currently 
present in the office market, and which will continue to be in the future, will be highlighted. 

2.1 Vacancy types & causes 

The literature discusses various types of vacancy. The most often discussed types of vacancy are 
frictional vacancy, long-lasting vacancy and structural vacancy (Remøy, 2010). Friction vacancy is a 
type of vacancy with a duration of less than one year. Friction vacancy occurs mainly when new office 
buildings are completed or when a change of tenants or owners takes place. Vacancy in a healthy real 
estate market is sometimes necessary, and it is impossible to avoid this vacancy. Therefore, a frictional 
vacancy rate of 3 to 7 percent is normal in a healthy market (Remøy and Van der Voordt, 2006; 
Besselaar, 2011). Long-lasting vacancy includes office buildings which are vacant between 1 and 3 
years. These long-term vacant office buildings can be successfully rented out after an upgrade (van der 
Voordt et al., 2007). Finally, structurally vacant buildings are vacant for more than three years and are 
unlikely to be rented out at all (Van der Voordt et al., 2007; Remøy, 2010). In recent years, many office 
buildings are structurally vacant and have no future as offices. Almost 62% of the 7.8 million square 
meters of vacant office space is structurally vacant, as shown in Figure 2.1 (CLO, 2016). 

 

 

 

 

 

 

 

 

 

 
 

Developments in the office market since the 1960s have contributed to the recent vacancy rates. First of 
all, the users of the office market needed flexibility in housing and wanted the ability to switch easily to 
different office space. At that time, users were also the owners of office buildings, but that was about to 
change (Van Meijel and Bouma, 2013). Because of the need for flexibility in office space, office 
buildings came to be seen as interesting investment objects. External parties saw office buildings as 
financial products, which could bring in great profits in a short time (Gool et al., 2001). This 
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development ensured it became possible for office occupiers to rent buildings. Because office users were 
no longer tied to the property as owners, they could easily decide to leave the property at the end of the 
rental contract, and to rent a new building (Gool et al. 2001; Van Meijel and Bouma, 2013). 

In the late seventies and early eighties, an economic crisis emerged, which had an impact on the office 
market. As a result of the crisis, organizations increasingly rented office buildings instead of buying 
them, because the financial risks were lower (Van Meijel and Bouma, 2013). However, the economic 
crisis of the seventies did not result in high vacancy rates in the office market. 

In the nineties, modern technology such as the internet and mobile communications, together with 
economic growth, created high demand for office space (Gool et al. 2001; Remøy, 2010). Developers 
reacted to this trend by building great numbers of office buildings with financial resources from 
investors (Van Winden & Verpaalen, 2011). The buildings were developed mostly for speculation, 
without taking into consideration the number of tenants. Since the economy was growing investors 
assumed that the office buildings would find tenants. 

It was difficult to meet the high demand for office space in the inner cities, due to the complex 
construction requirements and the historical value of these locations. Furthermore, because terrain on 
the edge of towns was cheaper, office buildings were mainly developed as monofunctional office parks 
on the outskirts of the towns along the highways (Van Meijel and Bouma, 2013). This trend continued 
until the turn of the century when it became clear that there was an oversupply of office buildings. 
Today, vacancy rates are dramatically increased (Van Winden and Verpaalen, 2011).  

The causes of vacancy in the Dutch office market are discussed by Harmsen (2008) and are of an 
economic, technical and functional nature. The economic cause of vacancy is correlated to economic 
conditions in the Netherlands. The economic conjuncture is subject to certain cycles with periods of 
economic prosperity and periods of recession, which alternate through the years (Breugelmans, 2010). 
A well-known phenomenon of economic conjuncture that the commercial real estate market has to deal 
with is the hog cycle (Dutch: varkenscyclus). This means that at a certain moment, there is a large 
demand for a particular product, while the supply is small. In order to meet demand, developers develop 
office buildings. But once the buildings are finished, the demand for office space decreases, so that there 
is an oversupply of office buildings. Thus, the difference between supply and demand will never be in 
complete equilibrium. Figure 2.2 shows a schematic representation of the hog cycle (Hek et al., 2004). 
As mentioned in the introduction, the credit and banking crisis of 2008 was a period of economic 
downturn, which has caused a high vacancy rate in the office market. Due to the financial crisis, many 
companies went bankrupt, so that the need for office space declined. This led to trouble for other parties, 
such as investors and banks, because they had invested in buildings that were no longer needed. 

 

Figure 2.2 Hog cycle: the mismatch between supply and demand 

The technical cause of vacancy of office space has to do with the life cycle of the various structural parts 
of office buildings. The supporting structure, installations, and energy technology are subject to wear 
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and tear and aging. This means that in the long term the building can become unusable. Obsolescence 
is defined by Korteweg (2002) as: 

“Reducing the usefulness and/or attractiveness of a building and/or its location for the function for 
which the building was designed or has long been in use.” 

The technical cause of vacancy which Harmsen (2008) describes is in line with the structural 
obsolescence of office buildings cited by Korteweg (2002). The structural aging of a building is 
connected to the physical state of an office building. Because the building is exposed to chemical and 
physical factors, its quality will decline. This also decreases the attractiveness and usefulness of the 
office function of the building (Korteweg, 2002).  

Due to technical obsolescence, the functionality of the building can also deteriorate (Harmsen, 2008). 
Furthermore, functional (technological) obsolescence has to do with the changing needs of users 
(Korteweg, 2002). Nowadays higher and different requirements are set for buildings than when they 
were built, in terms of flexibility, installations, sustainability and ICT facilities (Harmsen, 2008). 
Legislative changes in the area of health and safety can also be a cause of the functional obsolescence 
of office buildings (Korteweg, 2002).  

Furthermore, there is relative obsolescence of offices, which is determined by the production of new 
offices and the flexibility of the office market. The flexibility of the office market is connected to the 
length of the tenancy agreements. Since 2000 the contract term runs between 3 and 10 years, while in 
the 80s and 90s offices leases ran for 15 to 20 years. Due to the shorter contract terms, tenants become 
more flexible. They can more easily move to new and more modern office buildings, while the buildings 
they move out of are still of relatively high quality (Korteweg, 2002). This relative obsolescence is one 
of the reasons that nowadays high-quality office buildings are often vacant. Thus, the office market has 
changed from an expanding market to a replacement market (Zuidema and van Elp, 2010). In a 
replacement market, new buildings with attractive tenancy conditions replace old buildings, resulting in 
more vacancy in the existing stock (Remøy, 2010). 

According to Korteweg (2002), office buildings are usually vacant because of relative and economic 
obsolescence. Figure 2.3 shows the different forms of aging as described by Korteweg (2002). But in 
reality, a variety of factors is responsible for the vacancy in the office market, in addition to these object 
factors. Location factors also play a major role in the leasing of office buildings (Zuidema and van Elp, 
2010). Urban development plans, deterioration of the environment and reduced accessibility when new 
traffic plans are introduced lead to the functional obsolescence of the location, as shown in Figure 2.3. 
This is also a form of obsolescence, which Korteweg (2002) describes as ‘relative aging of the location’. 

  

Figure 2.3 Backgrounds and forms of obsolescence (Korteweg, 2002) 
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2.2 Consequences 

To identify the consequences of offices vacancy, it is important to first find out which stakeholders exist 
in relation to office buildings. Thus, for each stakeholder, the consequences of vacancy can be identified. 
In the Netherlands, private as well as public actors experience problems due to the vacancy.  

The most important private party, that directly encounters the adverse effects of vacancy, is the owner 
of the property. The owner of the property can also be the user, but nowadays many office buildings are 
investment objects, as mentioned in paragraph 2.1. This means that external investors, such as pension 
funds and insurance companies, are often the owner of office buildings (Buitelaar et al., 2013). The 
negative consequences which owners of empty office buildings experience are mainly of a financial 
nature. The highest expenses are made on operating costs, which are, according to the NEN 2632 
standard, divided into fixed costs, energy costs, maintenance costs, administrative management costs 
and specific operating costs. If an office is empty, the operating costs of the building are higher for the 
owner, because in a rented building, the operating costs are largely passed on to their tenants. An 
important part of the fixed costs is the cost of insurance. For empty office buildings, the cover offered 
by insurers is quite limited. Frost and water damage, burglary and vandalism are not insured. The risk 
that these events occur in vacant offices is high because surveillance and control are limited. The risks 
attached to limited surveillance and control can be mitigated by taking specific measures, such as paying 
for security and vacancy management, where external parties take over the management of vacant 
buildings. Thus, defects in the property, vandalism, and burglaries are detected quickly. To manage the 
vacant property and increase the chances of it being leased, administrative management costs rise. This 
includes mainly staff costs for the administration and accounting, as well as service parties that negotiate 
with potential tenants (Trouborst, 2012). 

Despite this negative financial consequence of empty office buildings, owners do not see vacancy as an 
urgent problem. The reason behind this is that external investors often invest in several office buildings 
and therefore have an adequate return (Trouborst, 2012). This results in a reticent attitude of the owners 
to find solutions for the vacancy, such as transforming their vacant office buildings. Other reasons for 
the reticent attitude of the owners are: the owners do not want to sell their properties at a low value; 
shareholders do not want to see the decline in market value in the books; transformation if the building 
to another function is not considered successful, because the owners have limited expertise in this field. 
Furthermore, speculation by investors is also a reason for the cautious attitude towards vacancy. The 
investors speculate on economic growth in the future, when the office building may, after all, be leased 
out. Sometimes investors are waiting for other parties, such as the municipalities and local authorities, 
to take measures which will make the area around the office building more attractive, which could 
increase the leasability (Decisio, 2006). 

The main public party directly feels the negative effects of vacancy is the municipality in which the 
empty office building is situated. Empty offices provide a negative streetscape and deterioration of the 
immediate surroundings (Mostert et al., 2011). This, in turn, has a negative influence on the image of 
the city; the livability and security of the region will decline (Van der Voordt et al., 2007). Because the 
image of the city deteriorates, private parties such as employers are less likely to settle in the city. The 
chance increases that established companies will also leave, which will lead to more vacancy and further 
deterioration of the area. Local residents will also suffer from areas with vacancy, initially because there 
will be little social control, which does not benefit the image of their area. Their residential environment 
will decline in wellbeing. An indirect negative effect, that affects the entire society of Netherlands, is 
that insurance and pension premiums will rise if investors such as pension funds and insurance 
companies have too much vacancy in their portfolio (Buitelaar et al., 2013). 
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2.3 Trends and developments in the office market 

Like all markets, the office market is subject to trends and developments. In this part, the various 
developments and trends that have affected the Dutch office market are discussed and the future 
prospects are outlined. 

The Dutch office market since 2015 is recovering from the downturn that caused the crisis in the real 
estate sector. This means that more and more office space is taken up by companies. The inclusion of 
office space is especially in the four large cities Amsterdam, Rotterdam, The Hague and Utrecht (NVM 
Business, 2016). The users are more critical on the number of square meters of space, the quality and 
the sustainability level. There is also a great demand for new office concepts with flex work and large 
open spaces (Achmea Real Estate, 2014). Partly due to the economic developments in the past, many 
companies have cut back on their housing costs. This creates a need for more flexible office concepts 
(Twynstra Gudde, 2010). Users demand offices in multifunctional locations, where shops, living, 
working and leisure activities take place. The accessibility of the location by the public and private 
transport also plays an important role (DTZ Zadelhoff, 2015; Dynamis, 2016). Companies are therefore 
especially looking for better quality office space, which may reduce housing costs and/or workplace 
optimization. The current demand is therefore not for expansion, but for replacement of office space. In 
prime locations, more office space is taken up, which in turn creates vacancies in less attractive locations 
(Achmea Real Estate, 2014; NVM Business, 2016). Another point that has caused a slight recovery in 
the office market is the transforming of offices to other functions. The regulations governing the 
construction of new offices have recently become more strict. This has caused a decline in the number 
of offices, which has created a slight drop in the vacancy rates (Dynamis, 2016). 

As mentioned above, companies are looking for sustainable office buildings. Sustainability is becoming 
more and more important in the real estate sector. Sustainability can be described as optimizing the link 
between economic benefits and taxing the environment and surroundings, while also taking social 
aspects into account. In addition to the benefits for the environment, sustainable buildings also 
associated with a healthier working environment for the employees. Therefore, a sustainable office 
should have good air quality, thermal comfort, natural light and good acoustics. After all, a healthy 
workplace improves employee productivity and ensures good health, because employees work in a 
comfortable environment. As a result, there will be less absenteeism, which brings economic benefits 
for the company (Kraaij, 2010). Because consumers have become increasingly aware of sustainability 
aspects, the identity, image, and reputation of companies have become more important. Companies want 
to maintain a positive reputation with their customers, so they attempt to lower their environmental 
footprint as much as possible. This makes them take a new look at their office space because this is the 
most visible part of many companies (Roper & Beard, 2006).  

Since the office market has become a replacement market instead of an expansion market, it is desirable 
to adjust the present supply of offices in the future. New constructions should take account the 
demographic, economic and technical developments in the Netherlands. Demographic trends in the 
working population have a strong influence on the office market. Since the labor force in various sectors 
has decreased in recent years, the demand for Office space has also decreased (Zuidema and Van Elp, 
2010; Ris, 2012). Furthermore, the aging of the current population affects the office market. Part of the 
current workforce will make space for a younger generation of workers, who are used to a different way 
of working. There are opportunities for the office market to adapt its current stock to the new generation 
workforce (Brounen and Eichholtz, 2004). 
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As previously described, because of the economic developments in recent years, companies and 
institutions have become more cautious with their investments in office buildings. Because of the 
economic developments, companies have reduced the number of employees. Partly due to the economic 
developments, many companies have cut back on their housing costs, which increased the demand for 
flexible office concepts (Twynstra Gudde, 2010). 

Where the economic developments have caused a rise in more flexible office concepts, technological 
developments have increased the mobility and flexibility of companies and workers. Because of IT 
innovations, employees can, for example, use cloud systems everywhere to reach the data of their 
company. Meetings and appointments can now take place through a video connection so that employees 
are not dependent on a physical workplace. This leads to a growth in flexible office spaces, which can 
be used by multiple employees (Achmea Real Estate, 2014; Van Eijkeren, 2012). These developments 
are reflected in a trend called "New Ways of Working" (NWW). This new way of working is a vision 
to work more effectively and efficiently, but in a way which is enjoyable for both the organization and 
the employee. This vision will be realized by giving the employee space and freedom - within certain 
limits - in deciding how he works, where he works and when he works (Bijl, 2009). 

This trend will continue in the coming years, because more and more government institutions and service 
companies see the benefits of NWW, and will implement it in their operations. This means that more 
flexible office concepts are needed, and less office space is needed per employee (Twynstra Gudde, 
2010; Van Elp et al., 2011). However, NWW does not necessarily lead to less use of space: although 
less working space is needed per worker, there is a greater need for other types of rooms, such as larger 
conference rooms, individual workstations and meeting rooms (Twynstra Gudde, 2010; Ris, 2012). 

2.4 Chapter conclusion 

In the Netherlands there is sufficient stock of office space to meet the quantitative demand for office 
users. In the Netherlands, 7.8 million m2 of office space is vacant, of which 62% structurally. However, 
the current vacant stock of office space does not meet the qualitative requirements and wishes of 
prospective users. Users show a growing demand for sustainable office buildings, for which they are 
willing to pay more rent. The current uptake of offices also shows that users are increasingly attracted 
by inner cities, and prefer office locations with good accessibility both by public transport and private 
transport. The locations must have sufficient high-quality amenities and a lively environment. This 
means that offices on multifunctional locations perform better than on monofunctional office locations.  

The demand for new (flexible) office concepts on multifunctional locations is growing. This means that 
there are opportunities for developers in the office market to realize a combination of functions in 
previously monofunctional office locations. In recent years many office buildings were removed from 
the stock and transformed to another function. In most cases, they were transformed into student 
accommodation. In the future, it is important to also take into account other target groups which may be 
housed in transformed office buildings. The Netherlands is not only experiencing a shortage of student 
housing but also shows deficits in other sectors of the housing market. These will be analyzed in the 
next chapter. 
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3 Housing market 

In this chapter the Dutch housing market will be discussed, elaborating the shortages within the market 
and the consequences for individuals. First of all, a description of the Dutch housing market will be 
presented in section 3.1. This will cover the current size of the housing stock and the types of ownership 
(social housing, private rented housing or owner-occupied property). It will also describe which part of 
the stock consists of multi-family dwellings and which of single-family dwellings. Section 3.2 will map 
out the current shortages in the housing market, the causes of these shortages and the consequences of 
these shortages for Dutch society. Finally, also the developments in the Dutch housing market will be 
discussed in section 3.2. Demographic and economic developments and innovations in building 
techniques will be addressed. 

3.1 The Dutch housing stock 

The Dutch housing stock, on 1 January 2015, consisted of 7.6 million dwellings (BZK, 2015). The total 
housing stock can be subdivided into 30 percent social housing, 14 percent private rented housing, and 
56 percent owner-occupied housing (see figure 3.1). Since 2009, the share of social housing has 
decreased by 4%, while the share of private rented housing has increased by 3% (BZK, 2015). The 
largest share of the housing stock in the Netherlands consists of single-family houses, namely 65 percent; 
35 percent consists of multi-family houses. Single-family houses are larger in terms of surface area than 
multi-family houses. Single-family dwellings in the owner-occupied sector measure on average 140 m²; 
this is 89 m² in the rental sector. Multi-family dwellings in the owner-occupied sector measure on 
average 102 m²; in the rental sector, this is 83 m² (BZK, 2015). 

 

 

Figure 3.1 Housing divided into three main segments (source: BZK, 2016) 

3.1.1 Shortages 

In 2015 there was a shortage of 133,000 homes on the Dutch housing market (Gopal, et al., 2016). These 
shortages were caused by a sharp decline in new construction in the housing market as a result of the 
economic crisis which started in 2008, combined with a strong growth in the number of households in 
recent years (Gopal, et al., 2016). It is expected that, without intervention in the housing market, these 
deficits will increase to 202,000 by 2020, after which there will be a slight decline in housing shortages. 
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Figure 3.2 The Dutch housing market, divided 
according to the extent of tension (BZK, 2016) 

The reason for this is that more new homes will be built in the coming years, according to the forecasts 
based on future plans of the government (Gopal, et al., 2016). 

The deficits in the Dutch housing market can best be described as statistical housing shortages. A 
statistical housing shortage means that, for example, starters who would like to live independently will 
continue to live with their parents for longer, because there are not enough homes available (Gopal, et 
al., 2016). In 2015, there was a statistical housing shortage of 1.8 percent of the total housing stock 
(ABF Research, 2016). In 2020, the statistical housing shortage will amount to 2.2 percent of the housing 
stock. ABF Research’s forecast also shows that these deficits will decrease to 2.1 percent in 2025 and 
1.6 percent in 2035 (ABF Research, 2016). 

These shortages are varied widely from region to 
region. In the urban regions, such as Amsterdam, 
Utrecht, and Eindhoven, the demand for housing is 
high, while the supply of housing is low. As a result, 
there is a relatively tense housing market, as 
depicted in figure 3.2 (BZK, 2016). In a tense 
housing market, there is a shortage of more than 2 
percent. A less tense housing market has a shortage 
of between 1 and 2 percent. In a sanguine housing 
market, the deficit is less than 1 percent. This 
situation exists mainly in the North, South West and 
South East of the Netherlands (BZK, 2016). 

The shortages in the housing market are thus caused 
by demographic, geographical and economic 
developments. These developments will be 
addressed in the next section. The consequences of 
this shortage will also be discussed. 

3.2 Causes and consequences 

This paragraph will describe the causes and consequences of housing shortages in the Dutch housing 
market. 

3.2.1 Causes of housing shortages 

As already discussed in section 3.1, demographic, geographical and economic developments are the 
main causes of the shortages in the Dutch housing market. 

Demographic developments 
Looking at developments in the number of households in recent years, there has been a steady growth. 
This growth was caused by natural growth of 56%, which means that there were more births than deaths 
in the Netherlands. Foreign migrants who settled in the Netherlands accounted for 44% of the population 
growth. These were mainly migrants from central and eastern European countries (Gopal, et al., 2016). 
As a result of the great number of refugees arriving in the Netherlands in 2014-15, the number of 
households in the Netherlands increased considerably between 2014 and the end of 2015. This growth 
slowed down in early 2016 due to political decisions regarding the settlement of refugees (Gopal, et al., 
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2016). The developments in the number of Dutch households and the housing stock are shown in figure 
3.3 below. 

 

Figure 3.3 The number of households versus the available housing stock (CBS, 2016) 

Figure 3.3 shows that the number of households is consistently growing faster than the available housing 
stock. It is therefore assumed that there will be a continuous deficit in the Dutch housing market, which 
means that high deficits are also predicted for the future. 

Due to demographic developments in the Netherlands, it has become increasingly difficult to match 
supply in the housing market to demand. The composition of households is becoming increasingly 
difficult to predict, as the population is undergoing rapid changes. On the one hand, an aging population 
means that the population of people aged over 65 will grow strongly. On the other hand, dilution of 
households is caused by divorce and immigration. There is also a change in the level of education among 
the population and on the labour market, which shows an increase in the number of flexible workers and 
self-employed persons without staff (Dutch: zzp’ers). These developments have led to a change in 
housing preferences and a housing career which is different than the expected career up until recently. 
It is therefore necessary that the housing market adapts to these changing demands (Priemus H. , 2016). 
Recent developments show that the demand for housing will grow in urban areas where high-quality 
facilities, employment, and training opportunities are easily accessible (Dubbeling, 2015; Priemus, 
2016). Demand will specifically grow for rental dwellings, rather than owner-occupied dwellings, and 
there will be a strong need for diversity and flexibility in the housing market (Achmea Real Estate, 2014; 
Priemus, 2016).  

The forecasts of AFB Research show that households in the Netherlands will grow faster than the 
housing stock in the coming years until 2020. This phenomenon occurs mainly in the large cities, where 
the housing market has become more tense. In areas with a shrinking population, the housing market 
will become more relaxed because many people will move to the cities (ABF Research, 2016). In 2016, 
there were over 7.7 million households in the Netherlands. More than 38 percent consisted of single-
person households, 33 percent of two-person households and 30 percent of other households (CBS, 
2016). The Dutch statistics (CBS) forecasts show that single-person households will grow to 38% in 
2020 and 40% in 2030. In total, there will be 8 million households in the Netherlands by 2020 (EIB, 
2015). Demographic developments such as aging and household dilution mean that there will be more 
and more quantitative demand for housing. 
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Economic and housing stock developments 
Developments in the housing stock have been affected by the crisis of 2008. From 2009, the number of 
new additions to the housing stock declined. However, there was no significant decrease in withdrawals 
from the housing stock due to demolition or mergers of existing dwellings (CBS, 2016). These 
developments are shown in figure 3.4. The decline in construction continued until 2014, when the Dutch 
economy picked up again and consumer confidence increased, with beneficial effects for the 
construction industry. These economic improvements have led to an increase in the supply of housing 
in the Netherlands (De Zeeuw, 2016). 

 

Figure 3.4 Housing stock developments (CBS, 2016) 

Another notable development in the housing stock is other additions to the housing stock (Figure 3.4). 
Other additions mean that residential properties are developed by means of transformation of real 
estates, such as offices, into a different function. Another example is large family houses divided into 
several small houses (CBS, 2016). It is remarkable that a considerable increase of such additions has 
occurred since 2011. However, this increase is mostly of an administrative nature; there are no physical 
dwellings added by means of transformation or subdivision of houses. This increase is due to the fact 
that since 2012, CBS has been determining the housing stock on the basis of the data from the Basic 
Administrative Registration (BAG), while this was previously done through the housing register (Gopal, 
et al., 2016). As a result, for example, student residences or rooms, which were not previously included 
in the housing stock, are now included in the statistics (CBS, 2016). 

The sum of new houses and other additions minus withdrawals can be used to calculate the net number 
of houses added to the housing stock per year. These calculations also include positive and negative 
administrative corrections, in order to arrive at a more accurate answer. These positive and negative 
corrections are made because in some cases new houses are counted twice, or houses withdrawn from 
the stock are not yet included in the statistics (CBS, 2016). The net added properties per year since 2006 
are shown in figure 3.5. 
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Figure 3.5 Net addition to the housing stock per year (CBS, 2016) 

From figure 3.5 it can be deduced that net additions to the housing stock decreased after 2008, from 
80,000 to approximately 45,000 in 2016. An increase can be seen between 2011 and 2013, but this is an 
administrative increase, as explained above, making this increase negligible. A further decline in net 
additions to the housing stock occurred since 2015. The reason for this is that locations for new 
developments are scarce so that fewer permits have been granted for newly built projects (De Zeeuw, 
2016). 

As already mentioned in paragraph 3.1, the urban area in the Netherlands is facing a tense housing 
market. The migration of households to the urban region has increased, which leads to rising housing 
shortages. Construction in urban areas has been cut back due to a shortage of construction sites (De 
Zeeuw, 2016). This creates leads to opportunities for sustainable urbanisation, such as the transformation 
of vacant office buildings and other types of real estate, so that new residences can be realised within 
the cities (Van Duinen, Van Rijken and Buitelaar, 2016). 

Changed policies of social housing corporations in their management have caused housing shortages in 
the social rental sector as well. One issues is that many cheap and affordable homes have been withdrawn 
from stock through sale or demolition. These were mainly houses with rents below the liberalisation 
limit (€ 711 per month; price level 2016). A large proportion of houses were outdated and the technical 
quality of these residential buildings was low, so that that they were demolished. In addition, the 
introduction of the lessor tax (Dutch: verhuurdersheffing) also played a role in the working processes of 
housing corporations. The lessors’ tax has to be paid by landlords on dwellings with rents up to the 
liberalisation limit (Veenstra, Allers, & Garretsen, 2016). As a result, housing corporations found it 
undesirable to have many homes in their portfolios on which they had to pay tax. These developments 
caused housing corporations to lose sight of their core task, namely offering affordable housing for 
people with low incomes. As a result, the number of homes in the expensive segment (above the 
liberalisation limit) in their portfolios increased. With the introduction of a new housing law in 2015, 
housing corporations are forced to their services of general economic interest (Dutch: Diensten van 
Algemeen Economisch Belang (DAEB)) and non-services of general economic interest (Dutch: niet-
DAEB) activities (Aedes, 2015). The core task of housing corporations must consist of offering social 
housing (DAEB) for target groups with an income of less than € 34,911 annually, and other special 
target groups. In addition, housing corporations, in cooperation with the municipalities, are also 
expected to ensure, to a limited extent, the liveability of the social real estate (Aedes, 2015).  

Consequences of housing shortages 
The shortages in the housing market mean that starting households, students and newcomers in the Dutch 
housing market cannot find suitable and affordable housing. Many tenants who are renting a house 
postpone moving because the current housing stock does not match their needs. This causes the 
phenomenon of skewed living (Dutch: scheefwonen). Skewed living means that tenants are living in a 
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house that is too expensive or cheap, based on their income. This means that people with a high income 
live in a cheap house, although they can afford a more expensive house. This group of people often 
occupies social housing. Sometimes the house does not meet their needs in terms of design, location and 
other characteristics, but due to the low rent they nevertheless stay in these homes (Rutte & Samson, 
2012). In recent years, the government has introduced measures to deal with skewed housing, such as 
an extra rent increase. On the basis of income data, housing corporations are allowed to increase the rent 
of the dwelling, if it appears that people with a high income live in a cheap dwelling (Rutte & Samson, 
2012). This regulation has recently been called into question, because on 3 February 2016 the Council 
of State ruled that the tax office was not competent to provide household income data to landlords 
because this was not explicitly mentioned in the law. Housing Secretary Blok proposed a repair law that 
explicitly stipulates that the tax office may provide income data to landlords. The Dutch Senate has 
agreed to this repair law, which means that from 1 July 2016 the tax office is authorised to provide 
income data to lessors (Rijksoverheid, 2016). 

Because cheap social housing is occupied by high-income earners, people with low incomes cannot 
access social housing and are forced to live in expensive rented housing in the private market. If these 
tenants become unemployed, their income will fall sharply, making the accommodation in which they 
live too expensive for them. Others continue to live with their parents, although they would like to live 
in an independent home. The qualitative mismatch between the supply and demand for housing plays 
an important role in this respect. For people with high incomes, there is not enough better-quality 
housing available, so they have no incentive to leave their current home and move to a better-quality, 
more expensive home. The occupation of social housing by people with high incomes has led to very 
long waiting times for social housing. The waiting time is eight years on average, with peaks of up to 
21 years in Amsterdam. Finally, there is a lack of cheap social housing on the market, which forces the 
group of households with a low income to live in expensive housing (Philipsen & Blijie, 2013). On the 
contrary, this group has increased in recent years. While the new measures have ensured that cheaply 
skewed residents (Dutch: goedkope scheefwoners) have fallen from 28% in 2009 to 18% in 2015, 
expensive skewed residents (Dutch: duur scheefwoners) have risen from 8% to 18% (Veenstra, Allers, 
& Garretsen, 2016). 

The housing shortages mainly affect urban regions, where the housing shortage has increased sharply 
recently, while in less urbanised regions the demand for new housing has decreased, as can be seen in 
the third trench 3.1 in figure 3.2. Differences between and within regions seem to be growing steadily 
(PBL, 2016). The housing shortage affects mainly starters in urban regions in the Netherlands. They are 
experiencing the impact of the housing shortage, long waiting periods for social housing and rising 
house prices (Luijten et al., 2005). More than half of this group prefers to live in rented homes. Starters 
usually have not been working for a long time and often do not have a (stable) relationship. As a result, 
they usually have only one, usually low, income and small assets (Mulder and Hooimeijer, 2002). People 
with low incomes have a lower preference for owner-occupied dwellings, compared to higher income 
groups (De Groot, 2011). The target group of status holders, who are starters on the Dutch housing 
market, also suffers from housing shortages, because there is not enough social housing to accommodate 
them. In the next chapter, these target groups and the target groups students and elderly people will be 
described in detail. The mismatch between housing demand and supply shows that the urban regions are 
still attractive as residential locations for the time being. This entails a considerable housing challenge 
for these regions (De Zeeuw, 2016). 

Inhabitants of the Netherlands are becoming increasingly independent and empowered, and this, 
together with the developments described above, will lead to a growing demand for diversity in the 
housing market. There is a growing demand for types of dwellings that can respond more quickly to 
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changing demographic, economic and technological developments. Based on demographic 
developments, diversity in the housing market is desirable because of the housing preferences of the 
new target groups, resulting from household dilution, aging, emigration, and immigration. It is expected 
that these demographic developments will disrupt the current housing market, which is designed for 
standard residential careers in the Netherlands because these target groups have different housing 
preferences. One of the expected consequences of demographic developments is that increasingly 
smaller dwellings are desirable, but more dwellings will therefore result in more space being used by 
dwellings in total (Priemus H. , 2016). Economic developments are related to the economic position of 
the Netherlands as a whole. The flexibility of the labour market, educational opportunities, and the 
financial position of companies and the population should be taken into account (Priemus H. , 2016). 
As indicated in 3.1, economic developments also have an impact on the construction of housing. In the 
coming years, approximately 60,000 homes per year will be added to the existing stock (Priemus H. , 
2016). This is not enough compared to the growth in the number of households. In order to keep up with 
the growth in the number of households, an average of 80,000 homes per year must be added to the 
existing stock until 2040 (Dubbeling, 2015). 

Finally, sustainability also plays an important role in the housing market. Increased sustainability in 
terms of energy quality of the Dutch housing stock and built environment has become an urgent 
objective. In the Netherlands, 40% of the total production of CO2 is caused by the built environment 
(Mulder, Luiten, & Spiekman, 2016). The energy label of a dwelling is an energy performance certificate 
based on the energy consumption of dwellings and has been mandatory since 2008 for every home that 
is sold. The energy label is subdivided into categories from label A (highly energy-efficient homes) to 
G (very energy inefficient homes) (Milieu Centraal, 2016). The energy quality of many dwellings is 
low; the average energy label so far awarded is D (Dubbeling, 2015). In 2012, a covenant was drawn up 
between the government and housing corporations in the Netherlands, in which agreements were made 
that by 2021 all social housing must have the average label B (BZK, Aedes, Woonbond, Vastgoed 
Belang, 2012). In addition, all new homes constructed after 2020 will have to be energy-neutral. The 
objective is an energy-neutral built environment by 2050, which means that the built environment no 
longer uses energy or produces CO2 (Mulder, Luiten, & Spiekman, 2016). 

3.3 Chapter conclusion 

In the Netherlands, there was a shortage of 133,000 homes in 2015. Without intervention in the housing 
market, these shortages will rise to 202,000 homes by 2020. This is a shortage of over 2 percent of the 
total housing stock. The causes of this shortage are mainly to be found in the demographic developments 
in the Netherlands. There is an increase in households, in particular, single-person households. The 
economic crisis of 2008 has also led to a reduction in the construction of new houses from 80,000 to 
60,000 new homes per year. In addition, most households want to live in the urban regions, such as 
Amsterdam, Utrecht, and Eindhoven, so that the housing market in these areas is very tense. The urban 
areas also suffer from the fact that there is not enough land available for building new dwellings. As a 
result, opportunities are being explored to transform inner-city real estate with a different function, such 
as office buildings, into residential properties. 

As a result of the reduction in the construction of new homes and the growing numbers of households, 
a situation has arisen in which there is a constant shortage in the housing market. The result of the rising 
shortage is that especially target groups with a low social and economic position are facing problems in 
finding suitable housing. Status holders, starters, students and the elderly are the target groups that 
experience the most problems in finding suitable accommodation. These target groups need social 
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housing, but the stock of social housing has decreased because of measures such as sale and demolition 
of homes. Furthermore, part of the social housing is occupied by residents who can afford more 
expensive homes but prefer to occupy cheap social housing. As a result, waiting times for social housing 
have increased. In the next chapter, the target groups mentioned above will be described in more detail. 
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4 Description of target groups 

In chapter 3, the housing shortage was calculated. This housing shortage has an impact on the housing 
possibilities for the target group status holders, as well as the choice of available homes for the target 
groups students, starters and the elderly. This chapter will map out the problems these target groups 
experience in the housing market. Subsequently, their qualitative and quantitative living needs will be 
mapped out. 

4.1 Status holders 

Status holders are people who have arrived in the Netherlands as refugees from war zones and have 
received a residence permit for the Netherlands. There were 21.3 million refugees worldwide in 2015 
(UNHCR, 2016). Large numbers escape to destinations in the region, usually to the neighbouring 
countries of their country of origin, where they can be accommodated to some extent in a safe 
environment, such as refugee camps (UNHCR, 2016). However, most of the neighbouring countries 
face problems themselves. Facilities to provide a humane existence for incoming refugees are lacking. 
Without international aid, the situation in these countries will become worse, forcing people to travel on 
to countries where they can build a better life. In 2015 a great number of refugees fled from Syria to 
European countries group (UNHCR, 2016). The situation in Syria has deteriorated to such an extent that 
it is impossible for civilians to live safely. A large proportion of the Syrian population has been displaced 
in their own country, while 4.2 million Syrians have escaped to neighbouring countries such as Turkey, 
Jordan, and Lebanon as shown in Figure 4.1. Figure 4.1 also shows that 10.1 million people have 
currently fled from five countries. In 2015, 1.25 million refugees came to Europe (UNHCR, 2016). In 
figure 4.1, Europe is shown in the category ‘other’, indicating that 1.1 million people fled to Europe 
from the five depicted countries. However, refugees from other countries, such as Eritrea, Albania, and 
Libya, are not represented in Figure 4.1, but these people have also come to Europe. Many of the 
refugees who have escaped to neighbouring countries will see the possibility of traveling further to 
Europe. This will increase the numbers of refugees in Europe, including the Netherlands, in the coming 
years. 

 

Figure 4.1 Refugees from the top five refugee countries and their destinations (UNHCR, 2016) 
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Since 2013, 83,164 refugees have submitted their first asylum application in the Netherlands, as shown 
in table 4.1. These are persons entering the Netherlands for the first time and are registered as refugees 
(VluchtelingenWerk Nederland, 2016). Refugees in the Netherlands since 2013 come from the 
following countries: Syria 37%, Eritrea 15% and 48% other countries, such as Iraq, Afghanistan, Iran, 
Albania and other countries. It is expected that approximately 75-80% of these refugees will be granted 
a temporary or permanent status (residence permit) (Leekers & Scholten, 2016). 

Table 4.1 First asylum applications by origin, based on figures of Vluchtelingenwerk 

 
 

2013 2014 2015 2016 Total Percentage 

Total 9,838 21,811 43,093 8,422 83,164 100% 

Syria 2,232 8,748 18,677 1,451 31,108 37% 

Eritrea 851 3,833 7,359 437 12,480 15% 

Other 6,755 9,230 17,057 6,534 39,576 48% 

 

As of 9 August 2016, there were 33,535 persons living in reception centers (Dutch: AZCs) of the central 
organization for the reception of asylum seekers (Dutch: COA), of whom 15,503 were status holders. 
The majority (37%) of people currently staying in the asylum seekers' centers are young people aged 18 
to 29. Of the total, 27% are men and 10% women in the age group 18-29 years (figure 4.2) (COA, 2016). 
In addition, 70% of all refugees arrive alone. 

 

Figure 4.2 People in asylum seekers’ centers by age, based on figures from (COA, 2016) 

In this study, the focus is on the target group of status holders, that is, refugees who have been granted 
a residence status allowing them to stay in the Netherlands. This group should be provided with housing. 
Status holders usually have few options on the housing market and do not have any knowledge of the 
housing system in the Netherlands. The housing process starts with an inventory of the number of status 
holders that should be accommodated in the regular housing market, carried out by the Secretary of 
Security and Justice every six months. The number is then divided among all Dutch municipalities in 
proportion to the number of inhabitants of each municipality. Under Section 28 of the Housing Act 2014, 
the municipalities are obliged to provide housing for the required number of status holders (Opnieuw 
thuis, 2015). 

Status holders can look for suitable accommodation on the Dutch housing market themselves, but due 
to their limited knowledge of the housing system, limited social contacts and lack of language skills, the 
task of housing is usually carried out by COA. The COA's executive officers serve as intermediaries 
between the municipality and the status holder. The executive officers are expected to have knowledge 

6%
11% 9%

37%

21%

10%
4% 2%0%

10%

20%

30%

40%

0-3 years 4-11 years 12-17 years 18-29 years 30-39 years40-49 years 50-59 years 60 years
and older

Female Male Total



Transformation and Integration  

 25 

of a region within the Netherlands that has been assigned to them, and of the status holders, in order to 
make a good match for the accommodation of the status holder in the relevant municipality (Opnieuw 
thuis, 2015). 

4.1.1 Qualitative housing demand of status holders 

As described above, various government bodies, such as the government, COA, and municipalities, are 
involved in housing status holders. The current approach of the government is characterized by a 
distribution policy. This means that all status holders are divided between the Dutch municipalities in 
proportion to the number of inhabitants. The advantage of such as policy is that status holders do not 
cluster in certain locations, as a result of which the pressure on the housing market is equally distributed, 
as well as the financial expenses (Dwyer & Brown, 2008; Net, 2011). 

After the national government has determined the number of status holders that should be settled by 
each municipality, the COA's executive officers connect the status holders to specific municipalities. 
After this, it is the task of the Dutch municipality, together with the social housing corporations, to find 
suitable homes for the status holders. Status holders are usually dependent on benefits, at it is therefore 
important that the living expenses are not too high (Priemus & Smid, 1993). The majority of status 
holders is therefore housed in the social housing. They are often given priority in the assigning of 
housing (Klaver & Van der Welle, 2009; Zorlu & Mulder, 2008). This leads to a feeling of displacement 
in the social housing market among the Dutch population. As mentioned earlier, Dutch people must 
register to be eligible for social housing, and the waiting period is on average eight years. Because status 
holders are given priority in social housing, Dutch target groups feel disadvantaged (Horn, 2015; 
Labyrinth, 2014). 

The type of dwelling also plays a role. There has to be a match between the type of household that has 
to be accommodated and the available accommodation in the municipality. As can be seen from figure 
4.2, most refugees are young people aged 18 to 29; the large majority of these are single young men 
(COA, 2016). However, most of the social housing in the Netherlands is aimed at multi-person 
households, which means family homes that are too large to accommodate a single young person (COA, 
2016). Moreover, as discussed in chapter 3, the social housing sector is facing shortages. As a result, 
target groups from the Netherlands, such as starters, are also looking for social housing. Despite the 
shortages, there have been initiatives in a number of municipalities to house several single young status 
holders in one family home, but there usually is no support from the neighbourhood for this arrangement. 
People living in the vicinity are concerned when several single young men will be housed in their street. 
They are concerned about the social security of their neighbourhood when single status holders are 
housed near households consisting of families with children (Brabants Dagblad, 2016). Furthermore, 
status holders are housed together with other status holders in reception centers, which is a stressful 
experience for them. Therefore, they prefer independent housing, so that they have more privacy and 
will feel more at home in Dutch society (Bakker, 2015). 

Another problem in the housing of single status holders is family reunification. Family reunification is 
more common among refugees from certain regions than those from other regions. For example, the 
statistics on asylum applications in the Netherlands in 2015 show that the ratio between first arrivals and 
family for Syrian refugees is about 1:2; that means that for each two Syrians arriving alone in the 
Netherlands, one further family member will have to be housed as well. For Ethiopians, this ratio is 
smaller, almost 1 out of 7. Family members of Iraqis and Afghans travel relatively less frequently (CBS 
Statline, 2016). It is therefore important to know the expected number of family members in advance 
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and to know when the remaining family members will come to the Netherlands so that the type of 
dwelling can be taken into account when housing status holders. 

Once status holders have been housed, they simultaneously start their integration process in Dutch 
society, so it is important that the property is located near public transport and facilities such as schools 
and shops (Priemus & Smid, 1993). Because status holders usually have limited social contacts in the 
Netherlands, attempts can be made to help them get in touch with Dutch society and the population by 
housing them near Dutch people. This can create social contacts that can be beneficial in building up a 
network so that status holders can find suitable work faster (Bakker, 2015). 

The above shows that housing status holders is complicated. Municipalities and social housing 
corporations are struggling to find suitable homes for single young status holders, because the existing 
social housing stock is not equipped for single-person households. Attempts have been made to house 
several single status holders in one multi-family dwelling, but this is not desirable in neighbourhoods 
with mainly families and elderly people. In addition, it is not always clear whether single status holders 
will claim family reunification, so that it is difficult to decide in which type of dwelling a single status 
holder should be accommodated. If they are housed in a small home, it will later be difficult to 
accommodate their family members there; if they live in a large house and the family reunification takes 
a lot of time, a large house will be occupied by one person. It is also important that status holders are 
encouraged to integrate into Dutch society from the start. Research on the integration of refugees in the 
Netherlands who had been granted a residence permit between 1998 and 2008 shows that 34% were still 
living on benefits in 2008. In the same year, 10% of native Dutch people were dependent on benefits 
(Klaver & Van der Welle, 2009). By stimulating status holders in their integration process by means of 
housing, status holders can become self-reliant and self-sufficient in Dutch society, so that they will be 
less dependent on benefits in the future.  

Qualitative housing demand by type of dwelling, rental price and living environment 
With the arrival of many single status holders, there is a need for small social housing units. Independent 
apartments of 30 m² with a rent of between € 400 and € 710, in a residential complex with single or two-
person households from the Netherlands, are currently the most suitable housing for single status 
holders. In this type of dwelling, two people may be accommodated, if the pressure on the housing 
market is high. This type of dwelling is particularly desirable in urban areas, where the housing market 
is more tense, as shown in chapter 3. In this type of accommodation, status holders will be in regular 
contact with Dutch people. At the same time, multi-family social housing will not be occupied by 
multiple single status holders (Paul, 2009).  

4.1.2 Quantitative demand for housing of status holders 

As of 9 August 2016, a total of 33,535 persons were staying in reception centers, of whom 15,503 were 
status holders. Dutch municipalities were assigned the task of housing 23,000 status holders by the end 
of December 2016 (Opnieuw thuis, 2016). In the first half of 2017, the municipalities had to house 
13,000 status holders (National government, 2016). It is expected that some the refugees staying in 
reception centers will also receive a temporary or permanent permit to stay in the Netherlands. In total, 
70% of refugees living in reception centers are single persons. The target group on which this study 
focuses are single status holders between the ages of 18 and 49. The total size of this target group is 
approximately 11,000 people (COA, 2016). The type of housing that is the most suitable for this group 
are small independent housing units. However, paragraph 4.1.1 shows that there is no supply of such 
homes for this target group. Therefore, municipalities have tried to house several single status holders 
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in family homes, but this receives opposition from the local population. This means that there is a 
shortage of 10,000 independent housing units that fit the needs of single status holders. 

It is difficult to identify the future demand for housing among this target group because the size of the 
target group status holders depends on global disturbances and geopolitical issues. Therefore, the 
number of refugees may increase in the future.  

4.2 Students 

In addition to the target group status holders, the target group students also suffers from shortages in the 
housing market, especially in the large cities. Students aged between 18 and 26, studying full-time in 
higher education are usually looking for accommodation in the city in which they study (ING, 2014; 
Van Hulle, 2015; Ministerie van OCW, 2016). Student housing in the Netherlands has been problematic 
for years because the student population has steadily grown. An increase was particularly noticeable in 
higher education (Van Hulle, 2015), as seen in Figure 4.3. Young people today are increasingly 
encouraged by their environment to follow higher education, and therefore be in education for longer 
periods of time (Ministry of Education, Culture, and Science, 2012). The increase in the number of 
students is also reinforced by internationalisation, because the Netherlands has become an attractive 
country for foreign students in terms of educational quality and cheap education, compared to other 
countries. Many students from other EU countries, the United States, China, and India have come to the 
Netherlands (Van Eck, Van Dam, & De Groot, Demografische ontwikkelingen 2010-2040, 2013). 
Various studies predict that student numbers will grow until 2025. However, changes in the student loan 
system and demographic contraction will lead to lower numbers of students thereafter, as seen in figure 
4.3 (ING, 2014; Van Hulle, 2015; Department of Education, 2016). The continuing increase in the 
number of students will create an additional demand for student housing in the future. 

 

Figure 4.3 Student population, based on figures from Education Reference Projects 2016 

4.2.1 Qualitative housing demand of students 

The qualitative housing needs of students are determined by two common factors, namely price and 
location (Mulder et al., 2010; Van Hulle, 2015; Onclin, Alahuhta, & He, 2014; Nijenstein, Haans, 
Kemperman, & Borgers, 2015). Various studies have identified price as the most important factor in 
choosing student accommodation (Mulder et al., 2010; Van Hulle, 2015; Nijenstein, Haans, 
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Kemperman, & Borgers, 2015). Other important factors are the location (bicycle distance to the 
university), quality of the living space, such as the size of the room, and degree of independence, such 
as independent sanitary facilities and kitchen (Van Hulle, 2015; Nijenstein, Haans, Kemperman, & 
Borgers, 2015). 

Type of residence 
A recent change in law has made it impossible for students to receive housing benefits for dependent 
student units. As a result, there has been an increase in demand for independent units (Mulder et al., 
2010; Van Hulle, 2015). An independent unit has its own facilities such as bathroom and kitchen, while 
an independent unit has to share these facilities. When applying for housing benefits, the applicant must 
have a separate house number and facilities. The amount of the allowance depends on the income and 
age of the occupant (Huurtoeslag, 2016). A recent survey shows that 45% of students prefer an 
independent residential unit, which means a studio apartment, citing a preference for 21 m² of space on 
average (Van Hulle, 2015). 

Rental price 
The price students are willing to pay for housing depends on the total income they receive each month. 
The main sources of income for students are: student grants (loan system), additional loans, tuition 
credit, rent and healthcare benefits, contributions by parents and part-time jobs (Van Hulle, 2015).  

The average monthly income of students is € 720. This varies from € 860 for students living 
independently, compared to € 530 for those living with their parents. However, students spend on 
average € 780, which is more than their monthly income. Students living independently spend € 980 per 
month, while students living with their parents spend € 540. The difference between income and costs 
is compensated by borrowing money from family or using savings (Van Hulle, 2015). The average 
housing expense for students is € 470, including additional costs and without deduction of housing 
benefits. The national monitor for student housing shows that students are prepared to pay more for 
independent living space than for accommodation with shared facilities (Van Hulle, 2015). 

Location 
Not only are the facilities in the building important for students, but also the facilities in the vicinity of 
the building. Because students spend a large amount of time at the university and are more often outdoors 
compared to other target groups, it is important that facilities such as public transport, shops, sports and 
recreational facilities are accessible by bicycle (Mulder, Boer, Wegstapel, Jansen, & Klomp, 2010). The 
type of living environment that is best suited for students is an urban living environment, based on the 
availability of facilities. However, as indicated above, the rent of the accommodation plays an important 
role. If accommodation close to the city center is too expensive, students are prepared to live in the 
suburbs, provided there is a good public transport link to the center (Onclin, Alahuhta, & He, 2014). 

Types and suppliers of student accommodation 
The current supply of student housing consists of independent and shared housing accommodations. 
There are student houses, for example, which consist of normal houses in residential areas, which are 
rented out to several students. The students share the kitchen and bathroom. Furthermore, there are 
student complexes, which are fully developed and equipped for students. Student complexes often have 
a connection with educational institutions and are subject to a campus contract. With a campus contract, 
the student has to leave the accommodation upon completing their course at the educational institution. 
In student complexes, both independent and independent housing units are offered. Of all student 
residences and student complexes, 42% are owned by private providers and 37% by social housing 
foundations for student housing (Van Hulle, 2015). Furthermore, more than 15% of students live in 
private homes (Dutch: hospita) (Van Hulle, 2015). This means that individual homeowners rent out a 
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room to students. The facilities are usually shared with the homeowner (Wintraecken, 2013; Mulder et 
al., 2010). 

Qualitative demand  
The qualitative housing needs of students can be characterized as an independent studio apartment of 
21 m², near educational institutions and near facilities such as supermarkets and leisure facilities. The 
maximal desired rental price for an independent studio is €400. The reason for this is that homes costing 
more than € 400 do not qualify for housing benefit. 

4.2.2 Quantitative demand for student housing  

The housing of students is monitored annually by ABF Research in collaboration with the Knowledge 
center for student housing and cooperation between student housing providers (KENCES) and the 
Department of Education, Culture, and Science (OCW). The most recent national monitor of student 
housing (Apollo) indicated that in the academic year 2015/ 2016 there were approximately 700,000 
students in the Netherlands (Van Hulle, 2015). It is expected that in the next 8 years there will be an 
annual increase of approximately 3,000 students in higher vocational education (hbo) and 1,000 students 
per year in academic education. Of the current 700,000 students, 44% lived in the parental home and 
56% lived independently (Van Hulle, 2015). In recent years, the percentage of students living 
independently has remained almost constant: 58%, 57%, 57%, 56% and 58% respectively in 2009, 2012, 
2013, 2013 and 2014 (Mulder et al., 2010; Poulus, 2012; Poulus, 2013; Poulus, 2014). In 2015, a total 
of 392,000 students lived independently, of which 24% were living in an independent dwelling and 76% 
in dwellings with shared facilities, as shown in figure 4.4. 

 

Figure 4.4 Student population and living arrangements (ABF Research, 2016) 

The National Monitor of student housing also shows that university students are more likely to live 
independently than vocational students. As students get older and have been studying for longer, they 
also moved out of their parents’ home more often. In the same study, a questionnaire was conducted 
among 42,000 students. The results showed that 55% had moved out of their parents’ homes in 2015, of 
which 81,000 students needed a student accommodation within one year. More than 45% of the students 
who have moved away within one year needed independent living accommodation. The choice to leave 
the parental home also depends on political developments. It was announced in 2015 that students will 
have less to spend due to the abolition of the basic scholarship for students. That is why students will 
more often choose to stay with their parents, especially at the start of their course. In 2015 28% of first-
year students left home, but this had dropped to 13% in 2016 (Vissers, 2016). In the long term, this can 
have consequences for student participation, freedom of choice for students regarding the city in which 
they study and the developments of so-called ‘knowledge cities’ (Vissers, 2016). 
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Housing shortages 
Student housing will face shortages in the coming years. The forecasts from various institutions that 
have carried out research into the shortages of student housing are quite varied. The reason for this is 
that the market for student housing is not transparent. For example, the company DUWO, specialising 
in student housing, mentions a deficit of 28,000 homes until 2020 (Onclin, Alahuhta, & He, 2014). ING 
bank expects a shortage of around 70,000 homes until 2025, but assumes that after 2025 the demand for 
student housing will decline as a result of developments in the student population (ING, 2014). This 
indicates that deficits will remain in the near future, but it is possible that there will be a surplus of 
student housing as demand from students declines. ABF Research focuses on the qualitative mismatch 
of student housing. It reports a shortage of 68,000 independent student units, but suggests that there may 
be a surplus of student units with shared facilities (Van Hulle, 2015). 

4.3 Starters 

Starters have gained increasing interest in recent years from national and local governments, housing 
corporations and developers. This interest has grown, because the target group starters found it difficult 
to access the housing market, both for rental and the owner-occupied homes (Brounen & Neuteboom, 
2009). The target group starters can be defined very broadly, because Eastern European migrants are 
also included as starters on the Dutch housing market, as are status holders. In general, two groups can 
be distinguished within the wider group starters (BZK, 2015): 

1. The ‘starter’: This group takes their first step on the housing market, and consists especially of 
young people who start looking for an independent living space after finishing university. 
They have not lived independently before (BZK, 2015). 

2. The ‘semi-starter’: These are people who have already lived on their own. For example, in 
case of a divorce, where one of the partners will continue to live in the marital home, no 
dwelling will be made available for the market (BZK, 2015). 

In this study, the term ‘starters’ refers to the category 1. Moreover, status holders and other immigrants 
are not included in this group.  

These starters are mostly between 20 and 35 years old. In 2016 this group consisted of 3.2 million 
people, which is 19% of the total population in the Netherlands. This group will grow by 5% in until 
2020, as shown in Figure 4.5, but will not grow any further in the long term. However, there will be a 
shift in the age categories within the group. The number of young people between 20 and 25 will 
decrease slightly, while the group from the ages of 25 to 36 will increase slightly (CBS, 2016). 

 

Figure 4.5 Demographic developments of starters aged 20 to 35 years (CBS, 2016) 
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The total number of households consisting of starters aged between 20 and 35 years in 2016 was 1.48 
million; 53% of these households were single-person households. Figure 4.6 also shows that the number 
of households will grow by 3% until 2020; by 2030 it will only be 1% more than in 2016. Thus, the 
number of households will decrease between 2020 and 2030. This does not mean that the total size of 
this group will decrease, but that more young people will live together, as shown in Figure 4.6. The 
number of single-person and two-person households is decreasing, while households with more than 
two persons are increasing (CBS, 2016).  

 

 

 

 

 

 

 

 

 

 

 

4.3.1 Qualitative housing demands of starters 

In this section, the qualitative housing requirements for the target group starters will be described, 
divided into the type of dwelling, rental price, and location. 

Type of dwelling 
Starters are often in a stage of life characterized by many changes in terms of education, work and 
relationships. These developments may lead to the decision to look for independent living space. Starters 
often have limited mortgage options and are usually single or in a relationship, but do not yet have 
children. Part of this group wants to be flexible, since they are at the start of their working career, and 
are looking for a small, affordable, independent two- or three-room residential unit. They can easily 
move if necessary, for example, if they have to move away for work or if they want to move to a more 
permanent home. Starters usually live in this type of dwelling for three to five years (Beterams, 2013). 
The 2015 WoOn study by the Department of the Interior also shows that starters are looking for rental 
homes more often than in the past. They are often looking for apartments measuring 50 to 100 m² (BZK, 
2015). A common size of apartments for starters is approximately 60 m² (Kaat, Vos-Van de Weg, & 
Kerkdijk-Roggen, 2016). 

Rental price 
The amount to be spent on housing depends on the income of the target group starters. Because the 
target group starters is very broad, they differ widely in terms of income, which will not be discussed 
further in this study. The maximum rent that the starters are prepared to pay lies in the range of € 500 to 
€ 850. In this context, low-income starters will need cheap social housing. High-income starters are not 
eligible for social housing, so they need housing in the middle segment, between € 710 and € 850. 
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Figure 4.6 Household composition of starters (source: CBS, 2016) 
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Location 
Starters prefer a location in or near the city center with good accessibility by bike and public transport, 
(free) parking, and close to amenities (Janssen, 2010; Beterams, 2013). The area should be 
multifunctional with an extended selection of shops, hospitality venues, and sports facilities. Public 
safety and social control are also of high importance; there is a strong preference for lockable and easily 
accessible bike sheds (Hoefnagel, 2011; Wissink, Tideman, & Groenland, 2015).  

4.3.2 Quantitative housing needs of starters 

The most recent WoOn study shows that in 2015, more than 235,000 starters successfully moved to an 
independent home. Of these 235,000 starters, 64% moved to the rental sector and 36% to the owner-
occupier sector. Among the Dutch population in 2015, 580,000 starters were considering moving the 
next few years. However, these people can postpone their move if necessary. The ‘demanders’ in the 
market can be defined as starters who want to move within two years and have undertaken concrete 
steps to find an independent home. Approximately 346,000 starters can be characterised as demanders 
(BZK, 2015). 

Shortages 
The total potential supply of homes which the target group of starters could access is approximately 
469,000 homes. These are homes in the cheap and more expensive rental segment. These homes are also 
accessible to other target groups, such as semi-starters and people already living in independent homes 
(Dutch: doorstromers). This means that the supply of homes for the target group starters is very limited. 
In 2015, the total demand for rental homes was 576,000, of which 27% came from the target groups 
starters, 5% from semi-starters and 68% who were already living independently and moved to a new 
home (Dutch: doorstromers) (BZK, 2015). Therefore, there was a shortage of 107,000 rental homes for 
these target groups. As a result, the target group of starters has a very small chance of finding a suitable 
rental home. 

4.4 Elderly 

The group of people aged 65 and over will grow quickly in the Netherlands in the coming years. Ageing 
has become an increasingly important theme in the Netherlands, especially in the housing market. The 
birth wave after the Second World War also called the ‘baby boom generation’, and the average longer 
life expectancy causes an aging population. The increase in the population aged over 65 has accelerated 
since 2011. In that year, many babyboomers reached the age of 65. In 2015, the percentage of people 
aged 65 and over rose to 18% of the total population in the Netherlands. Until 2030, the percentage of 
people aged 65 and over is expected to rise to as much as 25% of the total population. It is estimated 
that until 2040 this target group will increase by an average of 70,000 persons per year (CBS, 2016). 

With age, people’s health will gradually deteriorate and their mobility will decrease (CBS, 2016). The 
need for care and support will increase among the elderly. In addition, according to the WoOn study 
2015, as the elderly grow older, their tendency to relocate is decreasing (BZK, 2015). 

In this study, the target group of older people is defined by the age category 65-80 years. This group is 
the most likely to relocate because they are looking for a better home that suits their housing preferences. 
Furthermore, most people in this group are not physically disabled. In 2016, there were about 2.3 million 
elderly people aged between 65 and 80, representing 18% of the total population. In the short term, this 
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group will grow by 10% up to 2020 compared to 2016. The development of the population shown in 
figure 4.7 is striking: the group aged 70 years and over will increase, while the group aged under 70 
years will decrease until 2020.  

 

Figure 4.7 Demography of the elderly aged 65 to 80 years (source: CBS, 2016) 

In contrast to the target group young people, households in the group of elderly people will increase 
steadily. Research based on figures from the WoOn study shows that in 2015 there were over 1.1 million 
households in the 65 to 80 age group. The majority of this group owns a home, amounting to more than 
610,000 properties. Over 400,000 rent a house. Of the total group of elderly people, 4% definitely want 
to move house and 24% have moved house in the next two years (Van Iersel & Leidelmeijer, 2016). 
Figure 4.8 shows that until 2020 households made up of elderly people will increase by 10% compared 
to 2016. In the long term, until 2030, the number of households within this target group will increase by 
29% compared to 2016. More than half of these households are made up of two-person households, 
which will decrease by 2 percent by 2020 compared to 2016 and by 6 percent in 2030. Single-person 
households now account for over 39% of the total and will increase slightly in the coming years, as can 
be deduced from Figure 4.7 (CBS, 2016). 

 

Figure 4.8 Household composition of the target group elderly (source: CBS, 2016) 
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4.4.1 Qualitative housing demand of the elderly 

In this section, the qualitative housing requirements for the elderly will be described, according to the 
type of dwelling, rental price, and location. 

Type of dwelling 
This target group prefers single story home so they do not have to use stairs. Such dwellings can usually 
be found in apartments (Aedes-Actiz, 2013). These findings are in line with the results of the recent 
WoOn study 2015. Most older people are looking for rental apartments, as shown in Figure 4.9. In 
Figure 4.9, the preference of the target group elderly for the type of dwelling is shown, comparing 2009 
and 2015 (Van Iersel & Leidelmeijer, 2016). 

 

Figure 4.9 Preferred type of dwelling among the elderly (Van Iersel & Leidelmeijer, 2016). 

Elderly prefer a spacious apartment with three rooms and a total area of 80 to 110 m² (Van Iersel & 
Leidelmeijer, 2016). The living room should measure 25 to 30 m² and the bedroom at least 11.5 m² (Van 
der Voordt, Remøy, & Oudijk, 2007). A connection between the living room, bedroom, and bathroom 
is desired, meaning that elderly people want a door connecting the living room and the bathroom, as 
well as from the bedroom to the bathroom (Van der Voordt, Remøy, & Oudijk, 2007). In an apartment 
complex, older people do not prefer a ground floor dwelling. The presence of an elevator is therefore 
necessary. It is also desirable to pay attention to the sound insulation between the dwellings, because 
older people greatly value quiet surroundings. Finally, it is important to take into account that the 
dwelling can be easily adapted if the inhabitants start to suffer from physical disabilities. The study by 
McDougal and Veen (Aedes-Actiz, 2013) shows that 87% of older people desire privacy, so that shared 
homes are not compatible with this target group. Furthermore, the elderly find outdoor and storage space 
very important, regardless of the type of dwelling. 

Rental price 
The elderly now pay an average of € 500 to € 750 per month, including gas, water, and light. They are 
willing to pay the same amount when relocating. For services at home, people are willing to pay about 
€ 100 euros. Handymen, a housekeeper, and a window cleaner are the most popular services.  

Location 
This target group is known for being critical and demanding. After all, the need to relocate is not as great 
as for other target groups. It is known that older people usually stick to their old routines and places that 
they know (Lijzenga & Van der Waals, 2014). This is also evident from the figures: most elderly people 
want to continue living within their current municipality and often even within their own neighbourhood. 
However, not all districts are equally suitable for housing the elderly. It is therefore important to take 
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into account the level of facilities and activities within different neighbourhoods. The majority, 86% of 
older people, want to live near daily shopping facilities. In addition, the presence of public transport is 
an advantage, so that older people do not to become dependent on others regarding their mobility 
(Aedes-Actiz, 2013). In general, older people prefer an urban environment with a suburban living 
environment. 

4.4.2 Quantitative housing demand of the elderly 

It is difficult to determine the supply of housing for this target group on the basis of the most recent 
WoOn survey. Overall, there is a shortage of 107,000 homes for the target groups starters, semi-starters 
and people leaving another home behind. On 22 March 2016, policy research company Ipso Facto 
presented a report commissioned by the ANBO, a charity for the elderly, of its research into local policy 
for senior housing. Ipso Facto conducted a survey among all 390 municipalities in the Netherlands. The 
results show that the Netherlands currently has a deficit of 40,000 to 60,000 homes that are suitable for 
the elderly (CBS, 2016; Ipso Facto, 2016). These deficits will increase in the coming years if no 
measures are taken in the housing market (Ipso Facto, 2016). 

4.5 Chapter conclusion 

The target groups of status holders, students, starters and elderly people will increase in number in the 
coming years. This means that quantitative housing demand will also increase. The current supply of 
housing for these target groups does not match the demand. More than 37% of the target group of status 
holders consists of single young people, who need social housing. However, the social housing stock 
consists mainly of larger family dwellings, while for this target group small independent dwellings are 
needed. The target group of students desires independent housing units, while the current supply mostly 
consists of shared accommodations. Starters are in a difficult position because their income does not 
allow them to buy a house, due to tighter mortgage regulations, while many have an income that is too 
high to qualify for social housing. The elderly are also increasingly looking for rental apartments that 
meet their qualitative requirements and wishes, but the current supply of rental apartments often does 
not meet these requirements. 

It is difficult to calculate exact quantitative housing shortages for the target groups. The reason for this 
are demographic developments among the target group status holders, the non-transparent housing 
market for the target group students, the broad definition of the target group starters, and insufficient 
data for the target group older people due to the non-transparent housing supply. However, it was 
possible to make assumptions for the quantitative demand on the basis of the available studies. This 
shows that the housing shortage for the target group status holders amounts to 10,000 houses matching 
the qualitative demands of this group. For the target group students, there is a shortage of 68,000 
independent student residences. For the target group of starters, the shortage amounts to 107,000 housing 
units. The deficit for the elderly population is between 40,000 and 60,000. In this study, an average 
shortage of 50,000 dwellings was assumed for the elderly. 

The quantitative and qualitative housing needs of the target groups have been mapped out in this study 
on the basis of the existing literature. The qualitative requirements are subdivided according to the 
residential preferences of the target groups regarding the location of the dwelling, the type of dwelling 
in terms of number of rooms and surface area, and the rental price they can pay. These are summarised 
in Table 4.2. 
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Table 4.2 Qualitative housing demands of the target groups 

 Location (residential 
environment) 

Building (residences) Cost 

Status holders - Urban environment; 
- Ample facilities. 

- Independent living 
unit; 30 m² with living 
room and separate 
bedroom. 

Max. rent € 400 
up to € 710 
(housing benefit 
limit for social 
dwellings) 

Students - Urban environment; 
- Ample facilities. 

- Independent living unit 
(studio apartment of at 
least 21 m²). 

Max. rent up to 
€ 400 (housing 
benefit limit for 
students) 

Starters - Urban environment; 
- Ample facilities. 

- Independent 
apartment of 60 m², 
with living room, 
separate bedroom, and 
possibly workroom. 

Max. rent € 500 
to € 850 

Elderly - Safe living 
environment; 

- Shops offering daily 
amenities and public 
transport within 
walking distance 
(<500 m); 

- Living environment in 
suburban-type 
landscape (space, 
greenery). 

- Preferably no ground 
floor dwelling; 

- Availability of elevator; 
- Preferably no interior 

staircase; 
- At least three rooms; 

total of 100 m²; 
- Living room 25-30 m²; 

bedroom > 11,5 m²; 
- Direct connection 

between living room, 
bedroom, and 
bathroom; 

- Good sound insulation; 
- Adjustable in case of 

functional 
disturbances. 

Max. rent € 500 
to € 850  
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5 Transformation 

The vacancy rate in the office market has negative consequences, as described in chapter 2. The large 
and increasing shortage in the Dutch housing market is explained in detail in chapter 3. Target groups 
most affected by housing shortages (status holders, students, starters and elderly) are described in 
chapter 4. The transformation from vacant offices to residential buildings could be a possible solution 
to the problems discussed in the previous chapters, as will be discussed in this chapter. 

As briefly indicated in the introduction (Chapter 1), the transformation from offices to homes has been 
applied in the Netherlands for decades. It was rather difficult at the start, but, as indicated in chapter 2, 
in recent years transformation has been applied more frequently in the Netherlands. It is important to 
discuss what transformation is and what possibilities there are for transforming empty offices into 
residential buildings.  

As mentioned earlier, the transformation of offices in the Netherlands is a much-discussed topic. As a 
result, both scientific and market research has been carried out into the transformation possibilities of 
vacant offices into residential buildings. First, section 5.1 will map out what transformation is, based on 
scientific literature, and how offices can be transformed into housing. The main focus will be on 
permanent and temporary forms of transformation.  

Subsequently, the total vacancy rate, as inventoried in chapter 2, will be further specified. Not all 
buildings that are vacant are eligible for transformation. Firstly, section 5.2 maps out factors that play a 
role in determining the transformation potential. Based on these factors, Section 5.3 will provide a rough 
estimate of the total number of vacant office space that could possibly be transformed into residential 
buildings. The qualitative and quantitative housing requirements of the target groups discussed in 
chapter 4 will be further specified in section 5.4, from which target group profiles will be composed. 
Subsequently, in section 5.5 an overview will be drawn up of how many homes can be realized in the 
potentially transformable office space, and what the contribution will be to the housing market. Finally, 
in section 5.6 other factors that influence transformation projects will be mapped out. 

5.1 Types of transformation 

Transformation is the conversion of the original function of a building (in this case an office function) 
to a new function (residential function), in which the physical appearance of the building is changed in 
order to reuse the existing building in a more effective and efficient way (Douglas, 2002; Hek, Kamstra, 
& Geraedts, 2004). ‘More effective’ means extending the use and lifespan of the existing building, and 
‘more efficient’ means making better use of the spatial and technical properties of the existing building 
in the new function (Douglas, 2002). 

Transforming offices into homes can be permanent or temporary (Douglas, 2002; Hek et al., 2004). In 
case of permanent transformation, the vacant office building will be transformed for an indefinite period 
of time into the new function (Douglas, 2002). In case of temporary transformation, the building will be 
transformed into another function for a certain period of time, in accordance with current law and 
regulations, for a maximum of 10 years (Hek et al., 2004). 

Temporary transformation is often used in vacant buildings where the final goal of the building is not 
entirely certain yet. This means that, for example, there are demolition plans for some buildings, but 
these cannot be carried out due to financial considerations, so the buildings are used temporarily for 
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another function. The building can also be temporarily transformed on an experimental basis; if after 
this period it turns out that the building is well-suited for the new function, the temporary transformation 
can become permanent. On the other hand, if demand for the original function of the building increases 
again in the future, the building can be transformed back to its original function (Van der Voordt et al., 
2007). 

There are differences between temporary and permanent transformation in legislation and regulations, 
technical requirements, financial feasibility and process efficiency. In some cases, there are lower 
requirements for temporary transformation in terms of building requirements and change of use 
(Benraad, Scheldwacht, Singelenberg, & Steetskamp, 2012). Furthermore, because temporary 
transformation will last for a specific period of time, in most cases the construction time will also be 
shorter. Because the exploitation time is often short, the return on investment will also be shorter. 
Therefore, structural interventions in the existing building are often very limited, compared to permanent 
transformation (Van der Voordt et al., 2007). These differences will be explained in more detail in the 
following paragraphs. 

5.2 Exploration of transformation potential 

This section will explore the transformation potential of the stock of vacant office buildings in the 
Netherlands. This study is conducted at the national level through an exploratory analysis based on data 
from the office market at the national level. 

The transformation potential of the vacant office buildings is primarily dependent on two factors (Van 
der Voordt et al., 2007). 

1. Firstly, the duration of the vacancy, described in detail in paragraph 2.1 of this report. The rule 
here is that in the case of structural vacancy (empty periods of three years and more), building 
owners are more willing to switch to a different function (Van der Voordt et al., 2007); 

2. Secondly, the cause of the vacancy, which is described in paragraph 2.2 of this report. Vacancy 
can arise from (a) the market, (b) the location or (c) the building. 

-  (a) When a building is vacant due to market factors, and the market for its original 
function is growing again, transformation will not be desirable (Van der Voordt et al., 
2007); 

- (b) If the location no longer meets the current requirements and wishes of office users, the 
potential for letting the buildings as offices will decrease. In that case, transformation is 
an interesting option, provided that the location is suitable for a residential function (Van 
der Voordt et al., 2007); 

- (c) In the case of vacancy due to building factors, the transformation potential depends on 
the extent to which the building can be transformed by technical design interventions into 
homes that meet the requirements and wishes of potential new target groups. In this 
context, financial feasibility and possibilities for change of use are seen as critical success 
factors (Van der Voordt et al., 2007). 
 

Another primary factor that plays an important role in transforming vacant office buildings is municipal 
policy. If an empty office building is located in an area that has municipal priority for housing, this will 
simplify the transformation process, because it also serves the local council’s interest (Van der Voordt 
et al., 2007). This factor is difficult to test, because the scope of this research is nationally focused, and 
it is not possible to test geographical locations in terms of zoning plans. The municipal policy will be 
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addressed in section 5.6 on the organisational and legal aspects of transformation projects. These will 
be discussed because organizational, legal and also financial aspects have a great deal of influence on 
transformation projects.  

In this section, the factors described above (vacancy duration and cause of vacancy) will be used as 
points of attention. Based on these factors, the transformation potential of office buildings will be 
mapped out in section 5.3 (Transformation potential analysis). This will be described step-by-step, with 
the steps representing the above factors, as shown below. In the final step, it will be mapped out to what 
extent the vacancy rate will be reduced, and what contribution will be made to reducing the vacancy 
rates in the office market. 
 

- Step 1: Factor one (the vacancy duration) and two (a) the market; 
- Step 2: Factor two (b) site characteristics; 
- Step 3: Factor two (c) building features; 
- Step 4: What is the contribution of transformation to the office market? 

 
The potentially transformable stock that emerges from the analysis in step 4 is considered the potential 
supply of vacant office space which can be transformed into housing. Subsequently, the demand for 
housing will be determined. In order to determine the demand for housing, a profile will be drawn up 
for each target group (status holders, students, starters and the elderly) based on their qualitative and 
quantitative housing requirements, as discussed in chapter 4. After having determined the quantitative 
demand for housing, a match will be made between the supply (potentially transformable office space) 
and demand (quantitative housing demand). On the basis of the match, it can be estimated what the 
contribution of transformation to the office and housing markets will be. 

5.3 Transformation potential analysis 

In this section, the vacant office space which can potentially be transformed will be mapped out. The 
section will also describe the extent to which vacancy rates in the office market will be reduced. 

Step 1: Vacancy duration and market factors 
As already indicated for the first factor (duration of vacancy) in the previous paragraph, structurally 
vacancy office space has the greatest potential for transformation into housing. This fact is also 
confirmed by other studies (Remøy, 2010; Dynamis, 2016). Of the total vacancy in the Netherlands, 
62% is structurally vacant, which amounts to almost 4.3 million m² (CLO, 2017), as described in chapter 
2. A check mark (√) has been placed in Table 5.1 for the proportion of structural vacancy that in the 
first instance qualifies for transformation. A cross (X) is given for the share that is not eligible for 
transformation. 

Table 5.1 Potential amount of vacancy for transformation 

LEGEND: √ suitable for transformation  X unsuitable for transformation  

  
Absolute  
number m² 

Expressed 
in % Explanation & source 

 

Vacancy of the total stock  6,893,000 100% (Cushman & Wakefield , 2017) 

S
te

p
 1

 

Structural vacancy √ 4,273,660 62% 
Of the total vacancy (CLO, 
2017) 

Friction and long-lasting 
vacancy X 2,619,340 38% 

Of the total vacancy (CLO, 
2017) 
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Initially, therefore, 62% of the office space is potentially transformable. More than 38% of the office 
space does not qualify for transformation because it is part of friction and long-term vacancy. Friction 
vacancy can be rented out as office space again; long-term vacancy also has the potential to be let again, 
possibly after minor maintenance on the property. The potential share of transformable office space 
needs to be further specified on the basis of aspects at market, location and building level. These aspects 
have been included in the previous paragraph under key factor 2 of the transformation perspective. The 
share (62%) of structural vacancy is considered below to be a 100% potential supply of vacant office 
space for possible transformation into residential properties. 

Step 2: Location characteristics 
As mentioned in chapter 2, many office buildings are located in monofunctional office locations. Of the 
total vacant office stock, 62% is located in monofunctional locations (Bak, 2016). It is difficult to 
transform office buildings in monofunctional locations into residential buildings because the level of 
facilities is very low, social security is low and connections to the city center are usually weak 
(Eerenberg, 2011). Due to the lack of facilities and poor accessibility for residential functions, it is 
necessary to allow the area-based transition to take place in monofunctional locations. However, the 
area-based transformation is also difficult, because vacancy rates are usually not equally distributed 
across each monofunctional location and the property is owned by different owners. Therefore, an area-
based transition requires a long-term vision of at least 10 years, as a result of which the vacant office 
buildings cannot be transformed into housing immediately, because of unfavorable environmental 
factors (Remøy, 2010).  

Alongside monofunctional office locations are the somewhat smaller office buildings on the outskirts 
of residential areas, which make up 17% of the total vacancy rate (Bak, 2016), as shown in figure 5.1. 
These properties are the most suitable for conversion to housing because the environment is usually 
already fully equipped for living needs. Elderly people, starters, and status holders are the most suitable 
target groups for these locations (Van der Voordt et al., 2007).  

There are also many office buildings located in city centers, 
accounting for more than 21% of the total vacancy (Bak, 
2016). Offices in these locations are also popular amongst 
office users, but because of the high vacancy rate in recent 
years, many of these buildings have been transformed into 
residential properties. The demand for housing in the city 
center is particularly high among students and starters (Van 
der Voordt et al., 2007). Non-married status holders also 
benefit from the housing in the city center. This is due to the 
proximity of the facilities and a good connection to public 
transport. 

Based on location characteristics, the following assumptions are made for the potentially transformable 
structurally vacant office space: 

 21 percent of the structural vacancy rate is located in the city center and 17 percent in or around 
the edges of residential areas. These areas are well-qualified for transformation in terms of 
location characteristics; 

 62 percent of the structural vacancy is located in monofunctional office locations. This part is 
initially not eligible for transformation to housing unless there is an area-based approach. In 
other words, this requires a long-term vision. 
 

21%

17%62%

City centre

Residential
area

Monofunctio
nal location

Figure 5.1 Total vacancy rate by location 
(Bak, 2016) 
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In Table 5.2, the structural supply has been further reduced on the basis of the assumptions made above, 
based on location characteristics. The check mark (√) indicates that the type of vacancy has relatively 
great potential to be transformed because it is located in favorable locations that already meet the 
requirements for a residential function. An exclamation mark (!) indicates that the buildings may be 
transformable in the long term, but initially, these locations are not eligible for housing needs due to 
lack of facilities and poor accessibility. These results will be further analyzed below with respect to 
building-related characteristics. 

Table 5.2 Potential share of structural vacancy rate for transformation based on location characteristics 

LEGEND: √ suitable for transformation  ! convertible on long-term basis         

  
Absolute  
number m² 

Expressed 
in % Explanation & source 

 

Structural vacancy  4,273,660 100% 
Potential supply for 
transformation (CLO, 2017) 

S
te

p
 2

 

City centre √ 897,469 21% 
Of the total structural vacancy 
(Bak, 2016) 

Residential area √ 726,522 17% 
Of the total structural vacancy 
(Bak, 2016) 

Monofunctional location ! 2,649,669 62% 
Of the total structural vacancy 
(Bak, 2016) 

 
 Step 3: Building characteristics 
The causes that lead to vacant office buildings at building level are described in detail in chapter 2. This 
part of the study will look at the types of building which are suitable for transformation. 

Construction, floor spans, grid sizes, façade specifications, number of floors, the amount and location 
of rising points and the length and depth of the building are building properties that can be used to 
characterize a building. These characteristics of the building also have an impact on the potential for 
transformation (Van der Voordt et al., 2007). Table 5.3 shows these properties. The so-called 
‘stimulating’ qualities are very important for the feasibility of a transformation project. When some of 
the ‘obstructing’qualities apply to an office building, the costs in order to make it suitable for housing 
will increase considerably. The construction, floors, façade and rising points are building components 
in which modifications entail high costs. In particular, projects in which the construction and façade 
require no major alterations will be more feasible (Van der Voordt et al., 2007). 

Table 5.3 Stimulating and obstructing building features for transformation (Van der Voordt et al., 2007) 

 Stimulating properties Obstructing properties 
Construction Grid size 5.4 m or 7.2 m 

Usable in residential construction 
Local reduction of ceilings by beams 

High ceilings Raster construction 
Columns, freely divisible space  

Floors Calculated on high floor load, 300 
kg/m² (standard homes 175 kg/m²) 

Prestressed reinforcement; little flexibility for 
vertical shafts 

 Too limited mass; suspended screed and 
suspended ceiling needed to comply with 
sound insulation requirements 

Façade Straight size 1.8 m and stony load-
bearing walls; good connection points 

Curtain walls; poor building physics, no 
connection points for residential dividing walls 

 Rugging floors; balconies difficult to use 
 The construction of a new façade can be 

expensive 
Rising points Elevators of reasonable size Insufficient escape routes 

 Stairs and elevators take up a lot of space 
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Throughout history, various types of office buildings have been developed. The reason for this are 
varying requirements and wishes of office users, as well as technical and economic developments, as 
discussed in chapter 2. Based on building characteristics, building typologies built between 1970 and 
2000 are most suitable for transformation. This is because most office buildings have stimulating 
characteristics because they consist of a simple main shape. Two main types can be distinguished in this 
category (Van der Voordt et al., 2007). First, high-rise buildings, consisting of columns with floor fields 
and stabilization by means of a core with stairwell and elevator shafts, as shown in figure 5.2, possibly 
with additional stabilization elements in the façade (Van der Voordt et al., 2007). 

 

Figure 5.2 Sample building from the 70s: Churchill towers in Rijswijk (Van der Voordt et al., 2007) 

Second are low-level, elongated office buildings, also made up of columns with floor fields and 
stabilization walls in one or two directions, depending on the type of floor. A core with elevator shaft 
and staircase is usually located in the middle of the building (Van der Voordt et al., 2007). Escape stairs 
are located at both ends of the building, see figure 5.3. 

 

 

 

 

 

 

 

 

 

 

 

Figure 5.3 Example building: Eendrachtskade in Groningen (construction year 1980) (Van der Voordt et al., 2007) 
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In practice, it is shown that office buildings from this period are often transformed into residential 
buildings. Between 2009 and 2016, three million m² of office space were transformed into another 
function. More than 65% of the total transformed office space was realized between 1970 and 2000, 
which is also reflected in figure 5.4 (Dynamis, 2017). 

 

Figure 5.4 Transformed office buildings between 2009 and 2016, divided by age group (Adapted from Dynamis, 2017) 

Since 2009, three million m2 of transformed office space have been given various new functions. The 
majority, more than 72%, has been transformed into a residential function, with the highlight in 2016, 
when 92% was transformed into a residential function. Other functions for vacant office buildings after 
transformation may include hotels, educational functions or a mix of different functions. Most of the 
office buildings that have been transformed into homes in recent years were office buildings in suitable 
locations and with the right building characteristics. This also explains why there are still many 
structurally vacant buildings; the vast majority of these buildings are located in monofunctional 
locations. Figure 5.5 shows the amount of office space that has been converted into residential and other 
functions, starting in 2009. 

 

Figure 5.5 Transformed office buildings between 2009 and 2016 divided by new function (Adapted from Dynamis, 2017) 
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The average floor space of vacant office buildings between 1970 and 2000 was 3000 m² (Wintraecken, 
2013). This type of building is the most affected by vacancy. Figure 5.6 shows the distribution of vacant 
offices by age and size (Bak, 2016). 

Based on this knowledge, the assumption was made that the share of structurally vacant buildings built 
between 1970 and 2000 was 72%. Subsequently, the amount of vacant office space potentially available 
for transformation was calculated using the location characteristics from step 2. The results are shown 
in table 5.4. 

Table 5.4 Amount of vacant office space potentially available for transformation based on location and building 
characteristics 

LEGEND: √ suitable for transformation  X unsuitable for transformation  ! convertible on long-
term basis         

  
Absolute  
number m² 

Expressed 
in % Explanation & source 

 

Structural vacancy  4,273,660 100% 
Potential supply for 
transformation (CLO, 2017) 

S
te

p
 3

 

18-years and older in the 
centre √ 646,177 15% 

Of the total structural vacancy 
(Bak, 2016) 

18-years and older in 
residential area √ 523,096 12% 

Of the total structural vacancy 
(Bak, 2016) 

18- years and older on 
monofunctional location ! 1,907,762 45% 

Of the total structural vacancy 
(Bak, 2016) 

Office buildings under 18 
years at all sites X 1,296,625 28% 

Unfavorable for transformation 
(Bak, 2016) 

 

Hence, based on building characteristics, the potential supply of vacant office space available for 
transformation to housing is reduced by 28%. This 28% of office space was built after the year 2000, 
and still has potential to be rented out as office space. In addition, it turns out that 27% is directly eligible 
for transformation and 45% only in the long term. 

Step 4: What is the contribution of transformation to the office market? 
Based on the analysis above, the first part of subquestion 6 can be answered: What is the contribution 
of transformation of vacant offices into homes to the structural vacancy problems and the persistent 
housing shortage?  

The total stock of office space in the Netherlands amounts to approximately 49 million m², of which 
14% is vacant (Cushman & Wakefield, 2017). This can be considered an unhealthy office market, as 
described in chapter 2. By means of transformation, vacancy rates can be reduced by 2% in the short 
term and by 6% in the long term. This will ultimately result in a vacancy rate of 8% of the total stock in 
the Netherlands. Thus, through transformation, vacancy rates can be reduced, which will contribute to 

2%
7%

19%

72%

0-7 year

8-12 year

13-17 year

18- year and
older

10%

30%

26%

20%

14%

500-999 m2

1000-2499 m2

2500 - 4999 m2

5000-9999 m2

10.000 m2 - and
more

Figure 5.6 Supply of office space by size (left) and age (right) (Adapted from Bak, 2016) 
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a healthy office market, where vacancy rates of 3 to 7 per cent are acceptable and sometimes also 
necessary for any re-letting as office space. This has not been examined in detail in this study. The 
results are shown in table 5.5. 

Table 5.5 Amount of potentially available office space 

LEGEND: √ suitable for transformation  X unsuitable for transformation  ! convertible on long-
term basis         

  
Absolute  
number m² 

Expressed 
in % Explanation & source 

 

Vacancy of the total stock  6,893,000 100% (Cushman & Wakefield , 2017) 

S
te

p
 1

 

Structural vacancy √ 4,273,660 62% 
Of the total vacancy (CLO, 
2017) 

Friction and long-lasting 
vacancy X 2,619,340 38% 

Of the total vacancy (CLO, 
2017) 

Reduced based on site characteristics, the structural vacancy from step 1 is charged as 100% 
potential supply 

Structural vacancy  4,273,660 100% 
Potential supply for 
transformation (CLO, 2017) 

S
te

p
 2

 

City centre √ 897,469 21% 
Of the total structural vacancy 
(Bak, 2016) 

Residential area √ 726,522 17% 
Of the total structural vacancy 
(Bak, 2016) 

Monofunctional location ! 2,649,669 62% 
Of the total structural vacancy 
(Bak, 2016) 

Transformation potential based on location and building characteristics 

Structural vacancy  4,273,660 100% 
Potential supply for 
transformation (CLO, 2017) 

S
te

p
 3

 

18-years and older in the 
centre √ 646,177 15% 

Of the total structural vacancy 
(Bak, 2016) 

18-years and older in 
residential area √ 523,096 12% 

Of the total structural vacancy 
(Bak, 2016) 

18- years and older on 
monofunctional location ! 1,907,762 45% 

Of the total structural vacancy 
(Bak, 2016) 

Office buildings under 18 
years at all sites X 1,296,625 28% 

Unfavorable for transformation 
(Bak, 2016) 

The contribution to the structural vacancy problems in the office market 
Total office stock  48,900,000 100% (Cushman & Wakefield , 2017) 

S
te

p
 4

 
In use or available office 
stock  42,007,000 86% 

Of total stock (Cushman & 
Wakefield , 2017) 

Vacant office stock  6,893,000 14% 
Of total stock (Cushman & 
Wakefield , 2017) 

Readily convertible offices √ 1,169,273 2% 
Of total stock (= 17% of vacant 
stock) 

In the long term convertible 
offices ! 1,907,762 4% 

Of total stock (= 28% of vacant 
stock) 

Not convertible offices X 3,815,965 8% 
Of total stock (= 55% of vacant 
stock) 

 

In the short term, approximately 1.2 million m² of structurally vacant office space can be transformed 
into a residential function. In the long term, more than 3 million m² of office space can be converted 
into homes. An important remark is that this exploration is national. Local vacancy rates were not 
considered here, but may vary greatly from region to region. These results are therefore very sensitive 
to local analyses. In the next sections, there will be investigated how many houses can be realized in this 
potentially transformable office space. 
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5.4 Demand for housing 

The literature shows that the target groups students, starters and elderly are all eligible to live in homes 
realized through office transformation (Van der Voordt et al., 2007). The target group of status holders 
can be added, because these people urgently need housing space and a place in Dutch society, so many 
kinds of housing could be suitable for this target group. The target groups of students and starters often 
appreciate living space that is different than usual, in terms of spatial planning, dimensions and design, 
enabling them to profile themselves as living in a unique space (Van der Voordt et al., 2007). 

Based on the qualitative housing requirements of the target groups in chapter 4, a profile has been drawn 
up for each target group (Van der Voordt et al., 2007), with addition to other elements from the existing 
literature. Table 5.6 below shows the profiles of different target groups. The design is based on the target 
group profiles outlined in the book "Transformation of office buildings themes, actors, instruments and 
projects". 

Table 5.6 Target group profiles 

 Location (residential 
environment) 

Building (residences) Cost 

Status holders - Urban environment; 
- Ample facilities. 

- Independent living unit; 
30 m² with living room 
and separate bedroom. 

Max. rent € 400 
up to € 710 
(housing benefit 
limit for social 
dwellings) 

Students - Urban environment; 
- Ample facilities. 

- Independent living unit 
(studio apartment of at 
least 21 m²). 

Max. rent up to € 
400 (housing 
benefit limit for 
students) 

Starters - Urban environment; 
- Ample facilities. 

- Independent apartment 
of 60 m², with living 
room, separate bedroom 
and possibly workroom. 

Max. rent € 500 
to € 850 

Elderly - Safe living environment; 
- Shops offering daily 

amenities and public 
transport within walking 
distance (<500 m); 

- Living environment in 
suburban-type landscape 
(space, greenery). 

- Preferably no ground floor 
dwelling; 

- Availability of elevator; 
- Preferably no interior 

staircase; 
- At least three rooms; 

total of 100 m²; 
- Living room 25-30 m²; 

bedroom > 11,5 m²; 
- Direct connection 

between living room, 
bedroom and bathroom; 

- Good sound insulation; 
- Adjustable in case of 

functional disturbances. 

Max. rent € 500 
to € 850  

 

Table 5.6 shows the wishes of each target group, showing aspects of location (type of residential 
environment), building (type of dwelling) and costs (rent-costs). The wishes of the target groups have 
been identified in the existing literature, as discussed in chapter 4. Below, the assumptions made in terms 
of requirements will be explained for each target group and aspect. 
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Location (residential environment) 
The target groups of students, starters and status holders want an urban environment with a high level 
of facilities, as mapped out in chapter 4 and confirmed by the existing literature (Van der Voordt et al., 
2007). 

The elderly prefer to live close to facilities, but this target group also likes to live in a familiar 
environment and close to their children. This group also places great value on comfort, green spaces and 
safety in their living environment. The elderly prefer to continue living independently, as noted in 
chapter 4, but accessibility of care and services play an important role. The preference of older people 
is for an urban environment with a suburban living environment (Van der Voordt et al., 2007). 

Building (residences) 
Status holders 
Status holders are newcomers to the Dutch housing market. In the initial phase, this target group will 
benefit from being able to move into a home as soon as possible after obtaining a temporary or 
permanent residence status. Integration into Dutch society can start through housing. For this target 
group, the selection of accommodation is in most cases not the most urgent matter, according to their 
wishes. In this study, it was found that a large number of the status holders are single persons aged 18 
to 49. It is assumed that in each year, 10,000 status holders between the ages of 18 and 49 years will be 
eligible for housing. Because the majority of people are single, a living space of 30 m² will be sufficient 
for this target group, partly also based on their disposable income. In this study, the following 
assumptions were made for the target group of status holders: 

 An independent living space of 30 m² consisting of a living room and a separate bedroom, with 
possibly a small storage space; 

 A total long-term deficit of 10,000 units until 2025 (this assumption will be used to match supply 
and demand in section 5.5). 

 
Students 
As described in chapter 4, most students want an independent housing unit, that is, a studio measuring 
21 m2 on average. In practice, this seems feasible, and in recent years it has been widely recommended 
and applied (Van der Graaf, 2013). It has also been found that there is a shortage of independent housing 
units for students. The short-term deficit (2017-2018) is 25,000 units and this could reach 68,000 units 
by 2025. In this study, the following assumptions were made for the target group of students: 

 Independent living unit, i.e. a studio measuring at least 21 m²; 
 A total long-term deficit of 68,000 units until 2025 (this assumption will be used to match supply 

and demand in section 5.5). 
 

Starters 
Chapter 4 shows that starters prefer an independent residential unit between 50 and 100 m². Because the 
target group starters is very diverse in terms of educational and income characteristics, the focus of this 
study is on starters who are dependent on the social housing sector or the mid-rental segment. Practical 
experience has shown that apartments of up to 60 m² are the most suitable for this target group. A precise 
for housing shortages is difficult to identify for this target group. Therefore, based on data from the 
WoOn 2015 study, it has been assumed that the deficit for these target groups will amount to more than 
107,000 homes. Below are the assumptions made for this target group: 
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 Independent apartment of 60 m², with living room, separate bedroom and possibly workroom. 
 A total deficit of 107,000 homes until 2025 (this assumption will be used in the match between 

supply and demand in section 5.5). 
 
Elderly people 
As regards the choice of dwelling, the elderly are more selective than the other groups, as is also the 
case for their preferred location. This target group wants a larger living area, of 80 to 110 m2. The 
housing unit must consist of at least three rooms, including one living room and two bedrooms. A storage 
room is also an advantage for this target group. The dwellings must be adaptable in the future because 
of functional disorders and physical limitations that may arise due to old age (Van der Voordt et al., 
2007). Therefore the specific preferences in terms of living space, which are used in this study for the 
target group older people, are: 

 An independent living unit, not on the ground floor, of at least three rooms, measuring 100 m² 
in total, with a living area of 25-30 m² and bedrooms larger than 11.5 m2; 

 Direct connection between living room, bedroom and bathroom; 
 Preferably no interior staircase; 
 Adaptability of the dwelling due to possible functional disorders; 
 Extra attention to sound insulation  
 The presence of an elevator in the complex. 

 
The shortage of housing for older people is estimated nationally at between 40,000 and 60,000 housing 
units. In this survey, a shortage of 50,000 residential until 2025 will be assumed. 

 A total deficit of 50,000 dwellings until 2025 (this assumption will be used to match supply and 
demand in section 5.5). 

 
Costs (rent expenses) 
The disposable income of these target groups varies widely; students have the least to spend, followed 
by starters and older people (from the age of 70). These target groups are therefore looking for cheap 
rental homes. The disposable income has an influence on the purchase or rental price of the dwellings, 
which determines the quality level (Van der Voordt et al., 2007). A maximum rent up to € 400 (rent 
surcharge limit for student rooms) is acceptable for students, as noted in chapter 4. 

In the first instance, status holders do not have any disposable income, because they often depend on 
benefits, as shown in chapter 4. Therefore, like students, this target group is also dependent on the social 
housing stock. The target group status holders can pay a maximum rent between € 400 and € 710 (rent 
surcharge limit for social housing). 

The disposable income of the target groups starters and older people is usually higher than that of 
students and status holders. Starters who have a job are in most cases dependent on the middle segment 
of rented housing, costing between € 710 and € 1000. If they have no job, or the income is lower than € 
35,000 on an annual basis, they are eligible for the social housing. As noted in chapter 4, older people 
are willing to spend on average up to € 600 on housing costs, although some older people are wealthy 
and are not eligible for social housing. This is why the assumptions for the target groups starters and 
elderly people in this study has been set at a maximum rent of € 400 to € 850. 

Because of these different characteristics, requirements, and wishes among the target groups, it can be 
determined which types of transformation are suitable for these target groups (Benraad et al., 2012). 
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This is important, because many vacant offices have the potential to be transformed temporarily, but not 
permanently. This is due to legal, financial and organizational factors that will be explained in section 
5.6. It is therefore interesting to see which groups of people match which type of transformation. This 
will be mapped out below. 

Suitability of target groups for temporary or permanent transformation 
In case of temporary transformation, an office building can be transformed to another function for a 
maximum of ten years. When looking at the flexibility, demands, and wishes of the target groups, the 
temporary transformation will not be the solution for all target groups. For the target groups of students, 
starters and status holders, the temporary transformation will not be a major problem. Students will look 
for other accommodation after their studies. Starters will start building up financial security after a 
certain period of time, when they want to move to higher-quality housing. Status holders are newcomers 
to Dutch society; most of them have to orientate themselves in Dutch society and are happy with the 
possibility of qualifying for housing. However, the temporary transformation is a problem for the 
elderly, because this target group is looking for continuity and finds a trusted and familiar home 
important. In addition, this group also attaches great value to a stable social network in the place where 
they live, so short-term relocation will not be an option for them. Table 5.7 below summarizes the 
suitability of the target groups for temporary and permanent transformation. ‘+ + +’ stands for very 
suitable and ‘- - -’ stands for very unsuitable. 

Table 5.7 Suitability of temporary or permanent transformation for target groups 

5.5 Match between supply and demand 

Now that the number of transformable square meters of office space and the total housing shortages for 
all target groups are known (paragraph 5.4), it is possible to match supply and demand. In the potentially 
transformable office space, however, a distinction can be made between short-term transformation 
potential within the next three years, and long-term transformation potential within the next ten years. 
This assumption is based on studies that analyzed transformation projects after 2011, showing that the 
turnaround time of transformation processes for temporary transformation projects can be reduced to 
one year with a good organizational approach from initiation phase to exploitation phase (Gelinck & 
Strolenberg, 2014). Permanent transformation requires a longer turnaround time, but this can also be 
greatly reduced, provided that it is handled well in organizational terms. For permanent transformation, 
a period of three to ten years is assumed in this study. 

Next, the number of housing units that the target groups will need until 2025 was mapped out. These 
units were calculated in the target groups’ analysis performed in chapter 4. In the previous section 5.4, 
assumptions were made regarding the size of housing shortages and the necessary housing requirements 
for the target groups. The living space required is expressed in surface area (usable floor space or UFA) 
which must be converted to gross floor area (GFA). Appendix 1 shows the calculation, in which UFA 
has been converted into GFA. The results of this calculation are presented in table 5.8, which compares 
supply and demand. 

Targetgroups Temporary transformation Permanent 
transformation 

Students + + + + 
Starters + + + + 
Status holders + + + + 
Elderly - - - + + + 
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In addition, the fact that part of the potential office space must be reserved for traffic space in a certain 
building must be taken into account. For offices, the term ‘lettable floor space’ is often used, in which 
all traffic space and installation space is also included. In case of transformation, approximately 10 to 
40 percent of the space must be reserved for traffic space (Van der Voordt et al., 2007). In practice, this 
depends on the building, since there may also be a loss of space due to specific building properties. In 
this study, it will be assumed that traffic space takes up 10%. The total transformable space inventoried 
in section 5.3, therefore, is reduced by 10%. This reduction has also been included in Table 5.8. 

Table 5.8 Match between supply and demand 

Potential office space suitable for transformation Total m2 

In the short term (0-3 years) - 10% to traffic area 1,052,346 

In the long term (0-10 years) - 10% to traffic area 1,716,986 

Number of required independent housing units 
per target group until 2025 

m2 required 
per unit GFA 

desired 
number of 
units 

total m2 

Statusholders (COA, 2016) 40 10,000 400,000 

Students (Van Hulle, 2015) 28 68,000 1,904,000 

Starters (BZK, 2015) 80 107,000 8,560,000 

Elderly (Ipso Facto, 2016) 133 50,000 6,650,000 

Total   235,000 17,514,000 
Total contributions to housing  
market by transformation for all  target groups 
 

contribution in 
number of 
units 

expressed 
in % 

In the short term 
  14,120 6% 

In the long term 
  23,038 10% 

within the next 10 years 
  37,158 16% 

 

In table 5.8, the total housing units required up to 2025 are multiplied by the total number of square 
meters of living space per unit required by the target groups. The total number of square meters of living 
space required for all housing units per target group up to 2025 was then calculated. These square meters 
for all housing units per target group were then added up, resulting in a total of 17 million square meters 
of residential space needed for all target groups. 

Furthermore, the potential office space that can be directly transformed is divided by the total number 
of square meters of residential space required for the target groups, resulting in a 6% contribution to the 
housing market for all target groups. This has also been done for the potential office space that can be 
transformed in the long term, resulting in a contribution of 10%. If all potential office space could be 
directly transformed and eventually divided by the total living space required, the contribution to the 
housing market will amount to 16%. 

Finally, these results were then multiplied by the total number of units required. This shows that in the 
short term, over 14,000 homes can be added for all target groups. In the long term, 23,000 homes will 
become available. The total contribution that can be realized by means of transformation within ten 
years will be 37,000 homes. 

From this analysis, it can be assumed that, because of the surplus structural vacant office space, there 
are opportunities to reduce the housing shortage for the target groups. These percentages are based on 
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assumptions from the information that was accessible. Therefore, these figures should be seen as an 
indication, which shows that there is still enough office space available that might be transformed into 
housing. This will benefit both the office and residential markets. 

5.6 Other aspects of transformation 

This section will discuss the organizational, financial and legal aspects that affect transformation 
projects. 

Organizational aspects 
A variety of different parties are involved in transformation projects, namely the municipality, property 
owner, developers, executives, advisors, future residents and local residents (Beterams, 2013). All these 
parties have different interests (Van der Voordt et al., 2007; Drenthe, 2012). The interests of different 
parties are listed in Appendix 2. Consequently, a disciplined organization is desirable for transformation 
projects. This is due to the fact that specific building preconditions increase the chance of unforeseen 
circumstances taking place (Andriessen, 2007). Within the organization, trust between the various actors 
involved and a steadfast positive initiator are of great importance (De Vrij, 2004; Andriessen, 2007). It 
is also important to focus not only on the financial value of the transformation project but also on its 
architectural, symbolic and social value. 

Financial aspects 
Besides organizational aspects, financial aspects play an important role in the success of a 
transformation project (Van der Voordt et al., 2007). Financial aspects that determine financial 
feasibility are book value, acquisition costs of the vacant building, the costs of transformation and the 
revenues after transformation (Drenthe, 2012; Winteraecken, 2013; Van Duinen, Rijken, & Buitelaar, 
2016). 

The book value represents the value of the pledge on the balance sheet of a pledge owner. If an existing 
office building is in a let state, the book value is determined by calculating annual rental income less 
depreciation (Wintraecken, 2013). In many cases, the office is therefore overvalued in the financial 
accounts, because offices have a greater profit than houses in the rented state (van Duinen et al., 2016). 
The actual value of a vacant building is much lower than its book value, so in the case of a vacant office 
building, this book value must be written down in the financial accounts. As a result of the high vacancy 
rate, various government parties have taken measures to encourage owners of vacant office buildings to 
depreciate their value, so that a real market value can be estimated for an empty office building. Often, 
developing parties calculate the real market value on the basis of the residual land value. The residual 
land value represents the price that a developer can pay for an empty office building. This is calculated 
on the basis of the investment value less the foundation costs and VAT involved in a transformation 
project. It is therefore important for both parties to arrive at a price between the book value and residual 
land value, which could benefit the feasibility of a transformation project (Wintraecken, 2013). 

For the financial feasibility of transformation projects, the revenues also play an important role. It is 
difficult to find out at an early stage what the revenues will be because the revenues are dependent on 
factors such as location, the building and the target group (market). These factors are described in the 
previous section (Van der Voordt et al., 2007; Muller, 2008). In the revenue category, however, a 
difference can be observed between office and residential functions. Office space is let as a lettable floor 
area (LFA); this includes staircases, corridors, public areas et cetera in the rental income. In case of 
renting out residential accommodation, letting is measured by utilization area (UFA), which means the 
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actual square meters used for the residential function. As a result, the number of meters that can be 
rented out will decline if the offices are converted from offices to residential buildings. This decline may 
vary greatly from one transformation project to another and is highly dependent on the design. In 
general, it is estimated that this results in a loss of revenue of 20 to 40 percent (Van der Voordt et al., 
2007). 

Investments in transformation are highly dependent on the purchase price of the property and the costs 
of its foundation (Van der Voordt et al., 2007; Muller, 2008; Drenthe, 2012). Because transformation 
requires a substantial investment, sometimes projects do not get off the ground if sufficient financial 
resources are lacking. Even though several transformation projects in recent years have shown that 
transformation is financially profitable (Gelinck & Strolenberg, 2014), commercial financers such as 
banks and investors still remain cautious in lending to parties wishing to invest in transformation projects 
(Luyt & Boswinkel, 2016). It should be noted that successful transformation projects were those that 
either offered a mix of different functions after transformation or offered a varied range of homes for 
sale and rent (Gelinck & Strolenberg, 2014). 

The reluctance of commercial financers in recent years has demanded more creativity, flexibility, and 
innovation from project initiators (Gelinck & Strolenberg, 2014). Many of the transformation projects 
carried out in recent years have been funded by the initiators’ equity capital. The initiators are often 
parties that have knowledge and experience in construction and transformation, such as enterprising 
contractors, architectural offices, family business, and private investors (Gelinck & Strolenberg, 2014; 
Luyt & Boswinkel, 2016). In addition, alternative financing options have also been introduced, such as 
real option theory and self-activity, which are described in detail in Appendix 3. This is because the 
traditional financers were unwilling to lend (Gelinck & Strolenberg, 2014; Luyt & Boswinkel, 2016). 
Nevertheless, commercial financers still remain the largest contributors to the financing of 
transformation projects (Gelinck & Strolenberg, 2014). 

Legal aspects 
When transforming offices into housing, permission from the local municipality is required. This is also 
referred to as the third primary factor in section 5.2. This is because the new function (housing) is 
contrary to the current zoning plan. The legal factors involved in transformation projects will be 
discussed below. 

In the Netherlands, all construction projects, including transformation projects, require an application 
for an environmental permit (Benraad, Scheldwacht, Singelenberg, & Steetskamp, 2012). In this 
application, the plans for the project will be assessed on the basis of the zoning plan. If the new function 
deviates from the zoning plan, it must be changed in the existing zoning plan. This is possible by 
establishing a new plan for a small part of whole zoning plan (Dutch: postzegel-bestemmingsplan) with 
the new residence destination for the specific plot. This is regulated in the Spatial Planning law. A 
second possibility is to deviate from the zoning plan by virtue of the Law on General Environmental 
Law (Wet Algemene bepalingen omgevingsrecht (Wabo)) via an environmental permit (article 2.12 of 
the Wabo). Since 1 October 2010, all permits in the field of construction, space and environment have 
been bundled in a permit. These bundles of different permits are called Wabo. As a result of the Wabo, 
the time required to apply for separate permits has been greatly reduced in comparison to before 1 
October 2010. 

Depending on the project, the application for the environmental permit can be submitted by means of 
two procedures (Benraad et al., 2012). 
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1. In the case of simple projects that will deviate slightly or temporarily from the zoning plan, or 
that do not conflict with the zoning plan, the regular procedure, which lasts eight weeks, can be 
used This can be extended once only by six weeks. 

2. Projects that are in conflict with the zoning plan, and which require permanent changes to the 
zoning plan. These projects are subject to the extensive procedure of 26 weeks, which can also 
be extended once only by 6 weeks. 

Since 2014, the regulations have been simplified for temporary deviations from the zoning plan. For 
2014, the extended procedure of 26 weeks also applied to temporary deviations from the zoning plan. 
In some cases, it was possible to make use of the Crisis and Recovery Act (Dutch: Crisis en herstelwet 
(Chw)). These regulations were introduced temporarily from 31 January 2010 in order to shorten legal 
procedures for projects that could be described as ‘innovative experiments’. These projects were 
exempted by the Chw from a number of laws, of which the most important were the laws on spatial 
planning and environmental legislation. The ‘innovative experiment’ projects had to meet a number of 
criteria, such as contributing to innovative developments, contributing to a better economy and realizing 
at least 20 homes (Benraad et al., 2012). The Chw has been made permanent since 1 November 2014. 
As a result, the regulations have been simplified for temporary modifications in the zoning plan 
(Ministerie van Infrastructuur en Milieu, 2015). 

With the application for an environmental permit, the plans will also be tested for safety, health, user-
friendliness and energy efficiency. The requirements for this have been included in the Building Decree 
2012. The 2012 Building Decree lays down all the requirements that a transformation project must meet. 
Therefore, the initiators do not have to enter into separate talks with municipalities about these 
requirements, which gives them more certainty if they comply with the requirements of the 2012 
Building Decree (Benraad et al., 2012). The requirements in the Building Decree for temporary 
transformation are more flexible than for permanent transformation. For example, in regards to noise, 
the noise level may be 10 dB (A) lower in the case of temporary transformation than for new buildings 
(Article 3.6, Building Decree, 2012). 

5.7 Chapter conclusion 

The analysis in this chapter shows that there are many possibilities for transforming vacant office 
buildings into residential properties. This transformation will contribute to the office market, in which 
the high vacancy rates are creating an unhealthy office market. By means of transformation, the vacancy 
rate, which currently amounts to 14% of the total stock of office space in the Netherlands, will be 
reduced by 6%, of which 2% qualifies for transformation in the short term due to favorable factors in 
terms of vacancy duration, location, and building. Four percent has the potential to be transformed into 
homes in the long term. This transformation can only take place in the long term because more than 62% 
of vacant office space is in monofunctional locations. These are initially not suitable for residential 
functions due to poor accessibility and a low supply of facilities required for residential functions. The 
remaining 8% of the total office stock is not eligible for transformation, because these are mostly new 
office buildings that meet the current requirements and wishes of office users, or because these office 
buildings are part of frictional vacancies that are required in the office market due to changes of users, 
or they are due to long-term vacancy and can be used again as offices after renovation. 

The analysis also shows that the share of potentially transformable office space will make a modest 
contribution to the housing market. The total housing demand up to 2025 will approximately amount to 
235,000 dwellings for the target groups status holders (10,000), students (68,000), starters (107,000) 
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and elderly people (50,000). In the short term, up to 2020, a total of more than 14,000 homes for the 
target groups will be realized in vacant office space, representing 6% of the total housing needs of these 
target groups. In the long term, up to 2025, more than 23,000 homes can be constructed in structurally 
vacant office space, representing 10% of the total housing requirements until 2025. In total, up to 2025 
more than 37,000 homes can, therefore, be added to the housing market by means of transformation, 
which amounts to 16% of the total housing demand from the described target groups. 

Finally, there is also looked at organizational, financial and legal aspects which influence the 
transformation projects. It was noted that the vacancy problem and housing shortages are very high on 
the national agenda, and both the government and initiating parties have taken action to facilitate 
transformation. The financial crisis, as well as problems in the office and housing market, have prompted 
the parties to come up with creative, innovative and flexible solutions in the transformation market. A 
range of new possibilities has been introduced at an organizational, financial, and legal level to get 
transformation projects off the ground. 
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6 Mixed housing in offices 

In this chapter, the third social problem will be discussed, in addition to the vacancy problem and 
housing shortage. This is the housing and integration of status holders in Dutch society. In 2015 and 
2016, the housing and integration of status holders dominated social and political debate in the 
Netherlands (Beuzenberg & Wassenberg, 2017). Chapter 4 shows that since 2014 the Dutch 
government, municipalities and social housing corporations have had to accommodate large numbers of 
status holders, which in some cases provoked resistance from the local population. In addition, it is 
important that status holders integrate into Dutch society as quickly as possible, so that they become 
self-sufficient and self-reliant. A common solution encouraged by the Dutch government and other 
parties involved in housing and in integrating status holders is mixed housing. This means 
accommodating status holders together with national target groups such as students (Engbersen & 
Jennissen, 2015; COA, Rijksbouwmeester, 2015; Opnieuw thuis, 2017). It is expected that mixed 
housing will gain more support from the population and also foster the integration process of status 
holders (Kijzer, 2016; Waggemans, 2016). 

Paragraph 6.1 will describe what is meant by ‘the integration of status holders’ and what role the housing 
of status holders plays in this, on the basis of existing literature. It will also discuss why mixed housing 
could be beneficial for the integration process of status holders and why it might gain more support in 
Dutch society. Section 6.2 will map out what mixed housing is and what the effects of mixed housing 
are on society and individuals. This section will also analyze which factors can ensure a successful 
mixed housing project. Finally, in section 6.2, focus points for mixed housing will be formulated on the 
basis of existing literature. Section 6.3 will describe the research method of the field research. Through 
the field research, this section will show how mixed housing is applied in practice, which bottlenecks 
arise and which interventions contribute to the success of mixed housing. The results of the field research 
will be reported in section 6.4. Finally in section 6.5, on the basis of the literature study and field 
research, focus points will be formulated which contribute to the success of mixed housing in 
transformed vacant buildings, with the objective of to achieve acceptance and integration of status 
holders in Dutch society. 

6.1 Integration and housing 

Scientific studies state that finding accommodation for status holders is an important step in the 
integration process of status holders in Dutch society (Bakker, 2015; Engbersen & Jennissen, 2015). 
The term ‘integration’ is defined as a process in which status holders and the Dutch population converge. 
Status holders are expected to participate in and make a contribution to Dutch society by learning the 
Dutch language and working or studying (Klaver, et al., 2014). An important characteristic of integration 
is that both the incoming party (status holders) and the receiving party (Dutch population) accept each 
other, as a result of which they will grow towards each other (Ensie, 2017).  

In order to be able to integrate, status holders must be in contact with Dutch society as much as possible. 
This can only happen when status holders are housed together with other members of Dutch society. 
Recent studies on the relationship between housing and the integration of status holders have shown that 
it is important that status holders have informal contacts with Dutch people (Waggemans, 2016; Bakker, 
2015; Nekuee & Verkuyten, 2015; Kijzer, 2016). This is also called interethnic contact. Previous studies 
have highlighted the importance of interethnic contact for the integration process of status holders 
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(Bakens et al. 2014; Gijsberts & Dagevos 2007; Gijsberts et al. 2012; Gijsberts et al. 2010). Through 
interethnic contact, informal social relations between different ethnic groups will be created. These 
informal social relationships promote the integration process of individuals in society, for example when 
learning a language or in finding work (Snel & Boonstra, 2005). 

Putnam (2000) describes social relations as social capital, which can be subdivided into bonding and 
bridging capital. Bonding capital refers to contact and relationships within a group (Figure 6.1), while 
bridging capital refers to social contacts that transcend the boundaries of one’s own group (Putnam 
2000; Putnam & Feldstein 2004, in Snel & Boonstra, 2005). Both bonding and bridging capital are of 
great importance for society in general, but also to promote the integration process of status holders. 
Contact within groups (bonding capital) is important because close relationships within the group mean 
that individuals can count on mutual support (Putnam & Feldstein 2004: in Snel & Boonstra, 2005). 
Bridging capital is important for individuals to expand their network. Social contacts with other groups 
are an important resource for the integration process of new individuals, like status holders, in a society 
(Putnam & Feldstein 2004). 

 

Figure 6.1 Illustration bonding and bridging capital (Reynolds, 2015) 

In order to stimulate the integration process of status holders in Dutch society, it is therefore important 
that status holders are housed together with other members of Dutch society as quickly as possible 
(Bakker, 2015; Engbersen & Jennissen, 2015). The accommodation must be realised in such a way that 
status holders come into contact with other inhabitants of the Netherlands (Waggemans, 2016; Bakker, 
2015; Nekuee & Verkuyten, 2015; Kijzer, 2016). It appears that contact between different ethnic groups 
does not arise by itself, so that interethnic contact should be stimulated by interventions (Snel & 
Boonstra, 2005; Gijsberts & Dagevos, 2007). Interethnic contact can possibly create social capital, 
which will make it easier for the status holders to participate in Dutch society and become self-reliant 
(Putnam & Feldstein 2004, in Snel & Boonstra, 2005). 

As previously described, the housing of status holders experienced resistance from the local population 
of the Netherlands. The resistance was mainly directed against housing large groups of single male status 
holders in the same neighbourhood. Because there was no support for the housing of status holders, the 
integration process slowed down, since the status holders had to stay longer in reception centers, where 
they had hardly any contact with Dutch people (Opnieuw thuis, 2017). Because of these problems, the 
municipalities of Eindhoven, Amsterdam, Arnhem and Utrecht and the housing corporations in these 
municipalities housed status holders together with other target groups (Van der Velden, Tiggeloven, & 
Wassenberg, 2016; Halm, 2016). The idea behind the mixed housing projects was to create support 
among the local population for housing status holders, to stimulate the integration process of status 
holders and to create housing opportunities for target groups such as students, starters and the elderly. 
This can be deduced from the following quotations taken from earlier studies. 
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“En wat er nog bijkomt, is dat wij willen mixen. Wij willen geen heel kantoor vol 
met vergunninghouders. Wij streven naar een mix van vluchtelingen en andere 

bewoners. Want wij willen dat zij een goede start maken in de Nederlandse 
samenleving en wij denken dat dat beter gaat als we ze niet gesegregeerd plaatsen. 

Contacten met Nederlanders, met andere buren, gewoon in een normale wijk 
wonen, dat bevordert de integratie” (Van Waesberghe & Razenberg, 2016). 

“Je wil geen mini-AZC binnen je gemeentegrens gaan creëren. [...] Dat stuit 
onherroepelijk op weerstand uit woonwijken en bij de burgers, dus je moet gaan 

spreiden. Dat is ook voor de vergunninghouder beter want je integreert veel 
makkelijker op die manier” Platform Opnieuw Thuis, in (Mulder, 2016). 

The mixed housing of target groups has been used in the Netherlands for some time. This influences the 
behaviour, habits, and beliefs of individuals and groups (Veldboer, 2010). In the next section, a 
description will be given of mixed housing and how it affects people’s behaviour based on the existing 
literature. 

6.2 Mixed housing 

Mixed housing, socio-economic mix, magicmix and social mix are all terms applied to the mixed 
housing of heterogeneous target groups. Mixed housing occurs at different levels of scale, such as the 
city, district, neighbourhood or building (living complex) (Veldboer, 2010; Cole & Goodchild, 2001; 
Buys, 1997). As can be deduced from some of these terms, target groups can be mixed on the basis of 
social status, economic status, ethnic origin, cultural background, the phase of life (age) and household 
formations or family types (Buys, 1997; Veldboer, 2010). In this study, the possibilities of mixed 
housing in one residential complex will be studied. Mixed housing is defined as follows for the purpose 
of this study: 

Mixed housing is the supply of housing to heterogeneous target groups in multi-family residential 
complexes, which has been realised through the transformation of vacant (office) buildings. 

- Heterogeneous target groups are households that differ in their characteristics, such as: 
• Age; 
• Ethnic background; 
• Cultural background. 

- Transformation of the vacant real estate has been added in order to limit the scope of the 
study. However, mixed housing is also possible in regular housing construction. 

 

Mixed housing of target groups, which differ in age and ethnic and cultural terms, has long been used 
in the Netherlands at neighbourhood level. It has therefore been the subject of various scientific studies 
(Musterd & Roger, 2005; Veldboer, 2010; Koutrolikou, 2012; Waggemans, 2016). The aim of mixed 
housing was to improve the economic position, quality of life, social mobility, integration, enjoyment 
of living, and social cohesion of the population in the neighbourhood concerned. The researchers 
conclude that mixing of target groups with ethnic, cultural and socio-economic differences at 
neighbourhood level can indeed promote the integration process of status holders and prevent 
segregation. Mixed housing can also provide additional social mobility, strengthen social cohesion, 
improve quality of life and reduce conflicts between the various groups in a neighbourhood (Kleinhans, 
Veldboer & Duyvendak, 2000; Karsten & Van Kempen, 2001; Van Eijk, 2010, in Veldboer, 2010).  
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In contrast to this, other studies have shown that in some cases mixed housing may have a negative 
impact on the neighbourhood or complex. This means that the quality of life, social cohesion and social 
mobility deteriorate in neighbourhoods where heterogeneous target groups are mixed together 
(Kleinhans, Veldboer & Duyvendak, 2000; Karsten & Van Kempen, 2001; Van Eijk, 2010, in Veldboer, 
2010). The negative effects are the result of great differences between the target groups in terms of 
educational attainment and income. The lack of shared standards and values, common goals and 
activities and limited communication between existing and new residents can also cause a negative 
impact in mixed housing projects (Veldboer, 2010). Neighbourhoods, where mixed housing has not been 
successful, were mostly neighbourhoods where the economic status was low. The researchers, therefore, 
state that in neighbourhoods of this kind, policy should focus on the economic situation in the 
neighbourhood, rather than on mixed housing (Gijsbets et al., 2010). 

Mixed housing also has a strong influence on people’s behaviour. Veldboer (2010) has conducted 
research into the influence of mixed housing on the behaviour of different groups in Dutch society. The 
study’s report discussed various theories formulated by scientists. These theories can explain the positive 
and negative results of mixed housing and will be described below. 

Conflict theory 
Conflict theory states that dominant groups feel threatened when new target groups (outgroups) are 
housed close to them (Blalock, 1967; Glaser, 2003, in Veldboer, 2010). If the new target groups increase 
sharply in number, the dominant group will behave in a hostile manner and close itself off from the 
social community (Bobo & Zurbrinsky, 1996, in Veldboer, 2010). Conflict theory states that the closer 
and more numerous outgroups are, the more negative the opinion about them will be and the greater the 
chance of social exclusion among those affected (Taylor, 1998). Finally, a rapid increase in outgroups 
can also cause the dominant group to move out (Ihlanfeldt & Scafeldi, 2002). The phenomenon of a 
rapid change in the population of the Netherlands has also been observed. Research has shown that 
native Dutch people feel more threatened by new target groups in neighbourhoods where the ethnic 
composition is changing rapidly (Gijsberts & Dagevos, 2005, in Veldboer 2010). This phenomenon is 
also described in chapter 4 of this study, in which it was shown that the great growth in the number of 
refugees has led to protests in the Netherlands against asylum seekers’ centers being established in the 
neighbourhood, as well as against housing status holders in the vicinity. 

Constrict theory 
Constrict theory states that if diversity among the groups is very high, both the dominant and the weaker 
groups will feel less certain about their position. Due to increasing diversity, solidarity within the 
dominant group will also disappear. The groups will withdraw within themselves so that the desired 
social interaction will not take place (Alesina & La Ferrara, 2002; Putnam, 2007, in Veldboer, 2010). 
The Dutch Social Cultural Planning Bureau (SCP) has investigated withdrawal behaviour in 
heterogeneous neighbourhoods in the Netherlands. The conclusion is that a certain amount of ethnic 
mixing (where a bneighbourhood contains less than 50 percent foreign migrants) does not cause 
withdrawal behaviour, but rather an increase in interethnic contact (Gijsberts, Van der Meer & Dagevos, 
2008, in Veldboer 2010). If the new target groups (foreign migrants) make up more than 50 percent, this 
will have a detrimental effect on social cohesion and interethnic contact (Veldboer, 2010). 

Contact theory 
Third, contact theory states that if heterogeneous target groups come into contact in close proximity with 
each other, existing prejudice against each other will diminish. This will reduce uncertainty and 
unfamiliarity with the other groups, so that diversity will not lead to conflict or withdrawal (Allport, 
1954; Pettigrew, 1988, in Veldboer, 2010). Contacts between ethnic groups can only achieve positive 
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results if certain conditions are met, such as free contact, lack of hostility, equal status, common goals, 
a need for cooperation and support for the same values and standards (Veldboer, 2010). 

Assimilation theory 
Finally, the assimilation theory states that because of mixed housing, outsiders will adapt to the 
dominant group and focus less on their own group (Gordon, 1964, in Veldboer, 2010). This theory 
assumes that the new group will follow the habits, norms, and values of the established group. According 
to this theory, time is a crucial factor in integration processes. Successive generations become 
increasingly integrated into the receiving society, acquire better economic positions and therefore 
become less dependent on support from their own communities. The new generations maintain more 
and more contacts with others and eventually lose part of their cultural identity (Snel & Boonstra, 2005). 
The effect is that migrants increasingly opt to live outside the ‘ethnic neighbourhoods’ in which they 
initially lived. However, other studies show that in some cases ethnic identification and social ties within 
homogeneous groups do not disappear, but become even stronger (Snel & Boonstra, 2005). 

Focus points 

The issue of the housing and integration of status holders and the lack of support from the local 
population affects many municipalities and social parties in the Netherlands. One possible solution used 
for these problems is the mixed housing of status holders together with national target groups (Engbersen 
& Jennissen, 2015; Bakker, 2015; COA, Rijksbouwmeester, 2015). Existing literature shows that it is 
important to take into account the existing economic, demographic and social situation of a 
neighbourhood before realising a mixed housing project (Buys, 1997; Gijsberts & Dagevos, 2007; 
Kijzer, 2016; Mulder, 2016; Veldboer, 2010). It is, therefore, possible to formulate the following focus 
points for the development of mixed housing projects. 

Economical concerns 
a) A stable economic situation in the neighbourhood 

It is important that the economic position of the neighbourhood in which the mixed housing project will 
be realised is stable (Gijsberts & Dagevos, 2007). This means for example that the main source of 
income for the established households is paid employment. Groups whose main source of income are 
benefits should not dominate in the neighbourhood. It is also important that households with a medium 
or high income are present in the neighbourhood. A middle income is defined as gross annual earnings 
of between € 37,000 and € 45,000 (WoON, 2015). In neighbourhoods where unemployment rates are 
high, the arrival of status holders will impede rather than promote social mobility and cohesion. Mixed 
housing in neighbourhoods with a low socio-economic position can also have a negative impact on the 
integration process of status holders (Buys, 1997; Gijsberts & Dagevos, 2007; Veldboer, 2010). 

Demographic concerns 
b) No disruption of existing structure of household compositions 

The original type of households in a neighbourhood and the way of life of the existing households are 
important points of attention in the realisation of mixed housing projects (Buys, 1997; Gijsberts & 
Dagevos, 2007; Veldboer, 2010). People generally prefer to live near people with a similar lifestyle 
(Buys, 1997). For example, households consisting of families with children prefer to live close to 
households consisting of the elderly or families with children, rather than young single people or 
students (Buys, 1997; Veldboer, 2010). From the conflict theory it can be deduced that, in the long run, 
the realisation of a mixed housing project in which the original type of household at the neighbourhood 
level is disrupted may lead to conflicts between new and established target groups (Veldboer, 2010). 
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c) The right balance between heterogeneity and homogeneity of the target groups; in particular 
ethnic differences among the target groups should not be too high 

In mixed housing projects, it is important to find and maintain the right balance between different ethnic 
groups (Buys, 1997; Gijsberts & Dagevos, 2007; Halm, 2016). In the context of this research, it is 
important to map the cultural and ethnic background of the various target groups. When realizing a 
mixed housing project, it should be taken into account that the total heterogeneous composition consists 
of small homogeneous groups (Gijsberts & Dagevos, 2007; Veldboer, 2010; Kijzer, 2016). The constrict 
theory states that if there is great diversity in ethnicity, all groups will withdraw, as a result of which 
interethnic contact will decrease and social capital will also decrease (Snel & Boonstra, 2005; Veldboer, 
2010). 

Social concerns 
d) Connect and/or strengthen the neighbourhood's existing social climate 

Before a mixed housing project with status holders, students, starters, and elderly people is planned, it 
is important to map out the neighbourhood’s existing social climate (Buys, 1997; Gijsberts & Dagevos, 
2007; Veldboer, 2010; Snel & Boonstra, 2005). When a tight community exists in a neighbourhood, 
relations between the established households are very positive, people feel committed to the 
neighbourhood and may also contribute to keeping the neighbourhood safe and liveable. It is therefore 
important to investigate how the new target groups can be introduced and what effects mixed housing 
can have on the behaviour of the established households (Buys, 1997; Veldboer, 2010). It is important 
to ensure, as a developing party, that the social climate is not negatively affected by mixed housing 
(Buys, 1997; Cole & Goodchild, 2001; Gijsberts & Dagevos, 2007; Halm, 2016; Veldboer, 2010; Kijzer, 
2016). It is also important to announce measures that will further improve the neighbourhood’s social 
climate (Buys, 1997; Snel & Boonstra, 2005). 

e) Communicating, informing and participating with local residents of a mixed housing project 
The contact theory states that contact can make a positive contribution to the integration process if it 
takes place on a voluntary basis with the consent of both parties (Veldboer, 2010). Because mixed 
housing is a major change for a neighbourhood, it has a direct impact on the local residents (Buys, 1997; 
Gijsberts & Dagevos, 2007; Snel & Boonstra, 2005). Residents can experience a feeling of anxiety and 
insecurity if they receive no information from developing parties (Buys, 1997; Cole & Goodchild, 2001; 
Veldboer, 2010; Kijzer, 2016; Halm, 2016). It is therefore important to first see whether there is support 
for the project among the local residents. If this is not the case, it should be considered whether support 
can be created for the project (Kijzer, 2016). 

In the following sections, field research will be used to map out how mixed housing projects with the 
objective of promoting the integration process of status holders and creating support for housing for 
status holders are realised in current practice. The focus will be on the parties involved in the realisation 
of mixed housing projects. These sections will also map out the best ways to accommodate 
heterogeneous target groups in one residential complex and which forms of housing are the most 
successful. 
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6.3 Fieldwork on mixed housing 

This paragraph will first describe how the sample projects for this research were selected. A brief 
description will then be given of the type of projects selected and how the information and data on the 
projects were collected, which sources were consulted and which research methods were used. 

6.3.1 Selection of sample projects 

At the same time as this study, the knowledge and network organisation Platform31 was carrying out an 
exploratory study of new housing concept in 2015/2016. The main subjects of this study were 
"Flexwonen" and "Magicmix" (Van der Velden, Tiggeloven, & Wassenberg, 2016). Flexwonen (flex 
living) means supplying accommodation to target groups that urgently need it and can use it temporarily, 
while actively seeking permanent housing. Magicmix means offering temporary or permanent living 
space to different target groups, thus trying to create and promote diversity among the target groups. 

For the study on the magicmix, Platform31 analysed various projects that offer flex living, magicmix or 
a combination of both. The projects were realised in various types of real estate, such as vacant office 
buildings, former care homes, vacant social housing estates and vacant land. These projects were 
transformed or reused for the new concepts of magicmix, flex living or a combination of both. Because 
magicmix broadly corresponds to the concept mixed housing underlying this chapter, and there was the 
opportunity to participate in Platform31’s study via the municipality of Eindhoven, the researcher of the 
current study participated in the magicmix study. In addition, some projects analysed as cases in the 
magicmix were relevant for this study. Via the internet and conversations with colleagues within the 
municipality of Eindhoven, is also looked for transformation projects from offices to a residential 
function by means of mixed housing. The reason for this is that for this study it is important to map out 
whether mixed housing is offered in practice, by means of transformation of offices. In 2016, a total of 
19 relevant projects in the Netherlands were traced that offer a type of mixed housing, as can be seen in 
Appendix 7. The reasons for starting these projects included the vacancy of the building, the desire to 
integrate status holders or other reasons. A number of selection criteria were drawn up in order to select 
the projects that are the most relevant for this study: 

• The project is already completed or is in the execution phase; 
• The project is located in the Netherlands; 
• There should be sufficient information available on the project, such as scientific research 

reports, journals and internet articles. It should also be possible to get in touch with the parties 
involved and, if necessary, interview them; 

• The project must provide housing for heterogeneous groups, with at least one of the following 
combinations to be accommodated: 

• Status holders and students 
• Status holders and elderly people 
• Status holders and starters/young people 

• The target groups must live close to each other, in one housing complex; 
• The original function of the real estate must be different from the new function, namely housing 

the new target groups. The reason for starting the project must be vacancy and/or the integration 
of status holders. 
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The selected projects are shown in table 6.1. The selected sample projects consist of different types of 
real estate. The choice to study different types of real estate was made because office buildings do not 
accommodate the elderly population. Therefore, other types of real estate had to be included in order to 
cover this target group. 

Table 6.1 Sample projects 

 

 

 

No. 

 

 

 

Project name 

Target groups Motivation 

S
tu

de
nt

s 

S
ta

tu
s 

ho
ld

er
s 

S
ta

rt
er

s 

El
de

rl
y 

 V
ac

an
cy

 

In
te

gr
at

io
n 

 
of

 s
ta

tu
s 

ho
ld

er
s 

(A)-Care homes 

1 Genderhof Eindhoven X  

 

X X 

 

X 
 

2 De Saffier Utrecht X X X X X 
 

3 Bruishuis Arnhem  X X X X 

 

X  

(B)-Offices 

4 De Studio Amsterdam X X X 
 

X 
 

5 Europalaan Eindhoven X X X 
 

X 
 

6 Zayaz Den Bosch X X X 
 

X 
 

(C)- Vacant plot 

7 Startblok Riekerhaven Amsterdam X X X 
 

 

 

 

X 

 

(A) – Care homes 
Example projects 1 to 3 are former care homes. These projects have been taken from the Platform31 
study on magicmix. The link of these projects with the current study is that these homes were also made 
available to other target groups because of vacancy. In addition, these are the only sample projects in 
which the elderly are represented. These projects were selected in order to gain an insight into the 
experience of the elderly population. 

 (B) - Offices 
Example projects 4 to 6 are formerly vacant office buildings that have been or are being transformed 
into homes for various target groups. Projects 4 and 5 are already completed and inhabited by the target 
groups; 6 is currently being implemented. Project 4 has been taken from the study on magicmix, project 
5 has been selected on the basis of interviews with colleagues within the municipality of Eindhoven and 
project 6 has been selected on the basis of internet research. 

 (C) – Vacant plot 
Example project 7 is a former sports park in Amsterdam where a residential area will be developed in 
the future. This project was chosen because it is one of the first projects in the Netherlands which aims 
primarily to promote the integration of status holders through housing. The project will have temporary 
housing units for status holders, students, and starters. This project has also been taken from the study 
on magicmix. 
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6.3.2 Data collection 

In order to gather information and data on the seven sample projects, different types of sources and 
research techniques were used. Projects 1 to 3 were studied during the Platform31 learning environment 
magicmix (see below), where information was collected. In order to check the collected information and 
data, a search for document sources was subsequently carried out via the internet. In the sources found 
via the internet, these projects were analysed and described in detail. The other sources used are shown 
in table 8.2 in Appendix 8. For projects 1 to 3, the sources included literature, focus group conversations, 
observations and unstructured interviews, for which the interview guide from Appendix 6 was used. 

Projects 4 to 6 were not covered during in the Platform31 study on magicmix. However, project 4 was 
described and analysed in the research report on magicmix. For these projects, other sources have been 
selected to verify, compare and, where necessary, supplement the information collected. The sources 
consulted are listed in Appendix 8. In project 4, information was collected and analysed by means of 
desk research. 

People involved in project 5 were also active in the learning environment magicmix, but the project was 
not discussed there. Information about project 5 was collected by means of desk research via the 
municipality of Eindhoven and through unstructured interviews and focus group meetings during the 
project meetings with the housing corporation that initiated this project. Other sources have also been 
collected via the internet for this project (Appendix 8) to check and analyse the information. 

Project 6 was discussed during the Dutch Design Week 2016. A project presentation was given by the 
housing corporation involved, in which the objective, initiation phase and bottlenecks in the project were 
discussed. Subsequently, experts discussed how the bottlenecks in the project could be solved. 

Project 7 was extensively discussed in the learning environment magicmix, where a presentation was 
given by the initiators, parties that managed and operated it and the residents. Sources were also 
consulted via the internet (Appendix 8).  

6.3.3 Sources and collection methods 

The previous section described that data sources were used. The research techniques used were desk 
reservations, unstructured interviews, focus group discussions and observations. This paragraph will 
describe per data source how the information was obtained from the data source. 

Learning environment magicmix 
As part of the study on magicmix, expert meetings, called the learning environment magicmix, were 
organised by Platform31, in the form of focus group discussions and (observation) project visits. 29 
members from various parties, such as municipalities, housing corporations, market parties and other 
operators participated in the learning environment. An overview of the participating parties is given in 
appendix 5. All these parties had experience with flex living and magicmix projects, or they were 
planning to start a similar project in their municipality. 

The aim of participating in the learning environment magicmix was to gain knowledge from the 
experiences of all parties closely involved in projects that have implemented these new concepts and to 
gather information and data about these projects. The learning environment magicmix took place on 
various dates between April 2016 and December 2016. Each learning circle lasted about four hours. 
Table 6.2 contains an overview of the sessions and subjects covered during the learning environment. 
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Table 6.2 List of sessions 

Activity Location - Program 

Start 

21-04-2016 

13:00 till 17:00 

De Saffier 

Saffierlaan 10 

Utrecht 

• Viewing De Saffier 
• Presentation about the magicmix study 
• Presentation of experiences at SSF Dordrecht 

Second 

16-06-2016 

12:00 till 16:30 

Genderhof 

Sterkenburg 2 

Eindhoven 

• The business case for magicmix 
• Presentation of experiences at Bruishuis Arnhem 
• WIL-Concept 
• Viewing Genderhof 
• Presentation of projects in development of 

Woonbedrijf 
Third 

29-09-2016 

12:00 till 16:15 

Riekerhaven 

Riekerhaven 1062 

Amsterdam 

• The business case for magicmix 
• Presentation and viewing Riekerhaven  
• Presentation about the laws and regulations for 

magicmix and flex living 

Fourth 

10-11-2016 

12:00 till 16:30 

‘t Groene Sticht 

Ab Harrewijnstraat 46 

Utrecht 

• Detailed presentation about laws and regulations for 
magicmix 

• Presentation about magicmix projects Marjella 
Wonen, Paranadreef & ‘t Groene Sticht and European 
evaluation study of ‘t Groene Sticht 

• Transformation solutions for vacant real estate 
 

As shown in table 6.2, the meetings were held on-site at projects that offered the concept of flex living, 
magicmix or a combination of both concepts. Prior to the sessions, all participants were sent the 
programme and additional background information on the projects visited. Because of the great number 
of representatives from various parties who were present (Appendix 5), experts in legal, financial, 
technical, and organisational and policy aspects were also invited. 

The meetings started with a general presentation on the objective of the learning environment. The 
program of the meeting was also discussed. Subsequently, the project at which the meeting was 
organised was presented by a representative. These presentations gave information on the following 
topics: 

• Vision and mission of the project; 
• Success and failure factors of the project during the organizational, initiative, realization and 

exploitation phase; 
• Type of dwellings offered in the project; 
• Which target groups were housed there; 
• What additional conditions were attached to the lease contracts for potential tenants; 
• How the management process and operation went and how these were organised; 
• Social cohesion and interaction between the different target groups and associated activities; 
• The link with local residents and the neighbourhood in which the project was located. 

 
Similar projects were also presented with regard to the above subjects. In addition, subjects such as 
financial, technical, policy, organisational and legal aspects were presented separately by experts 
specialised in these fields. They explained the financial, legal and technical possibilities of projects 
offering the concept of flex living or magicmix. 
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After each presentation, there was time for discussion. The discussion focused on the projects that were 
presented, as well as ambiguities and recommendations based on the experience of participants in the 
magicmix learning environment. 

Much information for the current study was obtained from the presentations on the projects and other 
aspects of mixed housing. During these presentations, the interview guide from Appendix 6 was used 
to collect the information needed to answer the subquestions. If questions from the interview guide 
remained unanswered, the researcher of this study was able to speak separately to the experts involved 
in order to obtain the required information. 

Finally, a guided tour of the property was arranged by residents, showing their living spaces. The tenants 
shared their experiences with the learning environment magicmix. During the guided tours in the 
building, the researcher made use of the opportunity to enter into informal discussions with residents. 
During these discussions, residents were asked about their experiences with regard to: 
 
• The reason for choosing this accommodation; 
• Living conditions in the project; 
• Satisfaction with the living space, rent, and policies within the project. 
 
These conversations lasted at most 15 minutes per inhabitant. In each project at least two to four 
residents were interviewed. Notes were made immediately after the interviews since it was not possible 
to record the conversations. 

Project meetings 
During the researcher’s internship at the municipality of Eindhoven, the researcher participated in 
various project meetings. These meetings focused on projects in the initiative or realization phase that 
will offer mixed housing in combination with the transformation of vacant offices, for example, project 
5 (Europalaan, Eindhoven). The parties present were commercial developers and/or housing 
corporations. During the meetings, organisational, legal, policy, implementation and technical 
possibilities applicable to the new living concepts were discussed. 

In addition, the researcher participated in meetings in which the accommodation of status holders was 
discussed. In addition to these meetings, various network meetings were organised in the municipality 
of Eindhoven focusing on the integration, acceptance, and accommodation of status holders, during 
which both status holders and the target groups of elderly and students were present. 

During the project meetings and analysis of the written sources, the interview guide shown in Appendix 
6 was used. The information obtained from the presentations, focus group discussions, informal 
interviews and observations were registered in writing by means of notes made during the meetings. 
Efforts were made to register as much information as possible that could be used for answering the 
research questions underlying this study.  

Document sources 
For the collection of information, various documents were used. Scientific reports which studied the 
sample sites were consulted via the internet. The news in the mainstream and social media was 
constantly monitored throughout the research process. Because the new living concepts received much 
media attention in 2015/2016, they were followed closely by various journalists. The media mainly 
reported on the developments of such projects in Dutch society, the influences on the immediate 
surroundings of these projects and the experiences of the residents. 
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Processing of information 
During the meetings of the learning environment magicmix and project meetings, notes were made of 
relevant information. After each meeting, documents about relevant topics and the sample projects were 
searched on the internet. Based on the notes from the meetings and document sources, a report per 
project was written. These project reports can be found in Appendixes 4 and 8. 

Reliability and validity 
The method described above for storing and processing information about the sample projects attempts 
to guarantee the reliability and validity of the study’s results. This was achieved because information 
gathered through different methods and from different sources was compared with each other. In 
particular, information obtained from different sources was reconciled. This is called methodical and 
data triangulation (Baarda, De Goede, & Teunissen, 2005). In addition, the project reports were 
submitted to colleagues within the municipality of Eindhoven, so that they could respond and possibly 
supplement them where necessary. This is also known as peer debriefing (Baarda, De Goede, & 
Teunissen, 2005). 

6.4 Results 

This paragraph reports the findings of the field research, based on the information and data collected. 
The aim of the field research was to map out how mixed housing projects are realised in current practice, 
which factors are essential for the successful implementation of mixed housing projects and which 
factors are problematic for mixed housing projects. Furthermore, the study aims to identify which target 
groups can be accommodated in mixed housing complexes and which conditions apply to these target 
groups. Finally, it aims to identify how these target groups can be accommodated in such projects in 
such a way that the mixed housing project is conducive to the integration of status holders and that the 
surrounding of the project will not be negatively affected by the project. 

The sample projects provide insight into the peripheral aspects that influence the success or failure of 
such projects. These peripheral aspects will be described in this section. Based on the collected 
information and data, focus points for integration and the creation of support in the neighbourhood will 
be formulated to supplement the existing literature on mixed housing projects. 

6.4.1 Project analyses 

The sequence of the interview guide (Appendix 6) was used to report the analysis of the information 
and data on the seven sample projects. This section describes how the results will be reported. 

(1) Type of property 

The label ‘type of property’ will describe in which type of property the mixed housing project has been 
realised and why this type of property was used for the mixed housing of heterogeneous target groups. 
The motivation for the transformation or reuse will also be explained. Although this study focuses on 
the transformation of vacant offices and the housing and integration of status holders, it was decided 
during the field research process to study not only office space, but also other types of real estate. This 
allowed a comparison between the realization process of mixed housing in vacant offices with mixed 
housing in other types of real estate. 
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(2) Involved actors 

This will include a description of which actors were involved in the sample projects and how cooperation 
between the actors was conducted, as well as other issues relating to the actors involved. During the 
field research, it emerged that communication and cooperation between the actors is very important for 
the success of a mixed housing project. 

(3) Programming 
Under this label, general information on the projects will be given. For each project, the number of 
homes realised or available will be shown. The year in which the project was completed is mentioned, 
as well as whether the project offers mixed housing temporarily or permanently. Subsequently, the type 
of dwellings available or realised will be analyzed. During the field research, it became clear that both 
shared living space and independent homes were created for the target groups. The objective behind the 
choice made by developers for independent or shared accommodation will be discussed. 

Under this label, the target groups of the seven sample projects will be described. The field research has 
shown that in current practice mixed housing projects are mainly realised with the target groups students, 
status holders and in some cases starters. The target group elderly people occurs only in exceptional 
situations in these projects. This will be described and explained in detail. 

This label will also describe how the housing process/allocation process of the different target groups 
was organised. This will include a description of whether there were any additional conditions attached 
to the allocation of the homes to the target groups, as well as the purpose and effect of these conditions. 
This label also describes how the target groups are accommodated in the residential complex. During 
the field research, it emerged that target groups can be housed in a mixed or clustered way, or in a 
combination of both. This will be discussed in more detail. 

(4) Integration 
Under this label, the extent to which mixed housing projects contribute to the integration process of 
status holders will be analysed. The data and information from the seven pilot projects were not 
sufficient to provide scientific advice on how to promote the integration process of status holders 
through mixed housing. It will, therefore, be determined to what extent the aspects described in the 
literature study (section 6.2) as successful for the integration process have been taken into account in 
the sample projects. 

During the description of the findings of the field research, focus points will be formulated on the basis 
of the results. 

6.4.2 (1) Type of property 

Table 6.3 shows the type of property per project.  

Table 6.3 Sample projects and type of property 

 Care-homes Offices Vacant plot 
 1 2 3 4 5 6 7 

 Genderhof 
Eindhoven 

De Saffier 
Utrecht 

Bruishuis 
Arnhem 

De Studio 
Amsterdam 

Europalaan 
Eindhoven 

Zayaz 
Den Bosch 

Riekerhaven 
Amsterdam 

Motivation Vacancy Vacancy Vacancy Vacancy 

Vacancy 
and 
integration 

Vacancy 
and 
integration Integration 
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Care homes 
Various care homes, including projects such as Genderhof in Eindhoven, Bruishuis in Arnhem and De 
Saffier in Utrecht, have recently become vacant. Demolition was not an option for these properties for 
economic and technical reasons. Since 2013, the vacancy rate of care homes has accelerated as a result 
of political developments. One of the measures introduced by the government was the separation of 
living and care for the elderly, as described in chapter 4 (SZW) (Van Rijn, 2013). Care providers who 
rented care homes from housing corporations also saw that their target group, the elderly, was shrinking, 
as a result of which they decided to abandon large care homes. Therefore, housing associations had to 
deal with empty buildings or parts of buildings. Consequently, housing corporations decided to use 
vacant care homes for other target groups if possible. Common target groups are students, status holders, 
labour migrants, newly divorced people, people with social problems and people with physical or mental 
disabilities. Because a number of municipalities experienced demographic pressure and had to house a 
great number of status holders, they wanted to use these care homes to provide housing for status holders. 
Thus the municipality can meet the requirements set by the national government. 

Offices 
The vacancy level in the office market is described in detail in chapter 2. Some office buildings, such as 
sample projects 4 to 6, are used for mixed housing. The three sample projects in this study are all owned 
by housing corporations. These housing corporations have taken the initiative to transform these office 
buildings into housing units for various target groups, including students, starters and status holders. 
Example project 4 has been permanently transformed; 5 and 6 have been transformed into homes for a 
maximum of ten years. 

Vacant plot 
Sample project 7 was an undeveloped plot, a former sports park, which will be developed into a 
residential area used for mixed housing. It is noteworthy that this project expressly has the objective to 
promote the integration and participation of status holders in Dutch society by means of housing. 

Motivation 
Six of the seven sample projects were initiated because the properties faced vacancy. In addition, the 
motivation for the transformation and reuse of the sample projects was to increase the liveability of the 
local environment. As discussed in chapter two, empty buildings lead to deterioration of the local 
environment, giving residents a feeling of insecurity. An additional reason for these projects was also to 
promote the integration process of newcomers and to create support among the local population for the 
housing of status holders. Only in the case of Riekerhaven in Amsterdam, the main aim was to promote 
the integration of status holders through housing. 

6.4.3 (2) Involved actors 

Table 6.4 on the next page shows which parties were involved in the initiative, design and realization 
phase of the model projects. Only parties that played an important role are mentioned. The design and 
realization phase is discussed here because no interventions were made at Genderhof; the decision 
(initiative) was simply taken to use the building for a mixed housing project. In the remaining six 
projects, however, structural changes were made, which required a new design. Various parties were 
involved, including architects, contractors, and other construction parties. However, these parties have 
been deliberately omitted in this study, because this chapter focuses on social aspects, not on the 
technical process of the projects. 
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Table 6.4 Involved actors during development/realization phase 

 Care homes Offices Vacant plot 
 1 2 3 4 5 6 7 
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Social housing association x x x x x x x 
Commercial developer    x    
Residents’ association   x     
Municipality x x x x x x x 
Social management parties  x x    x 
Neighbourhood residents  x x   x x 
Future tenants  x x    x 

 
Social housing association and commercial developer 
Of the sample projects, six were initiated and realised at the request of social housing corporations, while 
one project (no. 4) was commissioned by a social housing corporation and a commercial developer. 
Social housing corporations were involved in all seven projects because they have a social responsibility, 
namely to offer housing to target groups who have difficulty finding housing themselves. Because of 
the social purpose of mixed housing, cooperation and communication between social housing 
corporations and other stakeholders is of great importance. The absence of commercial developers in 
mixed housing projects is due to the fact that mixed housing projects are considered risky. It is also 
difficult for commercial developers to identify the returns that a mixed housing project may generate 
because these kinds of projects are not often realised in the Netherlands at present. 

Municipality 
In addition to the developing parties, the local municipality also plays an important role in the initiation 
phase. A municipality that actively cooperates and thinks along with other parties is a major success 
factor for the feasibility of the project. For example, the municipality of Eindhoven in the Genderhof 
project closely worked together and thought along with local housing corporations to start up more of 
these projects. The municipalities also played an important role in the other projects. They were as 
transparent as possible to the developing parties and cooperated closely with the design process, as a 
result of which they jointly approached the projects. In Eindhoven (Genderhof) and Amsterdam 
(Riekerhaven), for example, the aldermen played an important role. They were personally involved in 
the projects and put them in the spotlight nationally, as a result of which mixed housing became more 
prominent. Municipalities also have a social role and should control, manage and support corporations 
when it comes to accommodating target groups that experience difficulties in the regular housing 
market. 

Social management parties and residents’ associations 
The social management of mixed housing projects is an important aspect in all seven sample projects. 
Sample projects 2, 3 and 7 had already drawn up plans for the social management of the properties 
during the planning phase. The most favourable option was to organise social management by the 
residents themselves, supported by an external counselor, for example, a housing consultant from the 
social sector. It is important that all future tenants are made aware that they are responsible for the social 
quality of their complex and its local environment. Everyone must make a contribution to improving 
social quality by keeping the complex and its surroundings safe, clean and in good condition, and by 
organising and participating in joint activities. In order to achieve this, it is important that some residents 
are selected to execute control and corrective tasks and can monitor whether everyone takes 
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responsibility for improving the social climate. Because many residents have no experience and do not 
know how to handle these tasks, support is needed from a professional from the rental organisation or 
an external party. This professional must be able to help the residents in organising joint activities, 
setting goals, checking and correcting residents in case of unwanted behaviour and cooperating and 
communicating in a group context. The professional needs to be familiar with the occupants and must 
be able to think along with them in all situations, so that a relationship of trust is established between 
the professional and the occupants. In order to be able to guide the residents in self-management and 
organisation, the professional must have knowledge of group dynamics and be able to supervise social 
processes. 

The development and implementation of social management plans was carried out in three phases in the 
sample projects 2 (De Saffier), 3 (Bruishuis) and 7 (Riekerhaven): the introductory, housing and 
occupation phase. 

The introduction phase 
In the development phase of the projects, even before the housing was created, potential future residents 
were recruited. They were informed about the social purpose of the project and were given the 
opportunity to get acquainted with the other target groups, such as status holders. They were also 
informed about additional conditions that applied in order to qualify for housing, which will be described 
in detail later in this chapter. Local residents were also informed about the project and became involved 
in it. In this process, it was investigated whether residents’ foundations (volunteer organisations) were 
already active in the neighbourhood, and could possibly act as representatives of the neighbourhood. If 
not, consultation groups with local residents were set up. The local municipality and social housing 
corporations organised regular meetings during the development phase of the projects in order to discuss 
the concerns of the neighbourhood regarding the project and find solutions for these concerns. 

The housing phase 
Traditionally, social housing corporations use an allocation model using criteria such as the duration of 
registration with the corporation (waiting time), income, age and size of the household. These projects 
deviate from the traditional allocation model and were subject to additional conditions. Additional 
conditions imposed on future tenants were generally aimed at ensuring that they committed themselves 
to social activities that enhance the social cohesion in the complex. The aim was for the residents to take 
care of the social management of the complex themselves. A further the aim was to promote the 
integration of status holders and to create social interaction between the various target groups. As a 
motivation for tenants to engage in this, their housing needs were met. The target group of students was 
offered a lower rent than the market value. The desired contribution for status holders is to actively make 
contact with Dutch people. 

The occupation phase 
As described above, in the case of mixed housing projects it is necessary to apply intensive social 
management in the residential complex. This social management must largely be carried out by the 
residents themselves. This is achieved by so-called corridor and property managers, who are residents 
of the complex and are supervised and instructed by a professional. The professional can be an employee 
of the social housing corporation, or of an external party that has knowledge and experience with the 
social management of mixed housing projects. The professional guides the corridor and property 
managers to keep the complex and its surroundings clean and safe. In addition, common activities such 
as music evenings, language lessons and days out are organised on a regular basis in order to stimulate 
interethnic contact between the different target groups. 
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Neighbourhood residents and future tenants 
Table 6.4 shows that local residents and future tenants are important parties during the realization 
process. The social management parties Socius and Malburgen indicated during the group meetings that 
this is one of the most important success factors for the realisation of mixed housing projects. In 
principle, these parties were involved in all seven sample projects. However, in Table 6.4, the 
involvement of potential residents and local residents was only indicated for De Saffier, Bruishuis and 
Riekerhaven, because in these projects there was a possibility for potential tenants and local residents to 
participate in the design phase of the project.  

It is noteworthy that the ideas of future tenants and local residents often add to those of the professionals. 
An example of this can be seen in the sample project Zayaz. The local residents were initially not 
involved in the realization process; they were only informed by letter about the plans of the corporation 
and the municipality regarding the vacant office building. Initially, the corporation had planned to build 
68 small houses in the empty office building, for which the architect had already done the designs. The 
local residents objected to these plans since they were concerned about the social safety of the local 
environment. The local residents also felt that the houses would be too small for the new tenants, which 
could lead to nuisance in the surrounding area if the tenants would spend much time outside, and that 
parking problem would be caused by the new residents. This delayed the project and the residents were 
brought together through consultation evenings in collaboration with the municipality of Den Bosch. 
Together with the residents, it was finally decided that instead of 68, only 57 homes would be realised 
in the empty office building. Furthermore, general housekeeping rules were drawn up for the new 
tenants. 

Focus points  

Until now, mixed housing projects have mostly been developed by social housing corporations in 
cooperation with local municipalities and social institutions. The reason for this is the social objective 
of these projects, namely the provision of housing for target groups that cannot find accommodation 
themselves in the regular housing market. Based on the results of the field research, the following focus 
points for mixed housing can be formulated. These points of attention are important for the organisation 
of mixed housing projects in the initiation phase, and in particular in the planning and design phase. 

(A) Cooperation: There is still insufficient experience and knowledge of mixed housing projects at 
the building level. In current practice, the parties involved in the development of mixed housing 
projects are social housing corporations, municipalities, and consulting parties. Mixed housing 
projects require intensive cooperation between these parties, but it is also important that the 
residents in the neighbourhood of the building and the future tenants are also involved in the 
organisation of the projects. The developing party (usually the social housing corporation) should 
conduct an in-depth study into the possibilities of mixed housing projects, in which it should also 
map out the social added value that a mixed housing project will bring for all parties involved. 
Thus, all parties will be strongly motivated to cooperate closely for a common social purpose. 

(B) Communication: Communication between all involved parties is crucial to the success of a mixed 
housing project. It is important that all parties are aware of the status of the mixed housing project 
at all times. In order to guarantee this, it is important that there is transparency in information 
provision from all parties. This allows the adequate action to be taken on matters that may hinder 
the project. 

(C) Connecting role: The local municipality is an important partner in the organisation of mixed 
housing projects. The local municipality can bring together various parties, such as social housing 
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corporations, local residents, future residents, interest groups acting on behalf of the target groups 
and consulting parties, in order to assess the need for a mixed housing project. The local 
municipality can also determine the legal possibilities for a mixed housing project. Therefore, an 
active and connective local municipality is essential for the success of a mixed housing project. 

(D) Social management plan: The sample projects show the need for social management in mixed 
housing projects. It is important that social management plans are drawn up in the initiative phase. 
It is important to investigate how future residents can be mobilised for the social management of 
a complex and its environment, assisted by a professional supervisor. 

6.4.4 (3) Programming 

Table 6.5 shows the number of houses realised or available in the housing complex for each project. The 
number of homes varies from 47 to 650 units per complex. The number depends on the demand for 
housing from the target groups in each city. It is clear, for example, that large-scale projects are mainly 
realised in Amsterdam, because the target groups of students, starters, and status holders are also present 
in large numbers in Amsterdam, and have trouble finding housing on the regular housing market. 

Table 6.5 General information about sample projects 

 Care homes Offices Vacant 
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No. of homes 190 428 105 650 47 57 565 
Permanent (P)/temporary 
(T) T T T P P T T 
Realization year 2015 2016 2012 2013 2016 2017 2016 

 
In addition to the demand and supply of homes, the number of houses also depends on the type of living 
environment in the neighbourhood in which the project is realised. Again, Zayaz is a good example. 
Here the local residents suggested that the number of homes realized should be lower than originally 
planned. The type of residential environment in which the sample projects are located can be 
characterized as sub-urban (projects 1, 2, 3, 5 and 6) and high-urban residential environment (projects 4 
and 7). During the field research, it emerged that in sub-urban areas it is not possible to implement large-
scale projects because the residents do not accept the arrival of a large group of single people in their 
neighbourhood. In the case of high-urban areas, large-scale projects may be possible, taking into account 
the existing household composition, type of dwellings (purchase or rental), the economic position of the 
neighbourhood and existing social networks, because all these factors influence the scale of the project.  

Two of the seven projects were designed for permanent use, while the remaining five are temporary. 
This means that the projects may be used in their new function for ten years. If the projects are successful 
in the financial and legal sense and represent the interests of different parties and target groups, it may 
be possible to convert the buildings permanently to the new residential function. At Riekerhaven (no. 7) 
the temporary function will expire after ten years because a new residential district will be developed 
there. 
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Types of dwellings 
Table 6.6 shows the type of dwellings realised in the sample projects.  

Table 6.6 types of dwellings 

 Care homes Offices Vacant 
plot 
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Independent 
accommodation 

x x x x x x x 

Shared accommodation     x       x 
 
In projects 1 to 3, there were already apartments available since the former nursing homes already had 
a residential function. Therefore, there was no need to change functions in the zoning plan for these 
projects, in contrast to offices, as described in chapter 5. In project 1, no changes were made to the 
existing houses, since they met the needs of the new target groups; all homes in Genderhof are 
independent houses with their own bathroom and kitchen. In projects 2 and 3, the houses were modified 
to accommodate the new target groups. In these projects shared dwellings existed, which were converted 
into independent homes for the new target groups (students and starters in case 2) and (students, starters 
and status holders in case 3). In Bruishuis (case 3), the new dwellings are still shared accomodations 
and do not have an independent kitchen, bathroom, and toilets. These must be shared per floor, with 
each floor containing 15 homes. This was done because the houses serve as temporary dwellings (pause 
homes), so tenants are expected to look for other accommodation during their stay in Bruishuis. In this 
way, more people can be helped to find a temporary home, while they are looking for a permanent home. 

Projects 4 to 6 are former vacant office buildings that have been completely transformed into 
independent homes for the target groups. In most of the projects, independent homes have been realized, 
because the experience of the developing parties has shown that the target groups students, starters and 
status holders want independent homes. This also emerged from the literature cited in chapter 4. Project 
7 was an empty site where container homes were placed, which had previously been used as student 
residences at another location in Amsterdam. The motivation for this project was mainly to promote the 
integration process of status holders, in order to promote social interaction and joint activities between 
the target groups. This project included independent homes as well as non-independent homes. In 
addition, there is a communal area per unit, consisting of 20 to 30 independent and non-independent 
homes. This communal area has been set up jointly by the residents of the unit and is jointly managed, 
used and maintained. There are also two common areas for the entire project, in order to organise large-
scale activities for all 565 residents of Riekerhaven. 

Target groups 
The target groups students, status holders, starters and the elderly are represented in the sample projects. 
Not all projects provide accommodation for all four target groups, but through the selection criteria of 
the sample projects (see paragraph 6.3), it was ensured that each sample project contains at least three 
of the four target groups. In table 6.7, only the target groups falling within the boundaries of this study 
are shown. Students, starters and status holders can be accommodated in all seven sample projects. The 
target group elderly people is only represented in the sample projects located in care homes. This has to 
do with the fact that the target group of older people was already housed in the care homes, which, 
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because of vacancy, were filled with new target groups including starters, students and status holders. 
In sample projects 4 to 7 there is no housing for the target group of elderly people because it is not 
financially feasible to develop housing that meets the requirements of older people. 

Table 6.7 Target groups 

 Care Homes Offices Vacant 
Plot 

 1 2 3 4 5 6 7 
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Students x x x x x x x 
Status holders x x x x x x x 
Starters x x x x x x x 
Elderly x x x         

 
Students, status holders, and starters 
In six of the seven sample projects, temporary housing is offered for a few months to a maximum of 
five years. The new tenants are expected to improve their position in Dutch society. Because the life of 
these target groups is still in developing, these target groups have no problem with temporary residence. 
In current practice, a low investment budget is available for mixed housing projects for the target groups 
of students, status holders, starters and the elderly. As a result, fairly low-quality housing is realized. On 
the other hand, rental prices are low compared to other types of housing. Therefore, the target groups of 
students, status holders and starters, who have a low economic position, can benefit from cheap housing 
costs and are willing to live in low-quality dwellings. 

Elderly 
The target group elderly people are only present in the sample projects located in care homes. Elderly 
people were the existing residents of these care homes, to which new target groups of students, status 
holders, and starters were added as a result of the vacancy in the care homes. As indicated, in mixed 
housing projects realized through the transformation of vacant offices, low-quality housing has been 
developed. In many projects, these homes are intended for temporary housing. This means that these 
homes are not suitable for the target group of elderly people. Elderly people have specific housing 
requirements and do not want to move often. They are looking for permanent living space that meets 
their qualitative housing requirements as described in chapters 4 and 5. 

During the field research, it emerged that the elderly people living in care homes experienced problems 
when the new target groups moved in. This mainly occurred in sample project 1. In this project the new 
target groups were mixed with the elderly, so that old and new inhabitants lived right next to each other. 
Therefore, the daily life and tranquility of the elderly was disturbed by the busy life of the new target 
groups. They were also unable to properly identify certain habits of the new target groups. In this project, 
there was no joint activity in which the old and new residents could be introduced to each other and 
there were no strict social household regulations. Lessons have been learned from the process: after the 
first complaints from the elderly, the housing corporation started organizing joint activities and 
motivated the target groups to get in touch with each other more often. As a result, the elderly were 
reassured, but they are still skeptical towards mixed accommodation with students, status holders, and 
starters because of the negative first impression made by the newcomers. 
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In sample project 2 all target groups were informed well in advance about the housing of new target 
groups, and the elderly were accommodated in a clustered way so that the elderly were spatially 
separated from the new target group. Therefore, the elderly had less difficulty with the arrival of the 
newcomers. During the group meetings, the experts for this project indicated that the target group elderly 
people had a positive experience with the housing of the new target groups. The younger generation 
(especially students) was selected by the housing corporation in cooperation with a social management 
party, on condition that they had an affinity with the elderly. This ensured that the social interaction 
between the elderly and young people was a more pleasant experience. 

Housing process and additional conditions 
In the sample projects 4 to 7, all new target groups were accommodated in the new homes at the same 
time. This means that all target groups were new to the mixed housing project, whether students, status 
holders or starters. In these projects, it was possible to identify and select future target groups as early 
as the initiation phase of the project. The new target groups were only eligible for housing in mixed 
housing projects if they met certain conditions. In addition to the standard conditions set by landlords 
when allocating a dwelling, such as age, income and household composition of the target groups, the 
target groups had to meet a number of additional conditions: 

- Future residents should be open to interethnic contact. They must be willing to live together 
with people from different cultures, ages, and lifestyles. 

- Future residents should be prepared to participate in social activities organised in the mixed 
housing projects. 

- Future residents are responsible for keeping the complex and its surroundings safe and clean. 
- Future residents should help and inspire each other in their professional and personal 

development. 
 

In order to guarantee these additional conditions, future tenants were asked to submit their curriculum 
vitae and a motivation letter when registering for a dwelling in a mixed housing project. Residents were 
selected on the basis of their curriculum vitae, motivation letter, and an interview. This only applied to 
the target groups of students and starters. The target group of status holders were selected in cooperation 
with the central organisation for the reception of asylum seekers, which assigned status holders to mixed 
housing projects on the basis of internal information. 

In sample projects 2, 3, 5 and 7, the housing and selection process took place as described above. The 
landlords indicated that no complaints of nuisance or other disturbances were observed in these projects 
up to now. This fact has been confirmed by other sources, such as social and mainstream media. 
However, projects which did not establish a strict housing and selection process were negatively affected 
by disturbances. Both in the complex and in its surroundings, people complained about the behaviour 
of others. Cultural differences were misunderstood and there was little social interaction with each other, 
or only in a negative manner. 

The aim of the additional conditions in the housing process is to promote social interaction, both 
internally between the tenants of the housing complex, and externally between the tenants and the 
neighbours. The aim is to keep the project manageable so that there is no nuisance internally or 
externally. The effect of these additional conditions is reflected in the fact that the target groups have 
more contact with each other, support each other when necessary, and the environment of the project is 
not bothered by the project but enjoys it. This will be described in more detail in section 6.4.5. 
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Housing combinations 
Table 6.8 shows that the target groups in the model projects are housed in two different forms, namely 
clustered or mixed. As can be seen in table 6.8, the target groups are mixed in four of the seven projects; 
in two of the seven a combination of mixed and clustered housing occurs and in one project the target 
groups are clustered. This section will explain what clustered and mixed housing is, why this type of 
housing was chosen in the sample projects, and what effect it has had on the sample projects. 

Table 6.8 Mixed and clustered housing 

 Care homes Offices Vacant 
plot 

 1 2 3 4 5 6 7 
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Clustered  x x x    
Mixed x x x  x x x 

 

Clustered housing is a form of housing in which certain target groups, such as elderly people, people 
with physical or mental disabilities, people with psychiatric illnesses and status holders, are clustered 
together on one floor or in one part of the building. The goal behind clustered housing is to prevent 
conflict between heterogeneous target groups. Mixed living, on the other hand, is the mixed housing of 
heterogeneous target groups on the same floors or in the same parts of the building. This aims to promote 
interaction between these heterogeneous target groups. Figure 6.2 shows an illustration of the 
combinations, and also shows that a combination of the two forms in one building is possible. 

 

Figure 6.2 Illustration of clustered and mixed housing 

Housing forms (clustered or mixed) are related to the differences and similarities in the age, lifestyles, 
culture, and ethnicity of the target groups. The target groups students, starters, and status holders were 
present in all seven sample projects. These target groups are housed in a mixed way in six of the seven 
sample projects. In the six projects, there was clear advance communication to the target groups about 
the type of housing and additional conditions that applied within the complex. However, it should be 
noted that the target groups housed in the six sample projects are often also targeted groups that did not 
have any other opportunities in the Dutch housing market. Therefore, the choice of these target groups 
for this type of housing was partly due to necessity. Some people chose specifically to live in these 
projects, even though they had opportunities to live in for other housing types. This is because they felt 
socially involved with the project. 
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In one project, the target groups are clustered (4). The reason for this was the quality of the housing, 
purchase or rental properties and various owners within a building. In this project, no agreements have 
been made in advance about house rules or additional conditions for residents. The choice was made in 
advance to specifically house the target groups in a clustered way. Starters and students had no problems 
with being clustered. However, status holder preferred mixed housing, in order to have more contact 
with the Dutch residents of the building. The starters in owner-occupied houses in this complex have 
some difficulty with the fact that there are status holders in the complex since they had not counted on 
this when buying their homes. 

Focus points  

(E) Target groups: Based on the qualitative and quantitative housing requirements, the target groups 
students, status holders, and starters are can be accommodated in a mixed housing project. This is 
because dwellings in mixed housing projects are of a fairly low quality and can be rented 
temporarily. Elderly people do not want to live in low-quality houses with a temporary duration 
of residence. 

(F) Selection process: It is important to identify future target groups already in the planning phase of 
a mixed housing project. Future tenants should be selected for the mixed housing project on the 
basis of the additional conditions. This allows future residents to make their wishes known about 
the housing and its surroundings. They can also be reminded that living in the project requires 
extra effort from them to ensure a good quality of life and social interaction within the complex 
and with its surroundings. 

(G) Housing process: In projects in which all future residents will be housed at the same time, it is 
important that these residents have already been brought into contact with each other before 
moving in. This can be done in an informal way so that the residents know in advance what the 
concept of mixed housing means and thus have the opportunity to consciously choose this form of 
housing. In projects that are already inhabited by a certain type of target group, informing existing 
residents about the arrival of the new target groups is essential. It is also important that a meeting 
takes place between the existing and new residents. 

(H) Additional conditions: By means of additional conditions described in this section, it is possible 
to focus on stimulating social interaction between the various target groups, ensuring or improving 
the quality of life in the neighbourhood and preventing conflicts between tenants. In order to ensure 
that future tenants comply with the additional conditions, the selection and housing process can be 
initiated by means of their curriculum vitae, a motivation letter, and an interview. 

(I) Common spaces: in mixed housing projects with the target groups of students, status holders, and 
starters, it is important that common spaces are present. In these common spaces, the residents can 
meet each other, which promotes social interaction with each other. It is desirable that the 
communal areas are furnished jointly by the residents so that everyone can find one’s place in the 
common areas. If the communal space is set up by the residents themselves, the target groups will 
be unconsciously motivated to make more frequent use of it. 

6.4.5 (4) Integration and acceptance  

In the previous paragraphs, various aspects were discussed that have an impact on mixed housing 
projects. This section will describe the influence of mixed housing on the integration process of status 
holders. It will become clear that the support from local residents plays an important role in the success 
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of a project. On the basis of the data, it is not possible to make valid scientific statements about the 
advancement of the integration process of status holders. However, a number of aspects can be described 
based on the data collected, which may have a beneficial effect on the integration process of status 
holders. 

Integration 
Social integration of status holders in the Netherlands means that status holders can fully participate in 
Dutch society (Bakker, 2015; Kijzer, 2016). Status holders must learn the Dutch language within a 
maximum of three years in order to become self-reliant and self-sufficient (Opnieuw thuis, 2017). 
Section 6.2.1 describes that integration must be stimulated from two sides, both status holders and Dutch 
citizens (Ensie, 2017). This means that Dutch society gives the status holders the opportunity to 
integrate. For the promotion of the integration process, interethnic contact is seen in the existing 
literature as a very important method (Gijsberts & Dagevos, 2007; Snel & Boonstra, 2005). Practical 
experience has shown that the integration process also depends on specific characteristics of individuals, 
such as their psychological condition, educational level, and cultural and ethnic background. Because 
the integration process depends on several factors, it is complicated to measure its success within a short 
time frame. 

Intensive social management and a detailed accommodation plan 
The sample projects for this study do not provide valid insights into the integration process of status 
holders. Mixed housing of status holders with Dutch target groups promotes interethnic contact between 
both groups, but because all seven sample projects have recently been realised, it is not possible to say 
with certainty how the contact between different groups will develop over time. Interethnic contact is 
also stimulated by an intensive form of social management within the complexes and the regular 
organisation of joint activities. If intensive social management is lacking, it appears that accommodating 
different target groups in a complex can lead to an increase in complaints and conflicts. In addition, all 
projects have a short residence period, from six months to a maximum of five years. The temporary 
living is an unfavourable factor for the integration process of status holders because integration in a 
society requires permanent contact so that trusted networks can be built up by the status holders. 
Temporary living can also have a negative impact on the quality of life in the neighbourhood and on 
social ties with the neighbourhood. This is because tenants who know in advance that they will only stay 
at a certain location for a temporary period of time, will not be inclined to socialize with the 
neighbourhood. Local residents also indicate that they do not like temporary accommodation because it 
gives them a feeling of insecurity. This can be seen from the following quotations from residents 
regarding the sample project Zayaz in Den Bosch. 

''Je maakt een getto”, zegt een bewoner die tegenover het gebouw woont dat sinds 
juli leegstaat. Hij vindt Orthen ‘een enorm sociale buurt’. „Als mijn kinderen de 
wijk ingaan, dan kunnen ze gerust een halve dag weg blijven. Er wordt goed op 

hen gelet en goed voor hen gezorgd. Met de nieuwe bewoners verdwijnt de 
veiligheid” (Brabants Dagblad, 02-2016). 

“Bovendien zal de doelgroep vanwege de kleine behuizing zo snel mogelijk weer 
uit Orthen weg willen om op zoek te gaan naar een andere woonruimte. Er 

ontstaat zo geen enkele binding met de wijk en het wordt zo een duiventil, verwacht 
de werkgroep. Die ziet liever dat er permanente bewoning komt en een 

gevarieerdere groep, met ook senioren, studenten en starters” (Brabants Dagblad, 
03-2016).  
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Sample project Riekerhaven in Amsterdam shows that a good housing plan and detailed preparation of 
the social management can contribute to successful integration, with interventions such as: 

- Organising an introductory meeting between future target groups before they move in;  
- Target groups are required to sign a manifesto in which agreements are made that residents 

will support each other in order to function as well as possible within society in Amsterdam;  
- Selection of future tenants based on their motivation and background;  
- A clearly defined plan for social management during the exploitation phase, with site and 

corridor managers;  
- The presence of a common space and the regular organisation of joint activities. 

 

As a result of these interventions, status holders will be in constant contact with Dutch people, so that 
they will learn the Dutch language more quickly and will be able to study or work. In this sample project, 
the location also plays an important role; it is an isolated location along the highway, where there are no 
close-knit communities of existing residents in the neighbourhood. As a result, the project did not 
experience resistance from local residents during the development phase. 

Daily activities 
An important feature of mixed housing projects is that the residents have meaningful daily activities. 
Both status holders and the Dutch target groups must study, work or do volunteer work. A local 
municipality can inform volunteer organisations, socially involved companies, and training-working 
companies about the arrival of status holders so that they can offer the status holders a paid or unpaid 
job. This has a stimulating effect on the integration process of status holders, but also on the acceptance 
of status holders by local residents. After all, if the status holders have nothing to do during the day and 
stay in or around the complex, this is experienced as very disturbing by fellow tenants in the building 
and local residents. 

Social media and face-to-face contact 
The contemporary use and accessibility of social media has a stimulating effect on the social integration 
process of status holders, as emerged during field research. Through the use of social media interethnic 
contact is no longer tied to a specific time and location; status holders have the opportunity to come into 
contact with Dutch people throughout the country and at any time of the day. Social media platforms 
such as Facebook and WhatsApp can be used to get in touch with Dutch people. 

However, face-to-face contact between status holders and Dutch citizens turned out to be of great 
importance during the field research. This is because groups do not quickly trust each other and have 
prejudices about each other when they only see each other from a distance. Dutch people have a 
prejudice about status holders and status holders about Dutch people. To create social capital, contact 
via social media channels is not enough. Status holders also indicate that face-to-face contact can teach 
them how to best approach Dutch people. 

Acceptance level  
Creating support for the concept is a very important aspect in mixed housing projects. Creating support 
creation means gaining support and approval in advance for the plans. Involving local residents at an 
early stage, for example, may prevent objections. It has also been shown that good information provision 
and communication with local residents ensures greater involvement in the project. This allows them to 
contribute their ideas and visions, possibly through a consultation group. As a result, they will feel more 
involved in the project and will have a more positive opinion of it. 
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In sample projects 2, 3 and 7, future tenants and neighbours were invited at an early stage to form 
collaborative working groups. These working groups were chosen to represent the target groups and 
were given the opportunity to contribute to the development of the mixed housing project. The 
management plans of the complexes, social safety in the complex and its surroundings and issues such 
as noise pollution were discussed. The ideas and solutions that the working groups put forward were 
further elaborated by professionals in the plans for the project. By involving local residents in the plans, 
they became more involved in the project and accepted the project more quickly. In sample projects 1 
and 6, local residents were not called upon to think about with the concept beforehand, as a result of 
which they were very critical of the concept. The local residents then complained to the municipality 
and engaged the media, which forced the developing corporation and municipality to organise 
information evenings for local residents and give them a voice in the plans. The residents feared that the 
arrival of new target groups would make them feel unsafe, reduce the quality of life in the neighbourhood 
and that they would experience parking nuisance, as can be seen from the quotations given above. 

Involvement of local residents in the plans at an early stage has therefore proved successful, as local 
residents will always be critical of plans that take place in their neighbourhoods. Communication and 
information provision to local residents and cooperation with the people in the neighbourhood play an 
important role. This also shows that liveability, social security, and social cohesion are not only 
dependent on physical interventions in the neighbourhood. So, for example, an office building that will 
be converted into a different function will increase the liveability of the area, as assumed in the existing 
literature. Social and cultural aspects also appear to play a very important role in the issues of quality of 
life, social security, and social cohesion. In most cases, the new target groups were mainly single, while 
the sample projects were located in suburban residential areas, with many families with children. The 
arrival of singles or young couples created a feeling of insecurity among households consisting of 
families so that the local residents wanted to be closely involved in the development of the project. 
Without proper information and communication towards the local residents, they experience a feeling 
of insecurity and object to the project. This, in turn, slows down the project. 

Focus points  

(J) Involvement: It is important that local residents of a mixed housing project and future residents 
are involved during the planning and design phase of a mixed housing project. The concerns, 
demands, and wishes of these groups should be carefully mapped out and incorporated into plans 
for mixed housing projects. This will make it possible to avoid possible future problems from local 
residents and future tenants. 

(K) Social management: Through social management by the residents themselves, interethnic contact 
between the various target groups can be stimulated. This is because all target groups have a 
common goal, such as working together to improve the quality of life of the complex and its 
surroundings. They also help each other in their professional and personal development. 

(L) Social media: Accessibility and use of social media have facilitated interethnic contact. Social 
media can be used to make the first contact and is an important tool in organising communal 
activities, facilitating social management and maintaining contacts with people one already knows 
personally. However, in order to create social capital face-to-face contact is necessary, because 
contact via social media is superficial.  

(M) Daily activity: It is important that future residents of mixed housing have meaningful daily 
activities, such as studying, working or volunteering. For the target group of status holders, daily 
activities are essential, because they promote their integration process. Dutch target groups will 
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not experience any problems from status holders if they have meaningful activities, and will not 
spend all their time in or around the complex. 

(N) Temporary housing duration: A short period of residence can have a negative impact on the 
integration process of status holders. Furthermore, the other target groups will not need to be 
involved with the neighbourhood. In addition, established residents will consider the rapid change 
of occupants in the complex as unsafe. It is therefore important that in mixed housing projects 
which have the aim of promoting the integration process of status holders and increasing the 
liveability of an area, it is important not to use a short duration of residence. In the sample projects, 
tenants can stay for a maximum of five years, provided that they meet the additional conditions. 

(O) Parking pressure: In large-scale mixed housing projects with the target groups students, status 
holders, and starters, it is important to have sufficient space for bicycle and car parking. It is also 
important that tenants should be made aware that bikes or other two-wheeled vehicles should be 
placed in the bicycle shed and may not be parked around the complex. 

6.5 Synthesis 

In this chapter of the study focus points from the existing literature and field research were mapped out 
that are important for the development and management of mixed housing projects by transforming 
vacant (office) buildings. These points can be used to answer the last subquestion (10) of this study. In 
this paragraph, the focus points will be summarized. 

From the existing literature, described in section 6.2, it emerged that during the initiation phase it is very 
important to take into account the economic, social and demographic conditions of a neighbourhood. 
After the initiative has been taken by a developing party and the municipality, and other parties have 
been approached, it is important to conduct a thorough preliminary investigation of the neighbourhood. 
Mixed housing projects with students, status holders, and starters have an impact on the liveability of a 
neighbourhood. In the preliminary investigation into the neighbourhood, it is important to analyse not 
only physical aspects such as accessibility, noise and the environment but also social aspects. In this 
context, it is important that the established households are mapped out, as well as the economic position 
of the neighbourhood and the social relations between households. In order to be able to identify these 
aspects of the neighbourhood, it is important that the established households are involved in the plans. 
This can be done by inviting residents’ organisations or volunteer organisations if they are present in 
the neighbourhood. Furthermore, all residents should be informed about plans for a mixed housing 
project. 

The findings of the field study show that social aspects such as those described above play a very 
important role in the further development of the project. Even after completion of the project, during the 
exploitation phase, social aspects in mixed housing should be constantly monitored. One of the 
important findings from the existing literature and field research is that already in the initiation phase of 
a mixed housing project it is essential to approach all parties involved and to involve them in the further 
process. This will also enable parties such as local residents and future tenants, and organisations 
representing the interests of local residents and future tenants. Clear communication and transparency 
in the provision of information to these groups in a professional and informal way are desirable. 

The focus points that have emerged from the existing literature and field research are mainly related to 
the initial phase of a mixed housing project. The focus points for the initiation phase of a mixed housing 
project are shown in table 6.9. The first column shows the number of the focus point, with the letter (i) 
of initiation phase. The second column indicates the paragraph in which the relevant focus point is 
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described in detail. A small letter followed by a parenthesis can also be seen in the second column which 
refers to the relevant focus point from the existing literature. Main letter in brackets refers to the focus 
point from the field research. It can be deduced from this that some overlapping focus points have been 
combined into one focus point. The third column lists the focus point and the fourth column contains a 
brief explanation of the focus point. Field research has also revealed points of interest that are related to 
the housing phase (table 6.10) and the exploitation phase (table 6.11), that is the phase in which the 
complex is already inhabited by the target groups students, status holders, and starters. 

Table 6.9 Focus points for the initiating phase 

No. From section Focus point Explanation 

i-1 § 6.2 
(literature) a) 

A stable economy of 
the neighbourhood 

A neighbourhood with low social and economic status, with many 
unemployed households, is not suitable for mixed housing projects with 
the target groups students and status holders. This may possibly have a 
negative impact on the development of valuable social capital. 

i-2 
§ 6.2 
(literature) b) 
and d) 

Safeguarding and/or 
strengthening the 
existing social climate 
in a neighbourhood 

It is important to pay close attention to the existing social climate in the 
neighbourhood. This includes the social contacts among the existing 
residents, ties with their neighbours and whether there are residents’ 
organisations and community activities in the neighbourhood. 

i-3 § 6.2  
(literature) c) 

Balanced mix of 
heterogeneous 
households on the 
neighbourhood level 

In a neighbourhood with a suburban residential environment, with mainly 
families and the elderly, it is not possible to realise a large-scale mixed 
housing project with single-person households. Among the established 
residents, feelings of unsafety can arise, which can lead to conflicts with 
the new target groups. 

i-4 

§ 6.2 
(literature) e) 
and § 6.4.3 
(field 
research) 
(A) and (B) 

Transparent and open 
communication with 
stakeholders involved 
parties, local 
residents, and future 
residents 

Communication and transparency in the provision of information between 
the parties involved, such as municipalities, housing corporations, 
commercial developers, residents’ organisations and future residents, is 
of great importance in order to eliminate ambiguities and concerns. 

i-5 

§ 6.2 
(literature) e) 
and § 6.4.5 
(field 
research) (J) 

Involvement of local 
residents in project 
plans 

It is important that neighbourdhood residents and future residents of the 
project are involved during the planning and design phase of a mixed 
housing project. The concerns, demands, and wishes of these groups 
should be carefully identified and incorporated into plans for mixed 
housing projects. This will make it possible to avoid future problems 
among local residents and future tenants. 

i-6 § 6.4.4 (field 
research) (E) 

The suitable target 
groups for mixed 
housing 

At present, suitable target groups for mixed housing are status holders, 
students, and starters with a low income. Older people are because of 
their qualitative housing preferences not eligible for mixed housing 
projects that have been temporarily transformed. 

i-7 § 6.4.4 (field 
research) (I) 

Presence of common 
space to promote 
social interaction 

In the design phase of the project, it is important to take into account that 
the residents and neighbours have the opportunity to make use of a 
communal area in or near the mixed housing complex. This promotes 
social interaction between different target groups, which in turn stimulates 
the integration process of status holders. 

i-8 § 6.4.5 (field 
research) (O) 

Sufficient parking 
space especially for 
bicycle 

It is very important to reserve sufficient space for bicycle parking in mixed 
housing projects. The target groups of students, status holders and 
starters with a low economic position make almost no use of cars. 

i-9 § 6.4.3 (field 
research) (D) 

Pre-clearance of 
social management 
plan 

It is important that social management plans are drawn up in the initiative 
phase. It is important to investigate how future residents can be mobilized 
for the social management of the complex and its environment, assisted 
by a professional supervisor. This will contribute to a good start of the 
project. 

i-10 § 6.4.5 (field 
research) (N) 

Deviation from 
temporary residence 
period 

It is important to deviate from the standard time frame for temporary 
residence, which often is only a few months. In the sample projects, 
tenants can reside for a maximum of five years, provided that they meet 
the additional conditions. A short period of residence can have a negative 
impact on the integration process of status holders. Moreover, the other 
target groups will not feel the need to get involved with the neighborhood. 
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i-11 § 6.4.3 (field 
research) (C) 

Connecting role of the 
municipality 

The local municipality is an important partner in the organization of mixed 
housing projects. The local municipality can bring together various parties, 
such as social housing corporations, local residents, future residents, 
interest groups from among the target groups and advisory parties, in 
order to assess the need for a mixed housing project. The local 
municipality can also investigate the legal possibilities for a mixed housing 
project. Therefore, an active and connective local municipality plays an 
important role in the success of a mixed housing project. 

Table 6.10 Focus points for the housing phase 

No. 
From 
section Focus point Explanation 

h-1 
§ 6.4.4 (field 
research) 
(F) and (H) 

Selection of future 
tenants with 
additional conditions 

Future tenants should be selected for the mixed housing project on the 
basis of additional conditions. This allows future residents to make their 
wishes known regarding the complex and its surroundings. They can also 
be reminded that living in the project requires extra effort from them to 
ensure the quality of life and social interaction in the complex and its 
surroundings. 

h-2 
§ 6.4.4 (field 
research) 
(G) 

Familiarization with 
other residents 

In projects in which all future residents will be housed at the same time, 
it is important that they are brought into contact with each other before 
moving in. This can be done in an informal way so that the residents 
know in advance what the concept of mixed housing means and thus 
have the opportunity to consciously choose this form of housing. In 
projects that are already inhabited by a certain target group, informing 
existing residents about the arrival of the new target groups is essential. 
It is also important that a common meeting takes place between the 
existing and new residents. 

Table 6.11 Focus points for the exploitation phase 

No. 
From 
section Focus point Explanation 

e-1 § 6.4.5 (field 
research) (K) 

Social management 
by the residents 
themselves 

Through social management carried out by the residents themselves, 
interethnic contact between the various target groups can be stimulated. 
All target groups have a common goal, such as working together to 
improve the quality of life of the complex and its surroundings, and they 
also help each other in their professional and personal development. 

e-2 § 6.4.5 (field 
research) (L) 

Use of social media in 
organizing 

Social media is an important tool in organizing communal activities, 
facilitating social management and maintaining contacts with people one 
already knows. However, in order to promote interethnic contact, create 
social capital and promote the integration process, face-to-face contact 
is necessary. 

e-3 
§ 6.4.5 (field 
research) 
(M) 

Daily activity of the 
future residents 

It is important that future residents of mixed housing have meaningful 
daily activities, such as studying, working or volunteering. For the target 
group of status holders, daily activities are essential, because this 
promotes their integration process. Furthermore, Dutch target groups 
will not experience problems from status holders, because they will not 
spend all day in or around the complex. 

6.6 Chapter conclusion  

The mixed housing of heterogeneous target groups by means of transformation of vacant offices is still 
mostly applied on an experimental basis in the Netherlands. Therefore, in this phase, the parties involved 
can learn lessons from the process of mixed housing in the Netherlands. From the existing literature on 
mixed housing at the neighbourhood level, it appears that, before a mixed housing project can be 
realised, a thorough preliminary investigation must be carried out into the economic, social and 
demographic situation of the existing neighbourhood. These economic, social and demographic aspects 
influence the realisation process of mixed housing projects through the transformation of vacant (office) 
buildings. Because of the arrival of (single) status holders, students and starters is a radical change for a 
neighbourhood, communication, and cooperation with households and other actors in the neighbourhood 
is essential for a speedy realization process.  
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It is possible that after the realization of the project the social climate and safety of the neighbourhood 
may deteriorate. The results of the field research emphasize the focus points gathered from the existing 
literature. The field research also shows that the social management of a mixed housing complex is 
crucial during the occupation phase. During the planning phase, it is important that local residents and 
possible future residents are involved in decisions regarding the social management of the complex and 
its surroundings. Through intensive social management, future tenants can be stimulated to become 
involved with the environment by keeping the complex and its immediate surroundings clean, complete 
and safe. Social management can also improve social cohesion among the residents, which will also 
promote interethnic contact between status holders and Dutch target groups. Through more interethnic 
contact, status holders will learn to communicate better in Dutch and can build a social network, so that 
they become more self-reliant and find paid work or start studying. This can ultimately have a 
stimulating effect on their integration process in Dutch society. 

However, in view of the experimental nature of mixed housing projects, no certainty can be given 
regarding financial returns to date. For this reason, investment capital is difficult to find for transforming 
empty office buildings into residential property. As a result, only vacant office buildings that have the 
potential to be temporarily transformed into homes, for a maximum of up to ten years, are eligible for 
mixed housing. Temporary transformation can be realised on a low budget, if the constructional 
interventions in the building are small. Because a large majority of vacant office buildings are owned 
by investors and other parties, it is important that these premises are rented or purchased by the local 
municipality and social housing corporations, since commercial parties do not want to take risks and 
will not be prepared to create mixed housing through transformation.  

By means of transformation, it is therefore possible to partly meet the quantitative housing needs of the 
target groups status holders, students, starters, and the elderly, as indicated in detail in chapter 5. By 
means of transformation, in combination with mixed housing for the target groups of status holders, 
students, starters, and the elderly, it is not possible to realize dwellings that meet the qualitative living 
needs of all target groups. The target groups elderly people and starters with a high income want high-
quality housing, including dwellings that are permanently habitable and therefore not temporarily 
transformed. The target groups students and status holders can only spend relatively little money on 
rent. The developing parties involved in transforming vacant offices into mixed housing projects, 
namely social housing corporations and local municipalities, have a social objective. Above all, their 
primary task is to offer housing to target groups that are struggling elsewhere in the housing market. 
Therefore, because of the low revenues of this type of housing, it is not possible to gain high investment 
budgets for transformation projects that involve mixed housing. This applies to temporary 
transformation projects. Through permanent transformation, however, there are possibilities to realize a 
mix of high-quality and social housing. In this context, however, there must be collaboration between a 
commercial developer and a social housing corporation, as in the case of the sample project the Studio 
in Amsterdam.  

Finally, in this chapter, eleven focus points for the initiation phase, two for the housing phase and three 
for the exploitation phase of mixed housing projects were highlighted. These points are described in 
detail in section 6.5 in tables 6.9 to 6.11. By taking these focus points into account during the 
development and exploitation phase of mixed housing projects by means of transformation, future issues 
that may hinder the project development can be avoided at an early stage. The objectives of mixed 
housing projects, such as promoting the social integration process of status holders and creating support 
from the neighbourhood, can also be achieved. 
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7 Conclusions and recommendations 

In this final chapter, the main question of this research will be answered, after first answering the 
subquestions. Subsequently, policy recommendations will be made for actors involved in the 
transformation of vacant buildings and mixed housing, as well as recommendations for follow-up 
research. Finally, a reflection of the present study will be presented. 

7.1 Conclusions 

Three social problems which played an important role in the Netherlands in 2015/2016 were the reason 
for this study: high vacancy levels in the office market, shortages in the housing market and the housing 
of status holders. The aim of this study was to gain insight into the extent to which and the way in which 
the transformation of structurally vacant offices to housing could contribute to the reduction of structural 
vacancy rates in the office market and shortages in the housing market. It also aimed to indicate to what 
extent this transformation can contribute to the housing and integration of status holders. 

7.1.1 Vacancy in the office market 

The office market in the Netherlands has consistently been affected by vacancy levels. A vacancy of 2 
to 6 percent of the total office stock is not seen as a problem for the Dutch office market. However, in 
2016 the total stock of office space in the Netherlands amounted to more than 49 million m², of which 
14 percent was vacant, well above the maximum permissible vacancy of 6 percent. Approximately 62 
percent of the total vacancy (4.9 million m²) is characterised as structural vacancy, which means that the 
office space has been vacant for more than three years. 

In addition to economic and legal developments, the functional and technical obsolescence of the site 
and/or the building is one of the frequent causes of the structural vacancy in the office market. In the 
past, office buildings have been developed at monofunctional office locations, which no longer meet the 
current requirements and wishes of office users. Demands and wishes of office space users have also 
changed due to developments such as ‘the new way of working’, which means more flexible working 
hours and locations, the shrinking labour force and the economic crisis. These developments mean that 
a percentage of the vacant stock is no longer functionally suitable for use as office space. 

7.1.2 Shortages in the housing market 

In contrast to the vacancy rate on the office market, there is a continuous shortage in the Dutch housing 
market. A deficit of 1 percent is not seen as problematic for the Dutch housing market. However, in 
2015/2016 there was a statistical deficit of 1.8%, which is projected to rise to 2.2% by 2020 if no 
interventions take place. This means that over 202,000 households will be unable to find suitable 
housing by 2020. These shortages mostly affect people with a low social and economic position, such 
as status holders, students, and starters, but also elderly people who want to or have to live independently 
for longer periods. The reason for this is that the existing housing stock does not meet the qualitative 
requirements and wishes of the elderly. 
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The housing shortages in the Netherlands are caused by demographic, economic and geographical 
developments. Due to demographic developments, such as household dilution, an aging population, and 
foreign immigration, the demand for housing has increased. An increase of one million households is 
expected until 2040, which means that the demand for housing will also increase in the coming years. 
The economic developments of recent years, such as the financial crisis of 2008, have resulted in a fall 
in housing production of 80,000 to 50,000 homes new homes per year. The decline in the development 
of new housing is also partly due to geographical developments. Due to re-urbanisation, housing demand 
exists mainly in urban regions, where land for building new homes is scarce. 

7.1.3 Target groups for the housing market 

From existing market surveys, it can be assumed that the target groups of status holders, students, starters 
and the elderly suffer the most from rising housing shortages. In this study, the focus is on single-person 
and two-person households within these target groups, because this type of household makes up the 
largest proportion of these target groups, and their housing demands will increase in the coming years. 
The qualitative and quantitative housing requirements of single-person and two-person households 
within the target groups mentioned have been mapped out in this study, and are summarized below. 

Qualitative housing needs  
From the existing literature and discussions with policy makers and the target groups of status holders 
and students, it appears that the qualitative housing needs of students and status holders focus on an 
independent housing unit because of the need for privacy and the possibility to receive housing benefits 
(Dutch: huurtoeslag). These target groups do not have much to spend on the housing; students can afford 
a maximum rent of up to € 400 and status holders between € 400 and € 710. Status holders are usually 
dependent on benefits, which incorporate their housing expenses. Therefore they can spend more on 
rent than students. In terms of living space, students want an independent studio with an average size of 
21 m². For single status holders, a unit of 30 m² with a living room and a separate bedroom is sufficient.  

In terms of location, students prefer an urban environment with daily amenities within 10 to 20 minutes 
cycling distance (3 to 5 kilometers), a safe environment and public transport in the close vicinity of the 
complex. A short distance to university or other higher education institution is also desirable because 
students who live on their own usually attend these educational institutions. In the early stages of their 
life in Dutch society, single status holders between the ages of 18 and 49 can be characterized as the 
target groups of students and starters, who have to participate in learning and/or work, in addition to 
learning the Dutch language. In terms of location, status holders prefer to have educational facilities in 
the neighbourhood, as well as daily amenities and care facilities. 

The qualitative housing requirements of single and two-person households among the target group 
starters (between 25 and 35 years of age) and elderly people (between 65 and 80 years of age) also focus 
on an independent housing unit. In terms of surface area, starters want an apartment of 60 m² on average, 
with a living room, separate bedroom and possibly a workroom. Elderly people need an average living 
unit of 100 m² consisting of a living room, bedroom and two extra rooms for guests and storage. Elderly 
people do not prefer to live in a ground floor dwelling for safety reasons, and an elevator should be 
present. Because the target groups starters and elderly people have more to spend, they can afford a rent 
between € 500 and € 850. In terms of location, starters also prefer an urban environment with daily 
amenities within 10 to 20 minutes cycling distance, a socially safe living environment, and an easily 
accessible location both by public transport and car. The elderly prefer a suburban living environment, 
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a socially safe living environment, sufficient green spaces and daily amenities preferably within walking 
distance (<500m). 

Target group profiles 
Based on the qualitative living needs in terms of location and facilities, type and size of dwelling and 
maximum rent, as described above, the profiles of the target groups status holders, students, starters and 
elderly are shown in table 7.1 below. 

Table 7.1Target group profiles 

 Location (residential 
environment) 

Building (residences) Cost 

Status holders - Urban environment; 
- Ample facilities. 

- Independent living unit; 
30 m² with living room 
and separate bedroom. 

Max. rent € 400 
up to € 710 
(housing benefit 
limit for social 
dwellings) 

Students - Urban environment; 
- Ample facilities. 

- Independent living unit 
(studio apartment of at 
least 21 m²). 

Max. rent up to € 
400 (housing 
benefit limit for 
students) 

Starters - Urban environment; 
- Ample facilities. 

- Independent apartment 
of 60 m², with living 
room, separate bedroom, 
and possibly workroom. 

Max. rent € 500 
to € 850 

Elderly - Safe living environment; 
- Shops offering daily 

amenities and public 
transport within walking 
distance (<500 m); 

- Living environment in 
suburban-type landscape 
(space, greenery). 

- Preferably no ground floor 
dwelling; 

- Availability of elevator; 
- Preferably no interior 

staircase; 
- At least three rooms; 

total of 100 m²; 
- Living room 25-30 m²; 

bedroom > 11,5 m²; 
- Direct connection 

between living room, 
bedroom, and bathroom; 

- Good sound insulation; 
- Adjustable in case of 

functional disturbances. 

Max. rent € 500 
to € 850  

 

Quantitative housing needs  
It has difficult to exactly measure the quantitative housing demand per target group. Based on the 
available data, this study assumed a total statistical deficit of 235,000 homes up to 2025 for the target 
groups status holders (10,000), students (68,000), starters (107,000) and elderly people (50,000). 

7.1.4 Transformation potential 

After determining the problems in the office market and housing market and the qualitative and 
quantitative housing requirements of the target groups of status holders, students, starters and elderly 
people, this study analysed to what extent the transformation from vacant office stock to housing could 
be a possible solution for the office and housing market.  

The transformation from vacant offices to housing can contribute to reducing vacancy levels in the office 
market as well as reducing housing shortages in the housing market. The analysis in this study shows 
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that a total of 3 million m² of vacant office space can potentially be transformed into homes. The total 
vacant stock of over 7 million m² in 2016 was analysed based on the aspects vacancy duration, location 
characteristics, and building characteristics. Structurally vacant office space no longer has the potential 
to be let as office space; a possible option for this office space is transformation to residential 
accommodation. Structurally vacant office buildings on the edges of residential neighbourhoods or in 
city centers have the most potential to be transformed directly into housing, because these areas in many 
cases meet the requirements and wishes required for residential functions regarding location. For office 
buildings in monofunctional office locations, a long-term vision is needed, because monofunctional 
locations do not meet the requirements for residential use in terms of accessibility, green space, and 
daily facilities. From a technical point of view, office buildings built between 1970 and 2000 have the 
most favourable structural factors to be transformed into residential buildings. For example, grid sizes, 
floor spans, façade structure, rising points and story heights are important factors that can promote or 
limit the transformation potential of a building. 

Contribution of transformation in the office market 
Based on the success factors that have been identified for transformation of vacant office space, it was 
concluded that more than 1.1 million m² of office space can be directly, that is within three years, 
transformed into homes. A further 1.9 million m² can be transformed in the long term, approximately 
within ten years, because its transformation is dependent on long-term visions and area-based 
transformation is desirable. In total transformation on a short-term basis and long-term can reduce the 
total vacancy rate on the office market from 15 to 8 percent. 

Contribution transformation in the housing market 
The total housing shortages for the target groups students, status holders, starters and elderly people in 
the Netherlands was 235,000 units. This, combined with their qualitative housing requirements in terms 
of the surface area of the house, 37.000 houses can be realised in potentially transformable office space. 
Of these, 14.000 residential units can be realised directly, because there are no location or building 
characteristics that limit its transformation. A further 23.000 houses can be created in the long term 
because these office currently suffers from limiting location characteristics. This means that the housing 
shortage can be reduced by 16 percent, of which 6 percent in the short term and 10 percent in the long 
term. 

7.1.5 Housing and the integration of status holders 

This study also attempted to map out to what extent and in which way the transformation of vacant 
offices can contribute to housing and possibly the integration of status holders into Dutch society. 

From a quantitative point of view, it is feasible to accommodate status holders through the 
transformation of vacant office buildings. In order to promote the integration process of status holders 
in Dutch society, it is important that status holders come into contact with citizens of the Netherlands as 
much as possible. Interethnic contact between status holders and Dutch citizens should, therefore, be 
promoted. This can be facilitated by the mixed housing of status holders and other Dutch target groups. 

Through theoretical and field research, it was mapped out to what extent mixed housing of the target 
groups status holders, students, starters and the elderly is possible. Projects that create mixed housing 
for status holders, students and starters by means of transformation or reuse of vacant real estate may 
face obstacles, such as complaints from local residents that delay the realization process. There is also 
the risk that mixed housing projects lead to a deterioration in the quality of life in a neighbourhood, a 
deterioration in the public image of a neighbourhood, and have a negative impact on the integration 
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process of status holders. In order to ensure that the negative effects are avoided, a number of focus 
points have been identified that may prevent these negative effects of mixed housing. 

The existing literature emphasises the socio-economic position, demographic composition and social 
climate of a neighbourhood as important points for consideration in the development of mixed housing 
projects. The field research also shows that these points are important. The field research also shows 
that the organisation of mixed housing projects, cooperation, and communication within the 
organisation, the type of target groups accommodated in mixed housing and intensive social 
management of mixed housing projects are important focus points in the development of mixed housing 
projects. The focus points that have emerged from the existing literature and the field research in this 
study are summarised in the following tables for the initiation phase (table 7.2), housing phase (table 
7.3) and operational phase (table 7.4). The first column of the tables shows the number of the focus 
point, with the letter (i) of initiation (h) of housing, and (e) of exploitation phase. The second column 
indicates the paragraph from this study in which the relevant focus point is described in detail. A small 
letter followed by a parenthesis can also be seen in the second column which refers to the relevant focus 
point from the existing literature. Main letter in brackets refers to the focus point from the field research. 
It can be deduced from this that some overlapping focus points have been combined into one focus point. 
The third column lists the focus point and the fourth column contains a brief explanation of the focus 
point. 

Table 7.2 Focus points for the initiating phase 

No. From section Focus point Explanation 

i-1 § 6.2 
(literature) a) 

A stable economy of 
the neighbourhood 

A neighbourhood with low social and economic status, with many 
unemployed households, is not suitable for mixed housing projects with 
the target groups students and status holders. This may possibly have a 
negative impact on the development of valuable social capital. 

i-2 
§ 6.2 
(literature) b) 
and d) 

Safeguarding and/or 
strengthening the 
existing social climate 
in a neighbourhood 

It is important to pay close attention to the existing social climate in the 
neighbourhood. This includes the social contacts among the existing 
residents, ties with their neighbours and whether there are residents’ 
organisations and community activities in the neighbourhood. 

i-3 § 6.2  
(literature) c) 

Balanced mix of 
heterogeneous 
households on the 
neighbourhood level 

In a neighbourhood with a suburban residential environment, with mainly 
families and the elderly, it is not possible to realise a large-scale mixed 
housing project with single-person households. Among the established 
residents, feelings of unsafety can arise, which can lead to conflicts with 
the new target groups. 

i-4 

§ 6.2 
(literature) e) 
and § 6.4.3 
(field 
research) (A) 
and (B) 

Transparent and open 
communication with 
stakeholders involved 
parties, local 
residents, and future 
residents 

Communication and transparency in the provision of information between 
the parties involved, such as municipalities, housing corporations, 
commercial developers, residents’ organisations and future residents, is 
of great importance in order to eliminate ambiguities and concerns. 

i-5 

§ 6.2 
(literature) e) 
and § 6.4.5 
(field 
research) (J) 

Involvement of local 
residents in project 
plans 

It is important that neighbourdhood residents and future residents of the 
project are involved during the planning and design phase of a mixed 
housing project. The concerns, demands, and wishes of these groups 
should be carefully identified and incorporated into plans for mixed 
housing projects. This will make it possible to avoid future problems 
among local residents and future tenants. 

i-6 § 6.4.4 (field 
research) (E) 

The suitable target 
groups for mixed 
housing 

At present, suitable target groups for mixed housing are status holders, 
students, and starters with a low income. Older people are because of 
their qualitative housing preferences not eligible for mixed housing 
projects that have been temporarily transformed. 

i-7 § 6.4.4 (field 
research) (I) 

Presence of common 
space to promote 
social interaction 

In the design phase of the project, it is important to take into account that 
the residents and neighbours have the opportunity to make use of a 
communal area in or near the mixed housing complex. This promotes 
social interaction between different target groups, which in turn stimulates 
the integration process of status holders. 
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i-8 § 6.4.5 (field 
research) (O) 

Sufficient parking 
space especially for 
bicycle 

It is very important to reserve sufficient space for bicycle parking in mixed 
housing projects. The target groups of students, status holders and 
starters with a low economic position make almost no use of cars. 

i-9 § 6.4.3 (field 
research) (D) 

Pre-clearance of 
social management 
plan 

It is important that social management plans are drawn up in the initiative 
phase. It is important to investigate how future residents can be mobilized 
for the social management of the complex and its environment, assisted 
by a professional supervisor. This will contribute to a good start of the 
project. 

i-10 § 6.4.5 (field 
research) (N) 

Deviation from temporary 
residence period 

It is important to deviate from the standard time frame for temporary 
residence, which often is only a few months. In the sample projects, 
tenants can reside for a maximum of five years, provided that they meet 
the additional conditions. A short period of residence can have a negative 
impact on the integration process of status holders. Moreover, the other 
target groups will not feel the need to get involved with the neighborhood. 

i-11 § 6.4.3 (field 
research) (C) 

Connecting role of the 
municipality 

The local municipality is an important partner in the organization of mixed 
housing projects. The local municipality can bring together various parties, 
such as social housing corporations, local residents, future residents, 
interest groups from among the target groups and advisory parties, in 
order to assess the need for a mixed housing project. The local 
municipality can also investigate the legal possibilities for a mixed housing 
project. Therefore, an active and connective local municipality plays an 
important role in the success of a mixed housing project. 

Table 7.3 Focus points for the housing phase 

No. 
From 
section Focus point Explanation 

h-1 
§ 6.4.4 (field 
research) 
(F) and (H) 

Selection of future 
tenants with 
additional conditions 

Future tenants should be selected for the mixed housing project on the 
basis of additional conditions. This allows future residents to make their 
wishes known regarding the complex and its surroundings. They can also 
be reminded that living in the project requires extra effort from them to 
ensure the quality of life and social interaction in the complex and its 
surroundings. 

h-2 
§ 6.4.4 (field 
research) 
(G) 

Familiarization with 
other residents 

In projects in which all future residents will be housed at the same time, 
it is important that they are brought into contact with each other before 
moving in. This can be done in an informal way so that the residents 
know in advance what the concept of mixed housing means and thus 
have the opportunity to consciously choose this form of housing. In 
projects that are already inhabited by a certain target group, informing 
existing residents about the arrival of the new target groups is essential. 
It is also important that a common meeting takes place between the 
existing and new residents. 

Table 7.4 Focus points for the exploitation phase 

No. 
From 
section Focus point Explanation 

e-1 § 6.4.5 (field 
research) (K) 

Social management 
by the residents 
themselves 

Through social management carried out by the residents themselves, 
interethnic contact between the various target groups can be stimulated. 
All target groups have a common goal, such as working together to 
improve the quality of life of the complex and its surroundings, and they 
also help each other in their professional and personal development. 
 

e-2 § 6.4.5 (field 
research) (L) 

Use of social media in 
organizing 

Social media is an important tool in organizing communal activities, 
facilitating social management and maintaining contacts with people one 
already knows. However, in order to promote interethnic contact, create 
social capital and promote the integration process, face-to-face contact 
is necessary. 

e-3 
§ 6.4.5 (field 
research) 
(M) 

Daily activity of the 
future residents 

It is important that future residents of mixed housing have meaningful 
daily activities, such as studying, working or volunteering. For the target 
group of status holders, daily activities are essential, because this 
promotes their integration process. Furthermore, Dutch target groups 
will not experience problems from status holders, because they will not 
spend all day in or around the complex. 

 
Organisation of mixed housing 
It must be emphasized that mixed housing on a small scale (at the building complex level) is still in the 
experimental phase within Dutch society. Mixed housing became increasingly common in 2015 due to 
the increase in the number of refugees. Some Dutch municipalities struggled to accommodate status 
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holders within their municipal boundaries, because the pressure on the housing market was high and 
many Dutch households also had difficulty finding suitable housing. As a result, municipalities started 
experimenting with mixed housing projects in cooperation with social housing corporations and other 
social partners. Because of the social character of mixed housing, mainly parties with a social purpose 
are involved in the organisation of mixed housing. Commercial developers cannot afford the financial 
risks associated with mixed housing. 

In addition to the municipality and social housing corporations, parties such as the central reception 
centre for asylum seekers (Dutch: COA) and the Dutch organization for refugees (Dutch: 
Vluchtelingenwerk) are also participants in the organisation of mixed housing projects. In practice, it 
has been observed that parties are also involved that advise housing corporations on the social 
management of mixed housing complexes or, if necessary, take over this task. Local residents living in 
the surrounding area of a complex are also an important party which should be involved in the 
development of the project at an early stage. The possible problems they envisage for the surrounding 
area as a result of the mixed housing project should be taken into account, in order to avoid possible 
objections and delays. 

Because mixed housing projects are in an experimental phase nationwide, cooperation at national level 
between different municipalities and housing corporations is necessary. This allows them to exchange 
information and experiences with each other. 

Target groups for mixed housing 
Based on the qualitative requirements and wishes of the target groups status holders, students, starters 
and the elderly, mixed housing is only possible for the target groups status holders, students and starters. 
It should be noted that only starters with a low social economic position who urgently need housing are 
normally willing to choose mixed housing. 

Because of the target groups in mixed housing projects have little to spend on rent, no high capital 
investment can be made in transformation projects. This is why most mixed housing projects are realised 
through mainly temporary transformations for a maximum of ten years. The lives of the target groups 
of students, status holders, and starters are still in full development, so the duration of residence in a 
particular dwelling, location or city is often also of short duration, from a few months to a maximum of 
five years. This is why six of the seven sample projects include temporary housing with temporary lease 
contracts. 

In the sample projects, potential tenants were selected through additional conditions, over and above the 
standard terms for lease contracts. Future tenants are expected to be able to live with people from 
different cultural or ethnic backgrounds. They are also expected to contribute to improving social 
cohesion and the quality of life in the complex and neighbourhood. There are also house rules for the 
complex and immediate living environment, such as keeping the complex and its surroundings safe and 
clean, as well as participating in communal activities. 

Social management of mixed housing 
The combination of heterogeneous target groups such as students, status holders and starters, who live 
temporarily in a temporary complex with houses of low quality, requires intensive social management 
of the complex and its immediate surroundings. This is because tenants who know that they will live 
temporarily in the complex are not easily motivated to socialize with the neighbourhood and the people 
in the complex. The sample projects show that tenants are made aware of this by involving them in the 
social management of the complex. Firstly, all residents should be informed that they are together 
responsible for a good social climate and for keeping the complex and its surroundings clean, whole and 
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safe. Residents can be appointed as property managers and corridor managers, who are assigned control 
and corrective tasks. It is important that these functions are assigned to other occupants after a certain 
period of time, so that the same occupants do not always have these tasks. Advice and guidance from a 
professional in the social domain is also essential. This professional must be able to help the residents 
in organising joint activities, setting goals, monitoring and correcting unwanted behaviour and 
cooperating and communicating in a group context. The professional needs to know the complex and 
the residents well, so that they can think along with them in all situations. This requires a relationship 
of trust between the professional and the residents. In order to be able to guide the residents in self-
management and organisation, the professional must therefore have knowledge of group dynamics and 
be able to supervise social processes. Residents may possibly be compensated for the extra tasks through 
a deduction in their rent. 

This type of social management also has a stimulating effect on interethnic contact between status 
holders and Dutch target groups. This is because the target groups share the common goal of working 
together to achieve such contacts. This means that individuals adopt a proactive attitude in the early 
stages and do their best to support each other and be open to each other’s cultures and customs. This has 
a stimulating effect on the integration process of status holders, because through cooperation they are 
obliged to communicate in Dutch. Furthermore, their network grows, so that they can more easily 
orientate themselves and participate in the Dutch labour market. This social management also creates a 
connection with the neighbourhood; for example, status holders can talk about their background during 
communal activities in which the neighbourhood is also involved. This creates mutual understanding 
for each other and acceptance for the housing of status holders. 

Social media, in particular, Facebook and WhatsApp were used in the sample projects as a tool for social 
management, organisation, and participation in community activities. This turns out to be successful if 
there is proper management of these tools so that there are no problems with communication among 
tenants, which can lead to conflicts. 

7.1.6 Finally 

In general, it can be concluded that the transformation of vacant offices into residential buildings makes 
a substantial contribution to reducing vacancy levels in the office market. As described, the vacancy rate 
can be reduced from 14% to 8%. It also contributes to reducing shortages in the housing market. As a 
result of the transformation, more than 37,000 homes can be added to the existing housing stock, which 
makes up 16 percent of the housing needs of the target groups students, status holders, starters and 
elderly people. 

Quantitatively speaking, 2.8 million m2 of structurally vacant office space is available, that can be 
transformed into residential properties within a period of ten years. By means of transformation, it is 
therefore possible to partly meet the quantitative housing needs of the target groups status holders, 
students, starters, and the elderly. By means of transformation, in combination with mixed housing for 
the target groups of status holders, students, starters, and the elderly, it is not possible to realize housing 
that meets the qualitative living needs of all target groups. The target groups elderly people and starters 
with a high income want high-quality housing, including dwellings that are permanently habitable and 
therefore not temporarily transformated. The target groups of students and status holders can only spend 
relatively little money on rent. The developing parties involved in transforming vacant offices into 
mixed housing projects have a social objective. They also have a low investment budget available for 
transformation, while qualitatively modest housing can be realized through transformation. Through 
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permanent transformation, however, there are possibilities to realize a mix of high-quality and social 
housing. In this context, however, there must be collaboration between a commercial developer and a 
social housing corporation, as in the case of sample project the Studio in Amsterdam.  

The transformation of vacant offices into homes has also proved to be an important solution to relieve 
the pressure on the housing market. The target groups of students, status holders, and starters are the 
most important groups that suffer from the tense housing market in the Netherlands. Temporary 
transformation for a maximum of up to ten years can ease this pressure, giving parties the opportunity 
to work on long-term plans. 

Transforming vacant offices into dwellings for the target groups students, status holders and starters by 
means of mixed housing with intensive social management also contributes to the integration process of 
status holders. It creates more understanding from the local population for the housing of status holders. 
Mixed housing project do, however, require close cooperation between the local municipality, housing 
associations, social care institutions, and the central reception centre for asylum seekers, refugee 
organisations, local residents, and the local labour market. This cooperation, combined with intensive 
social management of mixed housing projects, can in turn create social added value to the quality of life 
in the neighbourhood, which also contributes to a positive image of the city and actors involved. 

7.2 Recommendations 

In the following section, recommendations will be described for organisations involved in 
transformation and mixed housing projects. Subsequently, recommendations for follow-up research will 
be made. Finally, a reflection on this study will be given. 

7.2.1 Policy recommendations 

- Take into account the focus points identified in this study; 
It is important to focus on the focus points that this study has identified for the initiative, housing and 
operational phases of mixed housing projects. These focus points can help prevent the main issues that 
may hinder the development of mixed housing or have negative effects on the quality of life in the 
neighbourhood and the integration process of status holders. 

- Share knowledge concerning mixed housing at national level; 
It is important that the knowledge and experience gained about mixed housing in the Netherlands is 
shared at national level by municipalities and social housing corporations, and that is it made available 
to commercial developers. The knowledge and experience about transformation processes is shared 
sufficiently, as noted during the field research, by the governments, developers and other involved 
actors, for example the organisation behind the transformation team (www.transformatieteam.nl) that 
has specialized in the technical, legal, organisational and process aspects of temporary and permanent 
transformation. In this way, the team advises and assists developers, housing corporations and national 
and local authorities with transformation projects. This has helped to make the government's regulations 
more flexible; more insight has been created into the vacant stock, and owners of vacant offices are 
increasingly willing to make their buildings available for transformation. However, during the field 
research it emerged that knowledge and experience regarding mixed housing are still insufficiently 
present among the various relevant parties. It is important that parties collect and document their 
knowledge and experience gained from current mixed housing projects, so that they can respond more 
quickly when future opportunities arise. Optionally, the transformation team could take on this task in 
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order to acquire existing knowledge and experience regarding mixed housing, as well as publish it and 
provide advice and assistance to parties involved in mixed housing projects. 

- Identify local transformation potential and housing needs; 
In this study, the transformation potential was mapped out at national level, without taking into account 
local factors, such as buildings that are partially vacant and the way in which local markets operate. In 
the research phase of mixed housing projects, it is therefore important to map out the local 
transformation potential and demand for housing, so that a better picture emerges of the need for 
housing, which target groups need what type of dwellings and what the (im)possibilities are for 
transforming vacant offices. 

- Stimulate mixed housing projects through transformation at the local level; 
Local authorities such as provinces and municipalities should promote mixed housing projects and the 
transformation of structurally vacant office buildings. Examples are Eindhoven and Amsterdam, where 
the municipalities acted proactively and started working together with social housing corporations to 
realise mixed housing projects in the structurally vacant real estate. These projects have received 
national and European attention. Furthermore, during these projects, a great deal of experience and 
knowledge has been gained which can be used elsewhere in the country. It is important in this respect 
that the municipality brings together different parties and that it is transparent, accurate and cooperative 
regarding legal procedures and legislation concerning the mixed housing project. 

- Involve future tenants and local residents in mixed housing projects at an early stage; 
It is very important that there is sufficient attention for the people who will make use of the homes and 
the neighbours of the project. They should, therefore, be involved at an early stage, preferably already 
in the planning phase. It is important that they are able to see the development plans for the building and 
its surroundings and that they can suggest improvements so that their needs can be incorporated into the 
plans. It is also important to ensure that the new residents are carefully selected and that they are 
reminded of their responsibilities with regard to social safety and the quality of life of both the complex 
and the neighbourhood. 

- Aim for intensive social management in mixed housing projects; 
During the field research it became clear that intensive social management in mixed housing projects is 
of great importance. Social management has proved to be successful if it is carried out by the residents 
themselves, supported by an external professional who has knowledge and experience in social issues 
such as group processes, living together, mediating in conflicts and providing and stimulating communal 
activities. Residents may be able to perform duties as a hallway manager and property manager, 
compensated by a lower rent. Social management that is well planned and implemented will ultimately 
contribute to the social interaction between the different target groups, the involvement of the complex’s 
inhabitants with the neighbourhood, a sense of social security among inhabitants and local residents and 
contribute to the integration process of status holders. 

- Ensure the same people always interact with local residents, future tenants, and others; 
Organisations such as municipalities, social housing corporations and refugee organisations which are 
involved in mixed housing projects should to a fixed group of employees in charge of projects. Thus, 
people will have the same contact person during the whole process. In the long term, this employee will 
develop a relationship of trust with all parties involved and, in particular tenants and residents in the 
neighbourhood. 
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- Monitor the progress of mixed housing projects. 
It is advisable to document the process progress, group dynamics, mutations, complaints from the target 
groups, points for improvement and shortcomings of mixed housing projects. Because these projects are 
still in an experimental phase, monitoring and gathering information and data on the projects is essential 
for the successful realisation of mixed housing projects in the future. 

7.2.2 Recommendations for follow-up studies 

A longitudinal study into the relationship between intensive social management and the integration 
process of status holders in mixed housing can provide more evidence for one of the conclusions of the 
current study, namely that intensive social management contributes to the integration process of status 
holders in mixed housing projects. Through quantitative research with surveys, target groups can be 
questioned after a short period of residence (for example three months) about the contribution of mixed 
housing with intensive social management to the integration process of status holders. In addition, other 
themes may also be included in the study, such as the residential experience of the target groups students, 
starters, and elderly people, if they are present, as well as the social interaction and social cohesion in 
the complex. It is important to repeat the study at a later stage, for example after 12 months, with the 
target groups answering the same questions as in the initial study. 

In the current study, the main focus was on the integration process of status holders through mixed 
housing. A study into the acceptance level and experiences of neighbourhood residents can give a 
complete picture of the effects of mixed housing on the neighbourhood as a whole. It is recommended 
that research into the support base for mixed housing projects should be conducted in a longitudinal 
way. 

In-depth research into mixed housing combined with permanent transformation is also needed. Because 
mixed housing projects in current practice are mainly temporary transformation projects with a 
temporary duration of residence for the target groups, it is interesting to look at the possibilities for 
permanent transformation. 

Mixed housing projects are mainly realised by parties that strive for social returns. It would be interesting 
to conduct in-depth research into the financial aspects of mixed housing in transformed offices, in order 
to determine whether it is possible to achieve a positive financial return from mixed housing. 

More in-depth research at the local level on the social costs and benefits of mixed housing, combined 
with the transformation of vacant offices, can give policy makers more insight into these effects. This 
will make it easier for them to include the advantages and disadvantages of mixed housing projects in 
their policies. 

7.2.3 Reflection 

This section will reflect on the contribution of this study to current scientific knowledge and any 
limitations or points for improvement. 

In this study, the subject of transformation of vacant office buildings and integration of status holders 
was investigated in a qualitative way. As part of the transformation of vacant offices, an analysis was 
conducted into the office market, the housing market and the qualitative and quantitative housing 
requirements of the target groups students, status holders, starters and the elderly. In order to promote 
the social integration process of status holders in Dutch society by means of housing in transformed 
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offices, field research was conducted into mixed housing projects in which the target groups students, 
status holders, starters and the elderly were housed.  

Due to the fact that mixed housing projects do not yet exist in large numbers in the Netherlands, and 
very few have been realised through transformation of vacant office buildings, it was decided in this 
study to include another type of real estate, namely care homes, in the sample projects. Furthermore, 
during the field survey only information was obtained about the social aspects of mixed housing projects 
and the housing process of heterogeneous target groups in mixed housing complexes. As a result, the 
transformation process of office buildings did not receive sufficient attention during the field research. 
Here refers to structural interventions, legal aspects, and financial aspects that are important in the 
process of transforming empty office buildings. These aspects have been covered by existing literature. 
It would be better to collect and analyse data and information on these aspects in the future by means of 
field research. The reason for this is that this method can provide more insight into the transformation 
process of vacant offices. In this way it can be better identified which aspects hinder or promote the 
transformation process from empty offices into mixed housing. 

During the field research it became clear that the sample projects are still in an experimental phase, 
which makes them dynamic. This means that, in current practice, mixed housing projects constantly 
change with regard to the composition of residents, types of target groups, types of housing, types of 
dwellings, the presence of communal areas, common activities, use of social media, facilities near mixed 
housing projects, changes in relocations, creation of support from the neighbourhood and social 
management of the complexes. This made it difficult to conduct specific research into aspects of mixed 
housing projects that contribute to the integration process of status holders. In addition, the analysis and 
research of mixed housing projects, transformation possibilities and integration process of status holders 
have yielded much information. This can provide some insights, but on the basis of this information, it 
is not possible to exactly identify the different aspects that promote the integration process, social 
interaction and liveability of the area in mixed housing projects. By means of quantitative research in 
which surveys among the target groups students, status holders, starters and elderly people would have 
been conducted, as well as in-depth interviews with experts and other parties involved in mixed housing 
projects, it would have been possible to map out these essential aspects. 

Furthermore, the information about mixed housing projects were collected by means of focus group 
discussions, informal conversations with experts who happened to be present and had knowledge and 
experience of various fields that are relevant for mixed housing projects. However, the experts did not 
have knowledge and experience with mixed housing projects as a whole. Because the projects were still 
in the experimental phase, the respondents were also looking for types of mixed housing projects that 
contribute to their social goals. As a result, the information on mixed housing projects at apartment 
complex level is not complete in this study. This means that further research is needed for this purpose. 
As recommended in the previous paragraph, longitudinal studies are best suited to investigate the 
integration process of status holders, social cohesion, social interaction and liveability in mixed housing 
projects. 

This is one of the few studies that have been carried out into mixed housing projects with students, status 
holders, starters and the elderly, in combination with the transformation of vacant (office) buildings into 
housing for these target groups. As a result, this study may provide a basis for further research into 
mixed housing projects, whether they promote the integration of status holders and to what extent 
neighbourhoods support this type of projects. 
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Appendix 1  

In this appendix, the assumptions for the required living space per target group will be further specified. 
The total number of square metres per unit represents the useable floor area (UFA), but this appendix 
will convert this to gross floor area (GFA). The GFA is the floor area, measured at floor level, including 
façades, load-bearing walls, voids, etc. A house-separating wall counts fo 50% in the calculation of the 
GFA. 

The GFA is equal to the UFA minus: 

- Facades and load-bearing walls; 
- The floor areas above which the free height is less than 1.5 m, with the exception of floors 

under staircases; 
- Stairwells, elevator shafts or voids larger than 4 m² in a dwelling. 

In the case of transformations, a ratio of 0.75 is generally used between UFA and GFA. The higher this 
number, the more favourable, because this means that more of the floor area can be used (Ooms & 
Steetskamp, 2011). The ratio of 0.75 between UFA and GFA will be used in this study. Thus, the total 
utilization area required will be multiplied by the ratio of 0.75, resulting in a gross floor area. The results 
per target group are shown in table 1.1 below. 

 

 

 

 

  

 

 

 

 

 

 

 

 

Statusholders
(COA, 2016)

Students 
(van Hulle, 2015)

Starters 
(BZK, 2015)

Elderly 
(Ipso Facto, 2016)

Desired number of units 10.000 68.000 107.000 50.000
M² required per unit UFA 30 21 60 100
Ratio UFA/GFA 0,75 0,75 0,75 0,75
M² required per unit gross floor area 40 28 80 133

Total m² GFA required 400.000 1.904.000 8.560.000 6.650.000

Table A 0.1.1 Calculating UFA from GFA  
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Appendix 2  

Table A 0.2.1 The involved actors in transformation projects and their specific interests. 

Municipality Attractive place of residence and business location (promoting the image of the city) 

Reducing vacancy levels because of adverse effects on the quality of life in the local area 

Increasing housing supply to accommodate target groups 

Increasing revenue from land and property tax revenues 

Creating space for new functions, for example business 

Possibility of combining different functions 

Reprogramming as a means of restructuring 

Owner; (ex) 
user 

Value development of the property 

Deductibility of depreciation 

Vacancy costs (loss of income) – the most important factor 

Ensuring sufficient liquidity 

Positive development of the building environment 

Owner; 
investor 

Value development of the property 

Portfolio level returns (not at object level) 

Vacancy costs (weight less) 

Promoting the company image 

Positive development of the building environment 

Project 
developer 

Low purchase price 

Profit after redevelopment 

Involvement in projects that carry prestige 

Positive development of the building environment 

Reducing risks 

Continuity of projects (finding customers) 

Housing 
corporation 

Social goals: quality of life in the neighbourhood/district; maintaining the rental value of 
nearby property; possibility of mixing functions; creating a suitable housing supply 

Low purchase price 

Profit after transformation and involvement in projects that carry prestige 
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Appendix 3  

The alternative financing options considered in chapter 5 are described in more detail below. 

Real option theory (Luyt & Boswinkel, 2016) 

This is an alternative financing opportunity for investors to invest in transformation projects. Because 
investors, in particular institutional investors such as pension funds, have a fiscal investment institution 
(FBI status), they do not have to pay tax on the returns obtained under certain conditions. One of these 
conditions is that they are not allowed to invest in risky activities. Because transformation projects are 
risk-bearing activities, it is difficult for investors to invest in them. One possibility for investors to invest 
in transformation projects is by purchasing an option. The option is a financial product that can be 
written out by the initiator, i.e. the building owner (the option writer). An option gives an investor the 
right to take action at a predetermined price, for example the possibility of forcing the sale of the building 
(the obligation) from the option writer. The risk lies entirely with the building owner. 

Repaying contractors in instalments (Gelinck & Strolenberg, 2014) 

This means that the contractors who undertake the rebuilding work will not be paid immediately, but in 
instalments. The initiator pays interest on the instalments, but this does not require the initiator to have 
a large amount of capital available at once in order to finance the transformation project. As a result, the 
request for financing from commercial financiers will also be lower, so that they will be able to find 
finance more quickly. An additional advantage of this form of financing is that the contracting parties 
will be more involved in the project, because it is also in their interest that the project is realised as 
quickly and effectively as possible, so that they can receive their money. 

Self-activity of future users (Gelinck & Strolenberg, 2014) 

In order to save on construction costs, future residents can also be used in transformation projects to 
carry out simple construction work, in return for a rent discount. By mobilising future tenants, the 
construction costs can be considerably reduced. However, it is important that the contractor carrying out 
the work has experience in this field, and is well prepared for this process.  

Securing deposits from future users to be used for funding (Gelinck & Strolenberg, 2014) 

Provided that the future tenants/purchasers are already known, it is possible to collect a deposit from 
them in advance, and to use it in the development phase. This will be a modest contribution, but it may 
be useful for temporary transformation projects, where the investment will not be too high. 
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Appendix 4  

In addition to participating in the learning circle of Platform31, network meetings were attended to 
collect additional information and data. The table below shows the meetings attended by the researcher. 

Table A 4.1 Other activities 

Activity Location Program 

Network meeting 
with entrepreneurs 
& status holders 

25-04-2016 

Parktheater 
Eindhoven 

Theaterpad 1 
Eindhoven 

Detailed presentation from Kim Tsai 

unstructured interviews with two status holders 

DDW2016 from 
prototype to 
practice 

26-10-2016 

13:30 till 18:00 

Stadhuis Eindhoven 

 

Activities with multidisciplinary team at case MagicMix in 
vacant properties (using pressure cooker method) 

Viewing prototypes of new housing concepts 

Network meeting 
action areas in 
Eindhoven 

01-11-2016 

17:00 till 20:00 

Wijkcentrum de Werf 

Werfstraat 14 
Eindhoven 

Evaluating previous neighborhood contracts 

Activities with multidisciplinary team at case 
participating and connecting (using pressure cooker 
method) 

 

 

Network meeting with entrepreneurs and status holders 

The first network meeting for entrepreneurs and status holders was held in the Park theatre in Eindhoven. 
The purpose of these meetings was to bring together job-seeking status holders and entrepreneurs 
wishing to recruit qualified status holders. 

Firstly, a presentation was made by Mrs Kim Tsai. For her PhD dissertation, Kim Tsai conducted 
research into the asylum system in the Netherlands and the relationships and work attitude of 
professionals working with refugees. She conducted this study by entering into an intensive relationship 
of trust with 32 refugees and their families in 31 different municipalities in the Netherlands. She 
followed these refugees in their daily lives, in contact with professional agencies, and mapped out the 
problems these refugees faced. She also interviewed various professionals working with refugees and 
analysed their thinking and working methods (Tsai, 2015). 

During this network meeting, two status holders were interviewed in an unstructured manner. The main 
topics of the interview were the housing process, satisfaction with housing, contacts within Dutch 
society and the choice of mixed housing with students, starters and the elderly. 

Dutch Design Week 2016: From prototype to practice  

A second meeting attended in the context of this investigation was organised during the Dutch Design 
Week 2016, called From prototype to practice. The meeting brought together more than 100 
stakeholders, including residents, administrators and representatives of housing corporations, 
municipalities, universities, designers, status holders and relevant ministries.  
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During this meeting, an attempt was made to use the pressure cooker method to formulate answers to 
the central question: “how to speed up and improve the housing of status holders?” The pressure cooker 
method involves bringing together various disciplines that provide solutions and information on a 
particular subject in a short space of time. This was done on the basis of cases submitted in advance, for 
example transforming empty real estate, and how to create a MagicMix using vacant real estate to 
transform into residential properties.  

After this brainstorming session, various prototypes were shown of housing solutions developed in the 
competition A home away from home, an initiative of central organization for the reception of refugees, 
in collaboration with the national government architect. The competition aimed to answer the question 
“what new housing solutions are available for asylum seekers and other housing seekers?” This 
competition received 117 entries, 93 from professionals and 24 from students (COA, Rijksbouwmeester, 
2015). 

Network meeting regarding action areas in Eindhoven 

In order to gain more insight into the participation and connection of people, participants took part in a 
network meeting held as part of the neighbourhood contract for three neighbourhoods in Eindhoven 
(Kronenhoef, Rapeland and Mensfort). These neighbourhoods are located in so-called action areas in 
Eindhoven. Action areas receive extra attention from the municipality and housing corporations, because 
they perform moderately compared to the urban level in terms of liveability and social cohesion. 
Relevant points for these areas in the context of this research are (Gemeente Eindhoven, 
woningcorporaties 'thuis, Trudo, Woonbedrijf & Wooninc, 2014): 

- Stimulating inter-cultural meetings 

- Finding and binding volunteers (the current volunteer group is ageing) 

- Improving the relationship between native-born residents and migrant residents in Kronenhoef 
West (counteracting ethnic segregation in Kronenhoef West) 

During this meeting, residents, housing corporations, area managers from the municipality, and 
representatives of schools and social associations gathered. The activities of the past year (2016) in the 
neighbourhoods was evaluated by the various institutions and residents. Then, by means of the pressure 
cooker method, various multidisciplinary groups brainstormed about possibilities and solutions for 
existing problems. The brainstorming groups gathered a large number of ideas and possibilities to 
contribute to the participation and connection of the residents. After 20 minutes, the groups discussed 
their ideas with the adjacent group to complement or improve their ideas. This was continued until all 
groups had completed and adjusted each other’s ideas and suggestions. The best suggestions were then 
chosen by all involved. Finally, all involved parties signed a contract with each other to ensure that these 
ideas and suggestions would actually be implemented. 
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Appendix 5 

Table A 5.1 Parties involved in the learning environment MagicMix 

Municipalities Housing associations OthereExperts and research companies 

Eindhoven Brabant wonen (Oss) Ministry of Internal Affairs 

Leiden Woonbedrijf (Eindhoven) Socius, specializing in transformation and 
managing 

Nieuwegein Thuis (Eindhoven) Foundation De Tussenvoorziening  

Gouda Wooninc (Eindhoven) Radar Advies 

  Portaal (Utrecht) Facilicom Solutions 

  Wonen Centraal (Alphen aan 
den Rijn) 

Fermin onderzoek en advies 

  De Key (Amsterdam) Id&dn 

  Casade (Waalwijk) Bewonersbedrijf Malburgen 

  Steadion (Den Haag) Initiator SSF Dordrecht 
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Appendix 6 

This interview guide was used during the various meetings. First of all, general information on the model 
projects was collected. Subsequently, on the basis of the literature study into mixed housing, questions 
were formulated about the sample projects. As described in the main report, it appears from the existing 
literature that the existing socio-economic, demographic and social aspects of the relevant 
neighbourhood are of great importance in the realisation of mixed housing projects. This guide also 
includes questions that were raised during meetings and touched upon this research. These are the 
questions that concern the social management of the complexes. 

General information 
1) In which city is the project located? 
2) Is the real estate property a former office building or other type of real estate? 
3) In what year was the initiative taken to transform or reuse the real estate property and how 

long did it take before the project was in use? 
4) How many dwellings of how many square metres have been built in the complex, or were they 

already available? 
5) What type of dwellings is offered? 
6) What type of lease contracts is used? 

 
Content information 

1) Which target groups are housed in the project? 
2) How and in what composition are the heterogeneous target groups housed? 
3) Is there a focus on the social interaction between the different target groups within the 

complex; how is this facilitated and guaranteed? 
4) Have any additional conditions been added to the lease contracts; if so, what are they and for 

which reasons? 
5) Is there some kind of social management, how is it provided and what are the advantages and 

disadvantages of this type of social management? 
6) How is social security regulated within the complex? 
7) How did the housing process of the new target groups take place? Was this gradual, were the 

new tenants housed one by one, or were all the occupants housed at the same time? 
8) Which kind of housing would have been better in hindsight; how could the project be 

improved in the future? 
 
Integration of status holders and social interaction in and outside the building complex  

1) To what extent and how has the geographical location of the project played a role? 
2) Has the socio-economic, demographic and social position of the neighbourhood been 

investigated before the project was completed? 
3) If a study has been conducted, what were the results, and on the basis of which results has it 

been decided to complete the project? 
4) If no preliminary examination has been carried out, would it have been necessary afterwards, 

and why? 
5) What impact does the project have on its environment; does it involve interaction with the 

local residents and how is this interaction realised? 
6) What are the positive or negative effects on the immediate environment of the project? 
7) What are the experiences of the target groups in these housing types? 
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8) To what extent and how does the project contribute to the integration process of status 
holders? 

 
Organisation 

1) What was the reason for transformation? 
2) Which parties are involved in the project and what is their role? 
3) What were the favourable or unfavourable starting conditions? 
4) To what extent did the motivation of the initiator play a role? 
5) What obstacles did these projects face in the initiative, realisation, implementation and 

management phases and which lessons can be learned from them? 
6) Were residents’ organisations/volunteer organisations informed and involved in the plans 

during the initiative phase? 
7) Were the neighbours of the complex and future residents involved in the project during the 

initiation phase? 
8) If residents’ organisations/volunteer organisations, local residents and future tenants are 

involved in the project, what was the experience with this type of cooperation? Did it have a 
positive impact on the social interaction between residents, involved parties and other 
stakeholders? 
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Appendix 7  

All projects offering some type of mixed housing in the Netherlands in 2016. Projects highlighted in 
blue were used in this study.  

Table A 7.1 All mixed housing projects in the Netherlands in 2016 

      Target groups 

Te
m

p
o

ra
ry

 u
se

 

Fi
n

is
h

ed
 b

ef
o

re
 

0
1

-0
1

-2
0

1
6

 

O
ld

 f
u

n
ct

io
n

 

  Project name N
o.

 o
f 

dw
el

lin
gs

 

(E
X
) 

S
tu

de
nt

s 

S
ta

tu
s 

ho
ld

er
s 

S
ta

rt
er

s 

El
de

rl
y 

1 Short Stay Facility Dordrecht 187     x x no yes Care home 

2 Irenehof Panningen 15 x       yes yes 
Undeveloped 
area 

3 Corporatiehotel 2 Utrecht 40     x   no yes Irrelevant 
4 De Studio Amsterdam 650 x x x   no yes Office 
5 De Sterren Utrecht 9 x       yes yes Office 
6 Genderhof Eindhoven 190 x   x x yes yes Care home 
7 Stichting Jongerenhuis Eindhoven 13 x x     no yes Irrelevant 
8 The Budget Hotel Hazerswoude-Rijndijk 56 x       no yes Irrelevant 
9 De Saffier Utrecht 428 x x x x yes yes Care home 

10 Mixx Inn Den Haag 130         no yes Hotel 
11 Akker71 Arnhem 111   x   x no yes Care home 
12 NEBO Klooster, Nijmegen 61 x       no yes Monastery 
13 Bruishuis Bewonersbedrijf Arnhem 105 x       yes yes Care home 

14 Startblok Riekerhaven Amsterdam 500 x x x   yes yes 
Undeveloped 
area 

15 De Molenhoef Zwolle 100 x     x no not yet Care home 
16 Woonzorgcentrum Salem Katwijk 100   x   x yes not yet Care home 
17 Businesspark Plaspoelpolder Rijswijk 62         no not yet Office 
18 HICONDO Amsterdam 355 x x     no yes Office 
19 Zayaz Den Bosch 57 x x x   yes not yet Office 
20 Europalaan Eindhoven 47 x x x   no yes Office 
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Appendix 8  

As indicated in the main report in chapter 6, the learning environment magic mix was used for this 
research. Table 6.2 in chapter 2 shows the data, location, topics covered and projects. A brief summary 
of the research of the platform31 will be described below. 
 

Learning environment Magicmix 

The Magimix learning environment has been set up by knowledge and network organization Platform31. 
21 representatives from various parties such as municipalities, housing corporations, market parties and 
other operators participated in the learning circle. The initiators of the learning circle are Frank 
Wassenberg and Jeroen van der Velden van Platfrom31. The basis for the Magimix learning 
environment was the research report drawn up by Platform31 (van der Velden, Tiggeloven, & 
Wassenberg, 2016).  

Platform31 conducted a study into the possibilities for making the housing market more flexible. In 
addition, it was also investigated which target groups are experiencing difficulties in finding suitable 
housing on the Dutch housing market, and how these target groups could be accommodated on a 
temporary basis, possibly in combination. The central questions underlying the Magic Mix research are 
the central questions:  

- Welke kwantitatieve en kwalitatieve behoefte hebben de diverse doelgroepen die voor 

gemengde projecten in Nederland in aanmerking komen? (What quantitative and qualitative 

needs have the various target groups that are eligible for mixed projects in the Netherlands?) 

- Welke ervaringen zijn er met gemengde wooncomplexen? (What experiences are there with 

mixed residential complexes?) 

- Maakt het gemengd tijdelijk huisvesten van doelgroepen een project haalbaarder? En zo ja, op 

welke manieren en onder welke condities? (Does the mixed temporary accommodation of 

target groups make a project more feasible? If so, in what ways and under what conditions?) 

In view of the similarities between the subquestions of this study and the objective of the Magicmix 
learning environment, the researcher of this study participated in the sessions. These meetings took place 
on location of a realized project that supplied various target groups a form of temporary mixed housing. 
The meetings lasted 4 hours, in which various projects were presented by the managers. The project 
where the meeting took place was also presented in detail, and a guided tour was also held, where there 
were opportunities to take photos and talk with the residents.  

The data and information on the sample projects that was used for the results in the main report were 
collected during the Magicmix learning environment. In addition there were also written sources 
accessed in order to make the information and data as complete as possible. The written sources such as 
websites and research reports are shown in Table A.8.1. 
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Table A.8.1 Written sources 

Source / name of article Research of / link used for 
projects 

De Magic Mix: Een verkenning van 
wooncomplexen waar verschillende 
doelgroepen gemengd wonen. 

(van der Velden, Tiggeloven,& Wassenberg, 
2016) 

1, 2, 3, 4, 
7 

De Magic Mix – de update: Een 
verkenning van wooncomplexen waar 
verschillende doelgroepen gemengd 
wonen. 

(van der Velden, Tiggeloven,& Wassenberg, 
2017) 

1, 2, 3, 4, 
7 

http://www.socius-wonen.nl/de-
saffier.html 

 2 

http://www.de-saffier.nl/index.html  2 

1. Onrust over verhuur woonruimte 
Genderhof Eindhoven aan jonge 
woningzoekenden 

2. Prijswinnende Genderhof Eindhoven 
voorbeeld flexwonen 

 

http://www.ed.nl/regio/eindhoven/onrust-
over-verhuur-woonruimte-genderhof-
eindhoven-aan-jonge-woningzoekenden-
1.4746139 

http://www.ed.nl/regio/eindhoven/prijswinn
ende-genderhof-eindhoven-voorbeeld-
flexwonen-1.5506768 

1 

http://www.startblok.amsterdam/  7 

‘Marhaban’ in Riekerhaven Tijdschrift FOLIA: Leoni helpt Manar en 
andersom (Nr.2 Jaargang 68, 2016) p. 12 
t/m 16 

7 

RUIMTELIJKE MOTIVERING ‘Tijdelijke 
transformatie Ketsheuvel 12A’ ‘s-
Hertogenbosch 

 6 

AKOESTISCH ONDERZOEK 
WEGVERKEERSLAWAAI Herbestemming 
kantoorgebouw tot woongebouw met 
zelfstandige wooneenheden Ketsheuvel 
12A te ‘s-Hertogenbosch 

 6 

https://corporatiebouw.nl/transformatie-
kantoor-woonbedrijf-naar-woningen/ 

 5 

http://www.nrpacademie.nl/upload/guld
en-
feniks/8/723/extra_0f2c089dfcd12e010
5800151086220b8.pdf 

 5 

 

All data and information about the sample projects described in the main report, obtained from 
different sources, will be shown below. 

http://www.ed.nl/regio/eindhoven/onrust-over-verhuur-woonruimte-genderhof-eindhoven-aan-jonge-woningzoekenden-1.4746139
http://www.ed.nl/regio/eindhoven/onrust-over-verhuur-woonruimte-genderhof-eindhoven-aan-jonge-woningzoekenden-1.4746139
http://www.ed.nl/regio/eindhoven/onrust-over-verhuur-woonruimte-genderhof-eindhoven-aan-jonge-woningzoekenden-1.4746139
http://www.ed.nl/regio/eindhoven/onrust-over-verhuur-woonruimte-genderhof-eindhoven-aan-jonge-woningzoekenden-1.4746139
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Session 2: Learning environment MagicMix 

Sample project no. 1 Genderhof Eindhoven (Text retrieved from the report 
the magic mix update) 

 
 

 
 
Projectbeschrijving  
Genderhof in Eindhoven is een voormalig verzorgingshuis waar het aantal ouderen gestaag daalt en een 
diverse mix aan doelgroepen toeneemt. Het gaat om 190 zelfstandige woningen van dertig tot zestig m2 
groot. Het project is als tijdelijke oplossing begonnen vanwege de wijziging in de regelgeving in de 
zorg. Zorggroep Archipel kon bijna geen nieuwe ouderen meer huisvesten in het complex. Toen het 
gebouw voor een derde leegstond, besloten eigenaar Wooninc. en Archipel in 2014 om ook andere 
doelgroepen tijdelijk in het pand toe te laten. 

Het complex heeft in de plint diverse voorzieningen die door alle bewoners gebruikt kunnen worden, 
zoals een ontmoetingsruimte en een wasserette. De instroom van nieuwe groepen heeft voor een betere 
benutting van bestaande voorzieningen geleid, aldus Sandra van Lierop van Wooninc. Financieel is het 
project zeer rendabel, aldus Van Lierop. Wooninc heeft geen extra investeringen hoeven doen in dit 
jaren zeventig gebouw aangezien de bestaande woningen en voorzieningen geschikt waren voor de 
nieuwe bewoners. De eerdere leegstand komt niet meer voor. De bezettingsgraad is nagenoeg 100 
procent. Door het succes van het project staat het voorgenomen sloopbesluit op de helling, volgens 
Gabriëlle van Asseldonk van de gemeente Eindhoven. Genderhof heeft inmiddels de inspiratieprijs 
flexwonen 2015 gewonnen.  

De mix  
De doelgroepen die zich aanmelden voor de vrijgekomen woningen zijn voornamelijk studenten en 
arbeidsmigranten. Maar ook andere doelgroepen worden gehuisvest: gescheiden mensen zonder 
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kinderen, starters, expats, GGZ-cliënten, ex dak- en thuislozen en mensen die huisvesting dichter bij 
werk zoeken. Al deze nieuwe bewoners krijgen een tijdelijk huurovereenkomst voor maximaal twee jaar 
zoals in de Wet doorstroming huurmarkt mogelijk is gemaakt (zie bijlage 1). De nieuwe bewoners 
worden gespikkeld gehuisvest. 

Er worden voorwaarden gesteld om in aanmerking te komen voor een tijdelijk verblijf in de Genderhof. 
De bewoners moeten op een respectvolle manier met andere bewoners omgaan, bereid zijn zich in te 
zetten voor anderen, ze mogen geen kinderen hebben en moeten voor een sociale woning in aanmerking 
komen. Verder mogen er maximaal twee mensen in een woning wonen. De nieuwe bewoners worden 
met name op voordracht van andere bewoners aangedragen. Er is veel contact tussen de bewoners en de 
groepen. “Men komt elkaar tegen in de gangen, in de lift. Men zorgt voor persoonlijk contact zoals 
samen koffie drinken, een potje biljarten, tafeltennissen of samen voetbal kijken. Er zijn nieuwe 
huurders die als vrijwilliger in de ontmoetingsruimte werken”, aldus Van Lierop van Wooninc. 

Ontvangst  
De nieuwe invulling van Genderhof werd gepresenteerd als wonen voor iedereen die een tijdelijke 
woning nodig heeft. “Dit valt veel beter dan een project alleen voor arbeidsmigranten of alleen 
statushouders”, aldus Van Asseldonk. “Er is gekozen om met stille trom de overgang van groepen te 
realiseren. De politie was in het begin wel sceptisch, maar dit is inmiddels bijgetrokken. De overlast valt 
namelijk erg mee. Aangezien het project een eigen parkeerplaats en voorzieningen heeft merkt de buurt 
weinig van het project”, aldus Van Asseldonk. Toen het project op stoom was gekomen hebben de 
nieuwe bewoners een Burendag georganiseerd voor de buurt. Ook worden er informatieavonden 
georganiseerd voor de buurt in het complex. 

Beheer  
Het beheer van het complex heeft een overgangsfase gehad. Aanvankelijk lag de beheertaak volledig bij 
een huismeester in dienst van Archipel. Na een redelijk verloop van de ouderen is het beheer inmiddels 
volledig in handen van een huismeester en medewerker van Wooninc., aangevuld met enkele vrijwillige 
bewoners. De vrijwilligers richten zich op de nog aanwezige ouderen, beheren de sportlocatie en 
verrichten hand- en spandiensten voor bewoners. De huismeester van Wooninc is vijf dagen per week 
aanwezig en spreekt bewoners aan op gedrag. Bij overtreding van de huisregels volgt een persoonlijk 
gesprek. Na nog een overtreding krijgt de bewoner een brief en dient te verhuizen. Dit is overigens nog 
nauwelijks nodig geweest, aldus Van Lierop. 

Succesfactoren  
• Verzorgingshuizen zijn vaak zeer geschikt voor tijdelijk verblijf van nieuwe doelgroepen. Ook 

in de overgang van Genderhof van een verzorgingshuis naar een ‘magic mix’, heeft de 
eigenaar Wooninc. weinig investeringen hoeven doen en toch nieuwe woningen voor de 
sociale doelgroep gecreëerd. • 

• Door te selecteren aan de poort is er een nieuw elan ontstaan in het complex. De 
voorzieningen worden beter benut en het contact tussen de bewoners is toegenomen. Het 
aantal vrijwilligers is ook toegenomen. 
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Session 1: Learning environment Magic Mix 

Sample project no. 2 De Saffier Utrecht (text retrieved from the report the 
magic mix update) 

 

 

Projectbeschrijving  
De Saffier in de naoorlogse wijk Hooggraven Utrecht bestond uit een verzorgingshuis en 
aanleunwoningen. Het complex is in handen van Portaal en bestaat uit 315 woningen. Het aantal ouderen 
in het verzorgingshuis neemt af. Alle ouderen die huurden van voormalig verhuurder AxionContinu zijn 
midden 2016 verhuisd uit dit deel van het project. In de aanleunwoningen woont nu een diverse groep 
bewoners bestaande uit zowel ouderen als jongeren. De woningen worden regulier toegewezen via 
Woningnet. Ondertussen worden leeggekomen onzelfstandige woningen in de zorgvleugel van het 
verzorgingshuis door Socius omgebouwd in zelfstandige woningen en verhuurd aan startende jongeren 
en studenten. Beoogde doelgroepen zijn masterstudenten, werkende jongeren en in de toekomst ook 
vergunninghouders. Het gaat om tijdelijke woningen in een tijdelijk project van vooralsnog tien jaar. 

Het project kent veel gezamenlijke voorzieningen in de plint, zoals een restaurant, kapper, huisarts en 
een gemeenschappelijk activiteitenzaal. Deze voorzieningen zijn nu vooral gericht op de ouderen in het 
complex en de buurt. De nieuwe bewoners hebben gedeeltelijk zelfstandige woningen met keuken, maar 
maken ook gebruik van het restaurant.  

De omwonenden waren aanvankelijk sceptisch. Men dacht dat de voorzieningen in het complex, waar 
de buurt ook gebruik van maakt, zouden verdwijnen. Ook was men bang voor volle parkeerplaatsen 
rond het complex. Tijdens een informatiebijeenkomst konden de partijen de kou uit de lucht halen, aldus 
Van Dorst. Daar is afgesproken dat de buurt gebruik kan blijven maken van de voorzieningen. 
Bovendien hebben verreweg de meeste nieuwe bewoners geen auto. 

De mix  
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De studenten en starters worden gespikkeld geplaatst in de zorgvleugel van het complex. Zij wonen tot 
midden 2016 tussen de ouderen. Maar ook na deze periode leven jongeren en ouderen samen. De nieuwe 
bewoners delen namelijk alle voorzieningen in de plint van het verzorgingstehuis met de 55- plussers in 
de aanleunwoningen naast het complex. Om in aanmerking te komen voor een woning in dit tijdelijke 
project, moeten jongeren een motivatiebrief schrijven en hun cv meesturen. Er zijn echter geen 
specifieke richtlijnen waarop iemand wordt geselecteerd. “Waar het bij ons om gaat is het zijn van een 
'goede buur' en het hebben van een intrinsieke motivatie om je in te zetten voor en betrokken te zijn in 
het pand en de buurt. Dit kan op diverse manieren ingevuld worden”, zegt Laury Achten van Socius 
Wonen. Het project moet bij de persoon passen, aldus Van Dorst. En de jongere moet zich willen 
inzetten voor de ouderen en het project. 

Het project is een innovatief sociaal experiment en krijgt daarom landelijke media-aandacht. De mix 
van ouderen en jongeren trekt nieuwe bewoners aan, aldus Van Dorst. Het trekt met name jongeren die 
affiniteit met ouderen hebben. Er worden steeds meer diensten aan ouderen aangeboden door de nieuwe 
bewoners, zoals een praatje maken of boodschappen doen. “Sterk aan ons project vind ik dat wij 
proberen aan te sluiten op de participatiemaatschappij, waarbij we trachten een uitwisseling te creëren 
en daarbij beide doelgroepen waarderen om wat zij kunnen bijdragen en overbrengen. Het gaat dus niet 
zozeer om het 'helpen van de kwetsbare oudere', maar juist om het versterken van contact en kijken waar 
beiden elkaar kunnen ondersteunen, leren en versterken.”, zegt Laury Achten. Over het algemeen is er 
meer levendigheid voor de wijk en de ouderen in het complex, aldus Van Dorst. De mix zorgt aan de 
andere kant ook voor gewenningsproblemen bij beide groepen, aldus Van Dorst. Sommige ouderen 
mopperen uit angst voor overlast. Een aantal jongeren klaagde dat ze zich te veel moeten aanpassen aan 
de ouderen doelgroep. 

Beheer  
Bij de ondertekening van het contract ondertekenen de bewoners ook leefregels in vier categorieën: 
hygiëne, veiligheid, leefbaarheid en sociale cohesie. De zorgorganisatie AxionContinu had de receptie 
tot midden 2016 in handen. Toen alle ouderen uit het verzorgingshuis waren vertrokken, heeft Socius 
deze taak overgenomen. Het pand heeft diverse beheerders: pandbeheerders, technisch beheerder, 
beheerder huurzaken en beheerders communicatie en maatschappelijke invulling. Allen wonen in het 
pand. De pandbeheerders zijn hoofdaanspreekpunt. Hier krijgen zij huurkorting voor terug. Zij kunnen 
geldboetes uitschrijven als leefregels worden overtreden. En elke gang heeft twee gangbeheerders, ook 
bewoners. Deze hebben met name de taak om overzicht te houden, belangrijke zaken en klachten door 
te spelen naar het pandbeheer en de sociale cohesie op de gang te stimuleren. 

Financiën  
Om het project te financieren kon Socius niet bij een bank terecht. De banken vonden het vernieuwende 
concept en de tijdelijkheid van het project een te groot risico. Daarom is Socius op zoek gegaan naar 
alternatieve financieringsvormen. Crowdfunding vangt een deel op. Daarnaast heeft Socius de eerste 
huurders de mogelijkheid gegeven om de huur 24 maanden vooruit te betalen voor de prijs van 22 
maanden. De investerende huurder woont dus twee maanden gratis. Tijdens deze 24 maanden wordt er 
geen huurverhoging doorgevoerd. Op deze manier heeft Socius de eerste fase van het project kunnen 
financieren, aldus Van Dorst. 

Succesfactoren  
• De overgang van oud naar jong verloopt niet zonder wrijving, maar het biedt wel een 

mogelijkheid om de bezettingsgraad op peil te houden. Door een goede samenwerking tussen 
de zorgpartij en de nieuwe verhuurder kan de overgang van beheertaken, voorzieningen en 
andere taken zonder te veel leegstand plaatsvinden.  

• Ondanks de afwijzing door de banken, heeft Socius aangetoond met vernieuwende 
financieringsconstructies toch een dergelijk project van de grond te kunnen trekken. 
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Sample project no. 3 Bruishuis Arnhem (text retrieved from the report the 
magic mix update) 

 

Projectbeschrijving  
Bruishuis in het hartje van Malburgen in Arnhem is een uniek project. Het verzorgingshuis dat in handen 
is van Volkshuisvesting Arnhem kwam een aantal jaren geleden leeg te staan. De corporatie besloot 
vervolgens hier gescheiden mannen te huisvesten in zogenaamde pauzewoningen. In het kader van 
Vogelaaraanpak namen bewoners na een aanlooptijd van een aantal jaar de verhuur, exploitatie en een 
deel van het beheer over van de woningcorporatie. De corporatie voert nu alleen het cascobeheer nog 
uit. De rest wordt door de vrijwilligers van Stichting Bewonersbedrijf Malburgen gedaan. Het concept 
van pauzewoningen werd vervangen door een meer pragmatische insteek, namelijk huisvesting voor 
eenieder die wil, aldus Walter Klein Nienhuis van Stichting Bewonersbedrijf Malburgen. Deze insteek 
werd medebepaald door de leegstand die er bij aanvang was. De stichting komt hier inmiddels op terug 
en er wordt er meer gestuurd op wie in het Bruishuis komt wonen. In het pand wonen ongeveer 105 
eenpersoonshuishoudens. De huurcontracten zijn niet tijdelijk, maar mensen wonen hier toch niet langer 
dan twee jaar. Dit heeft met name te maken met het onzelfstandige karakter van de woningen en het 
intensieve samenleven. Per verdieping (vijftien woningen) is een keuken, badkamer en toiletten. 
Bovendien wordt er samen schoongemaakt. 

Het gebouw heeft naast diverse bewoners ook een grote verscheidenheid aan bedrijvigheid in de plint 
en op de tweede verdieping. Er zijn grote zorgorganisaties gevestigd, een kickboxschool en een 
weggeefhoek. Ook krijgt het wijkteam binnenkort een gratis dependance in het Bruishuis. Daarnaast 
zijn er vergaderzalen die soms gratis aan de buurt worden aangeboden. Belangrijk is ook het restaurant 
waar goedkoop gegeten kan worden, aldus Klein Nienhuis. Stichting Philadelphia heeft de voormalige 
eetzaal verbouwd tot een restaurant met op het menu een maaltijd voor 4,50 euro. Door grote inzet van 
vrijwilligers uit de wijk en functies gericht op de wijk, wordt Malburgen het complex ingetrokken, aldus 
Klein Nienhuis. Dit heeft ervoor gezorgd dat de aanvankelijke scepsis is overgegaan in enthousiasme, 
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aldus de directeur van de stichting Walter Klein Nienhuis. Hij geeft aan dat ook financieel het project 
voor de wind gaat. Er wordt inmiddels zelfs winst gemaakt. 

De mix  
In de praktijk wonen er in het Bruishuis studenten en mensen in een scheiding en met een psychiatrische 
achtergrond. Maar de mix is nog diverser. Door de pragmatische instelling waar het bewonersbedrijf 
mee startte is de mix van dragende en vragende bewoners niet meer in balans. De mogelijke 
probleemgevallen worden nu beter gedoseerd, aldus Klein Nienhuis. Er zijn ook meer voorwaarden 
waar een potentiële bewoner aan moet voldoen wil hij of zij in aanmerking komen voor een woning. 
Men moet werk hebben of studeren. Tijdens een intakegesprek wordt gevraagd naar drank- en 
drugsgebruik. Men mag geen schulden hebben. Voorlopig laat de stichting alleen nog studenten toe. Het 
is zoeken naar een evenwicht.  

De bewoners met een psychiatrische achtergrond zijn geclusterd gehuisvest op drie verdiepingen, die 
zijn afgesloten voor de andere bewoners. Deze bewoners krijgen 24-uursbegeleiding. De overige 
groepen bewoners zijn gespikkeld gehuisvest. 

Beheer 
Het licht fysieke beheer en het sociale beheer is in handen van het bewonersbedrijf. De stichting stuurt 
vijf huismeesters aan die in het complex wonen. Op elke verdieping één, plus één extra. Er zijn camera’s 
geplaatst op kwetsbare punten. Het Bruishuis biedt bewoners met drie maanden huurachterstand aan om 
gratis te vertrekken. Dit gebeurt echter nauwelijks meer omdat er nu meer persoonlijk contact is tussen 
bewoners, en tussen bewoners, huismeesters en vrijwilligers van de stichting, aldus Klein Nienhuis. 

Omwonenden  
Een aantal jaren geleden was er regelmatig politie aan de deur, aldus Klein Nienhuis. Het complex was 
toen nog niet in handen van het bewonersbedrijf. Het project had nog niet de middelen en de 
bedrijvigheid om de buurt naar binnen te trekken. Door een subsidie van de Postcodeloterij kwam er 
ruimte voor wijkinitiatieven. Vervolgens namen bewoners uit de wijk het complex helemaal over. De 
komst van voorzieningen voor de buurt en het minder toelaten van ‘zware gevallen’ geeft het project 
een beter en stabieler imago, aldus Klein Nienhuis. Bovendien is de stichting altijd aanwezig in het 
Bruishuis en lopen er veel buurtbewoners als vrijwilliger rond. Dit geeft het project een gezicht voor de 
bewoners en de buurt. De wijk reageert nu nog op incidenten, maar ziet het Bruishuis over het algemeen 
als positieve toevoeging voor de wijk, aldus Klein Nienhuis. 

Succesfactoren:  
• De beheerkosten worden in het Bruishuis laag gehouden door inzet van vrijwilligers uit de 

wijk en bewoners in het complex. Dit is bij meerdere ‘magic mix’-projecten een hoge 
kostenpost die stevig kan drukken op de huurprijs. Dit beperkt het aantal doelgroepen dat in 
aanmerking kan komen voor een woning in een project. 

• De pragmatische insteek bij de aanvang van de overname door het bewonersbedrijf heeft 
ervoor gezorgd dat er zowel commerciële als sociale keuzes worden gecombineerd. De meer 
commerciële verhuur in de plint en tweede verdieping zorgt voor een rendabel businessmodel, 
ondanks de verdere sociale verhuur van woningen.  

• Door af te stappen van de pragmatische insteek en de toewijzing van woningen volledig in 
handen te houden van de stichting, kan nu stevig gestuurd worden op wie er gehuisvest wordt 
in het Bruishuis. Deze vorm van social engineering en maatwerk biedt de mogelijkheid om 
een balans te vinden in de mix van dragende en vragende bewoners. Dit is verstandig voor het 
beheer, exploitatie en imago van het project.  

• De overname door met name vrijwilligers uit de wijk en de komst van voorzieningen waar 
Malburgen direct profijt van heeft, wordt de wijk ‘het project ingetrokken’. Dit zorgt ervoor 
dat de wijk in aanraking komt met het project en haar bewoners. Dit zorgt ten eerste voor meer 
sociale controle en ten tweede voor een hogere mate van tolerantie van de wijkbewoners voor 
de minder aangepaste bewoners in het complex. 
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Sample project no. 4 De Studio Amsterdam (text retrieved from the report 
the magic mix update) 
Start: 2013  
Aantal woningen: 650  
Huur: 300 – 400 euro  
Duur verblijf: leeftijdsgrens tot 26,5 jaar  
Huurcontract: jongerencontract  
Doelgroepen: studenten, starters, statushouders Eigenaar: Stadgenoot 
Interview: Niels van Schaik, adviseur wonen, Stadgenoot 
 

 

Figure 0.2  The studio in Amsterdam (amsterdamwoont.nl) 

Projectbeschrijving 
In het oude GAK-gebouw aan de A10 in Amsterdam-West, zijn na tien jaar leegstand 650 kleine koopen 
huurwoningen gerealiseerd voor jongeren. De woningen zijn gelijk verdeeld over een Noordvleugel 
(fase een) en een Zuidvleugel (fase twee). Elke vleugel heeft een eigen entree. De huur- en 
koopwoningen zijn gescheiden van elkaar. Alle woningen zijn zelfstandige studio’s van 28 tot 44 m2 . 
De huur van een woning bedraagt vierhonderd euro gemiddeld per maand. De koopwoningen bedragen 
80.000 tot 120.000 (ongeveer driehonderd – vierhonderd euro hypotheek per maand). In de Zuidvleugel 
wonen zowel studenten als promovendi, jonge werkenden als alleenstaande minderjarige asielzoekers 
(AMA’s). 

AM heeft het project ontwikkeld en de koopwoningen verkocht. Woningcorporatie Stadgenoot heeft de 
huurwoningen in handen. Verhuurder MOMA&CO Amsterdam exploiteert de bedrijfsruimten en horeca 
in de plint. Deze ruimte huurt MOMA&CO van Stadgenoot. Het gaat om bedrijfsruimten, zalen, een 
wasserette en een café met beperkte eetmogelijkheden (voornamelijk pizza). De jongeren in het complex 
en de wijk maken goed gebruik van de voorzieningen, aldus Niels van Schaik van Stadgenoot. 

De mix  
De behoefte naar woningen voor studenten en jongeren in regio Amsterdam was en is tienmaal groter 
dan het aanbod, volgens Niels van Schaik van Stadgenoot. De Studio moest een jong en dynamisch 
uitstraling hebben naar de wijk Bos & Lommer. 

In het huurgedeelte van de Zuidvleugel zijn de diverse groepen geclusterd gehuisvest, per twee 
verdiepingen een andere doelgroep. Hier werd aanvankelijk voor gekozen omdat elke groep een ander 
huurcontract had. Ook lopen leefpatronen uiteen, waardoor het soms beter is om geclusterd te 
huisvesten. De werkende jongeren wil doordeweeks rust en in het weekend pas reuring. De student 
maakt dit onderscheid minder. Sinds 1 juli 2016 krijgt elke nieuwe bewoner een vergelijkbaar contract 
gebaseerd op de nieuwe mogelijkheden uit de Wet doorstroming huurmarkt. Sindsdien worden 
woningen niet meer gelabeld toegewezen. De statushouders zijn pas later in beeld gekomen. 
Aanvankelijk waren deze verdiepingen bestemd voor jongeren die begeleid wonen. 
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Alle woningen worden bewoond door eenpersoonshuishoudens. Studenten hebben een campuscontract 
en krijgen de woning toegewezen als ze voldoende wachttijd hebben opgebouwd voor een 
studentenwoning. Promovendi krijgen een promovendi-contract voor bepaalde tijd, vergelijkbaar met 
het campuscontract. De jonge werkenden krijgen een zogenaamd jongerencontract. Sinds 2011 
experimenteren drie corporaties in Amsterdam, waaronder Stadgenoot, met tijdelijke huurcontracten 
voor jongeren. Om in aanmerking te komen voor dit nieuwe contract - dat vooruitloopt op de nieuwe 
wetgeving rond tijdelijke contracten - (zie bijlage 1 Wet- en regelgeving), moeten jongeren bij instroom 
jonger zijn dan 23 jaar. Zij mogen tot maximaal 26,5 jaar in De Studio blijven huren. Hun inschrijfduur 
op woningnet loopt tijdens hun verblijf gewoon door. Ook zijn er een aantal reguliere contracten voor 
onbepaalde tijd voor jongeren die bij instroom jonger dan 25 jaar zijn. 

Financiën  
Het project is succesvol te noemen, aldus Van Schaik: 

• De ontwikkelde woningen in het complex zijn snel verkocht.  
• Er zijn door dit succes meer woningen in de verkoop gegaan dan aanvankelijk de bedoeling 

was.  
• De bezettingsgraad van de verhuur is erg goed.  
• De huren kunnen nog stijgen van 400 nu naar maximaal 550 euro.  
• Het project stond op eigen grond van Stadgenoot. De corporatie heeft ervoor gekozen om de 

grond aan de gemeente te verkopen en haar in erfpacht weer terug te nemen.  
•  In de eerste fase is er ‘Vogelaarsubsidie’ in het project gestoken.  

 

Ondanks ‘de meevallers’ en het succes van het project is De Studio toch onrendabel voor Stadgenoot. 
Dit heeft met name te maken met de lange aanloop naar de ontwikkeling. De rentekosten bedroegen 
uiteindelijk 4 miljoen euro. 

Beheer 
Op kwetsbare plekken zijn camera’s geplaatst en alle bewoners hebben één digitale sleutel voor de 
ingang, de eigen gang en de eigen woning. De Noordvleugel heeft een huismeester die 24 tot 32 uur per 
week aanwezig is, bijna elke dag. Deze is aanspreekpunt en doet kleine beheerklusjes. Dit werkt heel 
goed, aldus Van Schaik. Stadgenoot heeft de meerderheid in de vereniging van eigenaren.  

Stadgenoot heeft geen meerderheid in de VvE van de Zuidvleugel. AM vindt een huismeester hier niet 
nodig. De kopers hebben een eigen bewoner aangewezen als beheerder. Stadgenoot betreurt dit, want er 
is af en toe onrust tussen de statushouders onderling. Syriërs vormen de dominante groep en deze mengt 
niet goed met de andere AMA’s, aldus Van Schaik. 

Succesfactoren:  

• De wijk heeft vaak moeite met een specifieke labelling van een project, bijvoorbeeld 
statushouders-project of arbeidsmigranten-complex. Vaak wordt een ‘magic mix’-project 
daarom aangeprijsd als: ‘tijdelijke woonruimte voor iedereen die het nodig heeft’. Het label 
‘jongeren’ lijkt in de wijk geen negatieve connotatie op te leveren, ook bij De Studio niet. De 
keuze om hier te focus te leggen op jongeren is erg succesvol.  

• Door de pilot ‘jongerencontracten’ in Amsterdam heeft Stadgenoot een nieuwe doelgroep aan 
kunnen boren van werkende jongeren die tijdelijke woonruimte zoeken. Deze doelgroep kiest 
eerder voor deze contractvorm, aldus Van Schaik, omdat hun inschrijfduur op woningnet 
tijdens hun verblijf gewoon doorloopt. 

 

Risico  
Het sociaal beheer in de Zuidvleugel is niet goed geborgd. Het is grotendeels in handen van bewoners. 
In een complex met statushouders is het de vraag of dit voldoende is. 
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Sample project no. 5 Europalaan Eindhoven  

Transformatie kantoor Woonbedrijf naar woningen  
Retrieved from: https://corporatiebouw.nl/transformatie-kantoor-woonbedrijf-naar-woningen/ 

Begin 2016 is woningcorporatie Woonbedrijf verhuisd van vier locaties naar een nieuw 
kantoor in de binnenstad van Eindhoven. Het was voor Woonbedrijf geen optie om oude 
kantoorpanden leeg te laten staan. Een woonfunctie lag voor de hand. In het oude kantoor en 
woonwinkel aan de Europalaan 7 zijn betaalbare 48 appartementen gerealiseerd. Zo laten we 
geen lege kantoren achter én zorgen we voor nieuwe woonruimte in Eindhoven. 

In de voormalige woonwinkel zijn negen bijzondere tweelaagse oftewel maisonnettes met 
vide gemaakt. Verder zijn er 19 studio’s en 20 appartementen met één slaapkamer. De 
huurprijs varieert van € 370 tot € 700 (afhankelijk van de grootte van de woning). Een deel 
van de woningen is geschikt voor jongeren, onder de 23 jaar, die hiervoor huurtoeslag kunnen 
aanvragen. Het overgrote deel van de woningen zijn vanwege de huurprijzen geschikt voor 
huishoudens met lagere inkomens. Aan de buitenkant van het gebouw is bijna niets zien van 
de transformatie. De verbouwing is gestart in februari 2016 en begin december zijn de eerste 
sleutels van de woningen uitgereikt. 

Flexwonen 
In de Europalaan zijn woningen voor jongeren gecreëerd, een doelgroep die schreeuwt om 
beschikbare en betaalbare huurwoningen. We huisvesten hier zowel jongeren tot 28 jaar als 
zogenaamde spoedzoekers. Voor deze spoedzoekers is in Eindhoven en regio flexwonen 
geïntroduceerd. Flexwonen is voor woningzoekenden die op zoek zijn naar snel beschikbare 
en betaalbare woonruimte, maar die door hun positie op de woningmarkt weinig tot geen kans 
hebben om op korte termijn voor een (sociale) huurwoning in aanmerking te komen. Mensen 
kunnen om verschillende reden een spoedzoeker zijn; het kan gaan om iemand uit binnen- of 
buitenland die voor werk naar Eindhoven komt, het kan een vergunninghouder zijn, maar 
bijvoorbeeld ook een starter of iemand die door een relatieverbreking onverwachts op zoek 
moet naar andere woonruimte. De 48 appartementen worden altijd tijdelijk verhuurd (2 tot 5 
jaar, afhankelijk van de doelgroep). In die periode gaan ze zelf actief op zoek naar een andere 
woning. De vraag naar deze woningen is groot, dat bewijzen de 266 reacties die we binnen 7 
dagen hebben ontvangen voor deze woningen. 

Er zijn 10 woningen verhuurd aan cliënten van zorgpartijen. Het is onze maatschappelijke 
taak om kwetsbare doelgroepen, zoals mensen die woonbegeleiding nodig hebben of re-
integreren in onze maatschappij, betaalbare en beschikbare huisvesting te bieden. De 
aangesloten zorgpartijen (Neos, Leger des Heils, St Annaklooster en Het Venster) zorgen 
voor de woonbegeleiding vanuit hun eigen rol en verantwoordelijkheid en begeleiden deze 
kandidaten naar zelfstandig wonen. Voor de zorgpartijen is dit een voordeel omdat ze hun 
cliënten in deze woonvorm goed kunnen monitoren. Het wordt beter zichtbaar hoe zij zichzelf 
redden, dan in een woning waar bijvoorbeeld de keuken en badkamer gedeeld worden. 

Wonen in een kunstwerk 
Architect Arie van Rangelrooij van architecten|en|en was 25 jaar geleden al betrokken bij het 
ontwerp van Europalaan 7. Ook nu heeft hij meegewerkt aan de ontwerpen om het gebouw 
om te zetten naar woningen. In de oude Woonwinkel (begane grondvloer) ligt een tegelvloer 
als kunstwerk, die destijds is ontworpen door kunstenaar Peter Struycken. Deze vloer is in de 
nieuwe plannen geïntegreerd en heeft de basis gevormd voor het nieuwe kleurpalet waar 
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opnieuw Struycken voor gevraagd is. In nauwe samenwerking met architecten|en|en is het 
kleurgebruik van wanden en vloeren in het nieuwe woongebouw verder uitgewerkt met als 
resultaat de bijzondere nieuwe binnenruimtes die het gebouw weer gekregen heeft. Op de 
ramen aan de straatzijde is een folie aangebracht als raambekleding. De figuren en kleuren 
verwijzen ook weer terug naar het kunstwerk. Het geeft het woongebouw een goede 
uitstraling en het kunstwerk is ook van buitenaf zichtbaar en herkenbaar. 

All electric 
De woningen hebben energielabel B of hoger. In de woningen is geen gasleiding aangelegd. 
De verwarming en warmwatervoorziening gaat helemaal elektrisch; via een luchtwarmtepomp 
wordt de warmte uit de afgezogen lucht hergebruikt voor de ruimteverwarming en het 
verwarmen van warm tapwater. Zonnepanelen op het dak voorzien de verlichting van de 
algemene ruimtes van stroom. Dit bespaart energie en kosten voor de bewoners. Veel 
materialen die nog bruikbaar waren, zoals kozijnen, deuren, schakelmaterialen en wastafels, 
zijn hergebruikt in de woningen. Verder zijn de onbruikbare materialen op een duurzame 
manier gesloopt zodat ze gerecycled kunnen worden. 
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Sample project no. 6 Zayaz office Den Bosch  
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Zayaz in Den Bosch maakt plaats voor woningen  
Geplaatst op 

06 juni 2014 
Laatste update 

06 juni, 06:55 
DEN BOSCH - Woningcorporatie Zayaz uit Den Bosch verwacht medio volgend jaar haar eigen 
kantoorpand aan de Ketsheuvel te verlaten om plaats te maken voor sociale huurappartementen.  

Na de zomervakantie start het opknappen van het oude kantoorgebouw aan de Eekbrouwersweg, waar Zayaz 
naartoe ‘terug’ verhuist.  Zayaz onderzoekt momenteel of het kantoorpand aan de Ketsheuvel in de wijk 
Orthen geschikt te maken is voor woningen 
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Statushouders in voormalig kantoor Zayaz in Den Bosch 
Geplaatst op 

20 november 2015 
Laatste update 

25 oktober, 15:15 
DEN BOSCH - Zayaz wil in het voormalige kantoor van de woningcorporatie aan de Ketsheuvel in 
Den Bosch maximaal 70 appartementen bouwen: maximaal 30 voor statushouders en 40 voor 
alleenstaanden. De appartementen in het pand in Orthen-rechts moeten vanaf juni 2016 klaar 
zijn. Volgens bestuurder Mohamed Acharki is direct na de verhuizing van de Ketsheuvel naar de 
Eekbrouwersweg onderzocht wat de mogelijkheden van het voormalige kantoor zijn. "We maken nu 
een logische keuze. De vraag naar woonruimte voor mensen die snel en tijdelijk ruimte zoeken, is 
groot. En de druk in de gemeente om statushouders op te nemen neemt toe. Wij denken in ons 
voormalige kantoor een mooie combinatie te maken." 

Overleg 
Zayaz heeft met een aantal belanghebbenden in de directe omgeving overleg gevoerd. Een 
deel van de aanwonenden is geïnformeerd. Alle bewoners van Orthen-rechts krijgen vandaag 
een informatiebrief. De huur van een appartement komt op 350 tot 400 euro per maand. 
 
Meningen sterk verdeeld over statushouders in Orthen 
Geplaatst op 

20 november 2015 
Laatste update 

29 februari, 16:55 
* UPDATE 16.08 uur * DEN BOSCH - In Orthen zijn de meningen sterk verdeeld over de komst van 
maximaal dertig statushouders en veertig alleenstaanden in het pand aan de Ketsheuvel waarin 
woningcorporatie Zayaz tot afgelopen zomer was gevestigd. 

In de omgeving van het gebouw zijn vrijdagochtend huis-aan-huis brieven bezorgd. Daarin 
schrijft Zayaz dat de woningen zijn bestemd voor asielzoekers met een voorlopige of 
voorwaardelijke verblijfsvergunning en veertig ‘mensen die snel en tijdelijk woonruimte 
zoeken’. 

Veiligheid 
''Je maakt een getto”, zegt Patrick Janssen die sinds tegenover het gebouw woont dat sinds juli 
leegstaat. Hij vindt Orthen ‘een enorm sociale buurt’. „Als mijn kinderen de wijk ingaan, dan 
kunnen ze gerust een halve dag weg blijven. Er wordt goed op hen gelet en goed voor hen 
gezorgd. Met de nieuwe bewoners verdwijnt de veiligheid.” 

Enkele buurtbewoners hebben geen bezwaar tegen het plan. Dat geldt bijvoorbeeld voor een 
bewoonster van een flat aan de Schaarmeesterstraat. "Ík werk in de drugsverslaafdenopvang 
aan de Van Broeckhovenlaan. Daar was de buurt eerst tegen de opvang. Nu is er niks aan de 
hand. Dat kan hier ook gebeuren.'' 
 
Geen standpunt 
Buurtcomité Fort Orthen heeft vrijdagmiddag in een reactie laten weten geen inhoudelijks 
tandpunt in te nemen over de invulling van het voormalig kantoorpand van Zayaz. Wel vindt 
het comité dat de inwoners van Orthen voldoende mogelijkheden moeten hebben om zich uit 
te spreken en mee te denken over de plannen.  

“Orthen een enorm sociale buurt” 
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Zayaz en gemeente in gesprek met bewoners Orthen over verbouwing kantoor 
Geplaatst op 

08 december 2015 
Laatste update 

15 maart, 21:52 
DEN BOSCH - Woningbouwcorporatie Zayaz en de gemeente Den Bosch spreken woensdagavond en 
maandagavond met bewoners van Orthen over de voorgenomen verbouw van het voormalige 
Zayazkantoor. Daar moeten 70 appartementjes in komen waarvan 30 voor statushouders en 40 voor 
reguliere verhuur aan alleenstaanden van de wachtlijst. 

De plannen stuiten vooral bij omwonenden van het kantoorpand op bezwaren. Zij zijn niet specifiek 
tegen statushouders of mensen met een urgentie, maar wel tegen het aantal van 70 bewoners op een 
kleine plek. 

Bovendien zal de doelgroep vanwege de kleine behuizing zo snel mogelijk weer uit Orthen weg willen 
om op zoek te gaan naar een andere woonruimte. Er onstaat zo geen enkele binding met de wijk en het 
wordt zo een duiventil, verwacht de werkgroep. Die ziet liever dat er permanente bewoning komt en 
een gevarieerdere groep, met ook senioren, studenten en starters. 

Aanpassingen in huisvesting voormalige kantoor van Zayaz in Den Bosch 
Geplaatst op 

30 januari 2016 
Laatste update 

25 oktober, 15:15 
 

DEN BOSCH - Woningcorporatie Zayaz heeft de plannen voor appartementen in hun voormalige 
kantoor aan de Ketsheuvel in Den Bosch licht aangepast. Er komen geen zeventig, maar 68 
appartementen én er komt in het pand een gemeenschappelijke ruimte van 48 vierkante meter. 

De huisvesting voor maximaal 10 jaar is bedoeld voor mensen die niet in aanmerking komen voor 
urgentie, maar wel met spoed een woonruimte nodig hebben. Bijvoorbeeld studenten, gescheiden 
mensen en vergunninghouders. Zayaz heeft eerder aangegeven maximaal 30 appartementen toe te 
wijzen aan statushouders. 

Tevredenheid over 230 tijdelijke woningen in Den Bosch, zorgen over ombouw kantoor 
Ketsheuvel 
Geplaatst op 

15 maart 2016 
Laatste update 

05 april, 21:42 

DEN BOSCH - Orthenaren lopen te hoop tegen de ombouw van het voormalig kantoor van Zayaz naar 
woningen voor statushouders en alleenstaanden. In het pand aan de Ketsheuvel moeten 68 
appartementen komen. 

Buurtbewoners spraken dinsdagavond tijdens de commissie Ruimtelijke Ontwikkelen en 
Beheer echter van 'onleefbare hokken. „Er zijn meerdere kamers van 15 vierkante meter, 
inclusief douche, toilet en keuken”, rekende Orthenaar Irmgard Heijmans voor. Zorgen gaan 
daarbij over verkeer- en parkeeroverlast, maar ook over de gezondheid van de statushouders 
en alleenstaanden zelf. „Een fijne woning is toch mede de basis van kwaliteit van leven?” 
vroeg Heijmans zich af. 
  
Een groot aantal raadspartijen deelden de zorgen over het formaat van de woningen. Toch 
waren de politieke partijen tevreden over het complete plan dat voorlag, vooral vanwege de 

http://bd.nl/1.5460430
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woningnood in de stad. In het voorstel staan meerdere locaties om in totaal 230 tijdelijke 
woningen mogelijk te maken voor de sociale huurmarkt voor tien jaar. Zo omvat het voorstel 
ook 100 woningen op braakliggende terreinen aan de Groote Vliet (tussen Blauwe Sluisweg 
en Hooghemaal), bedrijventerrein Empel-Zuid (tegenover achterzijde van tennisclub) en de 
Bruistensingel (tussen het spoor en en de Stadionlaan, richting Transferium). 
 
SP wil minder woningen in voormalig kantoor Zayaz in Orthen 
Geplaatst op 

04 april 2016 
Laatste update 

10 mei, 22:38 
 

DEN BOSCH - De woningen in het voormalige kantoor van Zayaz aan de Ketsheuvel worden te klein, 
vindt de SP. In dat pand in Orthen moeten 68 appartementen komen voor statushouders en 
alleenstaanden. 

De SP stelt in een motie in de gemeenteraadsvergadering van dinsdag echter dat zo veel 
wooneenheden ‘de wijk aantasten’. De socialisten verzoeken het college daarom 'op zoek te 
gaan naar nog andere leegstaande panden om de tijdelijke wooneenheden te spreiden'. 
Buurtbewoners gaven eerder ook al aan zo veel kleine woningen in de wijk niet te zien zitten. 
 
Ook raad wil 230 tijdelijke woningen in Den Bosch, mogelijk minder in kantoor Zayaz 
Geplaatst op 

05 april 2016 
Laatste update 

25 oktober, 15:15 
DEN BOSCH - Er komen mogelijk iets minder woningen in het voormalige kantoor van Zayaz aan de 
Ketsheuvel. Wethouder Eric Logister (wonen) gaf dinsdagavond in de gemeenteraadsvergadering aan 
dat in de klankbordgroep met onder meer omwonenden wordt gesproken over ‘grootte van de 
woningen en de hoeveelheid’. 

De opmerkingen van Logister volgde op kritiek van omwonenden, verwoord in een motie van 
de SP. Volgens het huidige plan moeten er 69 appartementen komen in het complex, 
sommigen van 15 vierkante meter groot. De woningen zijn bedoeld voor statushouders en 
spoedzoekers. 
  
De gemeenteraad stemde wel unaniem in het realiseren van 230 sociale huurwoningen, 
verspreid over een aantal locaties in Den Bosch voor tien jaar. De Bossche Groenen zag 
woningen bij het transferium bij de Vliert niet zitten, omdat deze te dicht bij het spoor en bij 
verkeersaders ligt. Deze motie sneuvelde wel. 
 
Vertraging bouw appartementen in Zayazkantoor Den Bosch 
Geplaatst op 

25 oktober 2016 
Laatste update 

02 november, 22:40 
 

DEN BOSCH - De verbouwing van het voormalige kantoor van woningcorporatie Zayaz aan de 
Ketsheuvel in Den Bosch loopt vertraging op. Door bezwaren uit de buurt worden de eerste woningen 
medio maart 2017 opgeleverd. Het is nog niet duidelijk wanneer de woningen worden toegewezen. 

http://www.bd.nl/regio/den-bosch-e-o/s-hertogenbosch/sp-wil-minder-woningen-in-voormalig-kantoor-zayaz-in-orthen-1.5890914
http://www.bd.nl/regio/den-bosch-e-o/s-hertogenbosch/sp-wil-minder-woningen-in-voormalig-kantoor-zayaz-in-orthen-1.5890914
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In het voormalige pand komen, na samenspraak met vertegenwoordigers van bewoners en 
instellingen in de omgeving, uiteindelijk 57 appartementen tussen 20 en 46 vierkante meter. 
Maximaal dertig van die appartementen zullen voor statushouders zijn. In de oorspronkelijke 
plannen was nog ruimte voor in totaal zeventig appartementen. Volgens Zayaz is gekozen 
voor minder appartementen omdat er dan meer (woon)ruimte ontstaat, de parkeerdruk in de 
omgeving afneemt en er meer groen behouden blijft. 

Woensdag 2 november behandelt de commissie van advies voor bezwaarschriften in Den 
Bosch een aantal bezwaren. Omwonenden hebben problemen met de omgevingsvergunning. 

Kansloos gevoel bij omwonenden oud-kantoor Zayaz in Den Bosch 
Geplaatst op 

02 november 2016 
Laatste update 

02 november, 22:41 
 

DEN BOSCH - Angst voor overlast, geen schijn van kans bij zogenaamde inspraak, de gemeente moet 
de regie nemen, toenemende onveiligheid en veel te kleine woningen voor deze plek. Een greep uit de 
gevoelens van omwonenden van het voormalige Zayazkantoor aan de Ketsheuvel in Den Bosch.  

De woningcorporatie en de gemeente willen er voor maximaal tien jaar 57 woningen plannen voor 
spoedzoekers. Waarbij er maximaal dertig voor statushouders bestemd zijn. 

De commissie van advies voor de bezwaarschriften in Den Bosch moet alleen beoordelen of de 
omgevingsvergunning door de gemeente terecht is verleend. „Het klinkt kil, maar uw gevoelens spelen 
bij deze beoordeling geen rol. Wij moeten het toekennen van de vergunning juridisch toetsen”, legde 
de voorzitter woensdagavond tijdens een hoorzitting uit. Dus ging het tussen de diverse partijen ook 
over (veel) wetten, juridische regels en bestemmingsplannen. 
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Session 3: Learning environment Magic Mix 

Sample project no. 7 Startblok Riekerhaven (text retrieved from the report 
the magic mix update) 
Start: 2016  
Aantal woningen: 560  
Huur: 290 euro (kamer) - 400 euro (studio), exclusief 110 euro servicekosten  
Duur verblijf: vijf jaar  
Huurcontract: tijdelijk contract  
Doelgroepen: statushouders, studenten, werkende jongeren  
Eigenaar: De Key  
Interview: Fleur Eymann, beheerder communicatie & maatschappelijke invulling, Socius Wonen 
 

  

Projectbeschrijving  
Op het voormalig sportcomplex Riekerhaven ontwikkelde Woonstichting De Key in samenwerking met 
de gemeente Amsterdam het Startblok Riekerhaven. Sinds 1 juli 2016 is hier een tijdelijk dorp ontstaan 
van 560 woonunits, waar 50 procent jonge statushouders en 50 procent studenten en werkende jongeren 
gehuisvest zijn. Bewoners hebben een jongerencontract voor vijf jaar, zoals mogelijk gemaakt door de 
Wet doorstroming huurmarkt (zie bijlage 1). De containerwoningen zijn afkomstig uit een andere locatie 
in Amsterdam waar ze dienst deden als studentenwoningen. De gemeenschap is opgebouwd uit 
negentien woongroepen van zestien tot dertig woningen, met per woongroep een gemeenschappelijke 
ruimte. De woningen in Startblok Riekerhaven hebben een eigen keuken, badkamer en toilet en een 
oppervlakte van ongeveer 24 m2 . Het project heeft een duur van negen jaar tot de woonunits zijn 
afgeschreven. 

De mix 
De wooneenheden zijn gelijk verdeeld over jonge statushouders, werkende jongeren uit de buurt, 
studenten en net afgestudeerden. De statushouders zijn toegewezen door het COA (Centraal Orgaan 
opvang asielzoekers). De andere jongeren zijn zorgvuldig geselecteerd door middel van een 
trechtermethode. Geïnteresseerde jongeren schrijven zich online in. Als er ruimte vrij is, komt er een 
informatiebijeenkomst. De jongeren kunnen vervolgens een motivatiebrief schrijven waarom ze in het 
project willen wonen. 

Het Startblok is bedoeld voor jongeren die maatschappelijk betrokken zijn en iets willen bijdragen aan 
hun eigen woonplek. Een belangrijke voorwaarde is dat jongeren openstaan voor statushouders. Als er 
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een actieve bewoner weggaat, wordt er ook weer iemand geplaatst met hetzelfde profiel. Zo houden ze 
de diversiteit in de gaten. De jongeren leven hier echt met elkaar samen.  

De mix moet volgens de Key tot een snellere integratie van de statushouders leiden. Bovendien wordt 
gestimuleerd dat bewoners zelf actief zijn op het vlak van beheer. In de opstartfase hebben zowel 
statushouders als andere jongeren meegedacht over de inrichting van het complex. Hiermee wordt het 
contact tussen bewoners gestimuleerd. 

Zelfbeheer  
Per woongroep zijn twee bewoners aangesteld, een statushouder en een Nederlandse jongere, om het 
sociaal beheer op zich te nemen, ‘de gangmakers’ genoemd. Zij ontvangen hiervoor een 
vrijwilligersvergoeding van 50 euro per maand. Zij weten ook heel goed wat er leeft onder de bewoners. 
De gangmakers worden aangestuurd door vijf projectmakers die het algehele sociale beheer verzorgen. 
De projectmakers hebben ook contact met andere organisaties zoals Vluchtelingenwerk en Entree 
Amsterdam. De projectmakers hebben een betaalde baan. De corporatie stelt de vergoeding beschikbaar 

Er is een huishoudelijk regelement waar de bewoners zich aan dienen te houden. Doen ze dit niet dan 
hebben de sociaal beheerders de mogelijkheid boetes uit te schrijven. Verder is er een klusteam en een 
maatjesproject. Een Nederlandse jongere en statushouders die beiden dezelfde interesse hebben worden 
gekoppeld aan een professionele coach (vrijwilliger) van buiten het project. Verder zijn er twee 
bewoners aangenomen om de zelforganisatie (bewoners initiatieven) te professionaliseren. Wie zich 
meer dan een paar uur inzet voor het beheer van het complex, krijgt daarvoor een vergoeding. 10-15 
procent van de bewoners van Startblok Riekerhaven heeft een betaalde functie. De corporatie bespaart 
met het zelfbeheer de kosten op een conciërge of huismeester, maar geeft aan niet goedkoper uit te zijn. 

Samenwerking en omwonenden  
De Key had weinig ervaring met het zelfbeheer door bewoners en heeft daarom de beheerorganisatie en 
jongerenhuisvester Socius vanaf het begin aan de hand genomen om hen hierbij te helpen. Socius heeft 
een contract voor twee jaar. Daarna is De Key van zins om zelf de begeleiding op zich te nemen. Vanaf 
het begin was er een goede samenwerking tussen corporatie en gemeente. Hierdoor waren de 
vergunningen snel rond en kon het plan op zeer korte termijn omgezet worden van een initiatief naar 
uitvoering. De reacties van omwonenden en vanuit verschillende bijeenkomsten zijn neutraal tot 
positief. De goede informatievoorziening vanuit corporatie en gemeente naar de bewoners had hierin 
een belangrijke bijdrage. 
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Article from the magazine Fiola for example project number 7 Riekerhaven 
residents' experiences 
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