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21,500



21,500
Students currently without a room in the Netherlands

(Kences National Student Housing Monitor, 2025)

But this research isn't about the shortage.
It's about what happens when housing does get built  and still fails the 

people it was meant for.
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WHY 
THE PROBLEM PROMISED VS REALITY

285 units for 
students and 

starters,
meeting the housing 
agenda's numerical 

targets

285 units  
6-month short-stay 

contracts,
extra service and 
furnishing fees, 

no room left for the 
addition of communal 

space later by a 
developer.

DELIVEREDPROMISED

PAUWMOLEN
JAN DE OUDEWEG, DELFT2010 2021
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THE QUESTION

How do governance approaches and planning 
strategies shape the effectiveness of student housing 

delivery outcomes in the Dutch student cities?
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HOW 
THE METHOD THE FRAMEWORK
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Governance processes

+

Planning strategies 

Actors configurations and resources

+

Normative visions

DELIVERY OUTCOMES

Actor’s 
goals

Effectiveness 
Efficiency 
legitimacy

RQ 1
THE INPUT

RQ 2
THE PROCESS

RQ 3
THE OUTCOME

PI matrix

INSTITUTIONAL 
STEERING 
CHAIN



METHODOLOGICALLY….. HOW 
THE METHOD 

CASE STU
D
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S

DOCUMENTS

IN
TERVIEWS

PAPER 
REALITY 

HUMAN 
REALITY 

PHYSICAL 
REALITY 

INSTITUTIONAL 
STEERING 

CHAIN

DELFT
Pauwmolen

UTRECHT
High five - USP

Strategic 
visionsRegulatory 

tools

Network 
agreements

N=5 (4/1)

Public sector (1)
Private sector (1)
Institutional (1)
Local public (2)

ATLAS.ti
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WHAT 
THE FINDINGS THE TWO CITIES

Units 
925 (on 
track)Typology

200 shared 
units

(legally 
binding) Land policy

Active, ground 
lease 

(erfpacht)

Network 
configuration

Developer-
dominant, 

asymmetrical

Governance 
instrument

Single private-
law agreement

Typology
None

Land policy
Passive, 

private land 
ownership

DELFT - PAUWMOLEN UTRECHT - HIGH FIVE

Units 
285 

(delivered)

Governance 
instrument

Layered 
toolkit Network 

configuration
Trilateral 

(Municipality, SSH, 
Student Union), 

managed

High market pressure, acute shortages, fully dependent on private developers to build



WHAT WENT WRONG…. WHAT
THE FINDINGS 

TENURE 
Long-term starter housing became 6-month short-stay contracts
CDA council inquiry
"completely unattractive for young starters looking to settle down"

AFFORDABILITY 
Base rent met the cap, but service and furnishing fees were unregulated
Developer (DEL_PRI_01)
"As long as they can afford the rent, they can rent the unit."

HANDOVER RIGIDITY 
Rigid zoning blocked a later developer from adding communal space
Plan legally locked at handover, no mechanism for amendment



WHAT WORKED…. WHAT
THE FINDINGS 

ERFPACHT (20-YEAR)

CONVENANT 
STUDENTENHUISVESTING 

INTENTIEDOCUMENT (SSH) 

BOUWENVELOP 

BESTEMMINGSPLAN ARTICLE 6.3.5 
(200 SHARED UNITS) 

Covenant student housing 

Intention document

Building envelope

Zoning plan

Ground lease



Legitimacy
Weak and 

reactive, caught 
post-occupancy

Affordability
Base rent met, but 
bypassed via fees

Typology
None

Tenure
Short-stay 

(6-month, no 
binding terms)

Affordability
Pay-per-use 
service cost 
embedded

Typology
200 units 

locked 
(Article 6.3.5)

Tenure
Long-term 

(20-year ground 
lease lock-in)

DELFT – PAUWMOLEN UTRECHT – HIGH FIVE

Legitimacy
Proactive, 

escalation ladder, 
co-signature

THE COMPARISON WHAT
THE FINDINGS 



SO WHAT ?

WHAT
THE FINDINGS 

‘SEQUENCE THE VISION BEFORE THE CONTRACT’

‘STEER WITHOUT OWNING THE LAND’

‘REDUCE DEPENDENCE ON COMMERCIAL DEVELOPERS’

Normative visions locked in before contract negotiations start

Article 5.161c Bkl (2024 Omgevingswet) to bind housing categories, maximum rents, 
and minimum lease terms into the environmental plan

accelerate non-market channels like DUWO, and build post-occupancy service-cost 
monitoring into agreements from day one

From findings to practice



Getting governance right doesn't replace the need for
more housing, but without it, what gets built won’t

match what was promised.



Getting governance right doesn't replace the need for
more housing, but without it, what gets built won’t

match what was promised.



Guided by 
Willem Korthals Altes

Marietta Haffner

Naga Sai Bhuvana Kolli
6187617

THANK YOU 
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