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Abstract

The Netherlands is experiencing a large housing shortage, the government has the task to
supply sufficient affordable housing. One way they do this is by setting a national quota for the
share of social rent in new building projects. Project developers have to incorporate these
demands in their plans; however, this has implications for the feasibility of a project. This study
aims to investigate these implications of an increase in the social rent quota. This aim resulted
in the foll owi ngWhateae thaeffects of gettimgs hatiamal sociaf rent quota
for municipalities on easing the pressure on the housing market in the Netherlands?0 . Thi
research question has been split into several sub questions researching the financial feasibility,
the quality of the built environment and the alterations of the plan. Interviews with experts on
housing construction and stakeholders in the projects De Stationstuinen in Barendrecht and
De Piushaven in Tilburg were conducted to form answers to the research questions.
Furthermore, a data analysis has been conducted to research the effects of a higher
percentage social rent on the housing shortage in a municipality. By combining this quantitative
and qualitative research the main research question was answered. The quantitative analysis
using national data on the housing market did not show a causative relation between a higher
percentage of social rent and the housing shortage in a municipality. The qualitative research
provided some interesting insights. Interviews about the two cases provided specific
understanding of how the social rent quota works in practice. The general interview extended
this with a broader understanding. As the literature and the interviews explained, demanding
a percentage of social rent in a project lowers the revenue and may cause problems for the
feasibility. Especially if additional demands like sustainability and parking goals are added.
Developers will try to twist some knobs in order to make plans feasible again. This can be done
by cutting costs (for example by creating a lower quality neighbourhood) or by increasing the
revenue (for example by increasing the housing density or by realising more expensive types
of housing). The interviewees explained that project developers not necessarily try to make up
for their loss in profit, sometimes they accept the lower profits as long as the project remains
feasible and will not cost them money. However, this depends on the investors in a project. In
all interviews the importance of good understanding and communication between all parties
were stressed. Municipalities should take an active role in this. Parking was in most cases a
tricky point since this is often expensive and creates low revenues. In Barendrecht the
municipality therefore decided to provide the parking spots themselves. Furthermore,
municipalities tend to use a social land price for social rent in a project, this is done in order to
make a project financially feasible for developers. Even though increasing the share of social
rent can cause problems for the feasibility, nonetheless it is in the best interest for the involved
parties to create a feasible plan. Overall, it was concluded that a national social rent quota for
municipalities will not necessarily solve the current housing problems. A throughput on the
housing market should be created on the housing market by not just building cheap social rent
and making up for the lost revenue by building expensive housing in the same project. This
causes the current housing crisis to be of a more qualitative nature, rather than a quantitative
nature. Further quantitative research should provide more specific insights on the housing
shortage per region in the Netherlands. Furthermore, this research lays the foundation for
further research aiming to investigate the new government interventions, like regulating the
mid priced rents. Based on the findings in this research it became clear that the government
should focus more on the local housing needs instead of applying a national scale for the
housing market policies. Moreover, municipalities should create a throughput for their local
housing market and work together with neighbouring municipalities to provide sufficient
housing for all people in the region.
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1. Introduction

1.1 Problem definition

In 1943 the American psychologist Abraham Maslow constructed a hierarchy of needs, often
represented like a pyramid (Research History, 2012). At the bottom of this pyramid Maslow
placed the physiological needs, one of them being shelter. Shelter, or housing, is something
every human being is in need of. Housing is also often referred to as a merit good, a commodity
that an individual should have and governments are supposed to provide, for example by
subsidized housing. In the Netherlands the government is obliged by the constitution of the
Netherlands to provide sufficient housing (De Nederlandse Grondwet, n.d.). However, in recent
years there has been a housing shortage and it gets harder for people to find a house. One of
the main reasons for this housing shortage is the financial crisis in 2008, which caused a
hysteresis in the number of developed houses while the Dutch population kept on growing
(Boelhouwer, 2019; Buitelaar, lecture slides, 8 December 2021). More recently building
permits were put on hold due to nitrogen and PFAS regulations leading to an increased
shortage (Kraniotis, 2021). Due to basic market forces this shortage leads to higher house
prices. In order to tackle the rising house prices, the Dutch governments plans to make two
thirds of the new houses affordable housing (Rijksoverheid, 2022). The Dutch government
leaves space for local governments to adapt the national ambitions to the regional needs
(Ministry of the Interior and Kingdom relations, 2018). This leaves room for local governments
to set up tools like a social equalizing fund, this is a fund for which project developers have to
contribute if they do not reach the minimum percentage set for social rent in a project. The
money in this fund can be used to develop new social rent on another site in the municipality.
However, municipalities still need to reach the national minimum of 30% social rent.
Nonetheless, many municipalities do not reach the national minimum of 30% (NOS, 2022a).

It is important to distinguish the differences between social rent and affordable housing.

Affordable housing is used for housing that includes social rent, mid rent and cheap owner-

occupied housing. Affordable housing is a term which definition differs per country. Sometimes

t he tsacielhod si n g 6 Afforslablel soesthg is described by the OECD (2020) as

i r e nt awner-aacupied dwellings that are made more affordable to households through a

broad range of supply-anddemand-si de supportso (p. 4). These sup
allowances, subsidies or tax reliefs. In the Netherlands, social rent is often seen as a part of

affordable housing. In this research the term affordable housing is used as an overarching term

which includes social rent as one of the ways to supply affordable housing. Other options are

social owner-occupied housing (housing with a set price level to buy) or mid priced rentals.

There are strict rules for housing to be labelled as social rent in the Netherlands. So is there a

maximum rental price known as the liberalization threshold ( s e t at $763.47 in
maximum rent increase peryear ( 2. 3% a year) and a maxi mum incorm
single household and 045, i02022) (Mioistry af Gamardl Affairs,] e h o u
2022hb). The goal of social rent is to safeguard the affordability and the accessibility of houses

for low income households. Furthermore, due to market failure, there is a shortage of available

and affordable housing. People with low incomes cannot afford to rent on the private market,

therefore social renting comes as a solution.
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Figure 1

The size of the social rent stock in % across different countries
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Notel. Depiction of the size of the social rent stock in percentages across different countries in 2010
and 2018. The Netherlands has the largest share of social rent in their housing stock.

As can be seen in figure 1, the Netherlands has a considerable social rent stock, one of the
largest in the world (OECD, 2020). In recent years this relative size of the social rent stock has
been decreasing to just under 35%, yet, the Dutch social rental sector still remains the largest
with about 10% more social rent than the number two Austria (OECD, 2022). Even though the
percentage of social rental sector in the Netherlands is very high, the national and local
governments still aim to increase the social rental stock by setting a quota for the amount of
social rent within their city (Michielsen, Groot & Veenstra, 2019). For example, the municipality
of Utrecht for example aims that 35% of the total housing stock in Utrecht is social rent, and
many more municipalities take up comparable aims in their housing visions (Municipality of
Utrecht, 2019). This alongside the 30% social rent quota set by minister for Housing and
Spatial Planning Hugo De Jonge (Obbink, 2022). Therefore, new building projects are
confronted with these aims by local governments when putting forward ideas for their new
building projects and are forced to include a certain percentage of social rent. These land use
regulations set by municipalities that require developers to take up a certain percentage of
affordable or social rent are known as inclusionary housing or zoning in international literature
(Buitelaar & de Kam, 2012). In these land use regulations, the demands by local governments
for the use of a piece of land are captured. This inclusionary housing creates a trade off
between project developers and municipalities, for these developers it is more profitable to
build owner-occupied houses or expensive rent apartments instead of social rent (Michielsen,
et al., 2019). The revenues and costs are calculated in a land development plan. These plans
are reviewed every year to include up to date interest rates and development costs. However,
sometimes city councils adjust their demands in a project, as described in an example by Kang
& Groetelaers (2017). These changes can include for example insisting on more social rent
within a project, or adjusting the share of a certain type of housing based on changes in the
demand. This may happen more often since municipalities are now obliged to reach the

1 From Social housing: A key part of past and future housing policy, by OECD, 2020 (https://read.oecd-
ilibrary.org/view/?ref=137_137578-34brglnxua&title=Social-Housing-A-Key-Part-of-Past-and-Future-Housing-
Policy). Copyright 2020 by OECD
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minimum of 30% social rent. These changes cause the land development plan to be reviewed
and possibly changes to other aspects of the original plan might be necessary.

1.2 Research aim and questions

In order to ease the pressure on the housing market, a national social rent quota of 30% has
been set up. However, the revenue on social rent is lower than the revenue on rentals in the
private market, therefore a quota on social rent has effects on the set up of a building project.
There are consequences for the feasibility of a project if a municipality decides to increase the
percentage of social rent in a project. The land development calculations have to be rerun, the
revenue might decrease and this has effects on the profits. Furthermore, it is unclear what
effects this quota has on the pressure on the housing market. The aim of this research is to
assess the effects of this social rent quota on the housing shortage and the building plans.
Elaborating on the effects this study finds of the social rent quota, this research aims at
proposing several policy implications to be taken into account during the project development
and to tackle the housing shortages in the Netherlands.

Based on the aim of this research the following main question has been composed:

What are the effects of setting a national social rent quota for municipalities
on easing the pressure on the housing market in the Netherlands?

In order to answer this main question several sub questions are formed. The first three
guestions each investigate a part of the effects of a social rent quota. The last sub question is
aimed at researching the effects of a social rent quota on the housing shortage.

1. How does a social rent quota affect the financial feasibility of a building project?

2. How does a social rent quota affect the quality of a building project?

3. In which way do developers alter the building plans due to a social rent quota during
the planning process?

4. In which way affects a higher percentage of social rent the housing shortage in a
municipality?

1.3 Research relevance

According to the pyramid of Maslow, housing is a basic need (Research History, 2012).
However, currently in the Netherlands there are too few houses available and housing prices
rise rapidly making the few available houses too expensive for many people (Kraniotis, 2021).
People call for new and affordable houses to be build in order to tackle this housing shortage.
The national government tries to realise more affordable housing in the Netherlands by setting
national demands for housing construction. In order to ensure that every municipality has
enough social rent, minister De Jonge sets a minimum of 30% social rent in each municipality.
However, most municipalities do not reach this goal yet (NOS, 2022a). Local governments can
set additional goals, this is also known as inclusionary housing. So does the municipality of
Amsterdam plan to realise 40% of rent regulated houses of their total housing stock, does the
municipality of Utrecht want to realise 35% of social rent and does the municipality of The
Hague want to actualise 30% of social rent in new building projects, just like the national
minimum (Municipality of Amsterdam, n.d.; Municipality of The Hague, 2017; Municipality of
Utrecht, 2019). Nonetheless, there is still a large shortage for affordable housing. The demands
for housing construction differ per municipality based on the local needs and the local political
ideologies. In order to reach the set quota, the municipality may decide to increase the quota
of social rent during the planning process, leaving the developer with the task to revaluate its

10
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land development calculations since social rent is less profitable. This increase may lead to
problems with the financing of a building project. This research focusses on providing insights
in the effects of a social rent quota on the housing shortage and the planning process. This
research provides better understanding of the relation between the social rent quota and the
housing shortage in municipalities. Furthermore, this paper aims at providing policy
implications to tackle the housing shortage based on the results found in this research.
Therefor this paper contributes to a solution for the housing shortage in the Netherlands,
proving its societal relevance and adding to a solution for the current housing crisis.

The Dutch social rent sector has long been an excellent example due to its large size and its
good quality (Hoekstra, 2017). Therefore, much scientific literature has been written about this
sector. In recent years researchers focused more on national government policies like the
landlord levy or the reregulation by the national government on housing associations, as was
done in the research of Hoekstra (2017) and van Gent & Hochstenbach (2019). These
researches were often inspired by the growing housing shortage and its accompanying rising
prices in the Netherlands. However, there are not many scientific case studies on the social
rent quota as a result of inclusionary housing. There are three main studies at inclusionary
housing or zoning in the Netherlands. These studies all focus on inclusionary housing in the
Netherlands in general with the most recent ones from 2013 (Buitelaar & de Kam, 2012; de
Kam, 2013; de Kam, Needham & Buitelaar, 2013). This research goes a step further and
researches the outcomes of inclusionary housing policies.

Government al organi sati ons (the Duteh Burbae fordEComomicr a a | P
Policy Analysis in English) have written several reports on the housing situation in the

Netherlands and touched upon the implications of a social rent quota, for example Michielsen,

et al. (2019). However, these reports are not academic and they do not touch upon the changes

in the social rent quota during the process. In these recent years of increasing housing

shortage in the Netherlands and the implementations of social rent quota in housing projects,

scientific studies on inclusionary housing and the accompanying social rent quota become

more necessary. The scientific relevance of this research is to contribute to filling this gap

within the literature by researching the effects of changes in the quota set by local governments

for social rent in new building projects.

1.4 Reading guide

Apart from this introduction, the first chapter, this research exists of several chapters. In the
theoretical framework, which is the following chapter (2), the most important theories and
literature are covered in order to give an overview of the necessary theoretical foundation. In
this chapter the housing markets, shortage and governmental solutions are discussed. Based
on this literary overview the hypotheses for this research are formed. Chapter 3 deepens the
understanding of the Dutch housing market, especially the Dutch social rent market, using
data. In chapter 4, the used research methods are discussed. The two used case studies
(Piushaven and Stationstuinen) are discussed in chapter 5. This is followed by the result
section in chapter 6 in which the main findings of this research are stated. The following chapter
(7) draws conclusions to the research questions based on the findings in chapter 6. In chapter
8 the conclusions are discussed and this chapter goes into the limitations of this research and
the possibilities for further research. This research is concluded with the chapter 9 in which
policy implications are given based on the findings of this research.

11
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2. Theoretical framework
In this chapter an overview of the relevant theories and literature is given. This chapter is meant
as clarification of the problem of housing shortage and the current steps taken to work towards
a solution. Furthermore, this chapter gives insight in how the housing market in the Netherlands
is constructed, focussing on the social rental markets. Based on the literature and theories
discussed in this chapter hypotheses are composed which forms the heart of the quantitative
part of this research.

2.1 Housing markets

This section provides an overview of how the housing markets are set up. This is done by first
explaining what makes the real estate market special. This is followed by an explanation of the
four quadrant (4Q) model as proposed by DiPasquale and Wheaton (1994) and the relation
between social rental and the housing market. The 4Q model is used to explain the
interconnectedness of the different markets in real estate.

Real estate as a market is a special good, it is characterized by its immobility, locational
(dis)advantages which lead to heterogeneity and longevity (Geltner, Miller, Clayton &
Eichholtz, 2007). This means that a piece of real estate cannot be picked up and moved to
another place (immobility). Furthermore, location plays an important role and can be
considered an advantage or a disadvantage depending on the desirability of the location. The
scarcity of land results in location rent, as users are willing to pay more to stay on a piece of
land due to good building sites becoming scarcer because of the increased space usage
(Geltner, et al. 2007). And lastly, real estate often lasts for a long time and is hardly destructed
(longevity). There are several types of real estate markets, this research focusses on the
housing markets and specifically the social rental market.

DiPasquale & Wheaton (1994) developed a model that brings together several real estate
markets, the so-called four quadrant model, also known as the 4Q-model. This model,
showcased in figure 2, portrays the asset markets for valuation and construction and the
property (or space) markets for rent determination and stock adjustment. The main idea behind
this model is that all four markets are interconnected and that a change in one market affects
the other markets. These markets have a tendency towards an equilibrium, shown by the
rectangle in the middle, and move towards market clearing. Meaning that supply and demand
are in equal and there is no leftover supply or demand (DiPasquale & Wheaton, 1994). The
rectangle connects points on each relationship line in the four markets showing at which costs,
rent or price the markets set at an equilibrium (Geltner, Miller, Clayton & Eichholtz, 2014). This
model is often used in explaining how the different markets work together and why certain
prices are asked. This model is a simplified version of reality and models do not always comply
with reality, so does this model not take in government regulations and the large social rent
sector in the Netherlands. Nonetheless, it is a useful tool in explaining how the housing markets
work on the long term.

12



Lex Ridderikhoff i 564154 UU & PAS bv

Figure 2

The four quadrant model

Asser Market: Rent § Froperty Murkes:
Valuation R Rent Determinaiion
i
D{R. Econonmy)= S

Price $ Stock (sqg f1)

P=/(C) 4S=C-ds (5=5)

AP = CCosix) o
Asset Marker: Construction Properiv Markei:
Construction (sqg f1) Stock Adjustment

Note?. This collection of four graphs represents the four markets in the housing sector. The middle
square is the long-run equilibrium in the asset and property markets. All four markets are supply and
demands curves and the markets interact with each other.

Geltner, et al. (2014) provide a clear explanation of the four markets shown in this model. In
the northeast quadrant the property market for rent determination is shown. The diagonal line
shows the relation between the rent and the physical housing stock. In the southeast quadrant
the average rate of construction and the total stock of built space available are linked in the
usage market. This market shows the stock adjustment per year, taking into account the
demolition and removal of stock due old buildings wearing out and the new construction of
houses. Moving towards the southwest quadrant the construction market is portrayed. In this
market the new construction at a certain price level is shown. Finally in the northwest quadrant
the asset market valuation process is displayed. Here the affiliation between the property
prices and the rent level can be seen. The rectangle shows the equilibrium prices and
guantities by the intersections with the X-and Y-axis. Movi ng c¢l ockwi se startin
are the equilibrium rent price, the existing supply of space in the market, the amount of new
construction in the market per year and the current asset price (Geltner, et al., 2014). Due to
the interconnectedness of the markets a change in one market has effects on the other
markets. For example, if the price of housing construction increases, the line in the lower left
guadrant moves to the left since less houses are being built at the same costs. This causes
the equilibrium (the rectangle) to move slightly northwest, leading to an increased rent (fewer
space for the same price) and a lower stock adjustment. At the same time the higher rents lead
to a higher valuation of the asset price. In short, the new supply decreases and prices rise.
Looking at the Dutch implications of the 4Q model the large social rental sector and the
government interventions disrupt the working of this model. The 4Q model does not account
for government interventions and rent regulations, like a capping limit on the rent due to social
rent. Instead, the rent in this model is based on the supply and demand curve and affected by
the quality and location of the property. Through the introduction of social rent, a capping limit

2From fAiHousing Market Dynamics and the Future of nalafusing Pr
Urban Economics, 35(1), 1-27 (https://doi.org/10.1006/juec.1994.1001). Copyright 1994 by DiPasquale &
Wheaton
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and rent regulation are introduced. This leads to a lower rent compared to what is expected in
the free market. Furthermore, a rise in demand of affordable housing, due to the housing
shortage currently experienced, does not lead to a rise in the rent level. This rent control leads
to the quality of housing to go down and creates a welfare loss, since the market and the quality
of housing is not fully capitalized (van Ommeren & van der Vlist, 2016). In the Netherlands the
quality of social rent is measured using the so-called WWS (or Woningwaarderingstelsel in
Dutch). This system provides points for the quality of housing and rates for example the size
and energy label of the house (van Gent & Hochstenbach, 2019; Ministry of General Affairs,
2022a). The maximum rent price is determined by the total amount of points. In the
Netherlands the government often provides subsidies in order to maintain the housing quality
and to compensate the associations for the extra costs being made to maintain this quality
(van Ommeren & van der Vlist, 2016). Hence the relatively high quality of social rent (van
Kempen & Priemus, 2002). This creates a pay off between either a lower quality of the build
environment, lower revenues for the project developer or the government should provide a
grant to the developer.

2.2 Social rent in the Netherlands

This section focusses on the social rent sector in the Netherlands and provides an historic
overview of social rent in the Netherlands. Furthermore, this section explains why the social
rental sector in the Netherlands is special in comparison to other countries and which actors
and regulations play an important role here.

2.2.1 Brief historical overview

Already in the 1850s the first housing associations in the Netherlands started, often initiated
by philanthropists who provided housing for the poor (Buitelaar & de Kam, 2012). The Housing
Act of 1901 caused housing associations to be eligible for state funding and can be seen as
the start of active housing policy by the Dutch central government. The significant government
influence in the Netherlands during the planning process and the direct supply of land is rather
unique and sets the Dutch system of urban land development apart from other countries (Kang
& Groetelaers, 2017). Dutch housing policy intensified after the second world war, there was
a large shortage of housing and considerable investments were made (van Kempen &
Priemus, 2002; van Gent & Hochstenbach, 2019). Within less than 20 years a million houses
were needed (Buitelaar & de Kam, 2012). Throughtheso-c al | ed 6gol den triangl €
were realised. In this system the housing associations built the houses with subsidies provided
by the central government on land provided by the municipalities at a fixed cost, often at cost-
price level. A change in policy in 1974 lead to an expansion of the social rental sector through
rent subsidies and loans. In the 1970s and early 1980s a wave of urban renewal led to large
numbers of private rented houses to be replaced by social rented housing. The new policy in
combination with the urban renewal and the golden triangle proved to be very effective for
social rent and in 1985 the social rent peaked at a share of 39%. While this percentage was
even higher in the largest cities (van Kempen & Priemus, 2002). Meanwhile the share of
expenses of the national income on housing subsidies increased from 0.5% of the national
income in 1970 to 2.7% of the national income in 1990 (van Gent & Hochstenbach, 2019). In
1989 the government came with the memorandum o6V
(Housing in the 1990s) which moved the governmental focus towards the expansion of owner-
occupied housing. The idea was that the rental sector had to become more self-supporting and
less reliant on subsidies and loans (van Kempen & Priemus, 2002; van Gent & Hochstenbach,
2019). Furthermore, a liberalisation threshold (huurliberalisatiegrens in Dutch) was introduced,
this threshold is yearly determined and sets the maximum rent price for social rent. Every price
above this liberalisation threshold is considered as the private rental market. In the years after
this memorandum, housing associations became more autonomous and received more
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freedom in their investment strategies and financing. The central government promoted
deregulation and liberalization and the share of social rent decreased. Municipalities became
responsible for sufficient and affordable housing. The 1989 memorandum led to privatization,
deregulation and decentralization (van Kempen & Priemus, 2002). This had an effect on the
housing associations, which were cut loose from the state and became a sort of non-profit
organizations. The number of associations decreased enormously, mainly due to merges and
the benefits of economies of scale, while the size of the remaining associations increased
(Treanor, 2015). Where housing associations used to operate locally, they now become active
on a regional or even national scale.

In the early 1990s the Vinex neighbourhoods came up. The Dutch government stimulated
growth at indicated locations near major cities and large new neighbourhoods arise. The
houses in these Vinex neighbourhoods were mostly owner-occupied housing, especially aimed
at attracting the middle- and high-income households (van Kempen & Priemus, 2002). These
middle-income households often left social rented dwellings in the city behind. Furthermore,
the end of the 20" century was a period of increasing wealth for households, often influenced
by the increasing share of two-earner households at that time, and more people were able to
buy a house (van Kempen & Priemus, 2002). The following paragraphs elaborate on the
housing situation in the Netherlands during the 21 century.

2.2.2 The social rent sector

The Dutch housing policy is characterised by its large social rent sector. Initially the social rent
sector was strong in Northern Europe and was strengthened after the second world war.
Governments were characterized by the idea of a welfare state and housing was seen as a
component of the social contract struck between the citizens and the government (Scanlon,
Fernandez Arrigoitia & Whitehead, 2015). Where the social rental sector in many European
countries shrank, the social rental sector in the Netherlands remained relatively large (van
Gent & Hochstenbach, 2019). This was mainly due tothe previouslyd e s cr i bed 6g
between housing associations, local governments and the central government (Buitelaar & de
Kam, 2012). Traditionally affordable housing in the Netherlands is provided by housing
associations and is meant to ensure affordability and accessibility to housing for all people.
Where many countries provided social rent exclusively for low-income households, this is not
the case in the Netherlands where often middle-income households were eligible for social
rent as well (van Kempen & Priemus, 2002).

Affordable housing is a result of failure of the market to provide affordable housing for everyone
and creates, as stated before, a welfare loss in the market. This is further explained by Romijn
& Besseling (2008). They state that this welfare loss is seen in the shortage of housing supply
and the lack of housing choice for households, resulting in the waiting lists and the housing
situation that does not suit the housing demands. Furthermore, this welfare loss is increased
by people with a skewed income-to-rent ratio which leads to misallocation on the housing
market. The skewed income-to-rent ratio is further explained later on in this chapter. This
welfare loss is an indication of an inefficient market in which the full market capacity is not
being exploited. The housing associations are meant to build affordable social rental housing
for people and often used to be part of a local government. In the 1990s these associations
were privatised; however, they are meant as non-profit organizations which were backed by
the government in case of an economic downfall (van Gent & Hochstenbach, 2019). These
organizations used to obtain their building land from municipalities. Right after the second
world war this was almost the solely way they obtained land, however, since then this
percentage decreased to 60% in 1994 and 15% around 2012 (Buitelaar & de Kam, 2012).
Recently housing associations often buy their land from property developers and from farmers
or other landowners. This suits the idea of active land policy persuaded by municipalities
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(Buitelaar & de Kam, 2012). With an active land policy, municipalities acquire and develop a
piece of land themselves and sell it to a property developer or housing association and they
have more autonomy over the land (de Kam, 2013). With a passive land policy, the land
acquisition and development are tasks for private parties and the municipality only provides
the frame within the private parties may operate though the land-use plan. The municipality
does not own land and the developer has more freedom to build within the land-use plan.
Active land policy bears higher risks for the municipality, but if the land is sold the financial
rewards are higher. Municipalities make higher returns if the land is sold for a higher price,
therefore it is in their best interest to raise the price of the land.

The increased deregulation and liberalization in the 1980s lead to housing associations
becoming more independent, which had financial implications for these associations. They lost
state subsidies which made it more expensive for them to build social rentals and they could
no longer buy land at a fixed cost. This forced these associations to use their own equity or
compensate the financial losses with market-rate housing (Buitelaar & de Kam, 2012). These
changes caused housing associations to become hybrid organizations that operate in a tension
field and are somewhere between a public and a private organization (Nieboer & Gruis, 2015).
As a result, many housing associations did not operate efficiently, either investing too little or
too much in a wrong way due to poor risk management. Besides, housing associations began
expanding their activities to other fields like commercial housing and non-housing activities.
This period of mismanagement of housing associations peaked around 2011 when housing
association Vestia, due to wrong investments, had to be bailed out by the central government
for about 2 billion euros (van Gent & Hochstenbach, 2019).

On the first of July 2008 a new Dutch planning act came into effect which impacted the planning
system largely. The new spatial planning system made it possible for municipalities to assign
pieces of land for social-rented housing and social owner-occupied housing (Buitelaar & de
Kam, 2012). This legislation opened the door for inclusionary housing in the Netherlands.
Inclusionary housing is adopted because of the concern with the affordability of housing and
the access to these affordable housing for those unable to access market housing (de Kam,
et al.,, 2013). If there is no shortage of social or affordable housing, inclusionary housing
policies are often not implied. However, if the need for affordable housing is large and a
shortage occurs, governments can consider inclusionary housing policies to enlarge the social
sector. Through this new Dutch planning act in 2008 a municipality has to make a land-use
plan in which specific rules for the area can be integrated. Municipalities have to refuse building
permits if the plans do not comply with the demands set in the land-use plan (de Kam, 2013).
However, in practice voluntary agreements between municipalities and developers were
preferred and continued under the new law. The fear of developers that municipalities would
pile all kinds of requirements, leading the development returns to diminish, were not backed
by other stakeholders (de Kam, 2013). Research by de Kam (2013) shows that in cases where
the municipality and developers cannot agree on a voluntary basis to meet the demands set
in the land development plan, municipalities are required to legally enforce these requirements.
Including a percentage of social rent within a project has a negative effect on the revenue for
the developers. Social rent is less profitable for project developers than other types of housing
like private rentals or the owner-occupied market. In order to make up for a loss of revenue
due to the increased share of social rent, developers might try to adjust other aspects of the
building project.

The 2008 financial crisis had an enormous effect on the housing market and a housing crisis
was triggered. The housing market turned out to be a speculative bubble which deflated and
the prices paid did not properly reflect the actual value (Boelhouwer, 2017). The house prices
could no longer be explained by the fundamentals. The crisis and the political consequences
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lead to further liberalization of the housing market in order to cut government expenses (van
Gent & Hochstenbach, 2019). At the same time, the 2008 financial crisis caused housing
associations to focus more on their traditional affordable housing tasks (Nieboer & Gruis,
2015). Paragraph 2.4 elaborates on the Dutch housing situation after 2008.

2.3 Housing shortage
This section dives into the housing shortage in the Netherlands, how is the current housing
situation, what created the housing shortages and how is the housing shortage measured?

2.3.1 How is the housing shortage measured?

In short, the housing shortage is measured by subtracting the available housing stock from the
housing demand. In 2021 there were about 99 thousand houses available and was the housing
demand around 378 thousand, leading to a housing shortage of 279 thousand houses (Ministry
of the Interior and Kingdom Relations, 2021). However, this number of 279 thousand houses
is very general and does not differentiate between the need for cheaper or social rental
housing, or more expensive rentals or owner-occupied housing. Let alone the differences
between regions, so is the need in the Randstad higher than in Limburg or Zeeland
(Groenemeijer, Gopal, Stuart-Fox, van Leeuwen, Omtzigt, 2021; van der Heijden &
Boelhouwer, 2018). Expected is that the (future) housing shortage is the largest in Flevoland,
Utrecht and North and South Holland. In Zeeland there is even a housing surplus expected
(Lennartz, 2018). Therefore, more specific statistics are needed. Apart from where, there is
also the question what kind of housing is necessary, project developers research the needs in
an area before making development plans (Michielsen, et al., 2019)

2.3.2 Why is there a housing shortage?
There are many different reasons why there is a housing shortage and these explanations can
differ largely. In this section various important reasons are distinguished and explained.

Former minister of housing Stef Blok proudly declared in 2017 that the housing policy was
finished and running smoothly after the abolishment of the Ministry of Housing, Spatial
Planning and the Environment (van der Heijden & Boelhouwer, 2018). A few years later these
words are in stark contrast to the current situation where there is a large housing shortage. An
important reason for the housing shortage is the economical crisis in 2008 which caused a
hysteresis in the construction of new real estate. Prior to the crisis about 79,000 homes were
constructed annually, however this dropped to 50,000 in the years after (Boelhouwer, 2019;
Lennartz, 2018). Due to this decrease in housing construction many construction workers left
during the crisis in search of another job, this caused the wages of construction workers to rise
due to a shortage of labour (Boelhouwer, 2017; van der Heijden & Boelhouwer, 2018;
Michielsen, et al., 2019). This created a shortage which effects are still noticeable. The houses
not build during the crisis years are not made up for, creating a hysteresis in the output of new
houses (Boelhouwer, 2017; Buitelaar, lecture slides, 8 December 2021). Apart from the lack
of new housing, the current housing stock is being bought by investors (van Loon & Aalbers,
2017; van der Heijden & Boelhouwer, 2018). At the same time the number of households
increased due to immigration. It is expected that the population in the Netherlands will rise from
17.3 million people in 2019 to 18.5 million in 2050, which is an increase of approximately
6.94%. While over the same time period the number of households will increase from 7.9
million to 8.8 million which is an increase of about 11.93% (Schilder, Buitelaar, Daalhuizen,
Groot, Hanou & van der Staak, 2021). Research by van Gent & Hochstenbach (2019) showed
similar results, between 2007 and 2017 the number of housing association units decreased,
with the rent controlled housing decreasing even faster. The total number of dwellings
increased, however, the number of households increased even faster.
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Figure 3

The (expected) development of the population and households between 1960 and 2050
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Note3. The realised (continuous line) and the prognosed (dotted line) for the population (blue) and
households (green). The left graph portrays the development of the population, the middle the
households and the right graph combines these graphs. As can be seen the number of households
grows much faster in comparison to the population.

As can be seen in figure 3 the number of households grow relatively faster than the total
population. The left graph displays the population and the expected population development
in millions of people (the blue and the dotted blue line). In the middle graph one can see the
development of households in the Netherlands in millions of households (with the green line
for the actual development and the dotted green line for the expected development). And lastly
on the right graph the population and households are placed on top of each other with 1960
as the index year. The relative increase of households can be explained by household dilution
(households become smaller, more people live alone) and the migration balance was more
positive than expected (van der Heijden & Boelhouwer, 2018). Elderly people stay longer in
their houses instead of going to a retirement home and more people live alone, causing the
number of households to increase (van der Heijden & Boelhouwer, 2018). In short there were
two conflicting forces at work, on the one hand the construction of new houses stagnated,
while on the other hand the number of households and the population grew. Leading to an
increasing housing shortage.

As stated before, there is especially a large shortage for social and affordable rent, even
though the Netherlands has one of the largest social rent sectors in the world, as explained in
the introduction (OECD, 2020). This is mainly due to the high amount of skewed income-to-
rent ratio. There are two kinds of skewed income-to-rent ratios. On the one hand people live
in cheap rent controlled social rent while according to their income they earn too much to
qualify for these houses. This could happen due to for example promotions at work or that
people move in with each other. This is often regarded to as a cheap skewed income-to-rent
ratio. On the other hand, are people who live in a house they can no longer afford, for example
due to people losing their job or a breakup in which one of the residents move out leaving the
other behind. This is known as an expensive skewed income-to-rent ratio (Postema & Ronald,

3 From Wonen na de verkiezingen, by Schilder et al., 2021 (https://www.pbl.nl/sites/default/files/downloads/pbl-
2021-wonen-na-de-verkiezingen-4613.pdf). Copyright 2021 by Schilder et al.
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2014). Especially the first group is a problem for the accessibility of the social rental market.
These people can afford more expensive housing, but stay in their social rental house keeping
those affordable houses occupied for people who need these houses and cannot afford to rent
more expensive houses (Postema & Ronald, 2014). First of all, there is little incentive for these
people to move out of their cheap housing. Moving to more expensive housing is like a moving
tax for these people (Romijn & Besseling, 2008). They only tend to move if the costs of the
housing situation, for example due to a mismatch with their housing demands, are higher than
the moving costs including the higher rent. Secondly, already in 2014 in the interviews
conducted by Postema & Ronald, the people with a cheap skewed income-to-rent ratio state
they have limited options to move and find a housing situation suitable to their income and
sometimes are almost forced to stay in their too cheap social rental house. A growing group of
middle income households are falling between two stools. They earn too much for social
renting, but too little for the private rental sector or make a chance in the owner-occupied sector
(Boelhouwer, 2019). Even if the monthly living expenses are lower for owner-occupied housing
in comparison to the rent they pay, they often cannot apply for this. Nieboer & Gruis in 2015
already warned for the shortage of housing for the middle income households. They pointed
out that housing associations were caught between the political pressure to increase rental
income and provision of affordable housing. Furthermore Nieboer & Gruis (2015) stated that
there is a risk of a shortage of affordable middle income housing since housing associations
are pushed to focus on low income housing and it is doubtful whether private investors will
focus on this group. One could argue that due to the high prices being paid for houses, it would
be attractive and profitable for project developers to construct new housing. However, the
Dutch housing market proves to be almost fully inelastic (Vermeulen & Rouwendal, 2007).
Meaning that the construction markets barely react to an increase in price caused by an
increased demand. Vermeulen & Rouwendal (2007) estimate that for the owner-occupied
sector a 1% price increase leads to a 0.04% construction increase in the same year and on
the long run a 0.1% construction increase. They contribute this inelasticity to the Dutch land
use regulations.

2.3.3 Housing construction
This section explains which problems occur in the construction markets and why it is hard to
quickly increase the output of new houses.

One of the reasons is that the price for the materials needed for housing construction were
rising in the past few years. These rising costs cause troubles for building projects since the
financing of these projects need to be revised and sometimes the construction gets delayed or
put off (Michielsen, et al., 2019; BNR, 2021). New agreements about the construction price
need to be made. In combination to the shortage of construction workers the price for building
projects is high (van der Heijden & Boelhouwer, 2018). Figure 4 shows the development of the
construction prices and costs between 2005 and 2021 with 2015 taken as base year. It can be
seen that since 2016 the prices took a flight and rapidly increased.
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Figure 4

The development of the construction prices and costs in the EU between 2005 and 2021
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Note*. This graph shows the development of the construction costs, input price for materials and the
output price construction. All three lines follow the same pattern. Furthermore, it can be noted that the
prices and costs took a flight recently.

Housing associations, especially in the social rented sector, have very few possibilities to
adjust their revenue in order to generate profits which can be used for new buildings. They
cannot rise their rents since the rent for social rent is controlled (BNR, 2021). Another factor
that causes construction costs to rise are the prices for building land. A square meter of building
land is far more expensive than a square meter of farming land, especially in the cities the
prices for building land is very high (Michielsen, et al., 2019). Based on the zoning plans for a
lot, the prices can differ largely. All these factors make it expensive for developers to start the
construction of new houses and cause delays or offset for some plans. Furthermore, cities
tend to attract more people than rural areas. This contributes to the high housing shortage in
cities. This high shortage causes the prices to rise, increasing the need for social rent in a
larger municipality. Therefore, the following hypotheses are made:

H1: A larger number of inhabitants in a municipality leads to relative more housing shortage.
H2: A larger number of inhabitants in a municipality leads to a larger percentage of social rent.

Lastly local governments are having trouble with finding suitable locations for new houses. As
concluded by Einstein (2019), residents barely profit from new houses in their area, but do
carry the burdens. For example, the construction, limitations of parking spaces or in the case
of high-rise buildings people can lose their views or are limited in the sun hours in their gardens
(Michielsen, et al., 2019). This leads to the infamous not-in-my-backyard (or NIMBY) syndrome
in which people want something, like more available housing, however not near their house.
Furthermore, the political support base diminishes leading to low local governmental support,

4 From Construction producer price and construction cost indices overview, by Eurostat, 2021
(https://ec.europa.eu/eurostat/statistics-
explained/index.php?title=Construction_producer_price_and_construction_cost_indices_overview). Copyright
2021 by Eurostat
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highlighting the problems of decentralization and making local governments responsible for
the placement of new houses. The main problem is that the opinion of future residents is
regarded as less important since they often do not get to vote in that particular municipality
with new building plans (Einstein, 2019; Michielsen, et al., 2019). This in turn has a negative
effect on the houses being build.

2.4 Fixing the housing shortage

This section focusses on the steps taken by the government to overcome the housing shortage
in the Netherlands. Several policy options are discussed and its effectiveness is discussed.
Firstly, the policies implied by the Dutch government are discussed. This is followed by
(possible) solutions to the housing shortage implied by the literature.

2.4.1 Dutch government interference on the housing market
In this section the policies implemented by the Dutch government since the financial crisis in
2008 and the effects of these policies are discussed.

The housing crisis, triggered by the speculative bubble and the financial crisis in 2008 caused
banks to be more careful with handing out loans (Boelhouwer, 2017). Before the crisis people
were able to get a mortgage of about 112% of their house, after the crisis this was reduced to
106% and 100% in 2018. Furthermore, banks became more cautious and it became harder
for people without a permanent employment or for independent contractors to get a loan. Also,
the tailored-made solutions by for example looking at the future earning capacity, the income
perspectives of an applicant, were ignored by banks (Boelhouwer, 2017). In 2010 the central
government i ntr-oeduded stthed weG@rdi Jifgs eely transl at ec
law), which main purpose was to accelerate the legal process for building projects, however
no agreements were made over the housing production (van der Heijden & Boelhouwer, 2018).
This responsibility for housing production was moved towards municipalities and provinces. In
2013 the landlord levy was introduced that affected housing associations and organizations
with more than 50 rental houses under the limit for the rental allowance. Through this levy
these organizations had to pay half a percent of the tax value of the housing assets per year
(van Gent & Hochstenbach, 2019). This tax was especially aimed at the social rental sector
and was essentially a tax on owning social rental houses. This levy proved to be very
expensive for the housing associations and very profitable for the central government. The
investment possibilities for housing associations were reduced and the social rental production
shrank. The number of building permits decreased from 9,000-10,000 a year between 2010-
2012 to 5,500 a year between 2013-2016 (van der Heijden & Boelhouwer, 2018). In 2021 the
newly formed government planned to abolish this landlord levy by 2023 (NOS, 2021b).

After the financial crisis and the economic problems some housing associations experienced
due to mismanagement the Dutch government came with a new legislation, the 2015 Housing
Act. This legislation had to restrict investments made by housing associations (van Gent &
Hochstenbach, 2019). Housing associations had to focus on their primal task, providing
sufficient and affordable housing for low-income households. Housing in the mid price segment
was a task for commercial organisations. Only in cases where a commercial organisation could
or would not realise this housing, housing associations could take over these tasks, on the
condition that the municipality approves and that the necessity in the housing is proven (van
Gent & Hochstenbach, 2019). In practice the role of housing associations was diminished and
supervision was increased. The construction of housing in the mid price segment was left to
the private market. However, private investors often try to maximize their profits and tend to
build in the upper part of the middle segment. This is one of the reasons why there is a shortage
in affordable middle-class housing.
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In recent years governmental bodies in the Netherlands tend to have too high ambitions and
are piling up their demands for the construction of new housing, for example by increasing the
social rent quota (Jonkman, Meijer & Hartmann, 2022). Minister de Jonge, alongside the new
national government, aims to realise 30% of social rent in each municipality (Obbink, 2022).
Furthermore, most municipalities set additional demands like the need for housing to be
environment friendly while at the same time the quality of the housing as well as the physical
environment should be maintained. All these demands combined are often not feasible and
choices have to be made. This process however, takes a long time and frustrates the building
process (Jonkman, et al., 2022). Many different experts as well as local politicians have to
agree with the building plans before the permits can be given (Michielsen, et al., 2019).
Meanwhile in the dNationale woonagenda 2018-20218(National housing agenda in English) the
government aims at accelerating the housing production in the Netherlands (Ministry of Interior
and Kingdom Relations, 2018). This ambition is repeated in the 6 Nat i on a-l em
Bouwagendad (f r e enayHousingandsblildirng egénda) Bina thé raost recent
coalition agreement (Ministry of Interior and Kingdom Relations, 2022b; Rijksoverheid 2022).
So, the government on one hand tries to accelerate the housing production, while on the other
hand the aims set by the government slow down the housing production. According to the
national governmental policy, social rent should help reduce the housing shortage in a
municipality, this leads to the following hypothesis:

H3: The relative housing shortage is lower in municipalities with a higher percentage of social
rent.

The literature about housing demands slowing down the building process, is the essence of
the fourth hypothesis:

H4: The average processing time of houses is higher in municipalities with a high percentage
of social rent.

Larger municipalities host more different experts, while in smaller municipalities experts more
often take on multiple disciplines. Based on this idea the following hypothesis is constructed:

H5: The average processing time of houses takes longer in larger municipalities, based on the
inhabitants, than in smaller municipalities.

Some municipalities also make the choice to install a social equalizing fund. If the developer
does not reach the demands, for example by taking up too few affordable housings in a project,
a fee has to be paid to this fund. The money in this social equalizing fund is used to realise the
demands in other projects (Kaag en Braassem, 2013). In this way the overall goals for housing
within a municipality can be achieved.

In 2023 a new Environment and Planning Act (Omgevingswet in Dutch) will come into effect.
The idea behind this act is that several laws are bundled together into one law and there will
be one online location to take care of the needed permits (Ministry of Interior and Kingdom
Relations, 2022a). This centralization is supposed to ease and speed up the building process.

2.4.2 Solutions to the housing shortage

This section dives into the solutions proposed to tackle the housing shortage. Apart from the
most obvious solution of just building a lot of new houses and expanding the supply, there are
several more creative ideas which can help solve the housing shortage. Or at least ease the
shortage a bit. This section explains several of these out of the box solutions.

Van der Heijden & Boelhouwer (2018) plea that the central government should be more
involved in the realisation of sufficient housing in the Netherlands. At the moment the central
government provides the framework in which the municipalities and provinces have to act and
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realise enough housing. According to van der Heijden & Boelhouwer (2018) the central
government should take a leading position during this housing crisis. One of the measures the
central government should take according to van der Heijden & Boelhouwer (2018), is setting
up an investment fund that can be used to prefinance building projects. The money used from
this fund can be paid back by the profits of the realized building projects and can be reused for
new projects. The Dutch housing market is characterized by its procyclical policy. Meaning that
during times of economic downfall the housing production slows down as well, while in times
of economic growth the housing markets accelerate. However, this causes the housing market
to fall behind to the demand. Therefore, an anticyclical approach would be better suitable to
the developments of the demand curve (van der Heijden & Boelhouwer, 2018).

Wassenberg, van Klaveren & Zonneveld (2020) come with creative solutions to make better
use of the current housing supply. They propose to adjust measurements in order to promote
the sharing of a house among friends or to split larger houses in several smaller houses.
Uyttebrouck, van Bueren & Teller (2020) under scribe the idea of shared housing. In their
research they take the example of Amsterdam, the city with one of the largest housing
shortages in the Netherlands especially for young adults. Uyttebrouck et al. (2020) explain that
in 2025 the population of Amsterdam exists for nearly 15% of students and people under 35
with no children and a high education. For these groups a shared house, which differs from a
dorm room, can bring a solution. Shared housing can ease the market in cities with a high
degree of students and young professionals, mostly university cities. Furthermore Wassenberg
et al. (2020) claim that the throughput of housing needs to be accelerated to free up housing
for new households. Stuart-Fox & Blijie (2020) extend on this idea of the need for throughput
on the housing market. They claim that apart from building housing for the people with most
urgent housing need (often cheap housing at the bottom of the housing market and for starters
at the housing market), there is also a large need for housing in more upstream parts of the
housing market. By building these upstream housing a trickle down effect can occur which is
supposed to help the bottom segment of the housing market. In this way the skewed income-
to-rent ratio in the social rental sector can be tackled as well.
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3. Data on Dutch housing
In this section the Dutch housing market and especially the Dutch social rental market is
portrayed in data. This section is meant as background information on the Dutch housing
market and the geographical differences for housing and housing shortage. This chapter
visualizes the data and the geographical differences in the Netherlands.

In figure 5 an overview of all types of housing between 2012 and 2021 is portrayed. On the Y-
axis the number of houses is shown, and the X-axis shows the periods. This figure
distinguishes different kinds of housing as is explained in the legend.

Figure 5

Housing supply and the types of housing in the Netherlands between 2012 and 2021
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Legend figure 5:
Red: total housing supply
: owner-occupied housing
Purple: total rental housing
: rental housing owned by a housing association
: rental housing owned by others
: ownership unknown

Note®. Rental housing owned by a housing association stays rather equal, while the unknown ownership
decreases. All other types of housing only slightly increase in this period.

The Dutch housing supply grew from 7.39 million houses in 2012 to 7.97 million in 2021, which
meant about 64,000 houses a year were added in this period (Centraal Bureau voor de
statistiek or CBS, 2021c). As can be seen in figure 5 the supply of rental housing owned by an

5 Adapted from Voorraad woningen; eigendom, type verhuurder, bewoning, regio, by CBS, 2021c
(https://opendata.cbs.nl/statline/#/CBS/nl/dataset/82900NED/line?ts=1649147515076&fromstatweb=true).
Copyright 2021 by CBS.
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association (mostly social rent) barely changed within this period. According to the
Rijksoverheid (2021) there were about 3.3 million rental houses in the Netherlands and about
2.3 million of these rentals were social rent. Between 2012 and 2021 the population increased
with almost 750,000 people, or about 82,800 people a year (CBS, 2021b). This means that
during this period 0.78 houses a person were built. This has an effect on the housing shortage
right now. Figure 6 shows the housing pressure per municipality in 2020. Based on the housing
transactions in 2020, the average purchase price and the household prognosis till 2029 the
Bouwfonds Gebiedsontwikkeling (BPD) calculated the pressure on the owner-occupied
housing market. The pressure on the housing market is the largest in the Randstad and near
the large cities, while in areas like the far north, the east and Zeeland and Limburg there is
much little pressure on the owner-occupied housing market, just like for the rental market
(BPD, 2021). In this map the dark red areas experience the most pressure on the housing
market, while the light blue experiences the least pressure. The green and yellow municipalities
are in between. Figure 6 shows how the housing shortage in the Netherlands is very
concentrated, while in the rural areas there is a small shortage or in some cases even a
housing surplus. The relative added housing supply shows a similar pattern to the one shown
in figure 6. The municipalities with the highest housing pressure are often also the
municipalities with the highest percentage of social rent in 2020 (Teije, 2021). A statistical
analysis later on in this research further investigates the relation between the housing pressure
and the percentage of social rent.

Figure 6

The housing pressure in the Netherlands per municipality in 2020

Note®. Dark red municipalities experience the highest housing pressure, while the light blue
municipalities experience the least pressure in the housing market. The Randstad and the large cities
experience the highest pressure on the housing market.

6 From Woningdruk blijft hoog in Randstad en loopt op in aantal provincies, by BPD, 2021
(https://www.bpd.nl/actueel/persberichten/woningdruk-blijft-hoog-in-randstad-en-loopt-op-in-aantal-provincies/).
Copyright 2021 by BPD
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The Dutch government with minister de Jonge aims at realising 30% of social rent in each
municipality, however two thirds of the Dutch municipalities do not reach this quota (Muskee,
2022; Obbink, 2022). Where some municipalities, like Groningen with 57.5% social rent, reach
this goal with ease, other municipalities are still far of this quota, for example Rozendaal in
Gelderland with 4.7%. There is a large discrepancy between several areas in the Netherlands.
Where most major cities in the Netherlands easily reach the 30% social rent in their housing
stock, smaller places often do not reach this quota (Obbink, 2022). If a municipality already
reaches the 30% social rent, they may focus on building houses for middle-income households
(Muskee, 2022). Figure 7 shows the local differences between the social rent percentages
investigated by Dutch newspaper Trouw (Obbink, 2022).

Figure 7

The percentage of social rent per municipality

percentage
W <20% [l 20%-25% 25%-30% 30%-35% [l 35%-40% [l=40%

Note’. The dark blue coloured municipalities have the highest percentage of social housing (at least
40%), while the dark red municipalities have the lowest share of social housing (less than 20%).

7 From Meer dan de helft van de gemeenten heeft te weinig sociale huurwoningen, by Obbink, 2022
(https://www.trouw.nl/binnenland/meer-dan-de-helft-van-de-gemeenten-heeft-te-weinig-sociale-
huurwoningen~b895d061/). Copyright 2022 by Obbink
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4. Methodology
This chapter discusses the used methodology for this research, this includes a review of the
data collection process, the inclusion and exclusion criteria, analysis methods and the validity
and reliability of this research. The choices made during the research process are explained
in order to give insight in the research process and to better understand the way this research
is conducted.

4.1 Data collection

For this thesis mixed methods research has been conducted to determine what the effects are
of a national social rent quota for municipalities on easing the housing pressure in the
Netherlands. It has been decided that interviews with experts in combination with a statistical
analysis are the most suitable way of collecting data. Interviews tend to capture the insights in
the experiences of the people involved. This leads to a better understanding of the experiences
by the experts and it leaves space for the expert to share new information. Experts in this case
were people who were experienced with a social rent quota in different building projects in the
Netherlands. This experience was due to their profession. The use of statistics can
substantiate the insights and give a clear understanding of the effects of social rent on the
housing shortage in the Netherlands.

The questions list for the interviews was created based on the information gathered from the
literature in the theoretical framework. This question list was checked by experts on housing
construction to improve its quality. The aim of the interviews was to form answers to the
research questions; therefore, the question list was composed in such a way the responds in
the interviews can be used to answer the research questions. The interviews were constructed
in a semi-structured manner. In this way the interviews can be compared to each other, and
during the interviews follow-up questions were asked to deepen the insights formed from these
interviews. The question list used in the interviews is provided in appendix 11.1. These
interviews were, with permission, recorded and transcribed in order to analyse the information.
The theoretical framework was formed to provide insights in the relevant theories, the history
of affordable housing in the Netherlands, the housing shortage and the possible solutions to
the housing shortage. As explained, the literature was used as the basis for the interview list,
furthermore the literature provided general insights and provided context to the conclusions
and discussion.

For the qualitative part of this research, data was collected from the CBS, research conducted
by Dutch newspaper Trouw and by the research department of ABN AMRO. The most recent
available data was used. The municipalities are responsible for providing sufficient housing
(Van Kempen & Priemus, 2002). Therefore, the data was gathered per municipality since this
best reflects the different local policies and its effects. In recent years several municipal border
changes have taken place. This research used the most recent municipal borders (as of 24"
of March 2022). The 6éspeci al municipalitiesd, as
are excluded from this research since this research focusses on the Netherlands purely and
not on the broader Kingdom of the Netherlands. Due to the recent changes in the municipal
borders, some data had to be altered. For the new municipalities Land van Cuijk, Dijk en Waard
and Maashorst the data of multiple municipalities that have dissolved in these new
municipalities have been pooled. Land van Cuijk is formed by the former municipalities
Boxmeer, Grave, Mill en Sint Hubert en Sint Anthonis. Dijk en Waard used to be Langedijk and
Heerhugowaard. Maashorst used to be Uden and Landerd. Table 1 provides an overview of
the collected variables in the dataset. The absolute housing shortage in 2030 was composed
by ABN AMRO by calculating the prognosed population and analysing the given building
permits in a municipality. Therefore, these numbers are a result of the current trend analysis.
Changes in the current trends may lead to different numbers in 2030.
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Table 1

Overview of the dataset. The left column lays out the different variables, the middle column explains from which
source the data was gathered, the right column tells from which date or year the data is.

Variable Source Year of the data
Municipality CBS Per March 24" 2022
Province CBS Does not apply
Inhabitants CBS 2020

% Social rent Trouw 2021

Households size CBS 2021

Average processing time CBS 2017

Absolute housing shortage in | ABN AMRO 2019

2030

4.2 Inclusion and exclusion criteria

The inclusion and exclusion criteria describe the characteristics of the used data and
information during the research process. This research aims to use the most recent and useful
literature available. This has been done since recent literature tends to be most relevant to the
current situation. During the literature review the data of the source was an important criterion
to include or exclude the source. For the 4Q model the original scientific literature introducing
this theory has been used, since this paper best explains the model. Also, for the historical
overview some older sources have been used if the better reflected the events that have
happened. Furthermore, most of the literature used is focussed on the Netherlands, because
these researches suit the focus of this research best. The housing market can differ largely
within countries, therefore sources focussed on the Netherlands seemed most suitable. The
literature has been gathered using Google Scholar. The data used in this research is also
selected based on its actuality and whether the data is relevant for this research. The data
used was collected from multiple, trustworthy sources like national research institutions or from
institutions connected to the Dutch government itself. The most recent available data was
included in this research.

For the case studies a case was chosen in which the municipality set a rather low quota
(Piushaven in Tilburg with 20% social rent and 10% mid rent) and a case in which the
municipality set higher demands (De Stationstuinen in Barendrecht with 30% social rent and
30% other affordable housing). By selecting these cases a comparison can be made between
a high and a low affordable housing quota. The interviews were conducted among
stakeholders and experts on the planning process and financial aspects of these cases. This
includes people at municipalities, project leaders and consultants on the financial aspects of a
building process. By interviewing experts, the reliability and the external validity were enlarged.

4.3 Conducting this research

The interviews were conducted in Dutch since the researcher and the respondents were native
Dutch speakers. Conducting the interviews in Dutch made it easier for the respondent to
answer since the used terms were more familiar in Dutch. The interviews were structured along
several topics. Firstly, the respondents were asked some general questions about themselves
and their involvement with the specific case. Secondly, a selection of questions about the
municipal and national policy on housing was asked. This was followed by the financial effects
of a social rent quota, the quality of the build environment and the general effects of a social
rent quota on building plans. The questions were aimed at their general experiences and at
their experiences specifically with either the Piushaven or the Stationstuinen. At the end of the
interview the respondent was given the space to add comments and the main points discussed

28



Lex Ridderikhoff i 564154 UU & PAS bv

during the interview were summarized. The interviews were conducted either at the work
location of the respondent or through online communication tools as Microsoft Teams. These
interviews were conducted one on one. After conducting several interviews theoretical
saturation occurred. New interviews provided no new insights. That was the point it was
decided that the data gathering through interviews was done. Appendix 11.2 provides an
overview of the people interviewed for this research and their function and involvement with
the cases or project development in general.

4.4 Data analysis

In the dataset a new variable, relative housing shortage, was computed. In the dataset absolute
numbers for the shortage of houses were used. However, in order to be able to make
comparisons between municipalities these absolute numbers had to be transformed to relative
numbers. This was done by dividing the variable "housing shortage in 2030" by the number of
inhabitants in a municipality. By multiplying this outcome by 1,000 the new variable relative
housing shortage was computed. This variable provides the number of houses that are too few
or too many per 1,000 inhabitants in each municipality. Since the variable inhabitants contained
very large numbers and a large gap between the highest and the lowest numbers, this variable
was turned into a logarithmic variable. This was
SPSS. Using the formula LG10(Inhabitants) the new logarithmic variable was computed.

Statistical analyses were conducted using the statistical program SPSS. Using the gathered
data, the hypotheses from chapter 2 were tested. This was done by first testing for correlation
between several variables. Due to the large sample size (all 343 Dutch municipalities), it was
taken for granted that the used variables have a normal distribution. All used variables are
eitheri nt er val or ratio variabl es, t h s chedero The , Pear
municipalities Zandvoort and Valkenburg aan de Geul the data did not show the average
processing time and for Rozendaal, Schiermonnikoog and Vlieland the average income per
person was missing. Therefore, these variables were marked as missing values for these
municipalities. Since the correlation can be either positive or negative, the variables are tested
for positive and negative correlations, also known as a 2-tailed test. Table 2 shows the
variables that were compared and which hypothesis is connected to this statistical test.
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Table 2

Overview of the used variables and the hypotheses for the Pearson correlation test. The left and middle column
explain which variables were tested, while the right column connects the used variable to the corresponding
hypothesis.

Variable 1 Variable 2 Hypothesis
Inhabitants log Relative housing H1: A larger number of inhabitants in a
shortage 2030 municipality leads to relative more housing
shortage.

Inhabitants log % social rent H2: A larger number of inhabitants in a
municipality leads to a larger percentage of
social rent.

% social rent Relative housing H3: The relative housing shortage is lower

shortage 2030 in municipalities with a higher percentage of
social rent.

Average % social rent H4: The average processing time of houses

processing time is higher in municipalities with a high
percentage of social rent.

Average Inhabitants log H5: The average processing time of houses

processing time takes longer in larger municipalities, based
on the inhabitants, than in smaller
municipalities.

To rule out the logical fallacy that a correlation implies a causation, further tests were
conducted to test whether apart from a correlation also a causation between the variables in
the hypotheses could be found. This was done by conducting a multiple linear regression in
SPSS. Only the hypotheses that showed a correlation in the Pearson test were investigated
with this regression. Two regressions were run. In the first the relative housing shortage in
2030 was used as a dependent variable, the log inhabitants and the percentage of social rent
were the independent variables and average income, household size and the average
processing time were used as control variables. For the second regression the percentage
social rent was the dependent variable, the log inhabitants was the independent variable and
the average income per person, household size, average processing time and the relative
housing shortage in 2030 were used as control variables. Again, in these tests the used
variables were assumed to be normal distributed and either interval or ratio variables.

The interviews were transcribed in an intelligent verbatim transcription. For this research it is
irrelevant how the information was brought. Therefore, this manner of transcription is best
suitable for this research. The transcripts of the interviews were analysed and the useful
information was incorporated in the result section.

4.5 Validity and reliability

Research should maintain a high validity and reliability. A target, like in bow shooting, is one

of the best ways to visualize and explain what validity and reliability in terms of a research

mean. This target is seen in figure 8. In order for research to be valid the instrument used in

the resear chonneteadrsg ettod .beThdi s means that the used
one thing that the research aims to measure. Reliability within research means that the found

results are consistent to each other. If this research is reproduced, the findings should be

similar.

30



Lex Ridderikhoff i 564154 UU & PAS bv

Figure 8

Targets visualizing research validity and reliability.

Reliable but not valid Valid byt not reliable Neither reliable nor valid Both reliable and valid

Note®. Reliable data means all findings are alike (the dots are close to each other). Valid data measures
what it had to measure. In the right target the data is both reliable and valid.

In this case this research is valid if it manages to map out the effects of a national social rent
guota for municipalities on the housing pressure in the Netherlands. In order to maintain the
validity of this research the interview questions have been formed based on the insights from
the literature review. In this way it was made sure that the interview questions were grounded
in the theory. The semi structured manner of conducting the interviews further helped to
maintain a high validity and reliability of this research since the research method maintained
the same. Through this manner this research can more easily be repeated and the results are
consistent. Furthermore, the questions asked in the interviews were open and neutral
guestions in order to stay away from possibly influencing the respondent and to providing the
opportunity for the respondent to elaborate on the given answers. Since the interviews were
conducted among experts on housing in the Netherlands, the respondents were familiar with
most of the terms used. If needed the used terms were explained to the respondent. The
guestions were formulated as short and concrete as possible in order to keep the interview
clear for the respondent as well as for the researcher. This added to the validity of this research.
By interviewing experts who had experience at multiple projects and asking them about their
experiences at these other projects the reliability of this research was maintained.

This research uses national data on housing in all municipalities of the Netherlands. Therefore,
this research has a high ecological validity within the Netherlands. However, due to housing
markets being dependent on policies by national governments, in combination to the special
position social rent has within the Dutch housing market, the external validity on an
international scale is rather low. The used data has been selected on the basis of the set
research questions and hypotheses. Therefore, the data collected suits the research
objectives. The tests for correlation and causation conducted using SPSS were based on the
hypotheses stated in the theoretical framework, which led to a high face validity. By constantly
checking the hypotheses and the conducted statistical tests to the research questions the
construct validity was maintained. The dataset was created with great care and was checked
to filter out random errors.

SFrom fAPsychometr i cmepnrtosp eervtaileusatiinoni nosft rruel i abi l ity and vali
Alexandre & E. de Brito Guirardello, 2017, Epidemiologia e Servi¢os de Saude, 26(3), p. 652
(https://doi.org/10.5123/S1679-49742017000300022). Copyright 2017 by de Souza, et al.
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5. Case studies
In chapter 2 a general context on the Dutch housing market, social rent and the housing
shortage is provided. This chapter focusses on a number of cases and discusses these cases
in dept. For each case specific data on the housing market, shortage and population in the
municipality is discussed, just as the housing policy in that municipality and the characteristics
of the building project this case focusses on. This is done in order to provide context to the
researched cases.

5.1 Case study: Stationstuinen Barendrecht

5.1.1 Data on Barendrecht

One of the case studies is the Stationstuinen in the municipality of Barendrecht. This section
starts with providing some data on the municipality of Barendrecht, situated in the province of
Zuid-Holland. Located south of Rotterdam, this city is part of the Rotterdam 1 The Hague
metropolitan area which contains about 2.4 million inhabitants. Barendrecht itself has about
48.7 thousand inhabitants, according to data from the CBS (2021b) in 2020. About 17.7% of
these inhabitants are children till the age of 15, 17.9% are 65 years or older. The largest group
are the people between 45 and 65, this makes up 30% of the population. Figure 9 shows the
average income and the average housing price in Barendrecht and the Netherlands. As can
be seen in this figure the average income in Barendrecht is lower than the national average,
as is the average housing price in Barendrecht. The income in Barendrecht lies 18.7% lower
and the housing price lies 5.7% below the national average.

Figure 9

Average income and housing price of Barendrecht and the Netherlands

Average income Average housing price
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Note®. These graphs show the difference between the average income and housing price in Barendrecht
(blue) and the Netherlands in general (orange).

The city is proud of its green surroundings and wants to maintain this aspect in their city. There
are 19,594 houses registered in 2022, of which 26.5% multiple-family homes and 73.5% single-
family homes (VNG, 2022). In comparison to the average statistics in the Netherlands,
Barendrecht has less multiple-family homes and more owner-occupied houses. As can be
seen in figure 10, most houses in Barendrecht are owner-occupied. On average 43% of the
houses in the Netherlands are rentals, while in Barendrecht this is limited to 30.2%. 20.3% of

9 Data source: CPB, 2021; allecijfers, 2022a; CBS, 2021a
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the houses in Barendrecht are social rent, this is much lower than the 30% demanded by
minister de Jonge (Obbink, 2022).

Figure 10

Types of housing in Barendrecht in percentages

Types of housing

= Owner-occupied = Rental housing associations= Other rentals

Notel®. Owner-occupied housing is the largest in Barendrecht, followed by the rentals from housing
associations and other types of rentals.

5.1.2 Stationstuinen

The region of Barendrecht is growing and there is a prognosed housing shortage of 159
houses, or in relative terms 3.3 houses per 1,000 inhabitants in 2030 according to research
conducted by ABN AMRO in 2019. In order to fulfil this housing need in the municipality the
project fADe Stat i on As$shawn ie figore M ial the edstesideroktlee ltrains e d .
station of Barendrecht the municipality is planning to transform a business park into a new
neighbourhood of about 3,500 houses. This project will also include some shops, hospitality
services, schools and other services (Municipality Barendrecht, 2022). This project aims to
include 60% affordable housing, split up in 30% social rent and 30% other kinds of affordable
housing. The goal is to provide a livid place for housing, work and recreation. This 60% of
affordable housing is rather high in comparison to most other projects, it could be a
compensation for the 20.3% of social rent overall in the municipality. The current companies
located at this site are moved to another place, like the newly to develop business park Nieuw
Reijerwaard in Ridderkerk, at about 1.5 kilometres away as the crow flies (Municipality
Barendrecht, 2022). As can be seen on the map, the west side of the railway is a more crowded
residential area, while the east side has a less dense build environment. The Stationstuinen
will be the first large scale residential area at the east side of the railway in Barendrecht. At

10 Data source: VNG, 2022
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this moment, the Stationstuinen project is in its design phase and no buildings are yet realised.

The construction is planned to start in 2023.

Figure 11

The Stationstuinen in Barendrecht shown on the map
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Notell. The Stationstuinen are located in the square on the map, on the east side of the train station.

5.2 Case study: Piushaven Tilburg

5.2.1 Data on Tilburg
Another interesting case to look at is the Piushaven in Tilburg. The municipality Tilourg hosts

about 219,8 thousand inhabitants, making it the second largest municipality in Noord-Brabant
just behind Eindhoven (CBS, 2021b). Figure 12 shows the division of the age groups in Tilburg,
as can be seen from this chart the groups are pretty evenly divided. Due to the present
university and other forms of higher schooling Tilburg tends to attract students and young

professionals.

11 Google Maps (2022)
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Figure 12

Age groups in Tilburg in percentages

Age

= 0-15 = 15-30 = 30-45 = 45-65 = 65+

Note!?. The largest age groups are the 45-65 and 15-30, while 0-15 is the smallest age group.

As shown in figure 13, Tilburg has a low average income in comparison to the average in the
Netherlands, even one of the lowest of the province. This is also due to the large share of
students. However, the average housing price in Tilburg is also lower than the Dutch average.
Figure 13

Average income and housing price of Tilburg and the Netherlands
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Note!3. These graphs show the difference between the average income and housing price in Tilburg
(blue) and the Netherlands in general (orange).

12 Data source: CBS, 2021b
13 Data source: CPB, 2021; allecijfers, 2022b; CBS, 2021a
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The average income in Tilburg lies 32.6% lower than the national average, the average
housing price lies 31.7% lower than the national average.

According to allecijfers.nl (2022b), there are 102,471 houses registered in Tilburg; 50% of
these houses are owner-occupied, 33% are rentals by housing associations and 16% are other
kinds of rentals. For 1% of the housing supply the type of housing is unknown. Almost half of
the housing supply are rentals, which is above the national average of 43%. 37.9% of these
rentals are social rent (Obbink, 2022). Tilburg faces a large housing shortage in the upcoming
years. It is prognosed by the ABN AMRO in 2019 that in 2030 Tilburg has a shortage of about
4,800 houses (ranking them in the top 10 of largest absolute shortages nationwide), which in
relative terms means there is a shortage of 22 houses per 1,000 inhabitants.

5.2.2 Piushaven

Near the city centre, at a once abended industry port the municipality is developing the
Piushaven project. Figure 14 highlights the Piushaven on the map of Tilburg. Already in 2002,
the municipality agreed with the redevelopment of the Piushaven. The ambition is to realise
approximately 1,700 new houses in this area, accompanied with many facilities like schools,
restaurants and shops (Projectbureau Piushaven, 2018). This development is spread over
numerous smaller projects in 5 sub areas. including newly build buildings and redevelopment
of already existing buildings. The Piushaven wants to profile themselves as the boulevard of
Tilburg, balancing liveliness and liveability. Making it an attractive place for living, tourists and
entrepreneurship (Piushaven, 2022). In the vision about the Piushaven published in 2018, the
municipality wanted to realise 20% social rent of all houses in each sub area. Apart from this
social goal, the municipality also wants the buildings to be sustainable. Nowadays, 20% social
rent is rather unusual for these large scale projects near centres in large cities. However,
Tilburg is already above the minimum of 30% social rent in each city that minister de Jonge
recently demanded. Most locations in the area have already been realised and people are
already living and working in the Piushaven.
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Figure 14

The Piushaven shown on the map of Tilburg

Note!4. The Piushaven is located in the square on the map, southeast of the city centre (yellow on the
map).

14 Google Maps (2022)
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6. Results
This chapter portrays the results that have formed after the data analysis and the interviews.
Furthermore, the hypotheses are tested.

6.1 Quantitative results

A bivariate correlation test in SPSS was conducted to test the correlation on the hypotheses
described in chapter 2. If a correlation was found, a multiple linear regression was run to test
the causation between the variables in the hypotheses. Using the results on these hypotheses
the results on sub question 4 are portrayed. The results from these quantitative tests and the
hypotheses are explained in this section. An overview of the hypotheses is given below:

H1: A larger number of inhabitants in a municipality leads to relative more housing shortage.
H2: A larger number of inhabitants in a municipality leads to a larger percentage of social rent.

H3: The relative housing shortage is lower in municipalities with a higher percentage of social
rent.

H4: The average processing time of houses is higher in municipalities with a high percentage
of social rent.

H5: The average processing time of houses takes longer in larger municipalities, based on the
inhabitants, than in smaller municipalities.

Table 3 shows the hypotheses, tested variables, the Pearson correlation found and its
statistical significance. To test hypothesis 1 on correlation, a correlation test between the
variables inhabitants and relative housing shortage 2030 was conducted. As can be seen in
table 3, a weak negative correlation coefficient of r = -0.350 was found with a significance level
of p < 0.001. Meaning that hypothesis 1 shows a correlation, municipalities with a larger
number of inhabitants have a higher relative housing shortage. In the data both variables for
absolute and relative housing shortage in 2030 had a negative number if there was a shortage
of houses in a municipality and positive if there was a surplus of houses in a municipality.
Therefore, the found correlation coefficient is negative. For the second hypothesis a correlation
test between the percentage of social rent and the number of inhabitants of a municipality was
tested. A moderate uphill correlation coefficient of r = 0.469 was found with a significance level
of p < 0.001. Therefore, hypothesis 2 shows a correlation. A larger number of inhabitants in a
municipality is correlated to a larger percentage of social rent. As shown in table 3, to test
hypothesis 3 a Pearson correlation test was conducted between the relative housing shortage
in 2030 and the percentage of social rent in a municipality. A weak negative correlation
coefficient of r = -0.118 was found with a significance level of p = 0.029. This means that
municipalities with a higher percentage of social rent also have a higher relative housing
shortage. The correlation found is opposite to what was expected based on hypothesis 3.
Lastly, the Pearson Correlation matrix in appendix 11.3 shows that the average processing
time holds no significant correlation to any other variable in this matrix. No correlation between
the average processing time and the percentage of social rent was found (p = 0.606).
Therefore, hypotheses 4 and 5 are false since no significant correlation between the average
processing time and the percentage of social rent in a municipality was found.
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