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Housing in the Netherlands

Population: ~17 Million
Nr of HH: ~7.7 Million
Area: 41.543 km2 of which 

33.893 km2 land
Urbanisation rate:  83%
8% of surface built-up
Randstad is 20% of land 

yet ~45% of population
No very large cities

Source: www.cbs.nl and CIA World factbook

http://www.cbs.nl/


Source: PBL 2016. Cities in the Netherlands. Accessed athttp://www.pbl.nl/sites/default/files/cms/publicaties/PBL-2016-Cities-in-the-Netherlands-
2470.pdf

Randstad



Gravitational 
pull of the 
Randstad

Source: PBL 2016. Cities in the Netherlands. Accessed athttp://www.pbl.nl/sites/default/files/cms/publicaties/PBL-2016-Cities-in-the-Netherlands-
2470.pdf



Source: PBL 2016. Cities in Europe. Accessed at: http://www.pbl.nl/sites/default/files/cms/publicaties/PBL-2016-Cities-in-Europe-2469.pdf



Source: PBL 2016. Cities in 
Europe. Accessed at: 
http://www.pbl.nl/sites/defaul
t/files/cms/publicaties/PBL-
2016-Cities-in-Europe-2469.pdf

Most 
Europeans 
live in urban 
areas



Density

Ministerie van Binennelandse Zaken
en Koninksrijksrelaties, 2013. Wonen
in ongewone tijden. De resultaten
van het Woononderzoek Nederland 
2012. Accessed at: 
http://www.rijksoverheid.nl/docume
nten-en-
publicaties/rapporten/2013/03/01/w
onen-in-ongewone-tijden.html [25 
May 2013]



Tenure in the Netherlands



Facts and Figures on Housing in NL

Percentage of owner-occupied housing in EU countries

Ministerie van Binennelandse Zaken en Koninksrijksrelaties, 2013. Wonen in ongewone tijden. De resultaten van het Woononderzoek Nederland 2012. Accessed at: 
http://www.rijksoverheid.nl/documenten-en-publicaties/rapporten/2013/03/01/wonen-in-ongewone-tijden.html [25 May 2013]



The Netherlands: Housing Stock according to tenure, 1985 - 2011
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Home ownership versus (social) rental housing

ownership
social rental
private rental

Latest figures

30% is social 
rental housing; 
10% is private 
rental housing

Source:
WoON 2015



Ministerie van Binennelandse Zaken en Koninksrijksrelaties, 2013. Wonen in ongewone
tijden. De resultaten van het Woononderzoek Nederland 2012. Accessed at: 
http://www.rijksoverheid.nl/documenten-en-publicaties/rapporten/2013/03/01/wonen-
in-ongewone-tijden.html [25 May 2013]

Characteristics of Housing stock in NL

# of 
rooms

Single      Multi-family

Rental 

vs

O’ship

Building period



Ministerie van Binennelandse Zaken en Koninksrijksrelaties, 2013. Wonen in ongewone tijden. De resultaten van het Woononderzoek Nederland 2012. 
Accessed at: http://www.rijksoverheid.nl/documenten-en-publicaties/rapporten/2013/03/01/wonen-in-ongewone-tijden.html [25 May 2013]

Housing stock type 
in NL - compared to 
other EU countries

Freestanding Terraced/Row Multi-family Other types



Household affordability in the Netherlands



Household composition - # of persons over time

Ministerie van Binennelandse Zaken
en Koninksrijksrelaties, 2013. Wonen
in ongewone tijden. De resultaten
van het Woononderzoek Nederland 
2012. Accessed at: 
http://www.rijksoverheid.nl/docume
nten-en-
publicaties/rapporten/2013/03/01/w
onen-in-ongewone-tijden.html [25 
May 2013]

Single  person HH

Non-family HH

Couple w/kids

Single parent HH

Couple w/out kids



Household composition - # of persons

Ministerie van Binennelandse Zaken
en Koninksrijksrelaties, 2013. Wonen
in ongewone tijden. De resultaten
van het Woononderzoek Nederland 
2012. Accessed at: 
http://www.rijksoverheid.nl/docume
nten-en-
publicaties/rapporten/2013/03/01/w
onen-in-ongewone-tijden.html [25 
May 2013]



Housing 
expenditures as 
part of all HH 
expenditures
compared to EU

Ministerie van Binennelandse Zaken
en Koninksrijksrelaties, 2013. Wonen
in ongewone tijden. De resultaten
van het Woononderzoek Nederland 
2012. Accessed at: 
http://www.rijksoverheid.nl/docume
nten-en-
publicaties/rapporten/2013/03/01/w
onen-in-ongewone-tijden.html [25 
May 2013]



Housing 
expenditures as 
% of disposable 
income -
compared to EU

Ministerie van Binennelandse Zaken
en Koninksrijksrelaties, 2013. Wonen
in ongewone tijden. De resultaten
van het Woononderzoek Nederland 
2012. Accessed at: 
http://www.rijksoverheid.nl/docume
nten-en-
publicaties/rapporten/2013/03/01/w
onen-in-ongewone-tijden.html [25 
May 2013]



Social Housing in The Netherlands

Historical overview



Historic overview
Housing situation before 1901

Source: 
VanderWoud, 2010



Source: VanderWoud, 2010



Source: VanderWoud, 2010



Source: VanderWoud, 2010



Source: VanderWoud, 2010



Source: VanderWoud, 2010



Policy directions in social housing

Housing Act 1901:
Stimulated municipalities to establish housing 
associations:

o 1890: 40
o 1913: 301
o 1922: 1341

Large scale good quality housing production 
o Between 1916-1925: 96,600 houses produced



History of public housing – (1890 – 1940)

First housing associations originate from late 19th beginning 
of  20th century
Private initiatives (churches, unions, employers) and local 
authorities
Urban renewal for social disadvantaged people
1901: first Housing Law
Financed with state loans granted by local authorities and 
state subsidies (with obligation to pay back)
Extensive investments with too much risk and too little profit 
for market economy

Source: PPT Kees Boeser, Havensteder



History of public housing – (1945 – 1970)

Independent organisations
No obligation to pay back subsidies
Less influence local authorities
Supervisory power government
Not only lower income groups but also lower middle class
Social market with good connections to private market
Focus on mass production

Netherlands developed as a welfare state

Source: PPT Kees Boeser, Havensteder



History of public housing – (1970 – 1995)

Rental policy and protection of tenants
Increasing inflation and interests, imploding market for private 
housing 
Governmental planning of housing policy forcing back of 
housing need but with more influence of local authorities
Housing associations became partners of local authorities
Achieving mass production of social housing

Netherlands developed as a welfare state but started to 
change into a neo-liberal state (relatively late w/in EU)

Source: PPT Kees Boeser, Havensteder



History of public housing – (1995 – 2005)

State no longer provided subsidies for social housing to 
corporations, only one-time payment to make new building 
affordable (‘brutering’)
Rents in social housing do not cover their cost, housing 
associations cross-subsidize their social housing
Since 1997 livability new on the agenda: corporations had to 
play a role in keeping cities vital by keeping higher income 
groups in inner city 



History of public housing – (2005 – 2015)

Financial and market crisis
Bad reputation housing associations
Strong influence European Market (2012); social and market 
based rental segments changed dramatically (daeb/non-daeb)
Governmental need for financing debts
Increasing individual rental subsidies

Source: PPT Kees Boeser, Havensteder



History of public housing – (2015 - present)

Major revisions in Housing Act 2015
Restricted role for social housing: focus on SOCIAL housing 
(core task- affordable housing for l.i. HH and special need 
HH)
Establishment of ‘Autoriteit Woningcorporaties’ [Housing 
Associations Authority]
Performance agreements between housing associations, 
municipalities and tenants
Stricter (financial) governance

Effects not fully known



Is this social housing?

https://vimeo.com/46411559

Video on 100 years of housing act

https://vimeo.com/46411559




















Institutional framework

Social Housing Associations, 
so-called ‘toegelaten instellingen’

Associations, Foundations, Institutions, etc.
Role of social housing

provision of affordable housing
security of tenure, right to housing
quality housing stock
liveable neighbourhoods (area development)



Institutional framework

Social housing organisations are private organisations with a 
public goal
NON-PROFIT ORGANIZATIONS: 

Obliged to reinvest profits/reserves in social housing
Obliged to maintain stock 
Obliged to keep part of houses affordable (contracts 
with government) 

Earn some benefits: subsidies/tax benefits 
Professional real estate-companies but with a public mandate
Benchmark & Rating systems 



Social Housing sector – key figures (2015)

Housing Associations 350 and diminishing

Social rental dwellings 2,39  million - stable

% of total housing stock 30 – stable

nr of people in SH 4 million - stable

Average rent (€) 502

Average property value (€) 137.000 (fiscal value)

Average # dwelling/SHI 6.800

Source: Aedesnet





Fact and figures 2016
(reporting year 2014)

Source: 
https://www.aedes.nl/algemeen
/over-aedes#About



KEY PLAYERS IN THE DUTCH HOUSING MARKET

Tenants & Land-

lords Committees

Notary Offices

Central Government

Ministry Home Affairs (BZK)

Directorate General 
Housing, Neighbourhoods 
and Integration (WWI)

12 Provinces 

Provincial Planning 
Department

418 Municipalities [2011]

Municipal Housing 
Agencies

Physical Planning 
Departments

Housing Associations

350 [2015]

Federation of Housing 
Associations

AEDES 

WSW: Social Rental Sector 
Guarantee Fund (risk 
management)

Autoriteit
Woningcorporaties (AW)

Construction Actors
Builders
Industry
Developers & Brokers

Cadastre Agency

Netherlands Residential 
Federation

Residents/Tenants
Mortgage & Financial 
Institutions

Owners Associations

Adapted from Acioly, 2007

HOUSING SECTOR 
SOCIAL HOUSING 

ACTORS



Housing 
Associations

Control over 
Mandate :

Ministry

(WSW)

Financial control: 

Authority Housing 
(AW)

(Municipalities) Internal control:

Supervisory Boards 
RvCs

(Aedes)

(visitation 
committees)



Role of National government

• National government sets the legal framework
• Maintains financial and material supervision over the

HA’s
• Regulates rents (national rent setting system) and

annual rent increases for both private and social
rental dwellings

• Provides low income households with rental subsidy
• Owners receive complete tax deduction of mortgage

interest rate
• Prescribes minimum standards for construction of 

dwellings (Bouwbesluit)



Role of local government

• Local government formulates housing policy and
makes performance agreements with HA’s

• Local government is responsible for spatial planning 
(land use plans) and building permits

• Local government is responsible for public space
• Municipal Land Company important by buying and

selling land and preparing land for construction
• Many local governments own most of the land 

(leaseholdsystem)



Legal framework

Housing Act 1901  (regularly amended 1947,1965, 
1993, 2015)
Sets duties and responsibilities of various parties 
concerned with housing
Provides the State with formal powers to subsidise
the construction of houses
Indicates eligibility for State subsidy: financial 
frameworks
Allocates specific tasks to municipalities
Entrusts Housing Associations with special function



Tenure forms

Treshold for social/market based rental is 710,68 € [2016]
Ownership
Hybrids: ‘koopgarant’, ‘te woon’, ‘social koop’, etc

Rental price range # of units % of total
Cheap (rent < € 403,06) 331,538 15
Affordable (rent between € 403,06 to € 618,24) 1.449,113 65
Expensive below treshold (rent between €
618,24 to € 710,68) 360,009 16
Expensive above treshold (> € 710,68) 104,105 5



Social Housing: target groups

For whom?

Target groups for national housing policy include:

Low income households (income bands)

Young people

Elderly people

Disabled people

‘Travellers’ / caravan dwellers

Minorities

Asylum seekers



Financial framework



Financial framework
Autoriteit Woningcorporaties

Public/sector banks

Institutional 
lenders

WSW
municipalities

central govt

tenants

Housing 
associations

ISV

Rent 
allowance

rent

Loan

guarantees

ISV

ISV/WWI

Tax

Equity

35%

75%

Banks



Social Housing Sector in the Netherlands

Affordability of Housing stock
Rent policy: point system and yearly rent 
increase % (inflation)
Rent subsidy: from object to subject 
(=individual) subsidies
Rent quota: % of income spent on housing 
(increasing % largely due to rising energy cost)
Variable rent increase introduced in 2013 to 
tackle ‘scheefwonen’



Allocation Policies and Client Management

Before
Registration on housing waiting list

Now
Supply model in place: criteria and emergency

Allocation of housing

Rent agreement
rent price: rental charge and service costs
Yearly rental increase
involvement of tenants in management



Housing allocation

Woonnet Rijnmond
http://www.woonnet-rijnmond.nl/#/zoeken/kaart

http://www.woonnet-haaglanden.nl/

http://www.woonnet-rijnmond.nl/#/zoeken/kaart
http://www.woonnet-haaglanden.nl/


Rental





Amsterdam





9 Housing Associations in Amsterdam



Websites on housing the Netherlands

www.rijksoverheid.nl (Ministries)
www.vng.nl (municipalities)
www.aedesnet.nl (housing associations)
www.platform31.nl (knowledge and network organisation)

http://www.rijksoverheid.nl/
http://www.vng.nl/
http://www.aedesnet.nl/
http://www.platform31.nl/
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Translation of EU member states

Dutch English Dutch English 

Oostenrijk Austria Italië Italy

Belgie Belgium Letland Latvia

Bulgarije Bulgaria Litouwen Lithuania

Kroatie Croatia Luxemburg Luxembourg

Cyprus Cyprus Malta Malta

Tsjechie Czech Republic Nederland Netherlands

Denemarken Denmark Polen Poland

Estland Estonia Portugal Portugal

Finland Finland Roemenie Romania

Frankrijk France Slowakije Slovakia

Duitsland Germany Slovenie Slovenia

Griekenland Greece Spanje Spain

Hongarije Hungary Zweden Sweden

Ierland Ireland Verenigd Koninkrijk United Kingdom


