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1 Introduction

The OTB Research Institute for Housing, Urban and Mobility Studies is an interfac-
ulty research institute of the faculties of Architecture, Technology Policy and Man-
agement, and Civil Engineering and Geosciences. As an Interfaculty Research Insti-
tute it has an independent status within Delft University of Technology, it falls di-
rectly under the responsibility of the management board of the university (CvB) and
functions as an autonomous unit within Delft University of Technology.

The three deans of the constituent faculties form the board of OTB. They advise the
OTB-management and the CvB. The institute is formally unable to establish its own
professorships. All the OTB chairs are in its three constituent faculties or are partly
outside Delft.

Mission and Research Area

The OTB’s research covers the areas of housing, urban, mobility and geo-studies.
The research activities deal with the built environment, and refer to aspects of the
technological sciences, the policy and management sciences, the behavioural sciences,
spatial disciplines and the application of information and communications technol-
ogy. This research profile is directly connected to the mission of the institute to con-
duct strategic research on the built environment in which both a fundamental under-
standing and application of results are central objectives. More specifically, research
on the built environment is focused on the design and use of system innovations.
The interplay between technical components and societal issues forms a key element
of the research.

The main objective of OTB is to perform strategic research in the areas of housing
studies, urban studies, mobility studies and geo-information studies. This type of re-
search, which can be described as ‘use inspired basic research’, is positioned between
fundamental and applied research, see figure 1.

Figure 1 Quadrant model of scientific research’

Research is inspired by:
Considerations of use?
No Yes
Pure basic research Use-inspired basic
Quest for fundamental Yes
, (Bohr) research (Pasteur)
understanding?

Pure applied research

e (Edison)

") Stokes, D.E. (1997), Pasteur’s Quadrant. Basic Science and Technological Innova-
tion, Washington D.C.: Brookings Institution.

It is directly related to the mission of Delft University of Technology, which is ‘...to
contribute significantly to well-considered solutions for urgent societal problems,
both nationally and internationally.” This means that the input for the research at
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Delft University often comes directly from societal problems (for an elaboration see
the Research Programmes in the subsequent chapters), and the application of the re-
sults is also an important objective of the research. This does not imply, of course,
that researchers at OTB do not conduct fundamental and applied research. Often
they are the start (fundamental orientation) or the result (applied orientation) of stra-
tegic research. So, besides a fundamental orientation aimed at understanding, design,
innovation and evaluation are also part of the research activities at OTB. Since use-
inspired basic research looks at both fundamental understanding as well as considera-
tions of use, the output of use-inspired basic research is broader than in the case of
pure fundamental research. Valorisation in the form of, for instance, professional
publications and publications aimed at the general public forms an essential part of
use-inspired basic research.

The research activities of OTB have an international as well as a national scope, are
often multi-disciplinary, and involve the technical sciences, the policy and manage-
ment sciences, the behavioural sciences, the spatial disciplines and the application of
information and communications technology. Sustainable urban development is the
focus of the institute’s research portfolio, which is oriented at both scientific pro-
gress and identifying and solving future societal problems, and which consists of
seven research programmes:

I. Housing Systems, which aims at examining and explaining the manner in
which housing systems can be characterized, how they change over time, and
whether they are and will continue to be sustainable in terms of affordability,
quality of individual units, and quality of the residential environment;

II.  Housing Quality, which focuses on the physical quality of dwellings and
which studies how to improve the physical quality of houses in four research
areas: technical knowledge on health and sustainability of dwellings, innova-
tion of building and maintenance processes, management of housing provid-
ers, and policy instruments and enforcement procedures aimed at improving
housing quality;

III.  Urban and Regional Development, which deals with the interrelationships
between the ever growing complexity of urban systems and the extent to
which the development of these systems can be influenced through policies
and governance;

IV. Neighbourhood Change and Housing, which is concerned with the ways in
which residential neighbourhoods are ordered, organized and lived as every-
day realities in a changing urban world,;

V. Transport Studies, that focuses on investigating the sustainability perform-
ance of particular intermodal (freight) and integrated (passenger) transport
systems/networks;

VI. Governance of Geoinformation and Land Development, which focuses on
research in land law, the administrative, legal and organizational aspects of
geo-information, and the institutions, such as organizations, processes, legal
rules and (financial) instruments, that are (or may be) used in the spatial de-
velopment of both urban and rural areas;

VII. GIS Technology, which concentrates on developing and providing geo-
information technology and knowledge for crisis management and spatial in-
formation infrastructure.

Management

The management structure of the institute in 2009 is depicted in figure 2. There has
been a scientific director, Peter Boelhouwer since 1 September 2003, who formally
has both managerial and scientific responsibilities for the institute. In addition, Wil-
lem Korthals Altes has been a director of the institute since 15 October 2003. Both



directors and the administrator and the head of the Department of Methodology and
Informatics form the management team of the institute. This team meets every three
weeks. The coordination team, which meets every three weeks, consists of the coor-
dinators of each research section and the management team. The research sections
are presented in figure 2.

The Management style could be characterised as informal, content-based, stimulating,
quality assurance, entrepreneurial (fund raising, development of new topics). The
emphasis is on ‘coaching leadership’, whereby each researcher bears a certain per-
sonal responsibility and is accountable for his or her activities and output. The man-
agement style is also result-driven. For Motivation, the R&O cycle plays an important
role, not only as an assessment but also for the development of careers. Through a
series of annual assessment interviews, certain performance targets (formulated as
‘SMART” objectives) are agreed upon with each member of staff and form the basis
for the next assessment. Other important tools are human resource management and
talent scouting. The daily management is quite business orientated and differs a lot
from the common management style in University groups. Everybody at OTB uses a
management tool which registers all different activities using a specific code. This is
not seen as an annoying procedure but as a worthwhile tool to conduct all activities
efficiently and effectively.

In the Research process, project groups are formed on a regular basis, often between
sections. Other research activities in which collaboration takes place include work-
shops within the institute, but also with colleagues of constituent faculties,
NETHUR (Stadsdag), TRAIL (annual international conference), international re-
search conferences, joint articles etc. OTB also takes advantage of referee comments.
The scientific research of OTB is peer reviewed regularly, either in the form of a
midterm review or as part of a VSNU-NWO-KNAW research assessment, which
may take place in the context of a research assessment of one of the constituent fac-
ulties, TRAIL, or NETHUR.

The decision-making procedures, management style, means of motivation, commu-
nication and control and processes of improvement and innovation are sketched in
more detail in the following. Figure 2 depicts the management structure of OTB.
The OTB Board is made up of the three deans of the constituent faculties. The board
meets 4 times a year. The board advises the directorate and the CvB and advises on mat-
ters of strategic management. The scientific director has scientific and managerial re-
sponsibilities, takes decisions, usually in the form of joint decisions of the manage-
ment team and/or the coordination team, which meets once every three weeks.

The management team is the policymaking heart of the institute where most of the insti-
tute’s policy is prepared and meets once every three weeks. The management team
also prepares the meetings of the coordination team.

The coordination team is the body where de facto decisions are taken about new re-
search initiatives, about human resource management, about finance, about collabo-
ration, and in general, about priorities.

Each coordinator leads a research section where the day-to-day management takes place.
There is budgetary independence of the sections: both internally and externally. The
TUD financial allocation system has a direct financial impact on the research output.
A certain competition between sections is promoted. Management information is
crucial. The content of the research is the prime concern of the #heme group headed by
a theme leader. Research programmes are directed by a programme leader.
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Once a year the programme connci/ (Programmaraad) meets, consisting of both external
researchers and practitioners, who advise the OTB directorate at programme level.

Figure 2 Management structure OTB, ultimo 2009
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Research programmes, Research themes, programme and theme leaders

The research activities of the institute are organised into seven research programmes,
congruent with the research sections. In some cases, the coordinator is not in charge
of the research programme but acts as a manager of the research group.

In this document the following seven research programmes are presented:

- Housing Systems (programme leaders: Prof. Peter Boelhouwer and Dr Marja

Elsinga).

- Housing Quality (programme leaders: Prof. Henk Visscher and Dr Vincent

Gruis).

- Urban and Regional Development (programme leader Prof. Wil Zonneveld).
- Neighbourhood Change and Housing (programme leader: André Ouwehand).
- Transport Studies (programme leader: Prof. Milan Janic).




- Governance of Geoinformation and Land Development (programme leader:
Prof. Willem Korthals Altes).
- GIS technology (programme leader: Prof. Peter van Oosterom).

The research is organised into a number of themes within the seven programmes.
Table 1 gives a complete overview of the research groups and these theme groups.
The OTB Research Institute and the Faculty of Architecture cooperate in the Hous-
ing Quality research programme.

Table 1

Research programmes, research themes and theme-leaders

Research programme

Research theme

Theme leader

Housing Systems

Programme leaders: Peter Boelhouwer,

Housing Institutions and Governance

Housing Preferences and Choice

Marja Elsinga

Harry Boumeester

Marja Elsinga
Housing Prices and Supply Harry van der
Heijden
Housing Quality Sustainable and Healthy Housing Laure Itard, Anke

Programme leaders: Henk Visscher,

Vincent Gruis

Housing Management

Policy Instruments and Enforcement
Procedures
Innovation of Building and Mainte-

nance Processes

van Hal

Vincent Gruis,
Nico Nieboer
Frits Meijer, Henk
Visscher

Ad Straub, Anke

van Hal

Urban and Regional Development

Programme leader: Wil Zonneveld

Spatial Development

Spatial Governance

Kees Maat

Dominic Stead

Neighbourhood Change and Housing

Programme leader: André Ouwehand

Neighbourhood Stratification
Neighbourhoods as Changing Social
Sites

Neighboutrhoods as Sites of Govern-

Reinout Kleinhans
Matrco van der
Land

Andtré Ouwehand

ance

Transport Studies Sustainability of Freight and Passen- ~ Milan Janic

Programme leader: Milan Janic ger Transport Systems

Governance of Geoinformation and Land Development Willem Korthals

Land Development Altes

Programme leader: Willem Korthals Geo-information Studies Jaap Zevenbergen

Altes Land Tenure and Property Rights Hendrik Ploeger

GIS technology Crisis management Sisi Zlatanova

Programme leader: Peter van Oosterom  Spatial Information Infrastructure Peter van
Oosterom

The collaboration between the different research programmes is represented in table
2, which indicates for each of the programmes in the rows with which of the other
programmes, mentioned in the columns, it collaborates on a frequent basis.
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Table 2  Frequent collaboration between research programmes

Housing Sys-
tems

Housing
Quality
\Urban

and Regional
IDevelopment
Neighbour-
hood Change
and Housing
Transport
Studies
Governance
of Geo-
information
and Land
IDevelopment
[Technology

GIS

Housing

~
o

Systems - X

Housing
Quality X - X X

Utrban and
Regional - X X X

Development

Neighbourhood
Change and X X - X X
Housing

Transport
Studies X _ X

Governance of
Geoinformation X X X X X
and Land -

Development

GIS Technology

Research Strategy and Policy

Since the establishment of OTB in 1985 several assessments of the institute’s re-
search by international review committees have taken place. Several of these review
committees recognized that the institute considered it to be a challenge to develop a
profile of fundamental research and to position its research in an advanced and in-
ternational research setting, but they also noticed that this had not yet materialized.
This has lead the OTB to putting more effort into establishing an environment in
which internationally oriented basic research can flourish.

This was recognized by the VSNU-NWO-KNAW International Evaluation Commit-
tee that evaluated the research of OTB in 2003 over the period 1997-2002. The
Committee concluded that OTB had made substantial progress over the last 6 years
towards reaching its goals to move from short-term contract research to internation-
ally significant fundamental research, without losing sight of the important role that
OTB has to play in public and private sector housing and built environment policy in
the Netherlands. The review committee scored each of the research programmes ac-
cording to the criteria of the Standard Evaluation Protocol and remarked about these
scores: ‘Our general view of OTB is that on the 5 point scale used in 1997 and again
for this current review, the Institute scores 4 which is “ ...very good with some re-
search of international standing.” This was the score in 1997 and there is the obvious
reaction that in terms of this scoring, OTB is no different from then. This shows that
the numbers simply do not reveal the progress that has been made and must be
treated as indicative only.’




In 2007 the research of OTB over the period 2003-2006 was reviewed by an interna-
tional review committee as part of the assessment of Urban and Regional Research in
the Netherlands (Nethur Research School). This committee recognized that the strat-
egy of the institute had developed since the last review in 2003 partly based on the
recommendations of that review committee. In the spectrum of ‘fundamental re-
search, strategic/basic research, applied research and consultancy research’, the focus
of the institute has shifted to more fundamental and more basic research, with less
applied research. The review committee was of the opinion “... that OTB has
achieved many of the goals it set itself since the last review. It responded positively to
a majority of the recommendations.” [that the previous review committee had made].
The scores of six of the seven research programmes are depicted in table 3; the pro-
gramme Geo-Information and Land Development was not reviewed by the commit-
tee, because the committee did not feel qualified to review this programme.

Table 3 VSNU-NWO-KNAW International Evaluation 2007 of the OTB re-
search programmes 2003 — 2006

Housing Sustainable Urban  Intermodal GIS Urban Re-

Systems Housing Studies  and Urban  technology newal and

Transforma- Freight Housing

tions Transport

Quality 4.3 34 3.8 4.0 4.6 4.0
Quantity 39 3.9 4.2 4.2 3.2 3.7
Relevance 4.5 3.8 3.3 3.9 4.6 4.1
Viability 4.4 3.4 3.1 3.2 4.6 4.4
Total 17.1 14.5 14.4 15.3 17.0 16.2

The 2007 review committee also came up with several recommendations both at the
level of the institute and at the level of the individual research programmes. Many of
these recommendations have been taken into account during the process of develop-
ing the OTB Research Programme 2009-2014 that is presented in this document.
This process started with a meeting of the programme leaders, theme leaders and the
management team in the fall of 2008 in which the results of the review were dis-
cussed and evaluated, and in which each of the proposals for the new research pro-
grammes were extensively discussed. The main recommendations of the review
committee concern internal and external collaboration. The committee concluded
that there is only limited co-operation between the seven programmes within OTB.
It recommends that the institute should aim to encourage more cross-fertilization
and interconnection between the programmes. Researchers in the institute could
benefit more from each others experiences and expertise. Although internal collo-
baration between research themes and programmes has been an ongoing concern of
the institute since the previous research programme, which is acknowledged by the
review committee, it nevertheless notices that OTB has still a way to go. During the
discussions with the programme and theme leaders this aspect received quite some
attention and they became fully aware of the importance of this point. In the descrip-
tion of each of the research programmes a section is dedicated to, among other
things, internal collaboration and whenever possible collaboration between themes
and programmes will be actively sought.

As far as external collaboration is concerned the review committee points specifically
to collaboration within NETHUR of PhD students and senior researchers. Although
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there will definitely be situations in which collaboration within NETHUR could be
improved, it is emphasized here that NETHUR covers only part of the research do-
main of OTB. For instance, researchers of the Transport Studies programme already
co-operate successfully in TRAIL for a long time, researchers of the Governance of
Geoinformation and Land Development programme collaborate with the research
school Tus Commune, researchers of the SHT-programme participate in the research
school SENSE, and the GIS technology programme co-operates with the ITC in
Enschede. Moreover, when the review committee acknowledges that OTB has
achieved many of the goals it set itself, goals which where to a large extent focused
on fundamentalisation and internationalization of the research, it should be realized
that this is at least partly due to external collaboration, both nationally and interna-
tionally, in research projects and in research networks. The institute intends to con-
tinue and whenever possible intensify its, apparently successful, strategies and poli-
cies with respect to external collaboration. The cutrent collaboration between the dif-
ferent programmes has been presented in table 2.

Resources and Funding

OTB is a hybrid organisation in the sense that it combines research that is directly
funded with contract research. The aim of the institute is to maintain a largely bal-
anced — 60:40/40:60 — relationship between directly funded and contract based ac-
tivities.

The achievement of many of the goals that OTB had set itself for the period 2003-
2008 was partly facilitated by the institute’s participation in two long-term research
programmes. The participation in various BSIK programmes, awarded by the Minis-
try of Economic Affairs, is a good example of how the institute’s research was em-
bedded in long-term objectives and strategies. Another important and significant
boost to the scientific and academic status of OTB came with the founding of the
Delft Centre for Sustainable Urban Areas (SUA) of Delft University of Technology.
Its activities were coordinated by OTB. Six of the seven OTB research programmes
were conducted within the SUA. The exception, Sustainable and Reliable Freight (&
passenger) Transport Systems/Networks, falls under the TU centre for next Genera-
tion Infrastructures (NGI). The University’s Executive Board made additional finan-
cial resources available to these centres for the period 2003-2009.

These long-term research programmes have now ended and have only partly been
replaced by others. Combined with the financial position of Delft University of
Technology, which may result in a substantial reduction of the institute’s direct fund-
ing, this might imply a return to more relatively short term contracts. In order to
avoid that this will lead to the drying up of the stream of PhD students, which was
started with the long-term programmes in 2003, the OTB has decided to appoint
every year one new PhD student to every research programme during the period
2009-2014 (and one per two years for the research programme on Transport Stud-
ies). The OTB will also try to acquire new long-term research projects such as EU-
projects and NWO-projects.



2 Housing Systems

2.1 Introduction

a. Mission and research area

The objectives of the Housing Systems research programme are to examine and ex-
plain the manner in which housing systems function, thereby contributing to the de-
velopment of theory, and to play an influential part in the social debate on housing.

b. Relationship with previous programme

The Housing Systems research programme studies housing systems in different coun-
tries and the way they change over time. The focus of the group is on the general shift
away from government intervention toward more of a market orientation in recent
decades. But recently, not least because of the credit crunch and economic recession,
this government withdrawal has been debated. There is a need for a new description
of the role of government in housing markets. We analyse developments in the market
and also study the governance of housing and the outcomes of housing systems.

We analyse different parts of the housing system in three theme groups. The first
group is Housing Institutions and Governance, which compares the role of institu-
tions in systems from a theoretical point of view, in different countries, and analyses
governance over time. The second group, Housing Preferences and Choice, studies
the demand side of the market and focuses on how housing preferences can be meas-
ured and explained. The third group, Housing Prices and Supply, studies the supply
side of the market and develops housing market models and monitoring systems.
There used to be four groups, but for reasons of overlap with other groups and criti-
cal mass we reduced the number to three.

The programme for the period 2009-2014 builds on the previous programme for the
period 2003-2008. Many projects will continue, and many contract partners will be the
same, but new goals have been formulated and new partners have been approached.
Consequently, the programme will continue to work toward the goals established by
the previous programme while developing new goals which are in line with the rec-
ommendations of the assessment committee.

c. Scientific relevance

The programme is based on the question of how housing systems can be character-
ised, how they change over time, and whether they are sustainable, i.e. whether they
will continue to produce the desired results (affordability, quality of individual units
and quality of the residential environment) in the long term. In other words, it must
address not only the needs of today, but also those of future generations. To what ex-
tent can the housing system ensure that adequate housing results are and will continue
to be achieved?
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Figure1 The housing system model
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Figure 1 shows our perspective on the housing system. Our definition of systems is
derived from Bekebrede and Mayer (2006). A system is composed of organised parts
that interact in time and space. While the subparts of the system seem to be manage-
able or under control, the system as a whole may display complex behaviour. A system
is more than the sum of different parts; in the case of housing systems we focus on
the composition of the system and on different outcomes.

A housing system consists of different agents, which are described in Figure 1. On the
demand side, households are the key agents. On the supply side, agents producing
houses and housing services, such as building companies, project developers, com-
mercial and social landlords, are the key agents. Finally, institutions such as housing



policy, forms of public-private partnerships and the values and norms of households
play an important role in the housing market, where demand, supply and institutions
meet, and where the outcomes of the system are the consequent result.

In our analyses and evaluations of housing systems or parts of housing systems we use
the UN’s ideas of good governance, which imply effectiveness and efficiency but also
address issues of equity and inclusiveness. In terms of the outcomes of the housing
system we focus on affordability, quality, availability and accessibility. Since the hous-
ing system is part of a broader societal system, housing outcomes have an impact on
broader outcomes such as economic growth, social equity and houschold welfare.
Housing production is an important economic factor contributing to economic
growth. The extent to which housing demands are met contributes to the well-being
of households. And housing regulations, such as allowances and laws, contribute to
redistributing income and wealth and are therefore part of societal welfare arrange-
ments.

Three theme groups comprise the programme, each of which focuses on certain as-
pects of the housing system as outlined in Figure 1.

1. Housing Institutions and Governance

This group focuses on the institutions that constitute the housing system and the gov-
ernance of this system. By studying differences between countries and developments
over time, insight into the working of housing systems is gained, particularly into the
interplay between housing and welfare. The theoretical approach is drawn largely from
welfare theories (sociology and economy) and governance theories (policy sciences).
Group members: Elsinga (theme leader), Boelhouwer, Van Bortel, Haffner, Van der
Heijden, Hoekstra, Lawson, Mulder (Architecture), Lennartz, Oxley, Ronald, Tous-
saint.

2. Housing Preferences and Choice

The work of this group centres on the demand for housing services and housing units
and is concerned with identifying, quantifying and explaining consumer preferences
and choices. Both qualitative and quantitative methods are used to determine prefer-
ences and the desire or propensity to relocate. The disciplines of psychology and geog-
raphy are important to this group.

Group members: Boumeester (theme leader), Boelhouwer, Coolen, Dol, Elsinga,
Goetgeluk, Hoekstra, Jansen, Marién and Meesters.

3. Housing Prices and Supply

This theme group focuses on the functioning of the housing market and in particular
on house prices and housing production. Neoclassic theory is a point of departure for
the housing market models that are being developed. However, this theory is also sub-
ject to discussion since its theoretical preconditions are not always met in practice in
the housing market. This group aims to unravel the functioning of the housing market
by reflecting on existing models and refining the different monitoring systems that
measure the functioning of the housing market in practice.

Group members: Van der Heijden (theme leader), Boelhouwer, Boumeester, Dol,
Elsinga, Neuteboom, Oxley and De Vries.
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d. Societal relevance

Since the 1970s, housing has undergone a process of deregulation in many western
European countries. Governments chose to take a lesser role in housing, for both
ideological and economic reasons. The market has had an increasing influence. In
many countries, we see a shift from supply-side subsidies, intended to promote hous-
ing production and improvement, to housing allowances for the most vulnerable so-
cial groups. Government interventions addressing affordability are restricted to the
most vulnerable social groups, and appear to have become an instrument of social
policy. In the Netherlands in particular, the government’s withdrawal has led to the
social rental sector becoming fully independent, although by law it retains the social
objectives of housing provision. This reshaping of social housing is not unique to the
Netherlands. In many other countries serious reconsiderations of social housing are
taking place.

Moreover, markets may not always produce what the government would prefer. In
particular, the credit crunch and its global effects which have led to recession in many
countries enforced a reconsideration of the role of the government in both financial
markets and housing systems. Housing systems are strongly interconnected to finan-
cial markets and therefore housing systems have suffered from the credit crunch:
housing production decreased considerably, housing preference has changed and care
for the most vulnerable households in the housing market is under pressure. The
question of what housing systems should look like and how housing systems can lead
to desirable social outcomes is will be a pressing issue in 2009 and subsequent years.

Changes in the housing system and the new roles of government, providers and con-
sumers in the housing market raise a number of new questions. What are current con-
sumer preferences, how can they be measured and how flexible are they? Why does
the residential construction market not produce what consumers and government
would like? And how do changes affect the role of individual organisations and
households? What is the role of social housing associations likely to be in the future,
and to what extent is home ownership considered to be a bedrock form of pension?

The purpose of the programme is to chart the housing system, to gain a deeper under-
standing of that system, informed by different theoretical perspectives and methods,
and to explain why there are differences between countries. The programme also
seeks to explain why changes to the system itself will have consequences, both ex-
pected and unexpected, for the housing market. Various theories are tested and vari-
ous methods applied. Further to the overall OTB mission, the Housing Systems group
also wishes to make a tangible contribution to the resolution of social and societal de-
bates and problems in the field of housing. It will therefore make deliberate efforts to
translate the knowledge gained into usable reports and recommendations, and to iden-
tify the social issues facing the various partners.

e. Synergy between fundamental and applied research

The programme leaders ensure that contract research contributes to the research pro-
gramme as a whole. This enables the group to contribute to the aims of the research
programme by means of the contracts it must acquire in order to secure funding for
the Institute. It acquires such contracts by presenting its research to the wider field
and by demonstrating that the research group is indeed a leading repository of exper-
tise in its specialist area. The available expertise is actively brought to the attention of
potential contract research clients. Contract research requests are considered selec-
tively, with those most appropriate to the overall research programme enjoying pref-



erential treatment. The group has substantial experience in executing contract research
for different levels of government as well as for corporations and nonprofits.

f. Internal and external collaboration

There is a relationship between the Housing Institutions and Governance theme
group and the research group Urban Renewal and Housing. Both groups are con-
cerned with matters of housing governance. Moreover, they share the same theoretical
approach: the governance network theory. Both theme groups will work on disserta-
tions and theses involving desk study and field research, and on the further develop-
ment of network theory. The two groups will continue to inform each other of their
progress, and will attend each other’s group meetings where appropriate.

There is also close cooperation between the Housing Preferences group and the group
considering Social and Spatial Integration in the residential environment (part of the
Urban Renewal and Housing programme). Both groups conduct research into the
perceived quality of housing units and neighbourhoods, where perceptions rely heavily
on underlying value systems.

Similatly, there is a relationship between the House Price and Supply group and the
Geo-Information and Land Development research programme, whose relationship
centres around research into the functioning of the land market. Where the Geo-
Information and Land Development programme looks specifically at questions of
government intervention and its consequences, the House (and House Building) mar-
ket group will use the knowledge it gains to identify consequences in terms of housing
production.

Moreover, the group on housing preferences cooperates with the Faculty of Technol-
ogy, Policy and Management, the Faculty of Architecture and the Faculty of Industrial
Design Engineering to refine the instruments used to measure consumers’ prefer-
ences.

The Housing Systems group collaborates with different universities in other countries.
There are official ties with the Centre for Comparative Housing Research of De
Montfort University in Leicester, the Australian Housing and Urban Research Insti-
tute, the Rural Institute in Seoul, Reading University, the University of Glasgow, Upp-
sala University and the University of York. We also collaborate in several activities
with the Centre for Urban and Regional Studies (CURS) at the University of Birming-
ham. We exchange knowledge, provide facilities for visiting researchers and explore
possibilities for joint projects with these universities. The group participates with Bel-
gian universities in the Flemish Knowledge Centre for Spatial Planning and Housing.
This centre is led by the University of Leuven and executes scientific as well as policy-
relevant research.

g. Relations with education

The research group strives to strengthen the relationship between its activities and the
educational courses of the faculties of Architecture and Technology Policy and Man-
agement. The aim is to integrate the knowledge of housing systems in the relevant
courses conducted by these faculties. A number of researchers are involved in, and are
partly responsible for, the courses offered by the Faculty of Architecture (Boelhouwer,
Coolen and Goetgeluk). In addition, Goetgeluk and Elsinga contribute to the ‘Land:
Use and Development’ components of the relevant TPM courses.

The intention is to reinforce the relationship with the Faculty of Architecture’s
courses by allowing students to participate in the research group’s programme. Based
on its goals, the research group is formulating a number of proposals for graduation
projects, to be put forward to the students of the Real Estate and Housing faculty.
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The curriculum will then devote greater attention to the relevant topics. In addition
the research group is planning to develop a postgraduate part-time course on Housing
and Urban regeneration. We will do this in close collaboration with the English Char-
tered Institute of Housing (CIH), other Dutch research groups and partners in the
Dutch housing sector. With this course we want to strengthen the links and create
synergy between our academic research, applied contract research and education.

h. Researchers and other personnel

The research group comprises a mix of junior, experienced and senior researchers.
This makes it possible to commence and complete doctoral projects while conducting
other strategic and applied research. We strive towards maintaining a creative balance
in our research staff in terms of expertise and seniority. We will especially focus on at-
tracting promising junior researcher. The group covers a broad range of disciplines
within the field as a whole: economics, sociology, governance and spatial disciplines.

Table 1 Staff of the research programme and research themes

. . Themegroup
CR: z 3
259 4 2309 2 8
2 2w 9 39 © 3 .8
%8 T & § A 5
Prof. P.J. Boelhouwer X X X
G. van Bortel X
Dr H.J.F.M. Boumeester X* X
Dr H.C.C.H. Coolen X
K. Dol X X
Dr M.G. Elsinga X* X X
Dr RW. Goetgeluk X
Dr M.E.A. Haffner X
H.M.H. van der Heijden X X
J.S.C.M. Hoekstra X X
Dr S.J.T. Jansen X
C. Lamain X
Dr J. Lawson X
C. Lennartz X
G. Marién X X
Dr J. Meesters X
A. Mulder X
Dr M. Oxley X X
Dr R. Ronald X
G. van Steen X
J. Toussaint X
P. de Vries X

*) Theme leader

i. Resources, funding and facilities

Research carried out as part of the programme will have various sources of funding,
including the NWO, research funds and regular primary funding flows, EU resources
and, to a considerable extent, contract research income.



2.2 Ambitions for the period 2009-2014

Scientific goals

During the coming period, the group will concentrate on increasing its academic and
scientific contributions. Mote details on these ambitions and the three theme groups
within the program are described below.

1. More emphasis on strategic and fundamental research

Wherever possible, the research group will seek to appoint postgraduate researchers
working on a doctoral thesis. The PhD students are professionally supported and su-
pervised to pave the way toward achieving their doctorate. In the coming years we in-
tend to appoint one PhD student each year.

2. Influence the international scientific debate

The research group will continue to participate in the international scientific and aca-
demic forum. It will do so by increasing the number of international publications, by
increasing its representation on the editorial boards of international journals devoted
to housing studies, and by improving its exposure in theoretical and methodological
respect by producing books and articles on these topics.

3. International cooperation

The research group is making efforts to intensify international cooperation, by partici-
pating in different comparative projects for the European Commission. The OTB Re-
search Institute’s contribution to the Flemish Knowledge Centre for Sustainable
Housing Policy is a good example of long-term bilateral cooperation. The production
of articles and books in co-authorship with international researchers is another means
by which this aim is currently being, and will continue to be achieved.

The group also regards its active participation in the European Network for Housing
Research (ENHR) as important. Boelhouwer is chairman of the ENHR’s coordination
committee, while members of the research group chair several of the working groups
active in the ENHR context. The goal for this period is to strengthen ties with Austra-
lia, Canada and the US.

Social and societal goals

Real-life practice constitutes an important source of inspiration for the research con-
ducted within the Housing Systems programme. The provision of new perspectives to
support social debate, the production of recommendations and the development of
instruments are not only important motivators but also a source of income. Moreover,
the process of translating current academic insights into practical recommendations is
a challenging one, as is the desire to have a thorough knowledge of practice contribute
to the development of theory. During the coming period, our ambition is to
strengthen this mutual interaction.

1. Relevance of research to social discussion

The research group strives to play a part in the Dutch housing debate and, wherever
possible, to introduce academic and scientific knowledge to the discussion. To do so,
it conducts sound, relevant research, and ensures that the results are published in re-
ports and professional journals.

2. Participation in the Dutch housing debate

The research group is always eager to accept invitations to make presentations, to an-
swer questions from the professional and popular media, and to take part in various
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discussion forums. Its members sit on the editorial boards of various professional
journals.

2.3 Description of research programme and research themes

Housing Institutions and Governance (HIG)

Introduction

This group centres around the institutions that constitute housing systems, the way
housing systems are governed and the outcomes of housing systems. Figure 2 shows
the focus of this group, on housing institutions and how housing institutions influence
the market and the outcomes of the housing system. The group works closely together
with the group on Housing Preferences and Housing Choice, in particular where
housing tenure and housing affordability are concerned. On the issue of housing pro-
vision and housing affordability the group has joint projects with group on Housing
Price and Housing Supply.

Cutrently housing systems are being reconsidered and debated in academia and in
politics. The credit crunch and economic recession affecting many countries put pres-
sure on the functioning of housing systems. Housing demand decreased, house prices
are decreasing, housing production is dropping and there new questions in academic
and social debates about the way decent housing for the most vulnerable households
should be or could be organised. The Housing Institutions and Governance group
wants to contribute to these debates by a thorough analysis of housing institutions and
housing governance. Good knowledge of housing systems and their outcomes is cru-
cial to understanding systems and contributing to theory but also to reconsidering and
reshaping housing systems in practice.

The research projects in this group are mainly comparative. We compare housing sys-
tems or parts of housing systems between two or more countries and the way these
have evolved since the early 1990’s. Comparing housing systems contributes to better
understanding, to theory building and to societal debate on solutions for current hous-
ing problems.

Figure 2 The focus of HIG
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the housing system with the financial system. Countries with typically higher percent-
ages of homeowners are more dependent on financial markets and seem to be harder
hit by the credit crunch. The different regulations, the different housing tenures and
different ways of governing social housing create different logics for actors in the sys-
tems and lead to different outcomes. Social housing, for example, has very different
meanings which need to be understood to analyze the housing system. Not under-
standing can lead to what Kemeny calls the ‘Romeo error’. Also, home ownership has
different meanings in different countries (Ruonavaara, 1993; Mandic and Clapham,
1996; Toussaint et al., 2007). These different meanings easily result in misunderstand-
ings and misinterpretations of housing systems.

The Housing Institutions and Governance group focuses on understanding different
housing institutions and how they work within the system. By ‘institutions’ we are
guided by Keogh and D’Arcy: ‘In the most general sense, institutions are the rules,
norms and regulations by which a society functions. They impart certainty and stability
to social interaction, but they also change and develop over time as circumstances and
experience dictate. Since institutions are created by human society, they are a reflec-
tion of the power and interests within that society.” (Keogh and D’Arcy, 1999 in Ox-
ley, 2004). We follow Williams (1998) in his classifications of three types of institu-
tions:

- formal institutions: laws and regulations

- institutional arrangements between partners

- informal institutions: values and norms

Governance (see Figure 1) is another keyword in the name of this group. We use gov-
ernance as a verb and mean the process of decision-making and implementation or
non- implementation given the range of formal and informal institutions and institu-
tional arrangements.

The issue central to this group is the role of housing and the housing system on wel-
fare and welfare regimes. Should housing be considered to be a wobbly pillar or as a
cornerstone of welfare? A wobbly pillar called social housing, that develops into a
safety net for the housing market? Or a cornerstone called home ownership: housing
as a way to build equity that serves as a pension and safety net—in other words, a pri-
vate welfare arrangement often called asset-based welfare (Malpass, 2008; Harloe,
1995; Kemeny, 1995; Groves et al., 2007).

The group will continue to contribute to the ongoing debate on convergence and di-
vergence of housing systems from a social scientific perspective (Donnison 1967;
Donnison and Ungerson, 1982; Harloe, 1995; Kemeny, 1992, 1995; Kemeny and
Lowe, 1998; Boelhouwer & Van der Heijden, 1992; Boelhouwer et al., 2000; Heijden,
2002; Hoekstra, 2003). Two PhD projects will be finished in this research period
(Harry van der Heijden and Joris Hoekstra) and will contribute to this debate on hous-
ing systems.

Moreover, the group intends to contribute to societal debate on the institution’s
changes and their impact on housing governance and housing outcomes. We will fo-
cus on three research lines:

1. Social housing: welfare or market?

2. Home ownership and welfare strategies

3. Welfare through the housing market: instruments of affordability
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The priority research lines

Social rental housing: welfare or market?

Social housing is between housing policy and welfare policy, between market and gov-
ernment, and is therefore the topic of theoretical and societal debate. The withdrawal
of the government and the reorganisation of the welfare state impact heavily on the
position and role of social housing. It is hard to capture these developments with ex-
isting theories. In his theory of the dynamics of rental systems, Kemeny (1995; 2005)
uses the degree of competition between nonprofit housing and for-profit housing and
comes to a distinction between (integrated) unitary and dual rental systems. In an inte-
grated unitary rental market nonprofit rental housing can compete with for-profit
rental housing effectively without the need for invasive regulation or being given ei-
ther special protection or special responsibilities. In a dual rental market there is no
competition between nonprofit rental housing and for-profit rental housing. We thor-
oughly studied Kemeny’s concept of a unitary model from an economic perspective
and concluded that such a model, without governmental governance, is vulnerable and
it might either go bankrupt or stop delivering housing to the most vulnerable groups
(Van der Heijden et al., 2008). We are, however, fascinated by three key features in
theories on social housing: competition, governance and nonprofit organisations.

We have previously explored competition and social housing and developed a frame-
work for analyzing competition and social housing (Oxley et al., 2008; Haffner et al.,
2009). A PhD project will concentrate on competition between social housing and
market housing in theory and in practice in England and in the Netherlands (Christian
Lennartz).

The relation between housing associations and governments is changing and is a topic
of debate in different countries (Boelhouwer, 2002; Scanlon & Whitehead, 2007). Due
to the shift from government to market the position of social housing has changed,
governance has also changed and is still changing. We intend to continue studying the
relation between housing associations and government at the local level, using a net-
work approach (Bortel & Elsinga, 2007; Haffner & Elsinga, 2008). We explored dif-
ferent strands in network approaches and applied the approach in practice. This re-
sulted in new research questions, in particular, how do local networks work over time
and to what extent are they influenced by the broader national housing context? This
resulted in a PhD project on the functioning of local networks in urban renewal over
time in England and the Netherlands (Gerard van Bortel).

Finally, the issue of nonprofits and how they can operate in between the government
and the market is our research interest. In continental Europe nonprofits often have
roots in the corporatist tradition and in different countries there are different ar-
rangements with governments. These arrangements are under pressure since govern-
ments are deregulating and privatising. Who legitimises nonprofits and under which
conditions are they financially viable are our key questions (Swartz et al., 2008; Elsinga
et al., 2008). We will continue to study the European as well as the American literature
on nonprofits, in particular the studies of the Johns Hopkins Center for Civil Society.
We will explore the extent to which this literature and empirical evidence can contrib-
ute to theory and to Dutch and European practice.

Home ownership and welfare strategies

Home ownership is steadily growing in Europe: more and more people own their
homes and are building equity with the house (Groves et al., 2007; Doling et al., 20006;
Elsinga et al., 2007; Haffner, 2008). Kemeny (1992) distinguishes home owning and
cost rental societies and Ronald (2008) further elaborates on this concept of home
owning societies and more particularly on home ownership ideologies.



Housing is an important asset and for many households it is the largest investment
they make in their lives. Over the past 25 years, more and more Europeans have be-
come homeowners. They have often taken out a mortgage and while repaying they
build up housing equity. The differences in numbers of mortgages taken out and bor-
rowers’ behaviour in different European countries are thoroughly described and ana-
lysed in a recently finished thesis (Neuteboom, 2008). By repaying the mortgage, hou-
seholds build equity; in many countries household equity grew even more as a result
of rising house prices. In sum, household housing wealth has increased substantially
(Horsewood & Neuteboom 2006)

At the same time, there is a tendency toward increasing income insecurity for EU

citizens (O'Malley, 2004). In order to sutrvive economically while facing globalisation

and ageing populations, welfare expenditures have diminished. Generally, benefits

have gone down and households cannot count on the government to the extent they

once did. Instead, they must be self-reflective, make decisions about private safety

net strategies and take responsibility to prevent getting into financial difficulties. It

has been suggested that in this context housing equity represents a more important

role in households’ financial safety nets (Kemeny, 1992; Groves et al. 2007).

The group took part in a European project that studied the impact of these develop-
ments and focused on the security and insecurity of homeownership. The results show
that housing equity is regarded as a nest egg and more and more households look to
housing equity as a kind of additional pension. Households anticipate lower housing
expenses in old age and will consider downsizing or moving to a rental dwelling to
free up equity. Among many houscholds there appears to be cautiousness and hesi-
tancy, even disgust, at the idea of freeing equity by remortgaging (Jones et al., 2007).
Nevertheless, mortgage equity withdrawal is regarded as a promising option for the
future, at least by policymakers and lenders. The results of this study are part of a PhD
project that explores the concept of ‘housing asset based welfare’ (Janneke Toussaint).
Housing equity and ageing societies is the subject of a follow-up EU project titled
‘Demographic Changes and Housing Wealth’ (DEMHOW). Housing equity, and in
particular withdrawing equity with different equity-withdrawal mortgages, can be a
way to reduce the costs associated with an ageing population. The DEMHOW project
describes the developments in mortgage markets and pension systems and explores
their roles in financial planning by interviewing households in eight countries in dif-
ferent cohorts. A number of researchers from this group take an active role in this
project.

In some countries, however, the home ownership rate is decreasing. It is harder for
young people to become homeowners, and they do so at an older age than their par-
ents did (Ronald & Dol, 2008). Young people have fewer opportunities to build eq-
uity, at the same time that job security as well as welfare arrangements have been re-
duced. A post-doc project will shed some light on generational effects and in particu-
lar on the position of would-be first-time buyers on home ownership in the UK, Japan
and the Netherlands (Richard Ronald).

Welfare throngh the housing market: instruments of affordability

‘What is affordable housing and how can it be achieved?” has been a key research
question since the inception of the research group. In past years we have elaborated
different definitions of affordability (Haffner & Heylen, 2008; Winters et al. 2004).
Moreover we used the concept of ‘user cost’ to enable an adequate comparison of the
costs for homeowners and tenants (Elsinga & Conijn, 2001) and reflected on the con-
cept of tenure neutrality (Haffner, 2003). We have elaborated further on these policy
basics used to achieve affordable and accessible housing by exploring welfare econom-

OTB Research Institute for Housing, Urban and Mobility Studies



ics (Barr, 1998) and theories on nonprofit housing (Handy, 1997; Glaeser & Shleifer,
1998). The central question is: What exactly is the aim of policy, and what is the best
way to achieve the aim? We endeavour to develop a theoretical framework to evaluate
different instruments in housing policies that are intended to safeguard the afforda-
bility and accessibility of housing while also taking the risks of home ownership in par-
ticular into account.

There have been many policies to provide affordable housing. Some policies were
aimed at housing for all, others were targeted at the most vulnerable households. As a
result of government withdrawal in many countries there has been a push to reduce
financial involvement and to target housing subsidies to those most in need. This went
hand-in-hand with a shift from supply-side subsidies to housing allowances (Kemp,
2007). Moreover, these housing allowance schemes have been changing over time, try-
ing to address the drawbacks of the systems, like the poverty trap and overconsump-
tion (Haffner & Boelhouwer, 2006; Turner & Elsinga, 2005). Housing allowances ap-
pear to be more cost-efficient than brick and mortar subsidies but they do not encour-
age housing production. Different governments are concerned about the production
of housing and they are particularly interested in efficient ways to produce affordable
housing. There may be a return to a supply strategy as described by Lawson &
Milligan (2007). Alternative strategies that combine affordability with a production in-
centive are being developed in different countries. We also explored the role and ef-
fect of government mortgage guarantees on the affordability and accessibility of home
ownership (Elsinga et al., 2004). In the next period the group will contribute to this
search for alternative affordability strategies and evaluate different alternatives.

A first alternative, already applied in different countries in different ways, is the land
subsidy, of which Section 106 in Britain is a clear and elaborated example (Oxley,
2008). In other countries, such as Belgium and the Netherlands, there is interest in
such strategies and an interest in research to get a clear picture of the effects of such
strategies.

A second alternative is so-called intermediate housing tenures, which are tenures in
between renting and owner occupation. There are different types of low cost and low
risk home ownership. Some of these can be considered as temporarily subsidised
home ownership, while others appear to involve a different tenure in the long run as
well: a social home ownership sector (Yates & Whitehead, 2006; Elsinga, 2005, Gruis
et al.,, 2005). We will further elaborate on this topic and contribute to the understand-
ing of different types of intermediate housing and their impact.

A third strand of alternatives is private funding for social rental dwellings. Different
countries have different approaches to attempts to relieve the financial burden of so-
cial housing and to attract private funding for social housing (Haffner et al., 2009).
This can be enabled in different contexts, and nonprofit organisations and govern-
ment guarantees can play a role here. We are exploring the developments in different
countries (Lawson, 2009, Elsinga et al., 2004) and gaining insights that can be useful in
the practice of changing housing systems.



Housing Preferences and Choice (HPC)
Introduction

Figure 3 'The focus of HPC
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geluk 1997, Oskamp 1997). The conceptualisation starts with the definition of hous-
ing. According to Hooimeijer (2007) a house is a multidimensional object. It’s a care
centre (safety: eating, sleeping and so on); an activity centre (expression: work, family
life, friends, leisure); a geographic node in a ‘care network’ (neighbours, friends, fam-
ily); a geographic node in an activity network (work, schools and so on) and a means
of investment. A house must be an expression of value for money at a specific time
and at a specific geographical location (Mulder 1993). Value for money implies that
the quality of the house - expressed as people’s valuation of its attributes (care cen-
tre/node, activity centre/node), which must match people’s (social) value structures
and activity patterns, which are related to the various careers (study, work, family,
housing) at a specific time in space - must be affordable in the short and long run.

People permanently define preference structures that are related to the various stages
in their lives. The number of housing choices, whether to stay or move, is limited
since it involves a high level of risk and is costly (transaction costs). It is risky since the
choice will have effects on the course of their lives, as path dependency studies show.
Individual housing choice not only depends on housing market supply, but also af-
fects this supply. A characteristic of the housing market is that supply is generated for
the most part by people moving house. This can also be referred to as “filtering sup-
ply’. At this point HPC meets the research work of the theme group House Prices and
Housing Supply. The extent to which supply is made available and is reoccupied by
various categories of households also depends on government policy, regulation and
institutions, the parts of the housing system that are under study by the Housing Insti-
tutions and Governance group.

At the individual or household level, supply must be linked to the preferences of the
household. The housing consumer will learn how the housing market enables or con-
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strains the housing search. These opportunities and constraints can occur at both the
micro and the macro level. The degree of the constraint depends on the urgency of
the move. It is safe to say that after a period of search, people will often exhibit actual
behaviour (revealed preferences) that differs from their original plans (stated prefer-
ences).

Theoretical framework

As Priemus stated in 1969: ‘Dwelling can be considered to be a continuous attempt to
match the actual housing situation with the aspiration image — which is determined by
the comparison of present practical possibilities — and the continuous attempt to har-
monise the aspirational image with the subjective ideal image, which is the result of
the consideration of the present theoretical possibilities’ (Priemus 1969, p 14). This
definition implies that housing behaviour 1) develops through certain processes (e.g.
housing preferences develop throughout people’s lives), 2) is goal-oriented (people an-
ticipate changing circumstances) and 3) can be regarded as situational (e.g. dwellings
need to be available and accessible at a certain time and location). These three aspects
of consumer behaviour in the housing market are represented in Figure 4 (Goetgeluk,
1997).

Figure 4 Motivational, procedural and situational aspects of consumers’ be-
havior on the housing market
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Initially the motivational aspects of housing behaviour were based on the career/life
cycle theory as previously used in a Dutch context (Priemus, 1984; Hooimeijer &
Linde, 1988; Mulder, 1993; Clark et al., 1994; Goetgeluk, 1997 and Boumeester, 2004).
Demographic changes (household composition, age) or changes in labour market po-
sition (other job, income change) can lead to adaptation of the aspiration image and
consequently lead to moving. The consumer needs to gear the different careers (hous-
ing, study, work and life cycle) to one another by defining the requirements of the
dwelling and the residential environments (Baanders, 1995).

Nevertheless, households seeking housing with identical motives and the same indi-



vidual resources can have different housing preferences. This is why, in the previous
period, the group focused its activities to a large extent on broadening the conceptu-
alisation of motivational aspects. Since objectives and values play an important part in
people’s behaviour and preferences (Rokeach, 1973; Bettman, 1979) a conceptual and
methodological framework has been developed that relates these objectives and values
to housing preferences (Coolen, 2006; 2008). This conceptual framework rests on
three pillars: means-end theory (Gutman, 1982; Reynolds and Gutman, 1988), the
conceptualisation of the meaning of the built environment as developed by Rapoport
(1988; 1990), and on the theory of affordances (Gibson, 1986). The framework is pre-
sented in Figure 5, and it shows the interrelations between the individual, affordances,
meanings, and dwelling features.

Figure 5 Individual motivational framework

Meaning Having contact with friends
Indivi dual"‘ Affordance Entertaining guests
Dwelling Attribute Garden

Dwelling features have many and diverse potential functions. These functions may be
activities, but can also be psychosocial functions and values. Whenever a function is
assigned to a feature a relationship arises between the feature and the function, which
is called an affordance (c.f. Chemero, 2003). This relationship originates from the in-
dividual assigning the function, and it is relative to the individual in the sense that the
relationship between a function and a feature may be possible for some individuals
but not for others. The lower dotted line in Figure 5 indicates this relativity of the in-
dividual-environment relationship. So the term affordance is reserved here for the di-
rect relation between a feature and a function that is assigned to it by an individual,
whatever the nature of that function may be. In this sense, affordances may be con-
sidered to be basic meanings (cf. Chemero, 2003).

Given an affordance, the function, which is one of the relata in the affordance rela-
tion, may have meaning for the individual. This may be the case for activities, but
other functions may also have meaning for the individuals who assign the functions.
For instance, the activity of entertaining family and friends, afforded by the garden,
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may have such meanings as being together with the family or having contact with
friends (see Figure 5). These meanings, which are represented in Figure 5 by the link
between affordance and meaning, are also relative to the individual. The chain ‘dwell-
ing feature — affordance — meaning’ is called a meaning structure.

The relativity of the individual-environment relationship, which has so far been illus-
trated in terms of abilities or attitudes, is also relevant in another sense, in terms of
socio-demographic variables: income, age and household composition, for instance.
These variables condition individual-environment relations in the sense that they de-
termine to a certain extent whether potential affordances may become actual affor-
dances. For instance, a certain dwelling may potentially afford all the affordances one
is looking for, but these affordances may not materialise because one cannot afford
the dwelling financially. Or, a certain dwelling might afford a separate room for every
family member for some families but not to others, due to the size of the household.
The individual motivational framework in Figure 5 has been applied to dwelling fea-
tures in several studies by Coolen (2008) and to the affordance category of daily activi-
ties in the dwelling and residential environment by Meesters (2009).

Priority research lines

Since the individual motivational framework has only been partly integrated in ca-
reer/life cycle theory one of the challenges for the coming years is a further integra-
tion of both approaches. The group continues to use this motivational framework and
wants to relate it more systematically to career/life cycle vatiables to see the ways in
which these variables affect meaning structures. Our aim is to obtain more insight into
the complex relation between meaning and actual or intended behaviour with regard
to housing. Following this line of reasoning, another of the group’s goals is to broaden
the motivational framework by trying to relate it to actual or intended behaviour. The
most widely used theory of behaviour is the Theory of Planned Behavior (Ajzen,
1991). According to this theory, behaviour is guided by three types of considerations.
The first type, attitude, concerns beliefs about the perceived consequences of the in-
tended behaviour (behavioural beliefs). The perceived likelihood of the positive and
negative consequences of the behaviour are combined with the evaluation of these
consequences to form the attitude. The second consideration, subjective norm, is
based on normative beliefs that reflect a person’s perception of what referent indi-
viduals or groups think that he or she should do, combined with the person’s motiva-
tion to comply with these referents. The third consideration, the perceived behav-
ioural control, reflects the person’s perceived ease or difficulty of performing the be-
haviour considering the potential barriers and opportunities. It entails beliefs about
the presence of factors that may facilitate or impede the behaviour, combined with the
perceived possibilities of having control over these factors (control beliefs). According
to the Theory of Planned Behavior, attitude, subjective norm and perceived behav-
ioural control work together to form the behavioural intention to perform the specific
action. The intention may result in actually performing the behaviour but this is de-
pendent upon actual behavioural control. The person must have a sufficient degree of
actual control over the behaviour in order to be able to act.

One of the group’s special interests is meanings. Variables such as meanings, prefer-
ences, values, personality traits, demographic variables and so on are considered to be
‘background factors’ in the Theory of Planned Behavior
(http://people.umass.edu/aizen/faq.html). They are assumed to influence intentions
and behaviour indirectly by affecting behavioural, normative, and/or control beliefs.
That is, the components of the Theory of Planned Behavior are assumed to mediate
the effects of background factors on intentions and actions.



However, research has shown that not all background factors act entirely through
these components and that some may have a direct effect on intention and behaviour.
The theory acknowledges this and indicates that it is possible to examine the way in
which a given background factor influences behaviour by tracing its effects via the
more proximal antecedents of the behaviour (that is, attitude, subjective norm and
perceived behavioural control). There is no objection to including additional predic-
tors for intention and behaviour as long as they are relevant, behaviour-specific and
can act as a causal factor. It would be interesting for the group to combine meanings
with the other components of the Theory of Planned Behavior in order to explore
their direct and indirect impact on (intended) behaviour.

Although the individual has been the point of departure for investigating the meaning
of housing preference and choice, another of the group’s interests concerns the im-
pact of socio-cultural developments on housing preferences, intentions and behaviour.
Aspects of these socio-cultural developments are also known as lifestyle variables.

In recent years, the development and use of lifestyle typologies in housing research
has grown tremendously. However, lifestyle is a complicated construct with many
problems attached to it. For example, there is no consensus in the research field about
what is meant by lifestyle, nor about the factors through which lifestyle is expressed
and through which it can be measured (e.g., in activities or in values). Despite these
problems, however, lifestyle typologies receive widespread attention in the domain of
housing. Therefore, it is important that the group devote some of its time to exploring
this research field. Specifically, it is important to determine which types of lifestyle ty-
pologies are applied in practice and to determine their methodological properties (reli-
ability, validity, and so on) as well as their usefulness for developing new dwellings, re-
structuring existing ones or allocating dwellings. In cases when existing lifestyle ty-
pologies do not fully comply to scientific demands, this research could even result in a
proposal to revise an existing lifestyle typology or to develop a completely new one on
the basis of thorough scientific research.

The overall objective of the research of the HPC group is to arrive at more reliable,
more valid measurements of housing preferences and their relationship to actual hous-
ing market behaviour. Especially in this period in which attention to a more quantita-
tive housing demand is undergoing a significant shift toward attention to a more quali-
tative housing demand, valid measurement instruments are necessary. At the same
time, knowledge of the mutual exchangeability of preferred features of the dwelling
and the environment is of growing interest. In the coming years we will elaborate fur-
ther on well-tested and well-known approaches and on new approaches to measuring
housing preferences, by using traditional surveys, Decision Plan Nets, a Means-End
approach, the Multi-Attribute Utility Theory and the Conjoint Measurement Tech-
nique.

Housing preference can be defined as the operational goal of an intended move. At
the beginning of the search process, housing preference is often not properly linked to
a household’s actual prospects on the housing market. However, the discrepancy be-
tween preference and reality diminishes during the search. Processing the collected in-
formation can lead to a continuing search for a dwelling, the cancellation of the in-
tended move, or to the acceptance of a new dwelling. In the last case, substitution can
occur (Goetgeluk, 1997; Oskamp, 1997). Until now, little attention in the housing lit-
erature has been paid to the search process used by consumers looking for housing.
To improve our understanding of the relation between preference and behaviour,
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more insight into the search process is needed. The search process can be split up into
search behaviour and choice behaviour (Bettman, 1979).

During the past ten years, technological advances have made the housing market more
transparent. Information about available housing, newly built houses, housing finance
and housing allocation, for example, has increased enormously both in volume and
quality. As a result, the search and choice behaviour of housing consumers has be-
come increasingly complex. In the coming years we shall try to answer the question of
whether increased information sources have also enlarged the search area of people
looking for a new dwelling.

HPC closely relates its research to the international literature and uses various theo-
retical approaches. The empirical foundation is based mostly on national research
data. However, the behaviour, and possibly also the preferences, of housing consum-
ers is also determined by situational aspects and by the demographical, economic,
socio-cultural and political context in which people live (see also Figure 4). That is
why HPC will strive to place its research findings in an comparative international con-
text. Furthermore, situational aspects can also differ strongly among regions within
the Netherlands (Goetgeluk, 1997; Boumeester, 2004). Consequently, HPC will also
test and compare consumer behaviour among various national regions.

House Prices and housing Supply (HPS)
Introduction

Figure 6 The Focus of HPS

e R L e G T Understanding how the housing
and the house-building markets
function and what factors influ-
ence house prices and housing
production is central to the work
of the House Prices and Housing
Supply Theme Group. The main
focus of the theme group is house
prices, housing supply and the re-
lation between the two. General
economic, financial, spatial and
political factors play an important
y role here, but there is also a clear
relationship with the specific insti-
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ing preferences are also studied,
primarily by examining the choices that households make within the housing market
and the consequences of these choices on the balance between supply and demand.

In recent years the research group has developed several models that explain the price
and production of housing, mainly in the Dutch context. From a theoretical point of
view, neo-classical economic theory has provided an important frame of reference for
the work of the group. This theory assumes the operation of an efficient market that



brings together the balance of housing supply and demand with changes in house
prices and production. Much of the model-based research into the changes in prices in
the housing market is based on this theory (Chen, 1998: Weston, 2002; de Vries en
Boelhouwer, 2005).

According to neo-classical economic theory, economic efficiency can only be achieved
if a number of standard conditions are met (Barr, 1998; Boelhouwer, 2003). However,
the housing market in many countries does not fulfil these standard conditions in a
number of ways. Some of these discrepancies are inherent to the housing market (im-
movability of properties, inelasticity in supply), while others are linked to government
actions (Priemus, 1978; Boelhouwer, 2003). The consequences of these discrepancies
are that neither the housing market nor the house-building market behave as expected
from neo-classical economic theory. For example, an increase in the price of existing
properties on the market either has no effect on, or leads to a very slight increase in,
the production of houses for sale (Boelhouwer, 2003; Koning et al, 2006; Vermeulen
and Rouwendal, 2007). Examination of the predictions and conclusions of neo-
classical economy and challenging these predictions and conclusions is part of the
work of the research group. It is therefore important to examine both the changes in
how the housing and house-building markets function and the role played by the dif-
ferent actors.

Since the end of the 1980s supply subsidies have been phased out, leading to a de-
crease in the government’s ability to influence the housing market. This has also led to
changes in the market. The government can still exert indirect influences on the hous-
ing and house-building markets, through spatial planning and building regulations for
example. It is, however, mostly local authorities and the private sector who are jointly
responsible for housing production. Furthermore, the goals of the local authorities
can, to a greater or lesser extent, differ from those of the private sector. In order to be
able to analyse the way in which this playing field affects housing production we have
chosen to use a network approach (De Bruijn & Ten Heuvelhof, 1999; Klijn 1996;
Koppenjan & Klijn, 2004). Networks arise when the different parties involved are de-
pendent on each other in order for development to take place. The parties that make
up a network can differ greatly in terms of their goals and organisation. Particular
regulations exist within a network and the decision-making process can also be influ-
enced by the regulations of other networks at other levels. Both the regulations and
the other features of a network are also susceptible to change. The network approach
enables the features of networks to be examined and the decision-making process to
be analysed (Haffner et al, 2008). Utilising the knowledge gained from the network
approach in the decision-making process involved in housing production at a local
level enables the regulations employed by the different parties involved in the process
to be identified.

Priority research lines

Understanding changes in house prices and housing production

Economically oriented research has focused mostly on accounting for changes in
house prices. Boelhouwer and De Vries developed a price model in the second half of
the 1990s that has been applied in many situations (Boelhouwer and de Vries, 2000;
Boelhouwer et al, 2004; de Viies and Boelhouwer, 2004, 2009). The price model was
used to gain insight into the effect of changes in the current fiscal approach to house-
ownership (de Vries and Boelhouwer, 2007a). Studies have also appeared where rela-
tionships have been made between the quality of a property, the economic climate and
the price of a property (de Vries and Boelhouwer, 2007b), income and the price of a
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property (de Vries and Boelhouwer, 2004, 2009) and housing production and house
prices at a low geographic level (de Vries and Boelhouwer, 2005). In the near future an
international comparative study on England and the Netherlands will be completed
looking at the effect on prices of the quantity of houses currently on the market as
well as the effect of new supply. The hypothesis is that there is a positive relation be-
tween changes in house prices and the total number of transactions.

Mass valuation of housing has also been an important research topic of the theme
group in recent years (Jansen et al., 2008; Kauko, 2008; de Vries et al., 2008). This re-
search will be continued in cooperation with Kadaster Netherlands and the Dutch Sta-
tistical Office. These research projects form the basis of Paul de Vries’” doctorate.
Research examining housing production is less developed (DiPasquale, 1999; Weston,
2002; Vermeulen and Rouwendal, 2007) and mostly focuses on the American market.
De Vries and Boelhouwer have however modelled the production of houses for sale
in the Netherlands. In this model the production of private housing is a function of
household income, the mortgage interest rate and the rental price. The accuracy of
this model has diminished greatly since the middle of the 1990s (Vties, P. de & Louw,
E., 2003; van der Heijden et al., 2004). This indicates that changes occurred in the fac-
tors that influence the housing production process during the 1990s. Identifying and
modelling these factors is the challenge for the theme group in the future. A start has
already been made with the project “The economic climate and the housing and
house-building markets’ (Neuteboom and van der Heijden, 2005). The goal of this
project was to analyse the historical developments in the housing and house-building
markets in terms of both changes in supply and demand in the short and long term. In
the long term there is evidence of an increasing demand for quality, whereas in the
short term on the demand side affordability plays an important role. The model was
inspired by DiPascuale and Wheaton’s (1994) model, a dynamic balance model in
which the dynamics of the housing market are central. The model describes the proc-
ess of trying to achieve balance, even though the balance is continually shifting due to
changes in the exogenous variables. To improve and maintain the applicability of the
model it is important to be able to apply the changes in the specific circumstances
within which the Dutch housing and house-building markets operate to the choices
that the actors in the housing market make. This is discussed further in the next re-
search theme.

How the housing market and the house-building marfket operate

As stated above, the housing and house-building markets do not meet all the condi-
tions of an economically efficient market. In order to understand the actual workings
of the housing market it is important to look in detail at how the housing and house-
building markets operate. What is the exact influence that economic and demographic
changes have on the balance between supply and demand and the resulting price
changes in the housing market, and how does the house-building market react? How
is the housing market and housing production affected by changes in the policy
framework within which they operate? And how do the different authorities, private
sector actors and housing consumers react to changes in the housing market?

The foundations for future work have been laid in an initial analysis of how the hous-
ing and house-building markets operate (van der Heijden et al., 2004), which focuses
on changes in government policy, the relation between the economic climate, house
prices and housing production, the relation between the market for existing and new
private housing and the changes in supply and demand in the housing market. A com-
parative study has also been carried out, focusing on the operation of the housing-
building market and the office-building market (de Vries and Louw, 2007). The in-



crease in prices and changes in the price/quality of new houses to rent and to sell has
also been examined (Van de Heijden et al., 2005).

These studies demonstrated that the relationship between changes in supply and de-
mand in the Dutch housing market and housing production is not straightforward.
This is true as much for the housing market, where the balance between supply and
demand can be seen in the changes in house prices, as for the rental market, where
‘waiting time” works as a proxy for the balance of supply and demand. In terms of the
housing market, it appears that consumers experience the price/quality balance of new
properties in relation to those of existing properties as playing an important role in the
sale of new properties.

In the future, we want to understand more about what brings about the price/quality
relation for new properties as well as monitoring changes in the price and
price/quality relation of existing and new properties. Because spatial policy, land pol-
icy and land prices are important factors with respect to housing production will co-
operate with the Geo-Information and Land Development research programme.
Three research themes will have a central place in the work of the theme group in the
coming years. The first theme concerns the relation between building for consumers
already on the housing ladder and the long-standing shortage of housing in the Neth-
erlands. Housing production for those moving up the housing ladder implies provid-
ing homes for households already in the housing market. In this case, the production
of housing (and tackling housing shortages) is dependent on the economic climate and
the extent to which the new properties meet the needs and preferences of these
households. The availability of properties for first-time buyers and households with a
low income is therefore dependent on the extent to which households already on the
ladder are prepared to move to better and more expensive properties. This theme,
which encompasses the availability and affordability of properties, will be explored to-
gether with the Housing Institutions and Governance theme group.

An associated second theme concerns Dutch urban policy and the consequences that
it has on house building. In recent years the emphasis has been on building houses
within the urban environment, which has led to an increase in the proportion of
apartments built. However, diverse market information systems have shown that sell-
ing the relatively large number of new apartments coming onto the market has been
difficult. The question then is how urban development can be combined with the
building of properties that meet the consumers’ preferences. This theme will be inves-
tigated together with the Housing Preferences and Choice theme group.

Finally, we will focus on the strategic decisions that undetlie the behaviour of the ac-
tors involved in the house-building market, based on what is known about the institu-
tional framework of the house-building market and the roles of the actors involved.
This relates to the work of Healey (1991,1992) and Healey and Barrett (1990), who fo-
cused on developing a “descriptive institutional model of the development process
which takes account of the complexity of the events and agencies involved in the
process and the diversity of forms the process may take” (Healey, 1991). In develop-
ing the Dutch model, the output of the house-building market is considered to be the
result of the interaction between the institutional framework of the house-building
market, the strategic decisions of the actors involved in the house-building market and
the supply and demand relations in the housing market as a consequence of economic
and demographic developments. In developing the model, case studies and interviews
will provide information concerning the considerations and decisions confronting ac-
tors (local authorities, project developers, building companies and housing corpora-
tions) within the prevailing institutional framework. This approach will also involve
economic and demographic indicators and output details of the housing and house-
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building market. The network approach will be used to analyse the decision-making
process for housing production at the local level. The results of these analyses will be
used to determine the general regulations that apply to the various parties involved in
house building. A dissertation will be written on this subject. The results of this pro-
ject may lead to an improvement of the accuracy of the existing models used to ex-
plain the price and production of housing.



References

Ajzen, 1., 1988, Attitudes, personality and behavior, Milton Keynes: Open University Press.

Ajzen, 1., 1991, The Theory of Planned Behavior, Organizational Behavior and Human
Decision Process, 50 (2), 179-211.

Baanders, A.N., 1998, Leavers, Planners and dwellers. The decision to leave the parental home,
Wageningen: Agricultural University.

Barr, N., 1998, The Economics of the Welfare State, Oxford: Oxford University Press, 3rd
edition.

Bekebrede, Geertje & Igor Mayer, 2006, Build your seaport in a game and learn about
complex systems, Journal of Design Research, 5 (2), 273-298.

Bettman, J.R., 1979, An information processing theory of consumer choice, Reading: Addison-
Wesley.
Boelhouwer, Peter & Harry van der Heijden, 1992, Housing systems in Europe: part
1; a comparative study of housing policy, Delft: Delft University Press.
Boelhouwer, P.J., M.E.A. Haffner & H.M.H. van der Heijden, 2000, Putting compara-
tive housing research into practice. Journal of housing and the built environment, 15
(1), 3-9.

Boelhouwer, P.J. & P. de Vries, 2000, Prijsontwikkeling van bestaande en nieuwe koopwonin-
gen. Delft: Delft University Press.

Boelhouwer, P.J., 2002. Trends in Dutch Housing Policy and the shifting position of
the social rented sector. Urban studies, 39 (2), 219-235.

Boclhouwer, P.J., 2003, Huisvestingssystemen. Wonen als wankele pilaar onder de verzorgings-
staat, Delft: Delft University Press, intreerede.

Boelhouwer, P.J., M.E.A. Haffner, P. Neuteboom & P. de Viries, 2004, House prices
and income tax in the Netherlands: an international perspective, Hozusing studies,
19 (3), 415-432.

Boelhouwer, P.J., 2005, The incomplete privatization of the Dutch housing market:
exploding house prices versus falling house-building output. Journal of housing
and the built environment, 20(4), 363-378.

Boelhouwer, P.J., J. Doling & M. Elsinga (Eds.), 2005, Home Ownership: getting in, getting
from, getting out. Delft: DUP Science.

Bortel, G. van & M. Elsinga, 2007, Performance of housing associations from a net-
work perspective, Housing theory and Society, 24 (1), 32-48.

Boumeester, H.J.F.M., 2004, Duurdere koopwoning en wooncarriére: een modelmatige analyse
van de vraagontwikkeling aan de bovenkant van de Nederlandse koopwoningmarkt, Delft:
Delft University Press.

Bruijn, J.A., de & E.F. ten Heuvelhof, 1999, Management in Netwerken, Utrecht: Uitge-
verij LEMMA BV.

Chemero, Anthony, 2003, An outline of a theory of affordances, Ecological Psychology,
Volume 15 (2), 181-195.

Chen, M.C., 1998, House price dynamics and granger causality: an analysis of Taipei
new dwelling market, Journal of the Asian Real Estate Society, 1 (1), 101-126.

Clark, W.A.V., M.C. Deurloo & F.M. Dieleman, 1994, Tenure Changes in the context
of micro-level family and macro-level economic shifts, Urban studies, 31 (1),
137-154.

Coolen, Henny, 2006, The meaning of dwellings: An ecological perspective, Housing,
Theory and Society, 23 (4), 185-201.

Coolen, H., 2008, The meaning of dwelling features. Conceptual and methodological issues, Am-
sterdam: 1OS Press.

OTB Research Institute for Housing, Urban and Mobility Studies



DiPasquale, P., 1999, Why don’t we know more about housing supply?, Journal of Real
Estate Finance and Economies, 18 (1), 9-23.

Dipascuale, D. & W.C. Wheaton, 1994, Housing market dynamics and the future of
housing prices, Journal of Urban Economics, 35 (1), 1-27.

Doling, J., & M. Elsinga (Eds.), 2006, Home Ownership: getting in, getting from, getting out 1.
Amsterdam: IOS Press.

Donnison, D., 1967, The Government of Housing, Harmondsworth: Penguin.

Donnison, D. & C. Ungerson, 1982, Housing Policy, Harmondsworth: Penguin.

Elsinga, M.G., ].B.S. Conijn & A.A.A Marien, 2001, Woonnitgaven en woonkosten van buis-
houdens, Delft: DUP Science.

Elsinga, M., P. Neuteboom, F. den Breejen & J.B.S. Conijn, 2004, Government gnarantees
in the rental and owner-occupied sector: an international comparison. Zoetermeer: Waar-
borgfonds Eigen Woningen.

Elsinga, M., 2005, Affordable and low risk home ownership. In: P.J. Boelhouwer, J.
Doling & M. Elsinga (Eds.), Home Ownership: getting in, getting from, getting out, 75-
94, Delft: DUP Science.

Elsinga, Marja, Pascal De Decker, Nora Teller & Janneke Toussaint (eds), 2007, Homze
ownership beyond asset and security, housing related security and insecurity, Amsterdam:
10OS Press.

Elsinga, M., M.E.A. Haffner & H.M.H. van der Heijden, 2008, Idealen van woonbeleid:
legitimatie & financiering. Rotterdam: Stichting Experimenten Volkshuisvesting.

Esping-Andersen, G., 1990, The Three worlds of Welfare Capitalism, Cambridge: Polity
Press.

Esping-Andersen, G., 1999, Social Foundations of Postindustrial Economies, Oxford: Ox-
ford University Press.

Gibson, J.J., 19806, The ecological approach to visual perception, Mahwah (Erlbaum) (origi-
nally published in 1979).

Glaeser, E.L. & A. Shleifer, 1998, Not-for-profit entreprenenrs, NBER Working Paper Se-
ries, no 6810, Cambridge MA.

Goetgeluk, R.\., 1997, Bomen over wonen. Woningmarktonderzoek met beslissingsbomen,
Utrecht: Faculteit Ruimtelijke Wetenschappen Universiteit Utrecht.

Groves, Richard, Alan Murie and Christopher Watson, 2007 Housing and the new welfare
state: perspectives form East Asia and Europe, Hampshire: Ashgate.

Gutman, J., 1982, A means-end chain model based on consumer categorization proc-
esses, Journal of Marketing, 46 (1), 60-72.

Haffner, M.E.A., 2003, Tenure neutrality, a financial-economic interpretation. Housing
theory and society, 20 (2), 72-85.

Haffner, Marietta, E.A., 2008, Savings for Old Age? Housing Wealth of the Dutch
Eldetly. Housing, Theory and Society, 25 (2), 110-131.

Haffner, M.E.A. & P.J. Boelhouwer, 2006, Housing allowances and economic effi-
ciency. International jonrnal of urban and regional research, 30 (4), 944-959.

Haffner, Marietta & Kristof Heylen, 2008, Affordability of housing. Flanders and the
Netherlands compared in the short term and the long term, ENHR-
conference, Shrinking Cities, Sprawling Suburbs, Changing Countrysides, Dublin, Ire-
land.

Haffner, Marietta & Marja Elsinga, 2009, Deadlocks and breakthroughs in urban re-
newal, Journal of Housing and the Built Envrionment 24 (2), pp 147-165.

Haffner, Marietta, Joris Hoekstra, Michael Oxley & Harry van der Heijden, 2009,
Bridging the gap between market and social rented housing sixc Enropean countries? Am-
sterdam: IOS Press.

Haffner, M.E.A., M. Elsinga & G.A. van Bortel, 2008, Stedelijke vernieuwing: spel
zonder scheidsrechter. In A. Ouwehand, R. van Kempen, R. Kleinhans & H.



Visscher (Bds.), Van wijken weten. Beleid en praktijk in de stedelijke vernienwing , pp.
170-181, Amsterdam: IOS Press.

Handy, Femida, 1997, Coexistence of non-profit, for-profit and public sector instituti-
ons, in: Annals of Public and Cooperative Economics, 68 (2), 201-223; herdruk als
hoofdstuk 17 in: Steinberg, Richard (ed.) 2004, The Economics of Non-profit
Enterprises, Cheltenham UK: Edward Elgar Publishing Limited, 306-327.

Harloe, M., 1995, The People’s Home? Social Rented Housing in Europe and America, Oxtord:
Basil Blackwell.

Healy, P. & S.M. Barrett, 1990, Structure and agency in land and property develop-
ment processes, Urban Studies, 277 (1), pp. 89-104.

Healy, P., 1991, Models of the development process: a review, Journal of Property Re-
search, 8 (), 219-238.

Healy, P., 1992, An institutional model of the development process, Journal of Property
Research, 9 (1), 33-44.

Heijden, H.M.H. van der, 2002, Social Rented Housing in Western Europe: Develop-
ments and Expectations. Urban studies, 39 (2), 327-340.

Heijden, H.M.H. van der, H.].F.M. Boumeester, E. Louw & P. de Vries, 2004, De bouw
van woningen en kantoren; Marktwerking, conjunctunr en productie, Delft: Onderzoeks-
instituut OTB.

Heijden, H.M.H. van der, R. de Wildt, ].H. de Greef, G.P. Keers, P. de Vries & T.
Seijkens, 2005, Prijskolom nieuwbomwwoningen, Delft: Onderzoeksinstituut OTB.

Heijden, HM.H. van der, M. Elsinga, M.E.A. Haffner & M.J. Oxley, 2008,
Competition and nonprofits in integrated and dual rental systems. In M. Nor-
ris & D. Silke (Eds.), Shrinking Cities, Sprawling Suburbs, Changing Conntrysides, 1-
18. Dublin, Ireland: University of Dublin and Centre for Housing Research.

Hoekstra, J.S.C.M., 2003, Housing and the welfare state in the Netherlands: an appli-
cation of Esping-Andersen's Typology. Housing theory and society, 20 (2), 58-71.

Hooimeijer, P., & M. Linde, 1988, Vergrijzing, individnalisering en de woningmarkt. Het wo-
dyn-simulatiemodel, Utrecht: Elinkwijk.

Hooijmeijet, P., 2007, Dynamiek in de derde leeftijd. De consequenties voor het woonbeleid, Den
Haag: Ministerie van VROM.

Horsewood, N. & P. Neuteboom, 2006, The social linits to growth, Security and insecurity
aspects of homeownership. Amsterdam: IOS Press.

Jansen, S.J.T., P. de Vries, H.C.C.H. Coolen, C.].M. Lamain & P.]. Boelhouwer, 2008,
Developing a house price index for the Netherlands: a practical application of
weighted repeat sales, Journal of real estate finance and economics, 37 (2), 163-180.

Jones, Anwen, Marja Elsinga, Deborah Quilgars & Janneke Toussaint, 2007, Home
owners’ perceptions and responses to risk, Ewurgpean Journal of Housing Policy 7
(2), 129-150.

Kauko, T.J., 2008, From modelling tools towards the market itself - an opportunity
for sustainability assessment? Infernational jonrnal of strategic property management,
2008(12/2), 95-107.

Kemeny, J., 1992, Housing and Social Theory, London: Routledge.

Kemeny, J., 1995, From Public Housing to Social Renting: Rental Policy Strategies in Compara-
tive Perspective, London: Routledge.

Kemeny, J. & S. Lowe, 1998, Schools of Comparative Housing Research: From Con-
vergence to Divergence. Housing Studies, 13 (2), 161-176.

Kemp, Peter, 2007, Housing allowances in comparative perspective, Bristol: Policy Press.

Keogh and D’Arcy, 1999, Property Market Efficiency: a Institutional Economic Ap-
proach, Urban Studies, 36 (13), 2401-2414.

OTB Research Institute for Housing, Urban and Mobility Studies



Klijn, Erik-Hans, 1996, Regels en sturing in netwerken. De invived va n netwerkregels op de her-
structurering van naoorlogse wiken, Delft: Uitgeverij Eburon B.V., dissertatie.

Koning, M.A., R. Saitua Nistal & J. Ebregt, 2006, Woningmarkteffecten van aanpassing fisca-
le bebandeling eigen woning, CPB Document 128, The Hague: CPB.

Koppenjan, Joop, & Erik-Hans Klijn, 2004, Managing uncertainties in networks, London:
Routlegde.

Lawson, J. & J. Milligan, 2007, International Trends in Housing and Policy Responses: Final
Report, Sydney Research Centre, AHURI

Lawson, J., 2009, The transformation of Social Housing Provision in Switzerland Me-
diated by Federalism, Direct democracy and the Urban/Rural Divide, in Euro-
pean Journal of Housing Policy. 9 (1), 45-67.

Malpass, Peter, 2008, Housing and the new Welfare state: wobbly pillar or corner-
stone, Housing Studies, 23 (1), 1-19.

Mandic, S. & D. Clapham, 1996, The meaning of home ownership in the transition
from socialism: the example of Slovenia, Urban Studies, Vol. 33 (1), 83-97.

Mayer, 1., E.M. van Bueren, P.W.G. Bots, & H. van der Voort, 2005, Collaborative
decisionmaking for sustainable urban renewal projects: a simulation-gaming
approach, Environment and Planning B: Planning and Design, 32 (3), 403-423.

Meesters, J., 2009, The meaning of activities in the dwelling and residential environment — a struc-
tural approach in people-environment relations, Amsterdam: IOS Press.

Mulder, C.H., 1993, Migration dynamics: a life conrse approach, Amsterdam (Thesis Pub-
lisher).

Neuteboom, P., 2008, On the rationality of borrowers" behaviour. Comparing the risk attitudes of
homeowners. TUD Technische Universiteit Delft, Delft: IOS Press.

Neuteboom, P. & H.M.H. van der Heijden, 2005, Conjunctunr op de Nederlandse W o-
ning(bouw)markt. Utrecht: DGW /Nethur-partnership.

Oskamp, A., 1997, Local honsing market simulation; a micro approach; Amsterdam (Thesis
Publisher).

Oxley, Michael, 2004, Economics, Planning and Housing, Basingstoke: Palgrave Macmillan.

Oxley, M., M. Elsinga, M. Haffner & H. van der Heijden, 2008, Competition and so-
cial rented housing in Europe, Economic Affairs ISSN 0265-0665), 28 (2), 31-
49.

Oxley, Michael, 2008, The Gain from the Planning-Gain Supplement: A Con-
sideration of the Proposal for a New Tax to Boost Housing Supply in the UK,
European Journal of Housing Policy, 6 (1), pp 101-113.

Priemus, H., 1969, Wonen, creativiteit en aanpassing een ondergoek naar voorwaarden voor opti-
male aanpassingsmogelijkheden in de woningbomy, Den Haag: Mouton & Co.

Priemus, H., 1984, VVerbuistheorieén en de verdeling van de woningvoorraad, Delft: Delft Uni-
versity Press.

Rapoport, A., 1988, Levels of meaning in the built environment, in; Poyatos, F. (ed),
Cross-cultural - perspectives in  nonverbal communication, 317-336, Toronto: C.J.
Hogrefe.

Rapoport, A., 1990, Systems of activities and systems of settings, in: Kent, S. (ed.),
Domestic architecture and the nse of space, 9-20, Cambridge: Cambridge University
Press.

Reynolds, T. J., and J. Gutman, 1988, Laddering theory, method, analyses and inter-
pretation, Journal of Adpertising Research, 28 (1), 11-31.

Rokeach, M.J., 1973, The nature of human values, New York: Free Press.

Ronald, R., 2008, Between investment, asset and use consumption: the meaning of
home ownership in Japan, Housing Studies, 23 (2), 233 — 251.

Ronald, Richard, 2008, The ideology of home ownership; home owners societies and the role of
housing, Basingstoke: Palgrave Macmillan.



Ruonavaara, Hannu, 1993, Types and forms of housing tenure: towards solving the
comparison/translation problem, Journal of Scandinavian Housing and Planning Re-
search, 10 (1), 3-20.

Schwartz, Alex, Rachel G. Bratt, Avis C. Vidal & Langley C. Keyes, 2008, Nonprofit
Housing Organisations and Institutional Support: The Management Challenge,
Urban Affairs, 18 (4), 389- 407.

Toussaint, J., G. Tedeger, M. Elsinga & I. Helbrecht, 2007, Security and insecurity of
home ownership in Germany and the Netherlands. Exrgpean Journal of Housing
Poliey, 7 (2), 173-192.

Turner, B., & M. Elsinga, 2005, Housing allowances: Finding a balance between social
justice and market incentives. Eurgpean Journal of Housing Policy 5 (2), 103-1009.

Vermeulen, W. & J. Rouwendaal, 2007, Housing supply in the Netherlands, CPB Discus-
sion Paper no 87, The Hague: CPB

Vries, P. de & E. Louw, 2003, Beleidskader veroorzaakt stagnatie woningbouw, Boz-
markt, 34 (5), 12-14

Viies, P. de & P. Boclhouwer, 2004, Lange termijnevenwicht op de koopwoningmarkt,
DGW/Nethur partnership, Utrecht: Nethur.

Vries, P. de & P.J. Boelhouwer, 2005, Local house price developments and housing
supply, Property management, 23 (2), 80-96.

Vries, P. de & P.]. Boelhouwer, 2007a, Koopprijseffecten door afbousw hypotheekrenteaftrek: De
lineaire variant, Delft: Onderzoeksinstituut OTB/TU Delft.

Viies, P. de & P.J. Boelhouwer, 2007b, Woningkwaliteit, woningprijs en conjunctunr,
DGW/Nethur partnership, Utrecht: Nethur.

Viies, P. de & E. Louw, 2007, Woningbouwmarkt, kantorenbouwmarkt en conjunc-
tuut, Real Estate Magazine, 2007 (2), 50-54.

Vries, P. de, J. de Haan, A.A.A. Marien & E. van der Wal, 2008, A house price index
based on the SPAR Method. In R. Freeman & A. Nakamura (Eds.), The 2008
World Congress on National Accounts and Economic Performance Measures for Nations,
1-22, Washington DC, USA: Harvard University and NBER.

Vries, P. de & P.J. Boelhouwer, 2009, Equilibrium between interest payments and in-
come in the housing market, Journal of housing and the built environment, 24 (1), 19-
29.

Winters, S., F. Heremans, M. Elsinga, A. Marchal, B. Vandekerckhove & E.L.T. van
Steen, 2004, Op weg naar een Viaamse hunrsubsidie? Leuven: Katholieke Univer-
siteit van Leuven, HIVA.

Winters, Sien & Marja Elsinga, 2008, The future of Flemish social housing, Journal of
Housing and the Built Environment. 23 (3), 215-230.

Whitehead, C., 20006, A Coberent policy for ensuring housing is affordable for all — are we getting
there? Department of Work and Pensions, Adelphi, London, 20 September. Cam-
bridge Centre for Housing and Planning Research Annual Report 2006, 2, 3.

Whitehead, C., 2006, Approaches to providing low cost home ownership in the UK - affordable
housing partnership, Dublin, 26 September.

Whitehead, Christine & Kathleen Scanlon, 2007, Socal Housing in Eurgpe, London:
LSE.

Williamson, O.E., 1998, Transaction cost economics: How it works; where it is
headed, The Economist, 146 (1), 23-58.

Yates, Judith & Christine Whitehead, 1998, In Defence of Greater Agnosticism: A Re-
sponse to Galster’s ‘Comparing Demand-side and Supply-side Housing Poli-
cies’, Housing Studies, 13 (3), 415-423.

http://people.umass.edu/aizen/faq.html

OTB Research Institute for Housing, Urban and Mobility Studies



36

OTB Research Institute for Housing, Urban and Mobility Studies



3 Housing Quality

31 Introduction

a. Mission

The mission of the new Housing Quality (HQ) research programme is to study how
to improve the physical quality of houses from four perspectives: technical knowled-
ge on the health and sustainability of dwellings; innovation of building and mainte-
nance processes; management of housing providers; and policy instruments and en-
forcement procedures aimed at improving housing quality.

The programme is a joint endeavour of the OTB Research Institute and the Faculty
of Architecture and is led by Professor H.J. Visscher and Associate Professor V.H.
Gruis.

b. Relationship to the previous programme

The study of Housing as an academic discipline has a 30-year tradition within the Fa-
culty of Architecture and over 20 years within the OTB Research Institute for Hou-
sing, Urban and Mobility Studies. The HQ programme is the successor to the Sustai-
nable Housing Transformation (SHT) programme, which ran from 1999 to 2008.
The SHT programme was also a joint endeavour of the OTB Research Institute (in
the Department of Sustainable Housing Quality) and the Faculty of Architecture (as
a sub-programme of the Housing research programme). The SHT programme consi-
sted of three theme groups: Sustainable and Healthy Housing; Housing Portfolio Po-
licy and Technical Management; and Building Regulations and Quality Assurance.
During the period 2003-2008 the SHT programme leaders were Dr Henk Visscher
and Prof. André Thomsen (Faculty of Architecture), at the time there was no chair
within the OTB Research Institute to lead the programme. In 2007, a new chair
structure was established at the Faculty of Architecture. Since then, four new Hou-
sing chairs have been established. The research area encompassed by the previous
SHT programme is now covered by three of these chairs: Housing Quality and Pro-
cess Innovation, Sustainable Housing Transformation and Housing Management. In
2009, the current HQ programme was defined, covering roughly the same areas of
research as the SHT programme, but explicitly highlighting the research objectives of
the participating chairs. The new HQ programme consists of four research themes
(see Figure 1), providing a better structure for and division of the academic discipli-
nes and the corresponding projects across the themes.
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Figure 1 Four dimensions of housing quality
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c. Scientific relevance

The academic discipline of Housing is described as the study of the way in which so-
ciety meets the accommodation needs of households. The mission of the academic
discipline of Housing within the wider field of architecture is to contribute to the rea-
lisation of a sustainable housing stock by the development and dissemination of
knowledge in this field. Various questions have been posed in connection with the
task of improving housing quality. Firstly, in relation to the product, what constitutes
sustainable housing stock and how can the sustainability of the existing housing stock
be improved? Secondly, in relation to the process, how can the actors involved in the
housing market contribute to the realisation of sustainable housing, and how can the
process of transformation of the existing housing stock be improved, for example, by
adequate organisation, cooperation and policy instruments?

The central focus of the Housing Quality programme is the physical quality' of dwel-
lings and the processes that can increase the quality of housing in terms of safety,
comfort, health, energy saving, environmental and socioeconomic sustainability. This
covers the whole range of physical-quality dimensions that are considered to be es-
sential in order to meet individual and public demand. In most countries, these sub-
jects are also covered by public building regulations for newly built dwellings. The
programme also covers the quality demands of the occupants, owners and develo-
pers of dwellings. The development phase of new dwellings, and the use, maintenan-
ce and refurbishment phases of existing dwellings, all fall within the scope of the HQ
programme. The societal need for reductions in energy use and CO, emissions have
increased enormously in recent years. Consequently, the need for reductions of CO,

" The term ‘quality’ in the research programme is to be interpreted as ‘measurable performance’. We use the in-
ternational standard ISO 8402 which defines quality as ‘the set of characteristics of an entity that give that entity
the ability to satisfy expressed and implicit needs’. This relates to definitions from quality assurance literature such
as ‘Fitness for use’ (Juran and Gryna, 1988) and ‘Conformance to requirements’ (Crosby, 1979). We also study
how people use their houses and related technical equipment and services so we are able to improve the design
and basic quality specifications, but we do not study housing preferences as defined in the framework of housing
systems as the mapping out of the motives, goals and values that underlie households’ residential environment

preferences.



emissions caused by the residential sector has become a dominant factor in the defi-
nition of housing quality.

The programme consists of four research themes all of which have their own per-
spectives. Each theme is based in one major academic discipline with which it ap-
proaches the field of Housing Quality (see Figure 1).

1. Sustainable and Healthy Housing (Product) — Theme leaders, Dr L. Itard (OTB)
and Professor ].D.M. van Hal (Architecture)

2. Housing Management (Organisation) — Theme leaders, Associate Professor V.
Gruis (Architecture) and N.E.T. Nieboer (OTB)

3. Policy Instruments and Enforcement Procedures (Governance) — Theme leaders,
Dr F.M. Meijer (OTB) and Professor H.J. Visscher (OTB and Architecture)

4. Innovation of Building and Maintenance Processes (Process) — Theme leaders,
Dr A. Straub (OTB) and Professor J.D.M. van Hal (Architecture)

1. Sustainable and Healthy Housing
Energy savings in the built environment have a high priority on political and scienti-
fic agendas. Cost savings, security of supply and the reduction of CO, emissions are
the main reasons for saving energy. Energy can be saved by reducing operational
energy use in heating, cooling and electrical appliances by different means. While,
energy use in itself is not an environmental problem, it can contribute to a number of
environmental problems, such as global warming, smog, toxicity or depletion of re-
sources. Previous research has shown that:

- Energy use is not linearly related to environmental impacts (Kohler & Liitzken-
dorf, 2002; Klunder & Van Nunen, 2003; Itard & Klunder, 2007). Switching
from gas to electricity supply for example, can cause strong increases in the envi-
ronmental burden (Itard, 2007).

- In conventional dwellings the energy embodied in materials and construction is
equivalent to 10-15 years of operational energy (Tucker & Treloar, 1994; Peupor-
tier, 2001). In low-energy houses, such as passive houses, it may amount to more
than 50 years of operational energy (Itard, 2009). Finding ways to analyse and re-
duce the energy embodied in construction and renovation, materials and proces-
ses, as well as the related environmental effects will therefore be important in the
future.

- Health and human toxicity are now widely recognised as environmental effects
(Hofstetter, 1998; Muller-Wenk, 2004; Meijer et al., 2005a & 2005b), but there is
still little known about the relationship between building materials, occupancy,
indoor air quality and health. Because people spend on average 90 percent of
their lives indoors, it is an urgent priority to develop a better scientific understan-
ding of these relationships and to develop methods to better include health in
environmental impact assessment.

- Household characteristics and occupant behaviour are widely admitted by experts
to greatly influence final energy use (by a factor of 2 to 6) and also the quality of
indoor air. Until now there have been only limited attempts to quantify and un-
derstand these influences (Lutzenhizer, 1993; Jeeninga, 2001; Bourgeois et al.,

2005), but there is an urgent need to develop knowledge and methods in this
field.

Research in the theme of Sustainable and Healthy Housing is directly related to in-
ternational developments in the fields of environmental and health assessment. It fo-
cuses on developing or improving methods from these disciplines for the use in spe-
cific and complex cases of buildings and their occupants. Obtaining data and develo-
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ping a framework that allows an understanding and quantification of these influences
is a major scientific challenge in our group. The framework is based on the methodo-
logy of Life Cycle Assessment (LCA) in combination with the fate-exposure-effect-
damage model used in environmental and health sciences. The central question of
the Sustainable and Healthy Housing theme group is: Which methods can be used and de-
veloped to determine the environmental and bealth impact of dwellings and how can this impact be
reduced to an acceptable level?

2. Housing Management

Due to deregulation and privatisation policies within the housing sector, the possibi-
lity of stimulating quality and sustainability in the housing stock through government
regulation is limited. As a result of these policies, non-profit and commercial housing
organisations have become much more independent and are now major actors in de-
termining and organising strategies to achieve the adequate management and trans-
formation of the housing stock and related services. These organisations are now
looking for ways to reshape themselves into social entrepreneurs to cope with their
new role, positioned between State, market and society. As key actors in improving
the socioeconomic and environmental performance of housing, the housing provi-
ders must adapt their approach to the organisation and management of their housing
porttfolios. The Housing Quality research programme aims to develop theoties and
empirical knowledge of innovative approaches by employing, testing and adapting
general theories from policy, management and organisational studies within the spe-
cific area of sustainable housing transformation and management. The development
of these theories will not only contribute to the scientific development of the disci-
pline of housing, but will also be used to test and develop the undetlying theories.
The focus of this theme group is on the management strategies of professional hou-
sing organisations. The main question for the Housing Management theme group is:
How do or can housing organisations adapt themselves and their portfolios to the changes in demand
Jfor housing and related services?

3. Policy Instruments and Enforcement Procedures

The governance dimension of housing quality is the point of departure for this the-
me group. The aim of Policy Instruments and Enforcement Procedures is to study
building regulations and enforcement procedures that define and guarantee a mini-
mum level of quality for residential buildings. With this theme, specific attention is
paid to the definitions, procedures, tasks and responsibilities of public and private
parties that guarantee good quality. It addresses public as well as private quality policy
instruments, standards and certification schemes. The central question for this theme
group is: How do we define and ensure a minimum qnality for dwellings?

National building regulatory systems are increasingly becoming the centre of attenti-
on in policy evaluation as well as in academic research. In almost every EU country,
building regulations and their enforcement are being discussed in and outside parlia-
ment. Two examples are: in England a discussion about the “The Future of Building
Control’ is presently underway, while in the Netherlands a special parliamentary
commission has recently published, at the request of the minister responsible, a re-
port about fundamental changes in the building regulatory system. The questions rai-
sed and the answers sought are fundamental and match the main research questions
of the theme group. This growing attention is also reflected within the academic
community.



4. Innovation of building and maintenance processes

The fourth theme focuses on innovation in building and maintenance processes.

Many studies show that traditional building and maintenance processes do not always

meet contemporary needs with respect to quality and that they entail high failure and

transaction costs (Ang et al., 2004; ar'TB, 2002; Egan, 1998; Hughes et al., 2006; USP

Marketing Consultancy, 2007). Although much has been achieved, further innovation

within building and maintenance processes and related forms of cooperation are ne-

cessary. The need for higher energy performance and the integration of sustainability

in an overall quality approach demands process innovations. Furthermore, the diffu-

sion of these innovations, which contribute to the sustainable quality of the housing

stock, should be stimulated. The central question of this theme group is: What process

innovations are needed and can be developed to stimulate integrated, up-to-date and high-quality

housing?

The theme group consists of three sub-themes, addressing the following questions:

- How can building and maintenance processes be improved through cooperation
in the building and maintenance chain?

- How can the diffusion of process innovations be improved?

- How can the technical management processes of housing associations contribute
to housing quality?

Connection between the theme groups

There are strong links between these four dimensions. Most of the research projects
are multidisciplinary in nature. All of the projects have a strong technological basis
and combine this with other areas of academic research, such as business, manage-
ment, policy and other social sciences. Many projects are related to more than one of
the four dimensions.

The research programme is strongly multidisciplinary. An optimal use of technical
solutions that support occupants’ needs and at the same time cause minimal burden
to the environment requires research which combines technical and social sciences.
Our research, as part of the Delft University of Technology, supports the Universi-
ty’s mission to create solutions to societal problems. Therefore most of the projects
have a fundamental as well as an applied character, a combination we call strategic
research. Each of the four theme groups in the HQ programme has its own domain
in terms of the research topics, relevant frameworks and international platforms (see
details in Section 3). All four theme groups concentrate on academic fields that are
being rapidly developed internationally. This can be seen by the number of new aca-
demic journals and the increase in the impact of these journals in these academic
fields. In addition, national and European budgets for scientific research are paying
much attention to the development of fundamental knowledge about energy and the
environment, as well as the processes and policies required for the implementation of
new approaches in society.

d. Societal relevance

Within the broad spectrum of technical, organisational, governance and process is-
sues related to the physical quality of housing, we needed to choose subjects which
provided a focus for our long-term research projects. These choices were based on a
combination of scientific questions derived from previous projects or that emerged
from international debates, and questions that arise from societal problems. There
are a series of societal issues that have an impact on our research domain.
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Energy, climate change and environmental issues

Climate change is one of the major global challenges of our time. It has, and in the
coming decades will continue to have, a dramatic impact on how we think about the
physical quality of housing in all its dimensions: technique, management, governance
and processes. More than ever, it has recently become clear that the need for a dra-
matic reduction of CO, emissions will have a major impact on the direction taken
with respect to newly built houses as well as existing housing stock.

Several reviews conclude that the risks and costs of ‘doing nothing’ are so high, at
both the national and international levels, that this cannot be regarded as a serious
option. Action is necessary in the short term in order to avert potentially serious con-
sequences in the longer term. The recent report of the UN Intergovernmental Panel
on Climate Change (IPCC) underscores the need for urgent action, and emphasises
that an effective response to climate change is technically and financially feasible.
Over 190 countries — such as the US and Japan, but also including developing coun-
tries such as China, India and Brazil — ratified the UNFCCC (United Nations Fra-
mework Convention on Climate Change, Rio de Janeiro, 1992). This convention is
one of the driving forces behind national climate policies. The main objective of the
convention is to stabilise atmospheric concentrations of greenhouse gases at a level
where the climate system no longer suffers from any dangerous interference due to
human activities. According to article 2 of the Convention, this level must be attained
rapidly enough to allow ecosystems to adapt in a natural way, food production to
continue unharmed and economies to develop in a sustainable manner. The Kyoto
Protocol (1997) represented an important first step in combating climate change. The
Kyoto Protocol stipulates that between 2008 and 2012 the most developed countries
must reduce emissions of greenhouse gases such as CO, by an average of more than
5 percent compared to 1990 levels. Ideas of sustainable construction and living have
been further reinforced by Al Gore’s An Inconvenient Truth and books such as Cradle to
Cradle and Natural Capitalisn, which have provided visions that have influenced global
and regional thinking. As a result, local and national authorities are increasingly put-
ting environmental issues high on their agendas. More regional authorities are sho-
wing very high levels of ambition with respect to ecological and climate protection.
Municipalities, housing associations, architects, technical consultants and universities
all over the world are searching for new concepts to decrease the environmental bur-
den of construction activities, using such methods as design for reconfiguration, de-
sign for disassembly and IFD.

Eunrope

The building stock in the European Union accounts for about 40 percent of total EU
energy consumption (EC, 2003). In recent years, this energy consumption, both in
relative as well as absolute numbers, has increased dramatically due to the growing
numbers of households and consequently the increased need for power for applian-
ces, room heating and hot tap water. Energy saving in the built environment has
been rated so highly by the European Union that it has opted for a communal ap-
proach. In 2000, the European Committee adopted an action plan in line with this to
improve energy efficiency, stating that the use of energy in the Union should be re-
duced by one percent annually until 2010. This was the precursor to the slogan 20%
in 2020,



Ambitions of the Dutch Government

Energy saving and the use of sustainable energy have extremely high priority in the
Netherlands. This is not only due to concerns about climate change but also due to
the increasing financial cost of fossil fuel resources, such that in the future, especially
for low-income earners, the cost of energy will almost certainly become a dispropot-
tionate element of living expenses. In the domain of CO, reduction, which is closely
connected with the use of fossil fuel resources, the government has set very ambi-
tious targets, with CO, emission required to be reduced by 30 percent of the current
rate by 2020. Assuming that the use of energy will increase by 20 percent during this
period, with no intervention this would mean that in twelve years time we must rely
on only roughly half the fossil fuel resources used at present. For a large part the
building sector will have to fulfil the assignment to create greater efficiency, because
other sectors, such as agriculture and industry, have taken comparatively larger steps
in the past, and it is not likely that transportation can be drastically reformed in the
short term. Because of the growing differences between the energy use of new buil-
dings and existing buildings it is obvious that the focus will be on existing buildings.

Problems in the building industry

The cost of failures in the Dutch building industry amounts to more than 10 percent
of turnover (USP Marketing Consultancy, 2007). Total investment costs (including
maintenance) in homes were 46 billion Euros in 2007, which means annual wastage
of 4.6 billion Euros in this part of the building industry. The Vereniging Eigen Huis,
a consumer organisation for homeowners, carries out final inspections on many new
homes, and in 2005 reported that construction companies were gradually improving
their standards. The average number of defects in more than 1,400 homes examined
at new build housing areas was 17.5 per home. However, some homes had as many
as 71 defects. In recent years there have been many problems with construction safe-
ty. In many cases, the faults are not due to a lack of technical knowledge but to care-
lessness in the building process. There are also many problems with aspects of buil-
ding physics, as revealed in a study of 78 housing projects by the VROM Inspectora-
te (Kuindersma et al., 2007). The researchers observed acute health risks, reduced li-
ving comfort and, above all, poor energy performance. New homes must comply
with the EPC (Energy Performance Coefficient), an important policy instrument for
achieving CO, reduction targets. The study showed that 25 percent of the EPC cal-
culations associated with building permits were incorrect. The performance of new
homes built was also studied, and found to be unsatisfactory in 47 percent of homes.
In order to comply with EPC regulations, a system whereby heat is recovered from
the ventilation system (balanced ventilation) is often installed. In the past few years,
this system has been installed in approximately 400,000 homes. Problems with the
system in the Vathorst area of Amersfoort have featured regularly in the news
(Duijm et al., 2007). An analysis of the problems has shown that they are not neces-
sarily due to the ventilation system itself, but that poor-quality management throug-
hout the construction chain can lead to an accumulation of faults.

The need for higher performance with respect to energy and other quality issues in
dwellings, in combination with all the evidence of the poor performance of the buil-
ding industry, demand innovations across all aspects of housing quality, as addressed
in the HQ programme.

Developments within housing organisations
Social housing across Europe has been subject to several political, economic, cultural
and demographic developments. In the past decades, housing policies in many Euro-
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pean countries, as part of wider neoliberal policies, have been characterised by a shift
away from government control towards a reinforcement of market principles (e.g.
Boelhouwer, 1997, 1999; Priemus et al., 1999; Priemus and Dieleman, 2002). For
many social housing providers, these developments have meant greater freedom and
responsibility in undertaking social activities at the local level, but also the challenge
of achieving their social objectives with fewer public resources (e.g. Gruis and
Nieboer, 2004). Furthermore, one response to these neoliberal policies has been an
increased emphasis on local democratisation and public accountability within the
provision of social housing services (e.g. Mullins, 2006). The provision of social hou-
sing services is also influenced by internal market regulations and policies at the EU
level (e.g. Priemus et al., 1993; Chapman and Murie, 1996; Doling, 2006). This is
most evident in the procurement standards for contracting public housing develop-
ments; however, EU market regulations could also have an impact on national hou-
sing policies and the structure of social housing provision (e.g. Gruis and Priemus,
2008). In addition to developments in housing policy, a number of cultural and socie-
tal changes are likely to have an impact on the evolution of social housing providers.
The contextual developments have had several effects on the organisational strategies
of social housing providers. Considered as more or less general trends, we recognise
an increasing application of business principles to social housing management, as
well as a broadening of the services provided by social housing organisations. The
implementation of business principles has taken place in two different forms, which
can but do not necessarily have to coincide. One form is the increasing application of
business-like approaches to promote efficiency and upward accountability, that is,
performance management. Within this approach, business principles are implemen-
ted to manage operations without actually changing the traditional social and other
objectives of the organisation (e.g. Clapham & Satsangi, 1992; Kemp, 1995; Symon &
Walker, 1995; Walker, 1994, 2000; Gruis et al., 2004; Koopman et al., 2008). Another
application of business principles within social-housing management is an increased
market orientation within the business strategy itself. Business principles are thereby
introduced into the way social-housing providers approach the market, leading to a
much more active attitude towards the market and profit-making opportunities. This
may result in social housing providers taking on a much broader view of the housing
market, including entering the more commercial (higher rent and owner occupied)
segments of the housing market (e.g. Gruis and Nieboer, 2004, 2007; Walker, 2000;
Brandsen et al., 2006). Thus, the changing role of housing providers coincides with
new organisational strategies and approaches to improving housing quality, as ad-
dressed in the Housing Quality programme.

e. Synergy between fundamental and applied research

As mentioned above, the field of research in HQ is strongly determined by societal
problems. Most of the fundamental research projects also aim to generate knowledge
that can be utilised in the practice of building and managing dwellings. In this way,
the synergy between fundamental and applied research can often be observed within
projects, but there are also more fundamental research projects that will contribute to
daily practice only in the long run (e.g. PhDs). Within the projects that lie much clo-
ser to daily practice, we explore, test or experiment with newly derived insights deve-
loped from fundamental research. The combination and synergy between these two
types of research is also reinforced by the sources of funding. The need for funding
(see also subsection 1.i. below) from governmental bodies, market parties and, if
available, subsidy schemes, and the strong partnership with many parties in the field
has led to initiatives to formulate new research programmes based on a combination



of fundamental and applied research. These are the Housing Quality 2020 and the
MOVe programmes.

Housing Quality 2020

In the Housing Quality 2020: Knowledge development for the energy transition of
the housing stock (HQ 2020) programme, we combine a series of ten PhD projects
which have been recently commenced, or are planned to commence shortly, with
questions derived from the recent policy agendas of the Dutch government, housing
associations and other societal and professional organisations. In addition to the
long-term academic projects, the programme will also contain a series of practice-
otiented, more short-term projects. We took this proposal to the stakeholders to ex-
plore possibilities for co-funding and the development of specific projects that ad-
dress the questions and knowledge requirement of these parties (see also 1.f). We al-
so explored subsidy opportunities that might be available from Delft University of
Technology (Delft Research Initiatives for the Environment and Energy), from new
governmental subsidy programmes or EU projects. The aim of HQ 2020 is to deve-
lop practical knowledge underpinned by fundamental research. It is designed facilita-
te the large-scale upgrading of the energy performance of the housing stock. An im-
provement in integral environmental performance, a healthy indoor climate and good
levels of living comfort are essential preconditions. Innovations in policy, manage-
ment and government procedure, as well as the roles of housing organisations and
other stakeholders are required for this transition.

MOV

During the 1990s, Dutch housing associations underwent a transformation from
task-oriented, government-driven organisations to independent, market-oriented or-
ganisations with public objectives. The term ‘social entrepreneurship’ was introduced
to identify the way in which housing associations should operate in their new role,
positioned between State, market and society. Because the transformation of housing
associations into independent organisations has taken place fairly recently (particular-
ly in comparison to their long tradition as semi-governmental organisations), they are
still looking for ways to reshape themselves into social entrepreneurs. The MOVe
programme (Maatschappelijk Ondernemerschap en Voorraadbeleid van woningcorporaties) has
been established to fund scientific research into the development of social entrepre-
neurship in housing management and to facilitate the transfer of knowledge between
science and housing associations through the organisation of master classes for parti-
cipating housing associations.

f. Internal and external collaboration

The chairs in Housing at the Delft University of Technology

The HQ programme combines the research of three chairs in the Housing research
programme, which is based in the Faculty of Architecture. These chairs are in Hou-
sing Quality and Process Innovation, Chair: Prof. Henk Visscher, which is a full-time
chair within OTB, research also being entirely carried out within OTB; Sustainable
Housing Transformation, Chair: Prof. Anke van Hal, which is a part-time chair in the
Faculty of Architecture; and Housing Management, Chair: Associate Prof. Vincent
Gruis. The latter two chairs operate mainly within the Faculty of Architecture but are
also involved in the supervision of PhD and other forms of research carried out at
OTB.

There are close links to other Housing chair groups and their research programmes
within OTB and the Faculty of Architecture. These are Housing Systems, Chair:
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Prof. Peter Boelhouwer, a chair shared between OTB and the Faculty of Architectu-
re, with its research programme being carried out within OTB; and the Urban Rene-
wal chair, created in 2009 for the Neighbourhood Change and Housing research
programme. Furthermore there are incidental cooperative projects with other OTB
groups such as GIST.

Other relationships within Delft University of Technology

In addition to being part of the Housing research programme, the HQ programme
has close links with other chairs within the Faculty of Architecture. There are strong
collaborations with Climate Design in the Department of Building Technology. Pro-
jects are also conducted in cooperation with the Faculty’s Real Estate, Design and
Construction Management programme (Prof. Hans de Jonge, Prof. Hans Wamelink
and Prof. Friso de Zeeuw). Furthermore, Henk Visscher and Frits Meijer cooperate
on projects with Prof. Monika Chao and Fred Hobma from the chair group in Buil-
ding Law within the Faculty. Several projects are conducted in cooperation with
chairs outside the Faculty of Architecture: the Faculty of Industrial Design (Prof.
Han Brezet), the Faculty of Technology, Policy and Management (Dr E. van Bue-
ren), the Nyenrode Business University Center for Sustainability (Sustainable Buil-
ding & Development) and the University of Wageningen (Prof. Louise Vet). Fur-
thermore, we have established some cooperative activities with the Construction
Processes research group from the Faculty of Civil Engineering and Technical Geos-
ciences (TU Delft), chaired by Prof. Hennes de Ridder and we also have a relations-
hip with the Safety Policies group, chaired by Prof. Ben Ale of the Faculty of Tech-
nology, Policy and Management (TU Delft).

Dutch institutions

The Sustainable and Healthy Housing theme group has close ties with the Depart-
ment of Materials Science at Eindhoven University. In addition, Professor Nico
Hendriks (Eindhoven) is active as the co-supervisor of the dissertation by Inge Blom,
and an academic publication has been written in collaboration with the University of
Wageningen (Urban Environment Group). There is also an ongoing research project
together with the Radboud University of Nijmegen on high-efficiency photovoltaic
cells. The group is also active in a Dutch initiative concerning the coordination of
LCA software in the Netherlands, together with IVAM (affiliated to the University of
Amsterdam). Apart from these projects, we also work with numerous other organisa-
tions, usually in connection with applied research. For example, we collaborate with
ECN (Energy Centrum Nederland) and TNO (The Netherlands Organisation for
Applied Scientific Research) in the project Building Future. Other organisations and
companies include the Ministry of VROM, the SBR, SenterNovem, the Institute for
Construction Law, the Aedes Federation of Housing Associations, Woonbond, SKW
Certification, SVn, NEN, SEV, Cartesius, PeGo, Meer met Minder, as well as consul-
tancy firms and contractors. Some of the academic staff within the programme are
affiliated with the Netherlands Graduate School for Housing and Urban Research
(Nethur). Recently we have also become affiliated with the Research School for So-
cioeconomic and Natural Sciences of the Environment (SENSE).

International organisations

Important international platforms relevant to the HQ programme include the Inter-
national Council for Building Research Studies and Documentation (CIB) and the
European Network of Housing Research (ENHR). Almost all of our researchers are
members of one or more working groups within these organisations, and regularly
take part in international conferences or working-group activities.



Sustainable and Healthy Housing

Members of the theme group are involved in several international networks. Arjen
Meijer is actively involved in SETAC (The Society of Environmental Toxicology and
Chemistry) in the Indoor Exposure Models working group within the
UNEP/SETAC Life Cycle Initiative programme. Laure Itard is involved in IBPSA-
NVL, the Dutch/Flemish section of the International Building Performance Simula-
tion association and is a member of ASHREA. Laure Itard and Inge Blom are mem-
bers of the CIB working group, W115 Construction Materials Stewardship.

Housing Management

At the annual conference of the European Network for Housing Research (ENHR),
Vincent Gruis and Nico Nieboer coordinate the ENHR working group, Housing
Regeneration and Maintenance and also organise workshops on housing manage-
ment policy. Furthermore, there is close cooperation with CECODHAS (the Euro-
pean lobby organisation for social housing providers), the University of Birmingham
(Prof. David Mullins) and the University of Calgary (Prof. Sasha Tsenkova).

Policy Instruments and Enforcement Procedures

Henk Visscher and Frits Meijer are members of the CIB working group, W113 Law
and Dispute Resolution. They are also members of the ENHR working group, Legal
Aspects of Housing. These affiliations have led to close contacts with various inter-
national parties and have given rise to two internationally oriented books. In our in-
ternational comparative research, we are able to call upon a network of contact per-
sons. Of particular importance is the Consortium of European Building Control.
Contact has also been established with the Queensland University of Technology in
Australia.

Innovation of Building and Maintenance Processes

Ad Straub is a scientific member of the CIB working group, WO070 Facilities Mana-
gement and Maintenance. Straub also participates in the CIB working group, WO92
Procurement Systems, and the ENHR working group, Housing Regeneration and
Maintenance. Prof. Anke van Hal cooperates with a number of universities including
Chalmers University in Sweden (Prof. Michael Eden), Waseda University Tokyo and
Roma I1II.

g. Relationship with teaching

In addition to members of the chair groups, Sustainable Housing Transformation
and Housing Management, the Department of Sustainable Housing Quality at OTB
has a long tradition in teaching activities within the Faculty of Architecture, through
contributions to educational tasks in Real Estate and Housing. Ad Straub and Evert
Hasselaar are regular contributors to the MSc programme in RE&H. Henk Visscher
is coordinator of a third-year Bachelor’s module in the SIRO domain of the Faculty
of Technology, Policy and Management (TPM). Laure Itard, Evert Hasselaar, Ad
Straub and Henk Visscher teach the courses in this programme. Henk Visscher lectu-
res in Building Law in the Department of Building Technology’s Mastet’s program-
me. Laure Itard has worked on the development of a new Minor in Sustainable and
Healthy Indoor Environment proposed as a cooperation between the Department of
Building Technology in the Faculty of Architecture and the Faculty of Mechanical
Engineering. Laure Itard also coordinates two Master’s courses, the Sustainable Built
Environment in the Faculty of Technology, Policy and Management and Indoor
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Climate Fundamentals in the Faculty of Mechanical Engineering. Evert Hasselaar
coordinates the Urban Restructuring Master’s course in the Faculty of Technology,
Policy and Management. Henk Heeger and Ad Straub regularly organise courses for
professionals on housing portfolio management and technical management. Fur-
thermore, we often organise national conferences for combined audiences of acade-
mics and professionals.

h. Researchers and other personnel

As of January 2009 the group consists of 30 people, of which one-third is senior te-
nured staff and the remainder PhDs and postdoctoral guests. It is our policy to finish
two or three PhD dissertations per year, and to start two or three new PhD projects.
See Table 1.

i. Resources, funding and facilities

The availability of funding for pure fundamental research (from the University) is
uncertain and will probably be limited to some 30-40 percent of the total budget re-
quired for human resources. It is our policy to obtain another 30 percent from subsi-
dies and the final 30-40 percent from the Dutch market. Sources for subsidies may
be: funding for scientific research (NWO, STW), funding from Dutch government
departments involved in major societal and policy issues (such as climate change) and
EU programmes.



Table 1

Staff of the research programme and research themes

Institution

Theme

group

OTB Research

[nstitute
Faculty of

I Architecture

Sustainable and

Healthy Housing

Housing Management

Policies, Regulations

and Enforcement

and Maintenance

Processes

K.P.M. Aalbers

< [Innovation of Building

M.M.F. Ammetrlaan

M. Bedir

1.S. Blom

<lislls

Dr J. Costa Branco Pedro

slislislis

D.K. Czischke

S.S. van Dam

slis

R. Dankert

>~

M.P. Femenias

C.L. van der Flier

slis

Dr V.H. Gruis

PR A

Xk

O. Guerra Santin

Dr E. ter Haar

Prof. ].D.M. van Hal

<lis

Xk

Xk

Dr E. Hasselaar

Dr H.P. Heeger

slis

M.M.A.E. Heemskerk

M.]J. Koopman

R A A

R.J. Kroese

sls

R.S. van der Kujj

Dr L.C.M. Itard

Xk

Dr A. Meijer

Dr F.M. Meijer

Xk

E. Mlecnik

szl

A. Mulder

i

L.C. Murphy

N.E.T. Nieboer

slks

Xk

Dr CJ. van Oel

A.J. van Overmeeren

F. Riccardo

F.C. Sanders

lislislis

slis

C.A.M. Snepvangers

Dr A. Straub

Xk

M. Tambach

Prof. A.F. Thomsen

Prof. H.J. Visscher

lislislislis

Xk

S. Zijlstra

Total

N
—

16

12

12

13

*) Theme leader
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3.2 Ambitions for 2009-2014

In recent years, the programme has made significant progress in shifting its research
activities and output from applied to strategic research. For the coming period, the
objective will be to increase the focus on strategic research, although we will conti-
nue to attach great importance to the societal relevance of our research questions.
This strategy will be followed mostly in the context of research projects which are
partly financed by societal stakeholders. In addition, we will attempt to extend our
international network and initiate or participate in international research projects re-
levant to our themes. Most projects will take the form of doctoral research, resulting
in dissertations and international academic publications. Our senior researchers aim
to publish at least once a year in a recognised academic journal. Our applied research
activities will be selected on the basis of their potential contribution to our scientific
mission and will therefore focus on the evaluation of innovative practices.

In the period 2009-2014 we intend to achieve:

- approximately twelve completed doctoral dissertations

- increased production and quality of articles in internationally refereed journals

- editorship and guest editorship of special issues of international journals

- a more active and leading role in international platforms such as the working

groups of the Council for Research and Innovation in Building and Construction
(CIB) and the European Network of Housing Research (EHNR)

3.3 Description of research programme and research themes

Sustainable and Healthy Housing
Theme leaders: Dr L. Itard and Prof. |.D.M. van Hal

Introduction
In the previous period, the Sustainable and Healthy Housing theme group moved
from a combination of various technical and policy-oriented research towards re-
search focusing entirely on the health-related and environmental quality of dwellings.
A choice was made to focus research activities more on technical aspects, which was
of great importance for the integration of the group into Delft University of Techno-
logy. Special efforts were put into the integration of basic and applied research and
into the development of more basic research. Attention was devoted to the multidis-
ciplinary character of the research and new projects were defined in order to streng-
then these aspects while avoiding the dangers of fragmentation which were identified
in the former period. A first step was to recognise that environmental assessment
and health assessment share the same scientific frameworks and methods and that
basic and applied research in these fields is urgently needed. New projects were star-
ted as a result of participation in the BSIK subsidy programme and housing associa-
tion interest in financing research through Corpovenista. The size of the theme
group may grow considerably in the present period. From 2006 to 2008 much effort
was put into the development of a clear focus and framework for our research.

The central research question of the Sustainable and Healthy Housing group
is: Which methods can be used and developed to determine the environmental and health impacts of
dwellings and how can this impact be reduced to an acceptable level?



Scientific framework

The research field of Sustainable and Healthy Housing is multidisciplinary in nature
and entails the use of frameworks from the environmental sciences, health sciences
and behavioural sciences in relation to building construction and building services
engineering sciences. Our scientific framework is based on the approach used in en-
vironmental and health impact assessment (Hofstetter, 1998; Muller-Wenk, 2004,
Meijer et al., 2005a & 2005b), that is, impact-pathway analysis, from fate to exposure,
effect and damage (Figure 2). Fate defines the characteristics of a source of pollutant
(e.g. dimension, behaviour). Exposure describes the extent to which human beings,
animals, plants and ecosystems in general are exposed to this source. The exposure to
the source causes health or environmental effects (e.g. respiratory problems, cancer,
acidification or global warming), and finally, these effects may cause damage to hu-
mans, animals, plants and ecosystems (e.g. illness, death). Indicators of environmen-
tal or health burdens may be found at the level of exposure, effect or damage. Speci-
tic research about the relationship between effect and damage is not carried out in
our group because it is a specialist domain in environmental or health science.

Figure 2  Environmental and health impact assessment

Fate —» Exposure ——»  Effect ——» Damage

$ 4

Indicator level

The research domains of the group fall within the dotted line

The same kinds of pressure-state-response models are also used in policy analysis.
We apply this assessment scheme to building and housing-related issues (see Figure
3). In the physical system, boundaries are defined by the building and its occupants.
Although the sources of environmental or health burden determining fate and expo-
sure may not be related to the building and its occupants, we study the resulting fate
in these buildings. For example, outdoor pollution arising from traffic has its source
outside the building but affects the occupants inside and, as such, is studied. By using
existing or developing new fate-exposure-effect models we can calculate the state of
the system (building + occupants) in terms of emissions to different ecosystem com-
partments (e.g. air, soil, water), indoor pollutant concentration, energy use or other
kinds of indicators such as resource depletion. Finally, using existing effect-damage
models we can calculate the environmental and health impacts. These studies result
in recommendations for possible actions (policies, regulations, technical norms and
management) to decrease the environmental and health burden (feedback and moni-
toring loop). We do not carry out specific research on these aspects, but limit oursel-
ves to the production of knowledge to be used by other groups in the HQ program-
me. However, we are specifically concerned with knowledge transfer to specific ac-
tors in the building industry (such as housing associations) (see communication line
in Figure 3).

We consider the building from the point of view of Life Cycle Assessment (LCA),
which means we consider all phases, from the manufacture of building components
to demolition, with an emphasis on the use phase. Specific attention is paid to the in-
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teractions between building and occupants (see Figures 3 and 4) and their effect on
the system’s state. At present very little is known about these aspects (Lutzenhizer,
1993; Jeeninga, 2001; Bourgeois et al., 2005).

Most of our research is based on empirical data collection using existing databases,
technical measurements, surveys, interviews and diaries. The latter three are methods
adopted from the social sciences. For this type of research we use the support and
facilities of the Department of Methodology and Informatics of OTB. Because the
use of these methods in relation to technical studies has not been very common up
to now, there is a need to refine their application to this field.

Figure 3 Framework and boundaries of research
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Figure 4 Framework for building process and actors
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Problem definition and research questions
Three facets of sustainable housing construction and maintenance are considered:
the environmental quality of dwellings, the health quality of dwellings and the effect
of occupant behaviour on this quality. The central research question is:
Which methods can be used and developed to determine the environmental and health impacts of
dwellings and how can this impact be reduced to an acceptable level?
The social relevance of this research question is evident: buildings and building acti-
vities are responsible for a large part of the global environmental burden through
material and energy use. In the Netherlands, more than 30 percent of the total final
energy use comes from the building sector. Sustainability is now considered a very
important component of building practice, but is mainly restricted to energy-saving
measures and applications relevant to new buildings. Other sustainability aspects
such as regional and local pollution of air, water and soil, and associated impacts on
health have little influence on policies, norms or design guidelines. Until now, the
environmental quality of the building stock has been addressed in only a very limited
way (Tucker & Treloar, 1994; Peuportier, 2001; Kohler & Liitzkendorf, 2002; Klun-
der & Van Nunen, 2003; Itard & Klunder, 2007; Itard, 2007). Improvement of the
environmental quality of the existing stock is essential to achieve a large improve-
ment at the national and international levels (Meijer & Itard, 2008).
In addition to their high social relevance, our research questions are also based on
scientific needs in the area described in the framework. Usually, a particular research
question will be addressed through a combination of basic research (scientific rele-
vance) and contract research (social relevance) that facilitates data collection. The re-
search questions usually concern the relationships between the different blocks defi-
ned in Figures 1, 2 and 3. The main research lines are:

1. Energy use is not linearly related to environmental impacts. Switching from gas
supply to electricity supply, for example, can cause a strong increase in the envi-
ronmental burden. What robust sustainable concepts are there with respect to fu-
ture buildings?

2. In conventional dwellings the energy embodied in materials and construction
amounts to 10-15 years of operational energy. In low-energy houses such as pas-
sive houses, it may amount to more than 50 years of operational energy. In which
ways can the energy essential for construction, maintenance, renovation, materi-
als and processes, and the related environmental effects be analysed and reduced?

3. Health problems and human toxicity are now widely recognised as environmental
effects, but there is still little known about the relationship between building ma-
terials, occupancy, indoor air quality and health. How can we develop a better
scientific understanding of these relationships and how can we develop methods
to better include health issues in environmental impact assessment?

4. Household characteristics and occupant behaviour are widely admitted by experts
to greatly influence final energy use and also the quality of indoor air. What me-
thods can be developed to measure this influence and which factors can predict
this influence?

Future research

The research themes defined above will be continued during the coming years in or-
der to collect enough data to further develop theories and models, especially concer-
ned with understanding the effects of occupant behaviour and household characteris-
tics on energy use and indoor air quality. In particular, the monitoring of occupant
behaviour in relation to technical aspects of buildings will be continued. In the futu-
re, models of behavioural aspects will be included in building simulation models for
energy, environment, comfort and indoor air quality. Research on suitable models
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(e.g. dynamic holistic, causal or fuzzy models) will be an issue for which collaboration
with other universities will be required.

Data collection in the field of LCA studies will remain important as it is essential to
have validated LCA data at our disposal. We also expect the research on the incorpo-
ration of indoor climate models into LCA models to continue. In this area, research
on behavioural patterns of indoor pollutants and their relation to air movement is
needed to better understand the dynamic behaviour of systems. How to cope with
the dynamic aspects of health, behaviour and energy demand is expected to become
a major theme. Research on indicators of health (Daly, Qaly), and the quality of the
environment (impact categories, exergy) will be needed as well as further research on
the interdependence of and causal relationships between physical characteristics, be-
havioural patterns and social, environmental and health states. We also expect to car-
ry out further research at a scale which exceeds the neighbourhood level, because this
could offer new, more efficient solutions for energy saving and some health-related
problems. Finally, we are considering extending our research in the direction of the
issue of better housing concepts.

Housing Management
Theme leaders: Dr 1. Gruis and N.E. T Nieboer

The theme of housing management focuses on developing and disseminating know-

ledge concerning the changing organisational strategies, especially those related to the

physical investment by housing providers, in relation to the contextual developments
described above (see Section 1d). The general research approach within housing ma-
nagement is as follows:

- General theories are adapted to specific theories for analysis of organisational
strategies in the housing sector.

- These theories are used to evaluate organisational strategies, focusing in particu-
lar on frontrunners among housing organisations.

- The confrontation between theory and innovative practices is used to generate
new theoretical insights (theory testing) as well as recommendations for general
policy and practice within the housing sector.

Within the organisational strategy of housing providers, we focus in particular on

strategies for the management of the housing portfolio and related services. The

housing portfolio is, of course, the main asset of housing providers. As for the social
housing sector, recent studies (e.g. Gruis and Nieboer, 2004; Gruis et al., 2009) indi-
cate that housing portfolio management is still in an early stage of development,
despite initial expectations of rapid policy development as a consequence of reduced
government support. Although (particularly in the Netherlands, Australia and the

UK), some studies have focused on transferring approaches from business planning

to housing portfolio management, these planning approaches are not often applied in

practice. Furthermore, a number of studies, including research by Nieboer (2009,

forthcoming), point out that traditional business planning methods do not fit well

with practice. In line with criticism by Mintzberg (1995) and Peters and Waterman

(1982) among others, these ‘blueprint’ methods were found to be inadequate (or at

least insufficient) in relation to strategic management, and there are several reasons

why they could prove to be even harder to apply in the area of real estate manage-
ment by social housing providers (e.g. Gruis, 2006). One of the reasons is that, unlike
commercial companies, non-profit organisations such as social housing providers,
have to deal not only with profit or profit maximisation, but with a range of other
dissimilar objectives related to, for example, welfare, liveability and environmental
conservation. Following Whittington (2001), we argue that this plurality of objectives



leads to a different strategy process, in which not one but several strategies compete.
Applied to housing management by social housing organisations, this means that in-
vestment is the result of several, sometimes conflicting interests and complex proces-
ses. Due to the focus on the commercialisation of the social housing sector, however,
this approach has rarely been examined in recent research on organisational beha-
viour in this sector. Although there is a growing body of literature about strategy de-
velopment in the non-profit sector (e.g. Bryson, 2004; Allison and Kaye, 2005; Mou-
wen, 2000), this literature does not deal specifically with the housing sector. Therefo-
re, additional research is necessary to adapt the latest theories on organisation and
management to effective approaches to housing portfolio management.
The key and binding element within the available Housing Management research is
the ‘strategic position’ that housing providers occupy between State, market and so-
ciety. Its strategic aspect lies in it being the link between the contextual developments
and changes within the housing organisations, expressing and influencing (see Figure
5):
- ‘who’ the organisation is and aspires to be: what identity and mission do social
housing providers have (the strategic position in terms of stated objectives)?
- ‘what’ the organisation does: what kind of activities do the social housing provi-
ders undertake (the strategic position in terms of revealed actions)?
- ‘how’ the organisation makes itself ‘fit for use how are the social housing provi-
ders organised to perform their activities?

Figure 5 Key aspects of a housing organisation’s strategic position
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An analytical model based on McKinsey’s so-called 7s model (see Peters and Water-
man 1980, 1984) and Wijnen’s (1994) adapted model is employed to describe the or-
ganisation of the social housing providers. Wijnen distinguishes the following interre-
lated dimensions of an organisation: strategy, structure, employees, culture, systems
and management style (see Figure 6). In addition to the elements of Wijnen’s model,
we also look at the financing of the activities and pay particular attention to the posi-
tion of the housing organisations within their local network. As stated above, one of
the main scientific ambitions will be to integrate organisational theory with network
theory to develop an effective approach for social housing entrepreneurs. Key litera-
ture has been selected as a primary basis for an analysis of the individual organisatio-
nal aspects:

- Strategy: Mintzberg et al., 1992; Mintzberg, 1994; Miles & Snow, 1978; Johnson

& Scholes, 1999
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Structure: Mintzberg, 1992

Human resources: Snoeks & Dreimuller, 2006

Culture: Dreimuller, 2008; Cameron & Quinn, 2006
Systems (Management): De Caluwé & Vermaak, 2006
Management style: Quinn et al., 1996

Financial resources: Gruis, 2000

Networks: Kickert et al., 1999; Koppenjan and Klijn, 2004

Figure 6 Organisational dimensions

Managment style

Internal structure &
external network

Financial Resources

Human Resources

Culture

Based on Wijnen, 1994; Waterman et al., 1980

Excpected results
In addition to achieving the general scientific and societal objectives mentioned abo-
ve, the Housing Management theme group aims to achieve the following:

56

Identification and evaluation of existing and innovative approaches to the mana-
gement of housing portfolios and related services, resulting in tested approaches
that can be used to improve the quality of housing in relation to changing de-
mand.

Classification and evaluation of different organisational strategies among housing
associations, split into general organisational strategies and specific strategies for
project development, neighbourhood-based management, urban development,
cooperation with actors working in related fields of public interest, cooperation
with actors working in other segments of the real estate market, governance and
tenant empowerment. In other words, knowledge that can be used within the
housing association sector to support strategy development.

Insight into housing providers’ missions and drivers that can be used for purpo-
ses of housing policies targeted at housing quality and the governance of housing
organisations.
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Policy instruments and enforcement procedures
Theme leaders: Dr F.M. Meijer and Prof. H.]. VVisscher

The focus within this theme group is on regulatory, financial and communicative in-
struments that guarantee the physical quality of housing. Governments have introdu-
ced legislation governing the quality of the built environment for many years. The
original reason for doing so was, and remains, the protection of public health and sa-
fety. Most countries have increasingly developed regulations, laws, regulatory instru-
ments and subsidy schemes to steer housing development in the desired direction,
with the issues to be regulated and the level and method of regulation and enforce-
ment being subject to periodic review. Initially the legislation was aimed at the pro-
tection of individual consumer interests (health and safety). In later years the regula-
tory scope was widened to include general societal objectives such as usability, envi-
ronmental protection and energy conservation. Over the years the construction indu-
stry itself has developed and implemented various instruments and quality assurance
systems to ensure that the stated technical requirements are actually met in practice.
Increasingly, market parties implement their own quality requirements in the form of
industry labels or ‘seals of approval’ and quality assurance systems which are manda-
tory in the branch of industry concerned.

Conflicts emerge between the goals of the regulations and the restrictions and bur-
dens they entail for housing consumers and other actors in the construction process.
This is particularly apparent in the sheer number of requirements and the way they
are (ot should be) enforced. Almost all European countries once had traditional buil-
ding control systems, in which local authorities played a key role. Such systems have
undergone major changes, and although the situation varies widely between Europe-
an countries, the role of private organisations (market parties) in the enforcement
procedure has expanded considerably. Our research is situated within this ‘area of
tension’. Both the government and the construction industry wish to ensure that at
least a minimum standard is reached in construction works, and this must be regula-
ted, executed and enforced in such a manner that the intended quality is realised in
practice and the burden for all parties involved is minimised.

The following Figure identifies the main subjects of our research:

Figure 7 Research area of the Policy Instruments and Enforcement Instru-
ments theme group

‘ P
BUILDING REGULATORY ENFORCEMENT QUALITY OF NEWLY BUILT
SYSTEM PROCEDURES AND EXISTING DWELLINGS
A

The starting point for our research is a country’s building regulatory system. This sys-
tem establishes minimum quality standards for construction and sets out the roles,
tasks and responsibilities of the main stakeholders involved. These demands can be
incorporated into both public and private law and have both national as well as in-
ternational components. Enforcement procedures (e.g. building permits and other
mechanisms) are incorporated within the building regulatory system to ensure that
the quality demands established in the regulations are actually met in practice. As
they are an important subject of study in the theme group they are highlighted in a
separate box. The central question of the theme group is:
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How can the building regulatory system and enforcement procedures of a country best be designed to
ensure the quality of new and existing dwellings?

As our research is internationally comparative we attempt to identify international
trends with respect to the development of building regulatory systems.

Figures 8 and 9 elaborate the building regulatory system and enforcement procedures
respectively.

Figure 8 Elementary components of a building regulatory system
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Although building regulatory systems differ from country to country, they share bro-
ad systematic similarities. Figure 9 illustrates the elementary components of building
regulatory systems. We take regulatory developments into account at the internatio-
nal and local levels, but the focus of our research is on national regulatory demands
and especially on the building regulations of a particular country, more specifically,
the technical requirements that define the minimum quality level. Most countries ha-
ve established a statutory act or decree at the national level with technical require-
ments that set minimum quality standards for construction. In addition to regulations
concerning the built environment, all countries have planning and environmental re-
gulations as well as regulations concerning the building industry. In order to guarantee
that regulations are adhered to, a Building or Housing Act dictates the administrative
procedures that must be followed. The main research questions here are:

- What subjects are regulated in building regulations (e.g. technical requirements),
how are they formulated, what is their scope (including developments)?

- Which quality aspects of housing are controlled by means of government regula-
tions and other instruments which are left to ‘market forces’ and what develop-
ments can be recognised?

- What other instruments (apart from regulations) are implemented to guarantee
and improve the quality of new and existing dwellings?

The second key subject of our research is the building permit process established to
enforce the regulations and set out the roles and responsibilities of the main stake-
holders involved in that process. As mentioned above, to guarantee that regulations
are met, a Building or Housing Act dictates administrative procedures that must be fol-
lowed. These acts regulate elements such as procedures for various types of constructi-
on works, the fee system, maximum procedure times and the tasks and responsibilities
related to building control. In most countries, public authorities and parties within the
construction industry both carry responsibility for building control. In addition to the
regulations that are embedded in public law, most countries have established certificati-



on schemes in the construction sector for such elements as the people, products, pro-

cesses and quality systems involved.

The main stakeholders are named in Figure 9. The main questions here are:

- What procedures have been established to guarantee that regulations are being
met in practice, and how are building permit procedures structured?

- What are the tasks and responsibilities of stakeholders involved in building con-
trol and the enforcement of building regulations?

- How is it possible to guarantee that the actors responsible (both public as well as
private) for building control and enforcement of the regulations can fulfil their
tasks and responsibilities adequately?

Figure 9 Elementary components of enforcement procedures and actors in-
volved
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These questions are addressed in national and international comparative research
projects. Our research intends to develop an understanding of the advantages and di-
sadvantages of different aspects of regulatory systems and various enforcement regi-
mes. The comparative research projects should also provide insight into the possible
convergence or divergence of building regulatory systems in Europe.

Although national policy instruments are the main focus of research, the theme
group also studies instruments and policies which are developed at a local level (e.g.
municipality) to ensure the quality of dwellings.

Theoretical framework

The research of the theme group is multidisciplinary in nature, such that the research
methods and theoretical framework can be associated with several academic traditi-
ons. Almost all of the research includes a significant policy-based component. Our
research into policy, procedures and the way stakeholders interact with each other
also touches upon legal studies (private and public law) and construction manage-
ment science. An important aim of construction management is to keep the building
process as efficient and effective as possible in terms of cost, time and quality. A fac-
tor that can have a considerable influence here is the content of building regulations
and the responsibility for implementing and applying them. Using the principles of
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business science and economics, we seek further understanding of how the construc-
tion process can be managed as efficiently as possible in order to achieve the mini-
mum construction quality set out in the regulations. Numerous overlapping criteria
and definitions derived from many sources have been established to analyse ‘regula-
tions’. Examples of these critetia ate proportionate/adequate, accountable, consis-
tent, transparent, targeting, necessaty, effective, flexible/adaptable, and feasible.
Members of the group use these criteria to analyse building regulations. The group
has not yet established a uniform list of analysis criteria.

On the basis of both regulation and enforcement literature and economic literature
we are attempting to establish a coherent framework of building control and enfor-
cement models which can be applied when analysing building regulatory systems in
various countries. On the basis of debates in regulatory literature about the strengths
and weaknesses of different forms of regulation, enforcement strategies, enforcement
styles and enforcement actors, Van der Heijden (2009) has developed various typolo-
gies of regulatory enforcement regimes. At one end of the spectrum there is a ‘pure’
public regime and at the other a ‘pure’ private regime, and in between we can find
enforcement types that combine both public and private sector involvement. In the
years to come it is our aim to fine-tune these typologies.

Although there are a growing number of internationally oriented research projects in
the field of building regulations and building control procedures, a coherent interna-
tional comparative research tradition into technical building regulations and building
control is still lacking. In recent and ongoing European comparative projects, we ha-
ve used convergence and divergence theories (which are predominantly based in the
field of economics; e.g. Busch, 2002). We are attempting to embed our ongoing Eu-
ropean comparative study within the framework of Europeanisation, a rather new
branch in the regulatory sciences. The European Union (EU) is able to influence the
regulatory systems of the member states, and this influence can be independent of all
other international external developments (e.g. deregulation, convergence or harmo-
nisation that may affect national policies, Vink, 2002). In recent years, the impact of
the EU on its member states has become a topic of EU studies. Researchers are stu-
dying the effects of European integration on the politics, policies and administrative
structures of the member states. Although there is no agreement about what ‘Euro-
peanisation’ actually is, most research implies that it has to do with the process
through which European integration penetrates — and in certain circumstances, ma-
kes adjustments to — domestic institutions, decision-making procedures and the pu-
blic policies of the member states (e.g. Bulmer and Radaelli, 2004; Liefferink and
Jordan, 2002).

In the field of technical requirements, progress has been made in the development of
a theoretical framework that can be used to analyse the content and formulation of
the requirements (Bowen 1997; Tubbs 2004). The performance systems’ model for
technical requirements that was developed by the Task Group on Performance Ba-
sed Regulatory Systems of the CIB (International Council for Research and Innova-
tion in Building and Construction) provides us with a useful tool to compare the
technical requirements in various countries. In general, we do not study the exact
contents of these requirements. In the case of energy and sustainability requirement
regulations, however, we analyse the requirements in-depth (in close cooperation
with the Sustainable and Healthy Housing theme group).

Future research

The most important future developments requiring new solutions through regulati-
ons and quality assurance (the aspects which inform the course of the research) in-
clude the greater importance now given to the quality of the existing housing stock



(especially aimed at energy performance) and the introduction of private compliance
regulations (self-control) and private quality regulations (certification, quality labels).
The latter developments are taking place European-wide and are part of the desire to
streamline building control procedures and building process. Over the coming years
we will be intensifying our research into these subjects.

Developments in building regulatory and enforcement systems

We will continue to study the building regulatory systems of European and other

Western countries. The main goal is to obtain answers to the questions introduced in

the previous section. Our research addresses the following subjects:

- The position of building regulations within the legislative system of the respecti-
ve country

- The scope and content of the technical requirements that regulate the minimum
quality level for buildings

- The enforcement procedures and the main features of the system of building
control

We also wish to investigate whether the same past and present trends and develop-
ments in the eight European countries we have studied thus far can be dete