
Dutch practice

A guidance of what can be learnt 
from social housing practice in the 

Netherlands





Some history

• 1901-1920: the start of housing associations

• 1920-1940: building problems; council housing
• 1950-1970: expansion

• 1970-1990: rise of the owner occupied houses
• 1990-2000: independence

• 2000-2008: more work to do, asset rich/ cash 
poor
– Larger company size (Mergers)
– More competition
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Food for thought

• Trends
• National taxation of housing associations
• Construction methods
• Housing benefits
• Sustainable communities
• Revolving fund
• New business aspects



Trends

• Bigger houses

• Smaller families (thus more space per person)
• People live longer (grey golf)

• More ownership of houses
• Asset rich/cash poor

• Increasing housing shortage in urban areas in 
the west; less building sites

• Urban renewal and neighbourhood development



Taxation of housing associations

• They pay company 
tax (how to calculate 
benefits?)

• They are the end 
consumer regarding 
VAT

• Level playing field

• NMA



Housing benefits

• Directly to the consumer who is responsible to 
pay his/her rent

• Government wants HA’s to subsidize the 
housing benefit

• One million families receive housing benefit
• People receive housing benefit when the rent is 

maximally € 620,- (a month) and when their 
family income is maximally € 27.575,-

• Of the rent the tenant always pays at least €
200,- (a month) thus the maximum housing 
benefit is € 420,- per month.



Construction methods

• Tunnel building 
systems

• Prefabricated houses

• Timberframe and 
steelframe housing

• Temporal solutions 
(containers, 
cruiseships etc.)



Sustainable communities

• Both from an 
environmental point of 
view as from a social 
point of view

• The energy label from 
1 January 2008. The 
same but still different

• Passive housing 



Revolving fund

• Use the balance 
assets and transform 
them into cash

• Use the cash to cover 
forecasted deficits on 
new stock

• No grants available in 
the Netherlands



New business aspects

• Marketing

• Loyalty programmes
• Benchmarking

• Quality programmes
(QHS)

• Treasury

• Offering extra 
services

• Tailor made solutions



Affordable construction

• Tunnel building 
systems are very 
successful

• Especially for the 
larger schemes

• And only for single 
family houses



The results
• Results are that the building costs will decrease by 20-25%
• Because of the features of tunnel building systems the additional 

costs (e.g. design) will also tend to decrease. The pace of building 
increases

• Technically the buildings are solid and sustainable. Because of the 
experiences and improvements of the system there are now new 
possibilities (like noise insulation)

• Concrete cancer is not longer an issue because techniques are 
installed that prevent carbonatation and the use of Natrium
Chlorides

• This building method has a better quality and lower costs than 
prefabricated housing. Prefabricated housing is though more 
successful in Scandinavia  
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The prices of building
• Single family house building costs: £ 600 per 

m2 (approx. £ 56 per sq. feet)
• Multi family house: £ 800 per sq. feet 

(approx. £ 75 per sq. feet)
• Tunnel building £ 450 per m2 (approx. £ 42 

per sq. feet)
• Prefabricated solutions: £ 570 (approx. £ 53 

per sq. feet)
• Average size of the dwellings is 85 sq. 

meters (appr. 1.000 sq. feet)
• Building costs per dwelling:

– Single family normal
£ 51.000,-

– Multi family normal
£ 68.000,-

– Tunnel building single fam.
£ 38.250,-

– Prefab single fam.
£ 48.450,-

• The reference in Holland are always the size 
of the dwellings rather than the number of 
bedrooms



Land prices

• Amsterdam and other big cities in the Netherlands use 
the system of 50 year land lease.

• Depending on the location the price of the land is 
between £ 10.000,- and £ 22.000,-

• There is no differentiation regarding the type and the 
size of the dwelling

• Prices of land on the market are around £ 1.000,- per 
square meter (£ 80,- per square feet) 

• Thus the price of land for social housing is contrary to 
market prices and regarded as subsidised by the local 
government



Cross subsidy

• There are a lot of projects initiated by both housing 
associations as commercial developers

• Because local governments demand social housing as 
an integrated part of the projects (30%) 

• Commercial developers are not interested in the 
management of social housing

• Housing associations are interested in the revenues of 
commercial housing

• So in return of the management of the social houses 
commercial developers are willing to make a financial 
contribution towards the social houses.



Conclusions

• There is a lot to learn from each other
• Be a trendsetter do not wait until traditional 

becomes old fashioned
• Make clear agreements regarding 

resposnibilities


