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C A P I T A L  V A L U E

“Housing shortage reaches 
highpoint in 2018.”

1 3  f e b u a r i  2 0 1 7

N O S

“Many people in their thirties are 
stuck on the housing market.”

2 7  d e c e m b e r  2 0 1 7

H E T  P A R O O L
1 7  a p r i l  2 0 1 6

issues on the housing market

“Housing shortages for mid-income
housholdes in Amsterdam”
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source: 
Primos, 2016

# housholds # housing supply # desired supply

2016 2020 2025
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7600
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x1000

housing shortages
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changing 
households

issues on the 
housing market

increasing 
demand due to 

urbanization

lack of new 
supply

market 
mismatch

collection of factors influencing the housing issues

rising housing 
prices
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migration immigration high birth & 
low mortality rate

increasing demand due to urbanization

compact city 
approach

source: 
CBS, 2016
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lack of new supply

source: 
Rabobank, 2018
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towards 
1-pers 

households

urban 
loneliness

changing households

source: 
JLL, 2016
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index household size (2016=100)

1-person 2-person
no children

2-person
with children

1-person
with children & other
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traditional housing 
1 pers dwelling >70 m2

traditional housing
1 pers living space +-50m2

market mismatch

source: 
CBS, 2013
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rising housing prices, especially 1-pers dwellings

source: 
Pararius, 2018
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affects user and developer

changing 
households

issues on the 
housing market

increasing 
demand due to 

urbanization

lack of new 
supply

market 
mismatch

rising housing 
prices



14/86XS>XL
Management in the Built Environment | P4 presentation

1 Introduction | 2 Research Framework | 3 Research Part 1 | 4 Analytical Framework | 5 Research Part 2 | 6 Conclusions & Reflection

“Lack of affordable and available housing”

traditional housing micro housing co-housing

more of the same smaller housing shared housing
>70 m2 <27 m2

market response

sources: 
French, 2015
Overstreet, 2018
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collaborative
sharing of
organization

cooperative
sharing of
ownership

communal
sharing of
ideology

collective
sharing of
living environment

bottom up
self operation

top down
commercial 
operation

co-housing

shared housing

sources: 
Vestbro & Horrelli, 2012
Czischke, 2017
Tummers, 2017
and others
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commercial co-living
sharing of living environment

commercial operation

user developer

co-housing

collective

top down
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understanding
the concept

analysing its
 opportunities for user & developer

commercial co-living
sharing of living environment

commercial operation



research 
framework 2
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understanding
the concept

analysing its
 opportunities for user & developer

commercial co-living
sharing of living environment

commercial operation
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“What is commercial co-living?” “How do its (physical and operational) 
characteristics influence the users-affordability 

and developers-profitability?”

commercial co-living
sharing of living environment

commercial operation
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What is the co-living concept 
on user-affordability and  
developers-profitability?

“What is commercial co-living?”

What is the concept of 
commercial co-living? 

What are the elements of 
the concept?

What are the physical and 
operational characteristics of 

commercial co-living?

1 2 3

understanding
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How do the physical and operational 
characteristics influence the users-

affordability?

How do the physical and operational 
characteristics influence the 

developers-profitability?

How can users-affordability be 
determined? 

How can developers-profitability 
be determined? 

4 5

“How do its (physical and operational) 
characteristics influence the users-affordability 

and developers-profitability?”

analysing

analytical framework
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descriptive & analytical research

desk research case study analysis

scientific 
literature

journalistic 
reviews

project 
documentation

emperical 
findings

interviews

methods

data collection

concept

“What is commercial co-living and 
how do its (physical and operational) characteristics influence 

the users-affordability and developers-profitability?”



research part 14
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basic concept concept of 
sharing spaces concept on 

affordability & profitability
users desires

“What is commercial co-living?”

1 2 3

framing characteristics
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basic concept

micro-housing
1 owner

traditional rental housing
1 owner

traditional rental housing
multiple owners

owner 1

owner 2

owner 3

private unit 
50-70m2

private unit
<27 m2
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basic concept

commercial co-living
replacing homey functions + 

aditional living space

private unit
12-27 m2

collective space

commercial co-living
additional living space

private unit
<27 m2

collective space

private unit
12 m2

collective space

commercial co-living
replacing homey functions
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basic concept

private unit

collective space

commercial co-living
collective spaces per floor

commercial co-living
clustered collective spaces

commercial co-living
hierarchy in collective spaces

private unit

collective spacecollective space 
shared on floor

collective space 
shared by building

private unit
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concept of sharing spaces

source: 
AM, 2018

Traditional Housing Block 

I will never share

I will possibly share

I am always willing to share [city]

Bedroom

Bathroom

Storage

Toilet

School

Bring-me-Point

Mobility

Work/Study
space

Library

Recreational 
Space

Gym

Bar/Restaurant

Spare Bedroom

Kitchen and 
diningroom

Garden/
Roof Terrace

Cleaning &
 Laundrette

Relax space

Personal Storage
Laundrette

Overdimensioned space in an traditional appartment in comparison to shared housing

I will never share

I will possibly share

I am always willing to share

source: Me&We, Millenial Living - AM development (2018)

Bedroom

Millenial Living 

Bathroom

Storage

Toilet

School

Bring-me-Point

Mobility

Work/Study
space

Library

Bar/Restaurant

Spare Bedroom

Kitchen and 
diningroom

Garden/
Roof Terrace Cleaning &

 Laundrette

Relax space

Personal Storage



30/86XS>XL
Management in the Built Environment | P4 presentation

1 Introduction | 2 Research Framework | 3 Research Part 1 | 4 Analytical Framework | 5 Research Part 2 | 6 Conclusions & Reflection

concept of sharing spaces

sources: 
AM, 2018
Co-Liv Lab, Space 10, 2018

I will never share

I will possibly share

I am always willing to share

source: Me&We, Millenial Living - AM development (2018)

Bedroom

Millenial Living 

Bathroom

Storage

Toilet

School

Bring-me-Point

Mobility

Work/Study
space

Library

Bar/Restaurant

Spare Bedroom

Kitchen and 
diningroom

Garden/
Roof Terrace Cleaning &

 Laundrette

Relax space

Personal Storage

source: Co-Liv Lab, Space 10 research (2018)

Co-Living 

I will never share

I will possibly share

I am always willing to share with housemates

Bedroom

Bathroom

Storage

Toilet

School

Bring-me-Point

Mobility

Workingspace

Library

Recreational 
Space

Gym

Bar/Restaurant

I am always willing to share [city]

Living Room

Dining Area

Kitchen



31/86XS>XL
Management in the Built Environment | P4 presentation

1 Introduction | 2 Research Framework | 3 Research Part 1 | 4 Analytical Framework | 5 Research Part 2 | 6 Conclusions & Reflection

users desires in respect to sharing

sources: 
Co-Liv Lab, Space 10, 2018

Community AmenitiesSaving housing costs Central location Flexibility

desires

fears

Equality in costsM essy environmentPrivacy

=

physical and operational desires and fears
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concept on affordability

commercial co-living
rentable space 27m2

living space 57m2

private unit 27 m2

collective space 30 m2

traditional rental housing
rentable space 50m2

living space 50 m2

private unit 50m2

collective space 60 m2

commercial co-living
rentable space 12m2

living space 72m2

private unit 12 m2

lower rentable space, same/higher living space
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concept on profitability

commercial co-living
60 lettable units

rental income >€60 per unit
LFA 1800 m2

private unit 27 m2

collective space 30 m2

traditional rental housing
36 lettable units

rental income €100 per unit
LFA 1800 m2

collective space 60 m2

commercial co-living
120 lettable units

rental income >€30 per unit
LFA 1800 m2

private unit 12 m2private unit 50m2

more lettable units, higher €/m2

1:1 0,54:0,6
space:rent space:rent

0,12:0,3
space:rent
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WeLivePodshare

The Fizz

The FizzThe Collective

The Student Hotel

Zoku

Urby
Ollie

Roam

Roam

Colonies

X Communities

X Communities
Hyprspace

Ollie

state-of-the-art commercial co-living 
locations
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state-of-the-art commercial co-living 
brands/initiators
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commercial co-living
characteristics

physical operational



37/86XS>XL
Management in the Built Environment | P4 presentation

1 Introduction | 2 Research Framework | 3 Research Part 1 | 4 Analytical Framework | 5 Research Part 2 | 6 Conclusions & Reflection

commercial co-living
characteristics

physical operational

Project Size Shared SpacesPrivate Spaces Project Location Community ServicesLeasing Contracts
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project size

Co-Housing Project Building Size Private Units Communal Space
WeLive | New York 20.275 m2 200 27 %

WeLive | Washington DC x 250 x

The Collective Old Oak 16.000 m2 546 59 %

The Fizz | Little Manhattan 26.000 m2 278 22 %

The Fizz | The Lofts x 212 x

The Fizz | Cobana x 375 x

The Fizz | Don Bosco x 429 x

Urby | Staten Island 33.800 m2 571 37 %

Urby | Jersey City 64.000 m2 762 45 %

Urby | Harrison x 409 x

Ollie | Manhattan x 55 x

Ollie | Long Island x 426 x

Ollie | Pittsburgh x 127 x

Zoku | Amsterdam 4.500 m2 133 20%

Average 27.429 m2 341 35%

traditional block 
<50 units

<20% collective space

commercial co-living
>50 units

>20% collective space
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private spaces

Co-Housing Project Studio 1-Bedroom 2-Bedroom 3-Bedroom 4-Bedroom
WeLive 41 m2 93 m2

The Collective Old Oak 12 m2 16 m2 21 m2 x x

The Fizz | Little Manhattan 30 m2 41 m2 x x x

The Fizz | The Lofts x 30 m2 60 m2 x x

Urby | Staten Island 29 m2 47 m2 66 m2 x x

Urby | Jersey City 37 m2 55 m2 74 m2 x x

Ollie | Manhattan 24 m2 x x x X

Zoku

Average 29 m2 38 m2 55 m2 93 m2

Traditional housing Studio 1-Bedroom 2-Bedroom 3-Bedroom 4-Bedroom
New York | Manhattan 51 m2 64 m2 108 m2 154 m2 x

London | White City x 50 m2 65 m2 x x

Amsterdam 55 m2 55 m2 83 m2 133 m2 X

Average 53 m2 56 m2 85 m2 144 m2 x
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shared spaces

homey functions [private]

collective functions

traditional housing co-living

homey functions [collective]

outdoor/other functions

work functions

recreational functions

homey functions [private]

Home Eating areas Kitchens Living Rooms Laundrette

Recreation Gym/Spa Retail (Grocery)Store Restaurant/Bar Games Room Library Event Spaces

Work Workspaces Meetingrooms Makerspaces

Mobility/ 
Outdoor

Bike Storage Car Parking Outdoor space Pool
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location

Amsterdam London Manhattan, New York

Zoku
The Fizz

The Collective 
Old Oak

WeLive

Urby 
Jersey City

Urby
Staten Island

Co-Living location

City centre

public transport
<45 min to city centre

inner-city location
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leasing contracts

WeLive
Days Short-stay studio pricing Long-stay studio pricing Difference

1 €291 €90 323%

31 €9021 €2799

Short-stay Long-stay Studio *
Per day Per week Per 4 months Per 6 months Per 9 months Per 12 months

Not possible Not possible €1608 / month €1533 / month €1484 / month €1434 / month

The Collective Old Oak

Days Months Years



43/86XS>XL
Management in the Built Environment | P4 presentation

1 Introduction | 2 Research Framework | 3 Research Part 1 | 4 Analytical Framework | 5 Research Part 2 | 6 Conclusions & Reflection

community

Collective spaces

“Just a space does not yet make 
a community” 

Crobach of Zoku, 2018

Events & Activities Clubs & Organizations Community Manager
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services

Furnishings Linen & Towels Laundry & Cleaning

Wi-Fi & TV Maintenance Mobility (Rental) Security

Household service Task Monthly costs [approx.] Source
Laundry Leasing washing machine & dryer €35,- Meolease (2018)

Internet & Television Subscription €60,- KPN (2018)

Maintenance Replacing of lamps, painting etc. €15,-

Cleaning Cleaning services €105,- (twice a month) 22 %

Helpling (2018) 212 x

Water Use of water €15,- Evides (2019)

Electricity & Gas Use of electricity and gass €80,- Nuon (2019)

Taxes Municipal taxes €15,-

Total €325,-
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traditional housing

private unit

collective spaces

private 
unit

collective spaces

services

co-living

rental prices

City / Co-Housing project Traditional Studio/1-Bed Co-Housing Studio/1-Bed Difference
Monthly Rent Size Monthly Rent Size Monthly Rent Size

Amsterdam / The Fizz €1430 55 m2 €751 30 m2 -47% -45%

Amsterdam / Zoku €1430 55 m2 €5370 30 m2 +275% -45%

NYC Staten Island  / Urby €1062 59 m2 €1498 29 m2 +29% -37%

NYC Jersey City  / Urby €2009 41 m2 €2413 29 m2 +20% -29%

NYC Manhattan/WeLive €2958 51 m2 €2460 41 m2 -17% -19%

London / The Collective €1750 50 m2 €1428 12 m2 -18% -76%

City / Co-Housing project Traditional Studio/1-Bed Co-Housing Studio/1-Bed Difference
Monthly Rent Size Monthly Rent Size Monthly Rent Size

Amsterdam / The Fizz €26 /m2 55 m2 €21 /m2 30 m2 -19% -45%

Amsterdam / Zoku €26 /m2 55 m2 €179/m2 30 m2 +575% -45%

NYC Staten Island  / Urby €18 /m2 59 m2 €51 /m2 29 m2 +183% -37%

NYC Jersey City  / Urby €49 /m2 41 m2 €83 /m2 29 m2 +69% -29%

NYC Manhattan/WeLive €58 /m2 51 m2 €60 /m2 41 m2 +3% -19%

London / The Collective €35/m2 50 m2 €119,--/m2 12 m2 +240% -76%
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basic concept concept of 
sharing spaces concept on 

affordability & profitability
users desires

“What is commercial co-living?”

1 2 3

framing characteristics



part 2
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descriptive & analytical research

“What is commercial co-living and 
how do its (physical and operational) characteristics influence 

the users-affordability and developers-profitability?”

part 1 part 2

analytical framework



3analytical 
framework
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step 1

determinants of 
users-affordability

determinants of 
developers-profitability

analytical framework

what is
users-affordability?

what is
developers-profitability?

step 2
analytical framework

measuring influence 
of characteristics

“What is commercial co-living and 
how do its (physical and operational) characteristics influence 

the users-affordability and developers-profitability?”
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one-person household mid-segment 
rental housing

€710-1000

with certain desiresincome

€38.690-
€44.360

who is the user?

USER-AFFORDABILITY

what is 
affordability?

what determines 
affordability?

measuring influence 
on affordability
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who is the user?

USER-AFFORDABILITY

what is 
affordability?

what determines 
affordability?

“The state of being cheap enough 
for people to be able to rent”

Cambridge Dictionary, 2019

Expenditure-to-income ratio
Hulchanski (1995), Czischke & Van Bortel (2018), 

Stone (2016) , Haffner & Heylen (2011)

Housing Quality / Value
Haffner & Heylen (2011), Fallis (1985)

‘given standard’20-30% affordable
>30% unaffordable

“Housing affordability means the balance 
between the required rent as part of the 
households income and the value of the 

acquired housing that is provided”

measuring influence 
on affordability
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influencing
monthly rent

rent (R)

stock of housing (SH)

D0

R0

SH0

rent/unit/month

value for rent
influencing

value for rent
availability

influencing
supply

sources: 
Fallis, 1985

rent equilibrium = 
balance between determinants

‘given standard’

Housing Expenditures

who is the user?

USER-AFFORDABILITY

what is 
affordability?

what determines 
affordability?

measuring influence 
on affordability
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value for rent
positive influence

neutral influence

negative influence

rent (R)

stock of housing (SH)

D0

R0

R1a

R1b

SH0

SH1a

SH1brent (R)

stock of housing (SH)

D0

R0

R1a

R1b

positive influence

neutral influence

negative influence

rent/m2/month

SH0

SH1a

SH1b

who is the user?

USER-AFFORDABILITY

what is 
affordability?

what determines 
affordability?

measuring influence 
on affordability

relative 
affordabilitysources: 

Fallis, 1985
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relative 
affordability

+-
value for rent
in traditional 

housing

+-
rent/unit/month

in traditional 
housing

who is the user?

USER-AFFORDABILITY

what is 
affordability?

what determines 
affordability?

measuring influence 
on affordability

negative positive
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developer operator

DEVELOPERS-PROFITABILITY

who is the developer? what is 
profitability?

what determines 
profitability?

measuring influence 
on profitability
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profitability:
“The situation in which a company 

is producing a profit.”
Cambridge Dictionary, 2019

profit:
“Money earned in business after 

paying the costs of producing and 
selling goods and services.”

Cambridge Dictionary, 2019

developer types/drivers

DEVELOPERS-PROFITABILITY

who is the developer? what is 
profitability?

what determines 
profitability?

measuring influence 
on profitability

Profitability means ...

Profit-driven “The profitability of the investment.” (54%)
“The safety of a long-term asset.” (43%)
“A steady flow of rental income.” (4%)

Social-driven “Does not need profitability, just cost coverage” (44%)
“Applies the criteria of the authorities.”  (44%)

Revenue-driven “The return must not lie blow some rate” (63%)
“Does not need profitability, just cost coverage” (36%)

sources: 
Thalman, 2008
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profitability = 

“Development profitability means a 
positive balance between the acquired 

income through rent, the risk on this 
potential income and the costs of 

development.”

DEVELOPERS-PROFITABILITY

who is the developer? what is 
profitability?

what determines 
profitability?

measuring influence 
on profitability

riskincome costsx -

sources: 
Geltner, 2008
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sources: 
Fallis, 1985

DEVELOPERS-PROFITABILITY

who is the developer? what is 
profitability?

what determines 
profitability?

measuring influence 
on profitability

value € (V)

housing starts (HS)

CC0

HS1B

HS0

V0

costs

rent/m2/month

risks

influencing 
rental income

influencing 
vacancy risk

influencing costs

value equilibrium = 
balance between determinants
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determinants influencing profitability

value € (V)

housing starts (HS)

CC0

HS1b HS1a

V1a

HS0

V0
rental income 

/m2/month V1b

positive influence

neutral influence

negative influence

value € (V)

housing starts (HS)

CC0

HS1b HS1a

V1a

HS0

V0
rental income 

/m2/month

risks

V1b

positive influence

neutral influence

negative influence

value € (V)

housing starts (HS)

CC1a

CC0
V1a

HS0

V0

costs

CC1b

V1b

positive influence

neutral influence

negative influence

DEVELOPERS-PROFITABILITY

who is the developer? what is 
profitability?

what determines 
profitability?

measuring influence 
on profitability

sources: 
Fallis, 1985
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relative 
profitability

DEVELOPERS-PROFITABILITY

who is the developer? what is 
profitability?

what determines 
profitability?

measuring influence 
on profitability

+-
income

in traditional 
housing

+-
costs

in traditional 
housing

+-
risk

in traditional 
housing

negative positive
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relative influence based on users desires, 
traditional housing and the basic concept

measuring relative 
affordability & profitability

2 4 5

+++-
negative positive very positive

- -
very negative

1 3

+/-
neutral
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rent level
€/unit

affordability

rent/unit/month value for rent availability

revenue level
€/m2

rent/m2/month costs risks

profitability

influence of characteristicsstep 2

step 1
determinants of 

developers-profitabilitydetermining
users-affordability

influence of characteristics

determinants for affordability & profitability

2 4 5

+++-
negative positive very positive

- -
very negative

1 3

+/-
neutral

2 4 5

+++-
negative positive very positive

- -
very negative

1 3

+/-
neutral
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€/(m2)
private spaces

approx. the same as 
traditional housing

little less (<20%) than 
traditional housing

much less (>20%) than 
traditional housing

little more (<20%) than 
traditional housing

much more (>20%) than 
traditional housing

Traditional  housing
Reference

relative influence based on users desires, 
traditional housing and the basic concept

2 4 5

+++-
negative positive very positive

- -
very negative

1 3

+/-
neutral
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private 
spaces

project size

shared 
spaces

location

leasing 
contracts

community 
& lifestyle

services

replacing some 
private functions

INFLUENCING AFFORDABILITY

replacing private functions 
+ extra functions

2 3 4

10-20% 
collective space

20-40% 
collective space

12-24 month lease 12 month lease 1-11 month lease

+- +/-

public facilities collective facilities + collective clubs, 
events & organizations

none but offered 
against €

utilities 
(heating, electricity & 

water)

INFLUENCING PROFITABILITY

risks

rental income 
€/m2

value 
for 
rent

€/
unit/

month

availability

€/services

utilities 
(heating, electicity & water)

utilities, maintaining 
services & furniture

€/private 
spaces

project size

<5 units 5-10 units >200 units

€/m2/private 
spaces

private 
spaces

project size

shared 
spaces

location

leasing 
contracts

community 
& lifestyle

services

little less (<20%) than 
traditional housing

approx. the same as 
traditional housing

much more (>20%) than 
traditional housing

12-27 m2 & not 
fully equipped

12-27 m2 &
fully equipped

27-50 m2 & 
fully equipped

1-10% 
collective space

none

1

outer-city, 
>60 min to city centre

>24 month lease

- -

none

none

< 12 m2 & not 
fully equipped

0% 
collective space

extra functions

5

> 40% 
collective space

inner-city

< 1 month lease

++

+ community manager

utilities, maintaining 
services & furniture

>50 m2 & fully equipped

3 41 5

2 3 41 5

only replacing 
private functions

2 3 41 5

outer-city, 
<60 min to city centre

2 3 41 5

2 3 41 5

2 3 41 5

+- +/-- - ++

+- +/-- - ++

2 3 41 5

10-50 units 50-200 units

2 3 41 5

little more (<20%) than 
traditional housing

much less (>20%) than 
traditional housing

2 3 41 5

none but offered 
against €

none

+- +/-- - ++

replacing some 
private functions

replacing private functions 
+ extra functions

2 3 4

10-20% 
collective space

20-40% 
collective space

edge of city
>30min to city centre

12-24 month lease12 month lease1-11 month lease

public facilities collective facilities + collective clubs, 
events & organizations

none but offered 
against €

12-27 m2 & not 
fully equipped

12-27 m2 &
fully equipped

27-50 m2 & 
fully equipped

1-10% 
collective space

none

1

outer-city, 
>60 min to city centre

>24 month lease

none

none

< 12 m2 & not 
fully equipped

0% 
collective space

extra functions

5

> 40% 
collective space

inner-city

< 1 month lease

+ community manager

utilities, maintaining 
services & furniture

>50 m2 & fully equipped

2 3 41 5

2 3 41 5

only replacing 
private functions

2 3 41 5

outer-city, 
<60 min to city centre

within city ring
<30 min to city centre

2 3 41 5

2 3 41 5

2 3 41 5

<5 units5-10 units>200 units

2 3 41 5

10-50 units50-200 units

+- +/-- - ++

little less (<20%) than 
traditional housing

approx. the same as 
traditional housing

much more (>20%) than 
traditional housing

2 3 41 5

little more (<20%) than 
traditional housing

much less (>20%) than 
traditional housing

€/services
utilities, maintaining 
services & furniture

none but offered 
against €

none

2 3 41 5

project size

<5 units 5-10 units >200 units

2 3 41 5

10-50 units 50-200 units

costs

private 
spaces

project size

shared 
spaces

location

leasing 
contracts

community 
& lifestyle

services

+- +/-- - ++

replacing some 
private functions

replacing private functions 
+ extra functions

2 3 4

10-20% 
collective space

20-40% 
collective space

edge of city
>30 min to city centre

12-24 month lease12 month lease1-11 month lease

public facilitiescollective facilities+ collective clubs, 
events & organizations

12-27 m2 & not 
fully equipped

12-27 m2 &
fully equipped

27-50 m2 & 
fully equipped

1-10% 
collective space

none

1

outer-city, 
>60 min to city centre

>24 month lease

none

< 12 m2 & not 
fully equipped

0% 
collective space

extra functions

5

> 40% 
collective space

inner-city

< 1 month lease

+ community manager

>50 m2 & fully equipped

2 3 41 5

2 3 41 5

only replacing 
private functions

2 3 41 5

outer-city, 
<60 min to city centre

2 3 41 5

2 3 41 5

2 3 41 5

<5 units 5-10 units >200 units

2 3 41 5

10-50 units 50-200 units

none but offered 
against reduced €

none but offered 
against reduced €

utilities 
(heating, electicity & water)

none but offered 
against reduced €

utilities 
(heating, electicity & water)

none but offered 
against reduced €

within city ring
<30 min to city centre

edge of city
>30min to city centre

within city ring
<30 min to city centre

utilities, maintaining 
services & furniture

none but offered 
against €

noneutilities 
(heating, electicity & water)

none but offered 
against reduced €

level of influence
analytical tool
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private 
spaces

project size

shared 
spaces

location

leasing 
contracts

community 
& lifestyle

services

replacing some 
private functions

INFLUENCING AFFORDABILITY

replacing private functions 
+ extra functions

2 3 4

10-20% 
collective space

20-40% 
collective space

12-24 month lease 12 month lease 1-11 month lease

+- +/-

public facilities collective facilities + collective clubs, 
events & organizations

none but offered 
against €

utilities 
(heating, electricity & 

water)

INFLUENCING PROFITABILITY

risks

rental income 
€/m2

value 
for 
rent

€/
unit/

month

availability

€/services

utilities 
(heating, electicity & water)

utilities, maintaining 
services & furniture

€/private 
spaces

project size

<5 units 5-10 units >200 units

€/m2/private 
spaces

private 
spaces

project size

shared 
spaces

location

leasing 
contracts

community 
& lifestyle

services

little less (<20%) than 
traditional housing

approx. the same as 
traditional housing

much more (>20%) than 
traditional housing

12-27 m2 & not 
fully equipped

12-27 m2 &
fully equipped

27-50 m2 & 
fully equipped

1-10% 
collective space

none

1

outer-city, 
>60 min to city centre

>24 month lease

- -

none

none

< 12 m2 & not 
fully equipped

0% 
collective space

extra functions

5

> 40% 
collective space

inner-city

< 1 month lease

++

+ community manager

utilities, maintaining 
services & furniture

>50 m2 & fully equipped

3 41 5

2 3 41 5

only replacing 
private functions

2 3 41 5

outer-city, 
<60 min to city centre

2 3 41 5

2 3 41 5

2 3 41 5

+- +/-- - ++

+- +/-- - ++

2 3 41 5

10-50 units 50-200 units

2 3 41 5

little more (<20%) than 
traditional housing

much less (>20%) than 
traditional housing

2 3 41 5

none but offered 
against €

none

+- +/-- - ++

replacing some 
private functions

replacing private functions 
+ extra functions

2 3 4

10-20% 
collective space

20-40% 
collective space

edge of city
>30min to city centre

12-24 month lease12 month lease1-11 month lease

public facilities collective facilities + collective clubs, 
events & organizations

none but offered 
against €

12-27 m2 & not 
fully equipped

12-27 m2 &
fully equipped

27-50 m2 & 
fully equipped

1-10% 
collective space

none

1

outer-city, 
>60 min to city centre

>24 month lease

none

none

< 12 m2 & not 
fully equipped

0% 
collective space

extra functions

5

> 40% 
collective space

inner-city

< 1 month lease

+ community manager

utilities, maintaining 
services & furniture

>50 m2 & fully equipped

2 3 41 5

2 3 41 5

only replacing 
private functions

2 3 41 5

outer-city, 
<60 min to city centre

within city ring
<30 min to city centre

2 3 41 5

2 3 41 5

2 3 41 5

<5 units5-10 units>200 units

2 3 41 5

10-50 units50-200 units

+- +/-- - ++

little less (<20%) than 
traditional housing

approx. the same as 
traditional housing

much more (>20%) than 
traditional housing

2 3 41 5

little more (<20%) than 
traditional housing

much less (>20%) than 
traditional housing

€/services
utilities, maintaining 
services & furniture

none but offered 
against €

none

2 3 41 5

project size

<5 units 5-10 units >200 units

2 3 41 5

10-50 units 50-200 units

costs

private 
spaces

project size

shared 
spaces

location

leasing 
contracts

community 
& lifestyle

services

+- +/-- - ++

replacing some 
private functions

replacing private functions 
+ extra functions

2 3 4

10-20% 
collective space

20-40% 
collective space

edge of city
>30 min to city centre

12-24 month lease12 month lease1-11 month lease

public facilitiescollective facilities+ collective clubs, 
events & organizations

12-27 m2 & not 
fully equipped

12-27 m2 &
fully equipped

27-50 m2 & 
fully equipped

1-10% 
collective space

none

1

outer-city, 
>60 min to city centre

>24 month lease

none

< 12 m2 & not 
fully equipped

0% 
collective space

extra functions

5

> 40% 
collective space

inner-city

< 1 month lease

+ community manager

>50 m2 & fully equipped

2 3 41 5

2 3 41 5

only replacing 
private functions

2 3 41 5

outer-city, 
<60 min to city centre

2 3 41 5

2 3 41 5

2 3 41 5

<5 units 5-10 units >200 units

2 3 41 5

10-50 units 50-200 units

none but offered 
against reduced €

none but offered 
against reduced €

utilities 
(heating, electicity & water)

none but offered 
against reduced €

utilities 
(heating, electicity & water)

none but offered 
against reduced €

within city ring
<30 min to city centre

edge of city
>30min to city centre

within city ring
<30 min to city centre

utilities, maintaining 
services & furniture

none but offered 
against €

noneutilities 
(heating, electicity & water)

none but offered 
against reduced €

average level of influence 
of characteristics 

on affordability and 
profitability

analysing the case studies upon their 
characteristical influence

Case 1

Case 2

Case 3

Case 4

Case 5

Case 6
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Case 1 Case 2 Case 3

Case 4 Case 6Case 4 Case 5 Case 6

London, UK Manhattan, New York, USA

Staten Island, New York USA Jersey City, New York, USAAmsterdam, The Netherlands

Amsterdam, The Netherlands
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€/(m2)
private spaces

private 
spaces

shared 
spaces

location

project size

€/(m2)
service

leasing 
contracts

community 
& lifestyle

services

59% 
collective space

-20% 
per unit

+240% 
per m2

551 
people

323
units

case study analysis
factsheet

“not 
fully equipped”

9 types
replacing homey functions + extra

40 min
to city centre

included 
in monthly rent

starting at 4 months

Collective spaces Clubs & Organizations Community Manager

12 m2
= -63%
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case study analysis
factsheet

€/(m2)
private spaces

private 
spaces

shared 
spaces

location

project size

€/(m2)
service

leasing 
contracts

community 
& lifestyle

services

27% 
collective space

-17% 
per unit

+3,4% 
per m2

360 
people

207
units

41 m2
= -19% “fully equipped”

10 types
extra functions

inner-city

moving fee 
one-time

possible per night
for higher rent (+323%)

Collective spaces Events & Activities

amenities fee 
monthly

+
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case study analysis
factsheet

€/(m2)
private spaces

private 
spaces

shared 
spaces

location

project size

€/(m2)
service

leasing 
contracts

community 
& lifestyle

services

20% 
collective space

+172% 
per unit

+661% 
per m2

133
people

133
units

14 types

included 
in monthly rent

Collective spaces Community Manager

24 m2
= -56% “fully equipped”

extra functions

inner-city

possible per night
for higher rent (+53%)
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case study analysis
factsheet

€/(m2)
private spaces

private 
spaces

shared 
spaces

location

project size

€/(m2)
service

leasing 
contracts

community 
& lifestyle

services

37% 
collective space

+41% 
per unit

+183% 
per m2

571
people

?
units

10 types
replacing homey functions + extra

45-60 min
to city centre

included 
in monthly rent

starting at 4 months

Collective spaces Community Manager

29 m2
= -51% “fully equipped”

Events & Activities
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case study analysis
factsheet

€/(m2)
private spaces

private 
spaces

shared 
spaces

location

project size

€/(m2)
service

leasing 
contracts

community 
& lifestyle

services

22% 
collective space

-64% 
per unit

-19% 
per m2

279
people

279
units

8 types

30 m2
= -45% “fully equipped”

extra functions

inner-city

Collective spaces Community ManagerEvents & Activities

furniture fee 
monthly lease

amenities fee 
monthly

+

starting at 12 months
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€/(m2)
private spaces

private 
spaces

shared 
spaces

location

project size

€/(m2)
service

leasing 
contracts

community 
& lifestyle

services

45% 
collective space

+18% 
per unit

+69% 
per m2

762
people

?
units

9 types
replacing homey functions + extra

30 min
to city centre

starting at 12 months

Collective spaces Community Manager

29 m2
= -29% “fully equipped”

Events & Activities

amenities fee 
monthly
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INFLUENCING AFFORDABILITY

Physical 
Structure

rent-level
€/unit

Operational 
Structure

€/m2

service
private 
spaces

shared 
spaces location leasing 

contracts
community 
& lifestyle servicesproject size project size

Physical Structure Operational Structure Physical 
Structure

WeLive
New York

The Collective 
Old Oak

Zoku
Amsterdam

URBY
Staten Island

Conclusion 
on characte-

ristic

Conclusion 
on type of 
structure

Conclusion 
on determi-

nant

Conclusion 
on aim

2 4 5

+++-
negative positive very positive

- -
very negative

1 3

+/-
neutral

Determinant

Structure

Characteristic

Aim

housing costs/unit/month value for rent availability

€/private 
spaces

4 5 55545 2 4 3

4 2 54 4 5 5 4 24

3 2 3 5 5 5 5 41 5

51 3 4 4 5 2 2 5 3

4,2 3,33,32,8 4,2 4 3,3 4,7 3,3 4,8

3,9 3,7

3,1 3,9 4,8

3,8

% coll. # units

URBY
Jersey City

The Fizz
Little Manhattan 5 2 52434 4 5 5

2 3 53525 4 3 4

characteristical levels of influence 
on the affordability

2 4 5

+++-
negative positive very positive

- -
very negative

1 3

+/-
neutral



76/86XS>XL
Management in the Built Environment | P4 presentation

1 Introduction | 2 Research Framework | 3 Research Part 1 | 4 Analytical Framework | 5 Research Part 2 | 6 Conclusions & Reflection

characteristical levels of influence 
on the affordability

operational
2 4 5

+-- -

1 3

+/-

2 4 5

++

1 3 3,7

physical

negativep ositive very positivevery negative neutral

2 4 5

+-- -

1 3

+/-

2 4 5

++

1 3 3,9

negativep ositive very positivevery negative neutral

2 4 5

+-- -

1 3

+/-

2 4 5

++

1 33,1

negativep ositive very positivevery negative neutral

€/
unit/

month

2 4 5

+-- -

1 3

+/-

2 4 5

++

1 3

negativep ositive very positivevery negative neutral

availability
4,8

2 4 5

+-- -

1 3

+/-

2 4 5

++

1 3

negativep ositive very positivevery negative neutral

value 
for 
rent

3,9

2 4 5

+-- -

1 3

+/-

2 4 5

++

1 3

negativep ositive very positivevery negative neutral

affordability
3,8
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Physical Structure

rent/m2/month

income
€/m2

costs risks

Operational 
Structure

€/m2 
private spaces

€/m2

serviceproject size private 
spaces

shared 
spaces location leasing 

contracts
community 
& lifestyle servicesproject size private 

spaces
shared 
spaces location leasing 

contracts
community 
& lifestyle servicesproject size

Physical Structure Operational Structure Physical Structure Operational Structure

WeLive
New York

The Collective 
Old Oak

Zoku
Amsterdam

URBY
Staten Island

URBY
Jersey City

Conclusion 
on 

characteristic

Conclusion 
on

structure

Conclusion 
on 

determinant

Conclusion 
on aim

2 4 5

+++-
negative positive very positive

- -
very negative

1 3

+/-
neutral

Determinant

Structure

Characteristic

Aim

INFLUENCING PROFITABILITY

5 5 1 4 2 3 2 1 1 2 4 3 2 5 5

422 1 1 25 44 4 5 5 2 4 2

5 14 4 3 1 1 1 1 2 3 5 1 5 5

4 1 4 5 2 4 5 32 5 2 1 4 4 1 35 35

1 5 15

2 5 4 1

3 4 2 2

4,5 4,8 2,7 1,8

% coll. # units

4,8 3 1,5 2 2,7 1,3 2,7 4 1,2 3,3 4,5 4 2,7 4,7 3,3

3,1

3,2 2,9

4 2,5 3,5

The Fizz
Little Manhattan 3 5 4 2 5 2 1 1 3 2 4 1 4 5 5 3 4 24

5 5 3 1 5 4 1 2 4 1 3 1 4 5 4 4 5 35

€/(m2)
private spaces

€/(m2)
service

private 
spaces

shared 
spaces location leasing 

contracts
community 
& lifestyle servicesproject size

INFLUENCING PROFITABILITY

2,8 3,3 3,3 4,2 4 3,3 4,7 3,34,2 4,8INFLUENCING AFFORDABILITY

% coll. # units

4,5 2,7 3,2 3 3 2,7 3 32,9 3,6

% coll. # units

operationalphysical

characteristical levels of influence 
on the profitability

2 4 5

+++-
negative positive very positive

- -
very negative

1 3

+/-
neutral
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characteristical levels of influence 
on the profitability

operational
2 4 5

+-- -

1 3

+/-

2 4 5

++

1 32,9

physical

negativep ositive very positivevery negative neutral

2 4 5

+-- -

1 3

+/-

2 4 5

++

1 3 3,2

negativep ositive very positivevery negative neutral

2 4 5

+-- -

1 3

+/-

2 4 5

++

1 3

negativep ositive very positivevery negative neutral

2 4 5

+-- -

1 3

+/-

2 4 5

++

1 3

negativep ositive very positivevery negative neutral

3,5

2 4 5

+-- -

1 3

+/-

2 4 5

++

1 3

negativep ositive very positivevery negative neutral

2,5

rental income 
€/m2

risks

costs

2 4 5

+-- -

1 3

+/-

2 4 5

++

1 3

negativep ositive very positivevery negative neutral

3,1
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€/(m2)
private spaces

€/(m2)
service

private 
spaces

shared 
spaces location leasing 

contracts
community 
& lifestyle servicesproject size

INFLUENCING PROFITABILITY

2,8 3,3 3,3 4,2 4 3,3 4,7 4,84,2 4,8INFLUENCING AFFORDABILITY

% coll. # units

4,5 2,7 3,2 3 3 2,7 3 32,9 3,6

operationalphysical

2 4 5

+++-
negative positive very positive

- -
very negative

1 3

+/-
neutral

“How do the physical and operational characteristics 
influence the users-affordability and developers-profitability?”

3,1

3,8



conclusions
& reflection 7
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“What is commercial co-living and
how do the physical and operational characteristics influence 

the users-affordability and developers-profitability?”

conclusions
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What is commercial co-living?

conclusions

basic concept
smaller private + collective spaces

concept on sharing co-living characteristics

users desires

Co-Living 

I will never share

I will possibly share

I am always willing to share with housemates

Bedroom

Bathroom

Storage

Toilet

School

Bring-me-Point

Mobility

Workingspace

Library

Recreational 
Space

Gym

Bar/Restaurant

I am always willing to share [city]

Living Room

Workspaces

aff. & prof. concept

€/unit €/m2
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How do its physical and operational characteristics influence 
the users-affordability and developers-profitability?

€/(m2)
private spaces

€/(m2)
service

private 
spaces

shared 
spaces location

leasing 
contracts

community 
& lifestyle services

project size

influencing 
profitability

neutral neutral neutral very 
positive

influencing 
affordability

operationalphysical

influencing 
profitability

influencing 
affordability

very 
positive

very 
positive neutral neutral neutral neutral

positive

very 
positive neutral

neutral neutraln eutral

positive positive

relative affordability
positive (3,8)

relative profitability 
neutral (3,1)

conclusions

expenditure-to-income
neutral (2,8)

value
positive (3,9)
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“measuring the 
importance of housing 

expenditure versus 
housing value”

reflection & follow-up research

“the levels of influence 
give insight in opportunity 

but not in how much 
influence, thus not on the 

actual profitability”

influence 
≠

costs valuevs
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XS>XL

“flexibility in 
leasing terms”

“services 
included”

“being part of a 
community”

“inner city or 
well connected 

locations”

“vast range of 
communal spaces”

“fully equipped 
micro-housing”

“approx. same 
rental price 

as traditional 
housing”

traditional housing 50-70 m2

“much higher m2 
rental income”

“higher 
operational costs”

“community 
creates demand = 

lower risk”

“maximizing 
units on 

footprint”

“efficient use 
of m2”

“less private 
space”

commercial co-living <27 m2



XS>XL
T h e  e m e r g i n g  c o n c e p t  o f 

c o m m e r c i a l  c o - l i v i n g  a n d 

i t s  i n f l u e n c e  o n  u s e r s - a f f o r d a b i l i t y 

a n d  d e v e l o p e r s - p r o f i t a b i l i t y

Thank you for your attention.

Any questions?
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LCC MaslowPoint system

research follow-up

“from how to how much 
influence...”

PHYSICAL

SAFETY

SOCIAL

EGO/ESTEEM

SELF-
ACTUALIZATION

food, shelter, warmth, sleep

protection, security, order, stability

belongingess, love, family, relationships

achievement, status, reputation

personal growth and fulfillment

design

construction

facility 
management

value of building elements costs of building elements and 
operations

hierarchy in priority of building 
elements

Expenditure-to-income
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rent level
€/unit

revenue level
€/m2

rent/m2/month costs risks

affordability profitability

rent/unit/month value for rent availability

physical
characteristics

operational
characteristics

commercial 
co-living

physical
characteristics

operational
characteristics

physical
characteristics

operational
characteristics

physical
characteristics

operational
characteristics

physical
characteristics

operational
characteristics

physical
characteristics

operational
characteristics

analytical framework

level of 
influence on

average level 
of influence on

average level 
of influence on

characteristics

determinants

aim

concept
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rent-level
€/unit

affordability

rent/unit/m
onth

€/private 
spaces

€/service

availability
project size

value for rent

private 
spaces

project size

shared 
spaces

location

leasing 
contracts

com
m

unity 
&

 lifestyle

services

m
eeting

 users 
d

esires

determinants for affordability

influence of characteristics

determining
users-affordability

step 1
determinants

step 2
characteristics
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risks

private 
spaces

shared 
spaces

location

leasing 
contracts

com
m

unity 
&

 lifestyle

services

Vacancy risk: m
eet-

ing
 users d

esires

rent-level
€/m2

profitability

determining
developers-profitability

costs

D
evelo

p
m

ent &
 

o
p

eratio
nal co

sts

private 
spaces

shared 
spaces

location

leasing 
contracts

com
m

unity 
&

 lifestyle

services

project size

rent/m
2/m

onth

€/m
2 

private spaces

€/m
2

service

project size

influence of characteristics

determinants for profitability

step 1
determinants

step 2
characteristics
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“understanding of 
the concept through 
collection of different 

sources: 
risk on biased sources”

“gives a proper average 
for affordability but not 

for profitability as risk and 
costs level out with certain 

characteristics”

reflection on conclusions

INFLUENCING AFFORDABILITY INFLUENCING PROFITABILITY

€/(m2)
private spaces

€/(m2)
service

private 
spaces

shared 
spaces

location

leasing 
contracts

community 
& lifestyle

services

project size

utilities 
(heating, electicity & water)

utilities, maintaining 
services & furniture

approx. the same as 
traditional housing

none but offered 
against €

none

2 4 5
+++-- -

1 3
+/-

2,8

2 4 5
+++-- -

1 3
+/-

3,3

little less (<20%) than 
traditional housing

much less (>20%) than 
traditional housing

little more (<20%) than 
traditional housing

much more (>20%) than 
traditional housing

10-20% 
collective space

20-40% 
collective space

1-10% 
collective space

0% 
collective space

> 40% 
collective space

2 4 5
+++-- -

1 3
+/-

4,2

<5 units 5-10 units >200 units10-50 units 50-200 units

2 4 5
+++-- -

1 3
+/-

2 4 5
+++-- -

1 3
+/-

4,8

replacing some 
private functions

replacing private functions 
+ extra functions

12-24 month lease 12 month lease 1-11 month lease

public facilities collective facilities + collective clubs, 
events & organizations

none but offered 
against €

utilities 
(heating, electricity & 

water)

12-27 m2 & not 
fully equipped

12-27 m2 &
fully equipped

27-50 m2 & 
fully equipped

none

outer-city, 
>60 min to city 

centre

>24 month lease

none

none

< 12 m2 & not 
fully equipped

extra functions

inner-city

< 1 month lease

+ community manager

utilities, maintaining 
services & furniture

>50 m2 & fully equipped

only replacing 
private functions

outer-city, 
<60 min to city centre

none but offered 
against reduced €

edge of city
>30min to city centre

within city ring
<30 min to city centre

2 4 5
+++-- -

1 3
+/-

3,32 4 5
+++-- -

1 3
+/-

3,3

2 4 5
+++-- -

1 3
+/-

2 4 5
+++-- -

1 3
+/-

4,2

2 4 5
+++-- -

1 3
+/-

2 4 5
+++-- -

1 3
+/-

2 4 5
+++-- -

1 3
+/-

2 4 5
+++-- -

1 3
+/-

3,3

2 4 5
+++-- -

1 3
+/-

2 4 5
+++-- -

1 3
+/-

4,7

2 4 5
+++-- -

1 3
+/-

2 4 5
+++-- -

1 3
+/-

3,3

little less (<20%) than 
traditional housing

approx. the same as 
traditional housing

much more (>20%) than 
traditional housing

little more (<20%) than 
traditional housing

much less (>20%) than 
traditional housing

utilities, maintaining 
services & furniture

none but offered 
against €

noneutilities 
(heating, electicity & water)

none but offered 
against reduced €

2 4 5
+++-- -

1 3
+/-

2,7

2 4 5
+++-- -

1 3
+/-

4,5

12-24 month lease12 month lease1-11 month lease >24 month lease< 1 month 
lease

2 4 5
+++-- -

1 3
+/-

2,7

2 4 5
+-- -

1 3
+/- ++

2,9

negative positive very positivevery negative neutral

2 4 5
+-- -

1 3
+/- ++

3,6

2 4 5
+-- -

1 3
+/- ++

2 4 5
+-- -

1
+/- ++

2 4 5

+-- -

1 3

+/- ++

2 4 5

+-- -

1 3

+/- ++

2 4 5

+-- -

1 3

+/- ++

negative positive very positivevery negative neutral

3,2

3

none but offered 
against reduced €

emperical findings
journalistic reviews

& interviews
scienfitic sources on 

broader context

“the levels of influence 
give insight in opportunity 

but not in how much 
influence, thus not on the 

actual profitability”

influence 
≠


