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3. Institutional Changes on Housing
Markets in the Netherlands
Frans Dieleman and Pieter Hooimeijer

3.1 INTRODUCTION

The housing market in the Netherlands is going through major institutional
change. After the Second World War, the Dutch government embarked on a
policy of mass production of social housing and very extensive government
regulation of the housing market. The public sector became the main player,
taking over the decisive role that private interests had played in the prewar
housing market. For more than 40 years, the public sector then dominated
housing provision. It was only in the last decade of the twentieth century
that government influence waned and private parties were given more
responsibility again.

In this chapter, we analyse some of the nationwide trends that are
fundamentally changing the Dutch housing market. Special attention is given
to the trends in which government policy directly affects the way changes
occur in the housing market. We also emphasize trends in the division of
responsibility between the public and private sectors. Together, these focal
points coincide with the main theme of this book; demographic and socio-
economic trends will only be mentioned in passing for this reason. Trends
in the housing market are covered in subsequent sections. These fall under
three headings: first, the shifting balance between the preference for owner
occupation and social renting, mainly induced by the different attitudes in the
national parliament towards these tenures, the historically low rent level on
mortgages at this moment, and the growing affluence of the Dutch population;
second, the changing attitude towards the compact city policy in spatial
planning, most evident in the critique on the VINEX locations that are now
under development; and third, the ageing of the Dutch population, which will
be especially strong in the first decades of the twenty-first century, and the
growth in the number of young households of foreign origin in the large cities.
Following the discussion of these trends, we speculate on how these changes in
the functioning of the Dutch housing market will impact the various residential
milieus. We shall look at the four largest cities as opposed to the rest of the
Netherlands and compared with the surrounding suburban municipalities.
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This perspective is instructive because the composition of the housing
stock in the four largest cities is very different from that of the rest of the
country, both in terms of tenure and type of dwelling. Then we focus on
specific residential milieus and how these may be affected by changes in the
housing market context.

3.2 SHIFTS IN GOVERNMENT INTERVENTION

Until the 1980s, the Netherlands remained a bastion of social rented housing
and government intervention. France and Britain had already passed
legislation in the late 1970s and early 1980s to make housing policy more
market oriented, a trend observed since then in many European countries
(Dieleman 1997). From the late 1980s onward, the Dutch government also
redefined its role as regulator of the housing sector (see Priemus 1995).
Financial ties binding the social housing sector to national government were
largely dissolved. Owner occupation is now strongly promoted, also by the
political parties that used to be reliable supporters of the social rented sector,
such as the Labour Party and the Christian Democrats. The main thrust of
the latest policy document on housing (MVROM 2000) is towards freedom
of choice for the individual household. This shift away from government
regulation toward private responsibility has far-reaching implications for the
country's residential milieus, which is the main theme of this chapter.

Throughout the postwar era, physical planning has steered the design and
location of new residential areas. Even by northwest European standards,
the Netherlands stands out as a state where public regulation is strong and
the role of private interests is relatively small. The government has been
deeply involved in rehabilitating old neighbourhoods and replacing part
of the dilapidated housing stock. The grip of physical planning on the land
and housing markets has been particularly strong in the urban agglomeration
known as Randstad Holland.

During the 1970s and early 1980s, the state pursued a policy of
concentrated deconcentration of residential land-use. By creating new towns,
that policy has been instrumental in preventing urban sprawl from penetrating
the Green Heart of the Randstad. Later on, physical planning changed tack.
The new course was to promote redevelopment on brownfield sites in cities
for residential use while building new residential milieus on greenfield sites
near the previously built-up urban cores of the Randstad. These so-called
`VINEX' locations are now under construction. But they are also under
attack, criticized by the academic community and the national parliament
alike (Dieleman and Musterd 1999; Dieleman et al. 1999). Many think that
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the price/quality relationship of the housing stock created there will not
appeal to consumers in the long run. The anticipated benefit of compact urban
growth at these locations - specifically, the reduction of the use of private
cars - has not been demonstrated so far. Indeed, the whole idea of compact
urban expansion, as it is now being implemented, is being questioned. A new
approach to physical planning was presented in the Fifth Memorandum on
Spatial Planning (MVROM 2001).

Responsibility for the location and structure of new residential areas will be
decentralized to the provinces and municipalities. The ongoing construction
at the VINEX locations and the new policy directions set forth in the Fifth
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Figure 3.1 Urban land-use in Randstad Holland and VINEX locations
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Memorandum will affect the residential milieus that already exist, as
households move between the various milieus.

But it is not only changes in housing policy and physical planning that
fundamentally alter the housing market and the role of the public and private
sectors in housing. These policy changes go hand in hand with, and are partly
a reaction to, the demographic and socio-economic developments that have
taken place over the past three decades.

Compared to other Western European nations, the Netherlands has had a
very unusual demographic history since 1945. The postwar baby boom lasted
much longer than elsewhere, creating a very large cohort of people who are
now ageing. The baby boomers will create a glut of demand for housing
services for the elderly in the first two decades of the twenty-first century
(Hooimeijer et al. 1997). Furthermore, since 1970, the birth rate has dropped
substantially in the Netherlands, which means that fewer young households
are establishing families. Besides natural increase, immigration will also
affect the housing market. Large groups of migrants from Surinam, the
Caribbean, Morocco and Turkey live in the large Dutch cities. This relatively
young population is now reaching the stage where families are formed by
the second generation. The majority will probably remain living in the large
cities and will therefore demand housing there, which may lead to more
housing segregation between the cities and the suburbs along lines of race
and nationality (van Kempen 1997; van Kempen and Bolt 1997).

Another factor is the strong growth of the Dutch economy in the nineties;
GDP has grown faster here than in many other countries in northwest Europe.
A vigorous economy has immediate consequences for the development of the
housing market, and the way the state perceives its future role in the housing
sector. The Netherlands Central Planning Bureau (Centraal Planbureau 1996)
predicts substantial growth of income over the coming decades, implying a
drop in the number of low-income households which constitute the target
group of Dutch housing policy. The preference for owner occupation will
be exacerbated if the incomes do rise as expected. As the target group of
housing policy dwindles, fewer households will be eligible for cheap rental
housing, and demand for rental housing in general will decline (MVROM
1997). Housing associations will therefore probably have to reposition part
of the rental stock. For example, they might look for ways to capture part of
the demand for rental housing by the elderly. Meanwhile, they will probably
have to sell off part of the stock into owner occupation. In fact, a new state
subsidy has been introduced to help sitting tenants buy their dwelling from
the housing associations.
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3.3 TRENDS IN THE DUTCH HOUSING MARKET

Tenure preferences
In 1981, of all households already occupying an independent dwelling and
having the serious intention of moving in the next year, 72 per cent expressed
a preference for a rental dwelling. Of all starting households, this share was
even higher: 83 per cent. In the early 1980s, one could convincingly argue
that the Dutch were essentially a population with a preference for renting
over owning. In most developed countries, there was, by then, a clear and
growing preference for owner-occupied housing. And this was not (only)
because owner occupation was in a slump at that time. In 1977, before this
slump occurred, a comparable pattern was also observed in the preferences
of potentially mobile households. In 1994, the comparable percentages of
potential movers and starters in the housing market had dropped to 48 and 71
per cent, respectively, indicating a major shift in attitude towards the tenures;
now a majority of potential movers have a preference for owning (Dieleman
1999).

Figure 3.2 illustrates how this shift in preferences occurred. Tenure
preferences have very little to do with national culture as is sometimes
suggested. Rather, they have everything to do with experiences of people with
the relation between price and quality of housing in the rental and owner-
occupied sectors. In 1975, housing in the (social) rental sector was cheap, on
average costing little more than 10 to 12 per cent of the disposable household
income, far below the norm for northwest Europe. And the quality of the social
rental stock had always been good to fair. In the 1970s, owner occupation was
rapidly expanding too. However, it was not a serious alternative to the social
rented sector for middle-income households. The low cost of (social) rented
housing in the 1970s was a direct result of the policy that the government had
pursued since the 1950s (Dieleman 1999). Specifically, that policy entailed
moderating the rate of rent increases and providing financial support for non-
profit housing. The World Bank (1993) advised against setting rents far below
market levels for long periods. Such a policy was said to discourage private
investment in the rental sector and to impede filtering of households through
the housing stock. Furthermore, subsidies drawn from the national budget
may come under political attack when a government needs to make cuts in the
national budget. These negative effects of keeping rents low could be observed
in the 1970s and 1980s. But it was the need to reduce government spending
in the 1980s that led to a completely different approach to rent control. As
Figure 3.2 shows, the national government, which still has control over rents,
consistently raised rents above the consumer price index since 1975. In 1998,
on average, outlays for rent amounted to 24 per cent of the disposable income
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of renting households and 17.5 per cent for owner occupiers (MVROM
2000). Following the recovery of the owner-occupier market in 1983, after its
collapse in 1978, buying a house became comparatively inexpensive. Prices
were moderate, and the mortgage interest rate was very low. Home ownership
thus became attractive for renters, including those with a median income,
once prices started to recover, turning into a mass movement of moderate-
and higher-income households, from renting to owning, a trend that persists
even today. Fuelled by the growing demand, the cost of owner occupation has
risen sharply since 1991.

None the less, the movement from renting to owning is not abating.
One reason is that mortgage interest rates are at an all-time low. The shift in
preferences toward owning over renting is partly due to government policy
aimed at shifting the responsibility and costs for housing onto the consumer
and the private sector. The rent increases were government induced. By
making the rental sector much more expensive, many households no longer
consider it their preferred sector. Housing allowances are still in place but do
not completely compensate for the higher costs of living in the rental sector.
At the same time, mortgage interest rates for homeowners remain completely
deductible for income tax.

Of course, this shift in balance between renting and owning has severe
consequences for the housing associations. In 1999, they owned 36 per cent of
the stock in the whole country and 56 and 59 per cent of the stock in the cities
of Amsterdam and Rotterdam, respectively. These figures are extremely high
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compared with the share in surrounding countries, where social housing rarely
accounts for more than 15 to 25 per cent of the stock, and in cities private
dwellings by far outnumber units in the social sector. The central government
wants 65 per cent of the nation's housing to be owner occupied by the year
2010 (now 52 per cent). It is estimated that some 500,000 dwellings in the
social rented sector, out of 2.34 million dwellings in that sector, should be
sold into owner occupation by 2010. There is no right-to-buy legislation for
sitting tenants, so the decision to sell lies with the housing associations. As the
demand for this housing decreases and new housing at the VINEX locations
comes on stream, it will be necessary to sell off part of the stock anyway. This
trend toward more owner occupation may be expected to extensively alter the
character of urban areas with mainly social rented housing. We return to this
topic later on.

Compact city policy
In Randstad Holland, the design, location, and tenure composition of new
residential milieus have been largely dictated by physical planning for
decades (Dieleman et al. 1999; Dieleman and Musterd 1999). The planning
doctrine guiding urban expansion in this area has consistently been the
avoidance of urban sprawl into the Green Heart (Figure 3.1). One of the main
instruments to put this policy into practice was an extensive regulation of the
land market for urban expansion. Another was a strong government influence
on the location, design and tenure composition of newly developed residential
neighbourhoods. In fact, national housing policy and physical planning
became closely intertwined, together largely determining the form and
character of new residential environments. In the 1970s and early 1980s, the
goal of compact urban growth was accomplished by a policy of concentrated
deconcentration. This meant that some designated settlements and new towns
outside the large cities were allowed to expand, while the expansion of the
residential function of villages and the rural region was severely curtailed.
Under this regime, new towns of substantial size, like Zoetermeer near The
Hague, Nieuwegein near Utrecht, and Almere east of Amsterdam - just to
mention a few examples - were created as a distinct residential milieu (Faludi
and van der Valk 1994).

In the course of the 1980s, the policy of concentrated deconcentration
changed direction, mainly because the old urban cores of the large cities were
in a process of decline which was partly blamed on that policy. Under a new
policy, the government seeks to guide new urban (re)development toward
greenfield sites directly adjacent to the larger cities on the urban ring of
Randstad Holland and to locations within the cities. These VINEX locations
are now being developed (Figure 3.1). About 650,000 dwellings will be
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built there, of which some 400,000 had been completed by the year 2000
(MVROM 2000). So a sizeable new residential milieu in a very compact form
is now coming into existence, both within and in close proximity to the cities.

The VINEX policy has been hotly debated (Dieleman and Musterd 1999;
Ottens 1999) because the perceived advantages of a compact city policy were
no longer evident or accepted by everyone. One aim of this policy was to
keep the Green Heart of Randstad Holland open as an agricultural and natural
region. Until now, physical planning has been quite successful in realizing
this objective. The population growth of the cities and areas on the urban ring
has increased since the policy of compact urban expansion was enforced from
the 1970s on. And the growth of the population in the rural part of Randstad
Holland has been significantly curtailed. But recently, it has been predicted
that agriculture will reduce its presence in the coming decades. Even if part of
the land that will become available for other uses is converted to natural areas,
large tracts are still available for land-uses other than agriculture. Of course,
it makes little sense to try to preserve open land by developing compact new
residential areas while there is an abundance of land for which the planners
have no clear vision in the future.

One advantage of compact cities is supposed to be the reduction in the use
of the private car. Private car use and its impact on the environment is now an
issue of concern and debate throughout the Western world. Compact cities are
often proposed as a remedy for over-reliance on the private car. In such cities,
facilities for public transport can be provided more readily than in dispersed
urban regions. Moreover, many people will be able to walk or bike to work.
Unfortunately, the present VINEX policy does not seem to reduce the use of
the private car; instead, it appears to promote it for commuting. Dijst et al.
(2000) have surveyed the travel behaviour in Leidsche Rijn. Adjacent to the
city of Utrecht, this is the largest VINEX location being developed. Seventy
per cent of the residents of this new development drive to work. In fact, more
of them commute by car now than before moving to Leidsche Rijn. So the
mobility argument for the VINEX locations is not very convincing.

The last and probably most important set of arguments voiced against
the present VINEX form of compact city policy relates to housing. The
very compact residential milieus created here do not correspond at all to
the documented housing preferences of the Dutch. Research indicates a
demand for more space within and around the dwelling. The strict regulation
of the release of land for residential development, going hand in hand with
the compact city policy, may also be one factor in the high price of owner
occupation mentioned earlier (Feddes and Dieleman 2000). The report of the
World Bank (1993) argues strongly in favour of a timely release of enough
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land for the new construction of residences in order to avoid unnecessary
increases in the price of new dwellings.

Despite all the criticism of the new residential milieus in the VINEX
locations, the newly constructed dwellings are being sold or rented easily
and quickly. In the Leidsche Ran Monitor, van Kempen et al. (2000a)
present an analysis of the demand for housing at this new VINEX location
based on a survey of the new inhabitants. In the city of Utrecht, a wide
range of households - diverse in terms of income, household composition
and ethnicity - expressed an interest in moving to Leidsche Rijn. In reality,
though, a fairly specific group of households actually make this move. These
are mainly households with a head aged 30-54 years. Many have children
and most are in the middle-income bracket. This profile reflects the fact that
the new dwellings are relatively expensive. Thus, only households that have
already taken one or two steps in their housing career can afford to move
there. More than half of the new residents of Leidsche Rijn come from the
city of Utrecht and other municipalities in the vicinity. In that respect, this
new residential milieu prompts a substantial filtering process in the existing
housing stock of the city of Utrecht. About 50 per cent of the new residents
expressed the intention of remaining at least ten years in the dwelling they
had just acquired in Leidsche Rijn and clearly consider the new dwelling as
the peak of their housing career. The other half intend to move again fairly
soon. Leidsche Rijn may therefore experience a high turnover in the stock,
with large numbers of the residents moving on to other residential milieus, if
and when these become available in the future.

It is clear from this analysis of the demand for new housing in the VINEX
locations that, in the face of criticism of these new residential milieus, the
large number of new dwellings is easily absorbed in the housing market. If the
present housing market circumstances persist - that is, a continuing shortage
of housing in the areas where the VINEX locations are being developed, a
booming economy, and low interest rates for mortgages - these areas will
probably turn out more or less the way they were designed: as very compact
residential neighbourhoods.

Yet it is highly unlikely that this development pattern will continue after
the year 2010. Neighbourhoods similar to the present VINEX locations are
already a thing of the past. In light of all the debate on spatial planning in
practice, the Fifth Memorandum (MVROM 2001) calls for decentralization
of the design and location decisions on new urban development, relegating
the responsibility to the municipalities and provinces. Quite unlike the
position taken in the Memorandum on Housing (MVROM 2000) - that is,
that responsibility should be shifted from the government to the private sector
- the role of the private sector is hardly mentioned in the Memorandum on
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Spatial Planning (MVROM 2001), even though both reports emanate from
the same ministry. Nevertheless, under the new regime the preferences of
households, and in their wake the activities of private developers, will play
a larger role in the design and construction of new residential areas than is
now the case. One consequence of the proposed policy will undoubtedly be
the construction of less compact and more luxurious neighbourhoods over the
coming years.

Demographic change
It is not only changes in government policy on housing and physical planning,
as described in the previous two sections, that led to structural change in the
Dutch housing market. Demographic and economic changes have an impact
too. As stated in the introduction, our analysis of demographic and economic
circumstances can be brief. The population will age rapidly in the coming
decades as the very large cohorts of the postwar baby boom reach the third
and fourth stage of the lifecycle (Hooimeijer et al. 1997; MVROM 1997).
By the year 2010, just over 40 per cent of all dwellings will be occupied
by households over 55 years old; by the year 2020 they will occupy nearly
50 per cent of the dwellings. This trend has far-reaching implications for
residential milieus where these older households may be expected to live
by that time. One feature of the ageing process in the Netherlands is the low
rate of retirement migration from one residential milieu to another. In other
European countries, there is a significant retirement migration away from
metropolitan regions toward more rural regions, regions with a sunny climate,
and to coastal areas. But retirement migration is of minor importance in the
Netherlands (Dieleman and Priemus 1996). One reason may be the absence of
major climatic differences in this small country. Another may be the pattern of
urbanization, whereby Randstad Holland has relatively many small towns and
an abundance of open space. The prevailing housing market trend is therefore
`ageing in place'. The majority of the ageing population may be expected
to remain in the residential milieu where they now reside. Ageing in place
will mainly occur in the older suburban regions of metropolitan areas and the
growth centres that were built up during the 1970s and 1980s. Many young
households that moved there as part of the suburbanization wave in the 1970s
and early 1980s are now in the `empty nest' stage, and they may be expected
to remain there for the coming decades. These places will probably become
areas of very low mobility, dormant residential milieus. Mobility will take the
form of housing adjustment moves by the elderly toward condominiums and
small dwellings, at least if such units are available locally (Hooimeijer et al.
1997).
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The growth of the population of foreign origin in the large cities will also
have a strong impact on some of the residential milieus in these cities (van
Kempen and Bolt 1997; van Kempen et al. 2000b). There is little reason
to expect these groups to suburbanize in large numbers in the short term.
In general, second- and third- generation immigrants are not very wealthy.
They are therefore prone to remain in the social rental sector of the cities.
Conceivably, they may spread out into the older growth centres, where the
housing stock is within their means and might attract starting households
from this segment of the urban population. The VINEX locations that are now
under construction will probably be too expensive for the immigrants (van
Kempen et al. 2000a). Urban neighbourhoods with social rented housing will
probably see a further increase in the number of households of foreign origin.
We shall expand on the topic of residential segregation of immigrant groups
later on.

3.4 LARGE CITIES VERSUS THE REST

We now turn to the impact of the changes in policy, demography and growing
affluence upon various residential milieus. First, it is important to differentiate
the housing market situation in the four largest cities -Amsterdam, Rotterdam,
The Hague and Utrecht - from that of the rest of the country. For decades,
these cities have pursued a policy of building mainly social rented housing.
The result is an extreme situation with respect to the tenure composition and
the type of dwellings in the housing stock.

Even in the face of the growing demand for owner-occupied housing in
the 1980s and 1990s, the city governments persisted in expanding the social
rented sector: it grew from 45 per cent of the stock in 1982 to 55 per cent in
1994. This observation is one of the clearest examples of the undesired results
of excessive government influence on housing and too little concern with
trends in housing preferences. This housing is mostly in high-rise or middle-
high multifamily estates. There is still a significant private rental stock in the
cities, although this tenure is losing ground. Only recently has the policy of
expanding social housing in the cities been abandoned, mainly because of
changes made by the central government in the subsidy regime for this tenure
(Priemus 1996).

In the rest of the Netherlands, the social rented sector accounted for 39
per cent of the stock in 1994. Apart from owner occupation, social renting is
the only tenure with a significant role outside the urbanized western part of
the country. The private rental sector has dwindled to a mere 9 per cent of the
stock and is mainly found in medium-sized cities.
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Table 3. 1 Spatial differences in housing stock, 1982-1994

4 largest cities Rest of country
1982 1994 1982 1994

Social rented 45 55 39 38

Private rented 38 24 14 9

Owner occupied 17 20 47 53

Rental:
High rise 10 11 5 5

Middle rise 61 59 14 15

Single family 12 10 34 28

The shift in housing preferences toward owner occupation has quite
different consequences for the four largest cities than it does for housing
markets elsewhere in the country. These consequences can already be
observed to some extent in the trend in the type of occupants of the two major
tenures between 1982 and 1994 (see Table 3.1; Dieleman and Nijstad 1997).
In the rest of the country, the social rented sector now has strong competition
from the owner-occupier sector, as pointed out earlier. High- and middle-
income households now make up a smaller proportion of the clients of the
social rented sector, as indicated by the concentration index, which shows
how much a certain income group is relatively under-represented (below 100)
or over-represented (above 100) among the occupants of the tenure. Social
rental housing has become a sector for the lower incomes, more so in 1994
than in 1982, in the rest of the country.

It is clear that the housing associations are losing ground in attracting
middle- and high-income occupants, even if more of their stock is in single-
family housing than is the case in the four largest cities. They are selling off
part of the stock in housing markets where there is no general shortage of
housing. There is every reason to expect that competition from the owner-
occupier sector will remain high in the first decade of this century. Housing
associations will therefore have to adjust their position continuously. Outside
the four largest cities, this should not be too difficult, because a large part
of the stock of housing associations is in single-family housing. It is much
easier to reposition that stock than it is to reposition an estate of multifamily
dwellings. But it is clear that housing associations outside the large cities
are quickly becoming the landlords of the lowest-income groups and those
households that do not buy housing for reasons other than a low income. The
latter traditionally include one-person households, young starting couples
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Table 3.2 Income distribution of occupants of housing stock, 1982 and
1994

Income

Low Middle High

4 largest cities
Social rented 1982 107 107 87

1994 118 105 69

Owner occupied 1982 61 85 155

1994 39 92 195

Rest of country

Social rented 1982 115 123 73

1994 153 119 51

Owner occupied 1982 59 75 127

1994 59 86 138

Table 3.3 Housing stock of the cityregion of Rotterdam, by tenure and
price, 1993/1994 (%)

Rotterdam city Rest of
metropolitan area

Total metropolitan
area

Rental
< f 590 p.m. 61 28 46

f 590-790 p.m. 14 19 16

> f 790 p.m. 7 9 8

Owner occupation
< f 145,000 7 9 8

f 145,000-195,000 4 15 9

> f 195,000 7 20 13

Total 100 100 100

N* 1,000 269.25 219.05 488.30

Source COS 1996.
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with no strong links to the labour market and so on. Neighbourhoods with
many rental dwellings in the social rented sector may be expected to become
the habitat of these young groups.

The situation is quite different in the four largest metropolitan areas. First
of all, there is a strong contrast between the composition of their housing
stock and that of the rest of the country (Table 3.2). There is also a very
pronounced difference between the stock in the core municipalities and that in
the surrounding municipalities in the metropolitan area (Table 3.3). The data
for Rotterdam show that this city has predominantly cheap rental housing.
In contrast, the rest of the metropolitan area has most of the owner-occupied
housing and more luxurious rental housing. This situation was created by
the construction policies pursued by the city of Rotterdam and the other
municipalities over the last half-century. One consequence is a geographical
sorting out of households by income.

As Figure 3.3 shows, in the 1950s and 1960s both the city and the
surrounding suburban municipalities housed a population that on average
had a higher income than people living in the rest of the country. Since
the 1970s, this pattern has changed completely. Now there is a relatively
poor population in the core municipality and a wealthy population in the
surrounding municipalities. The population distribution in the metropolitan
area of Amsterdam, and to a lesser extent in The Hague and Utrecht, shows a
comparable trend (Wallet 2000).
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Figure 3.3 Average income in the Rotterdam city region (compared to the
Netherlands as a whole)



Institutional Changes on Housing Markets in the Netherlands 53

The contrast between the core areas and the surrounding areas in terms
of housing stock and inhabitants also has a clear ethnic component. Turks,
Moroccans, Surinamese and other minority groups are strongly concentrated
in core cities, constituting some 30 per cent of the total population in
Amsterdam and Rotterdam (Blok et al. 2000). There is little sign that
these groups will suburbanize in significant numbers, as noted earlier with
respect to the VINEX location Leidsche Rijn, near Utrecht. The immigrant
population is predominantly housed in the (social) rented sector and thus in
neighbourhoods where this tenure predominates (van Kempen and Priemus
1999). Yet the residential segregation of minorities is not extreme, as
segregation indices of some 0.30 to 0.40 indicate (van Kempen et al. 2000b),
partly because the social rented sector in the core cities is large enough to still
serve a broad spectrum of the population.

The extremely strong presence of the social rented sector in the housing
stock of the core cities is mainly the result of government regulation at
the local level of the housing market. Such a strong bias is now perceived
as undesirable because it is conducive to residential segregation at the
metropolitan level. But it is also under pressure from the rising demand for
owner-occupied housing. Moreover, neighbourhoods with a predominantly
older social housing stock are likely to become areas of concentration of low-
income households. When developing VINEX locations on brownfield sites
within cities, the emphasis is now placed on owner-occupied housing. And
various government memoranda propose to redifferentiate and upgrade the
social housing stock in neighbourhoods dating from the 1950s and 1960s (van
Kempen and Priemus 1999; MVROM 2000).

3.5 RESIDENTIAL MILIEUS

At least six residential milieus will be affected in different ways by the
dynamics of the Dutch housing market. The Memorandum on Housing
(MVROM 2000) distinguishes five types of residential environments: (i) city
centres; (ii) surrounding urban neighbourhoods, mainly developed since the
1950s and with a large supply of social rented housing; (iii) suburban milieus
and growth centres; (iv) villages; and (v) rural areas. We extend this list to
include the new VINEX locations as a sixth distinctive milieu. In this section,
we speculate on which residential milieus the various trends described earlier
might have the most significant impact.

Assuming the relative price/cost advantage of the owner-occupier sector
over the social rented sector does not change, the greatest impact may
be expected in the zone characterized by a strong presence of social rental
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housing in the large cities that was developed after the Second World War but
also in the VINEX locations now being developed. The trends in the postwar
neighbourhoods are related to those in the VINEX locations, as has been
pointed out by various authors, because these zones are in close proximity
(Teule 1996; van Kempen et al. 2000a). It will be difficult to realize the quota
of 30 per cent social housing that is now planned in the VINEX locations. If
the housing associations do succeed in building rental housing at a reasonable
rent and on a fairly large scale in the VINEX locations, this supply will
compete with the supply in the zones of older social housing. Our expectation
is that the VINEX locations will be developed to the size now planned and
will be predominantly owner occupied. The prospect of home ownership will
also draw present occupants from the large cities to these locations. Of course,
the prices are probably so high that not many of the middle- to low-income
households that now occupy rental housing in the cities can take the step from
renting to the relatively expensive housing in the VINEX locations.

If the present debate on the VINEX locations were to lead to a relaxation
of the present compact city policy after 2005 - and the Fifth Memorandum
on Spatial Planning seems to indicate this - that could dramatically change
the dynamics in all residential milieus in the Netherlands. To some extent,
the present suburban municipalities that are now restricted in their expansion
would profit from a change in the compact city policy because they could
gain more scope for new residential construction. This, in turn, could keep
the rate of turnover in the stock of these municipalities at a reasonable level.
And sufficient vacancies is a prerequisite for households to be able to adjust
their housing situation to their desires locally. A relaxation of the compact
city policy would probably be detrimental to the core cities and the growth
centres. The latter already show a tendency for departure from these milieus
for those who were the first residents and are ready for the next step in their
housing career. For the VINEX locations that are now being developed, a
change of policy could have severe consequences. Undoubtedly, they would
lose part of their population to less compact residential areas if these were
to be constructed under a new regime. Rural living would certainly boom if
given a chance to develop to a greater extent than allowed under the present
compact city policy.

We can be very brief about the impact of demographic change on the
residential milieus, since that is not the central theme of this volume. Ageing
of the population will occur mainly where the elderly of the future now
live, in the suburbs and to a lesser extent in the old growth centres and the
medium-sized cities. These will become milieus with very little turnover
in the stock and will thus offer little opportunity for starting households. It
has been suggested that an appropriate local housing policy for these areas
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Figure 3.4 Shortages and oversupply in residential milieus, 1998

might be to build condominiums which could appeal to the local elderly
(Hooimeijer et al. 1997). This policy could generate more turnovers in the
single-family owner-occupied stock and thus create new opportunities for
younger households. Ethnic minorities are unlikely to suburbanize on a
large scale - and the number of households in this group may be expected to
grow, as the second generation starts to form households of their own. As a
consequence, this population will increasingly inhabit many neighbourhoods
in the core cities and older growth centres.

The Memorandum on Housing (MVROM 2000) estimates the present
balance in the supply and demand for owning and renting and multi- and
single-family housing in the five milieus distinguished in that report (Figure
3.4). For all five, they foresee a shortage of owner-occupied housing,
especially in suburban and rural environments. Oversupply is expected to
develop for multifamily rental housing in the outer residential zones of the
core cities.

urban, outer areas

s: ,
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3.6 CONCLUSIONS

At the start of the twenty-first century, the Dutch housing market is undergoing
major structural change. After decades of very extensive regulation and
the promotion of the social rented sector, the government has now decided
to scale down its role in housing and leave more room for market forces.
Elsewhere in northwest Europe, this change occurred much earlier, in some
cases decades ago. The role of the public and private housing sectors in the
Netherlands is becoming increasingly similar to the balance between the role
of these two sectors in other countries. There is growing demand for owner
occupation, diminishing preference for social housing, and sharply increasing
housing costs, especially in the rental sector. These are the most obvious
consequences of the trend towards deregulation.

Housing in the Netherlands has not only been subject to regulation by
housing policy, but it has also been strongly influenced by physical planning.
At present, the regulation of new housing construction is still extensive, as
physical planning policy largely determines the design and location of new
residential areas. The Netherlands really stands out among other countries in
northwest Europe in this respect; elsewhere, private parties play a much more
prominent role in the design and location of new residential construction.

Compact new residential neighbourhoods are under construction on
brownfield sites within the cities and on greenfield sites adjacent to the
built-up areas. The design and location of these new developments are little
influenced by household preferences. These decisions are still predominantly
made at various levels of government in collaboration with property
developers and the building trade. This situation may change when the new
Fifth Memorandum on Spatial Planning, which decentralizes responsibility
to the municipal and provincial levels, takes effect in the coming decade.
Nevertheless, the role of private parties is barely mentioned in the Fifth
Memorandum although the central government appeals for more deregulation
and decentralization of responsibilities. Yet with the decentralization of
responsibilities, the influence of consumers on the design and location of
new residential milieus may none the less be expected to grow. This trend
may lead to less compact residential living in a green setting and increasing
demand for owner-occupied housing in core cities.
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