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The graduation plan consists of at least the following data/segments: 

Personal information 

Name Vicky van den Bos 

Student number 4635272 

Telephone number 06-46286157

Private e-mail address 

Studio 

Name / Theme Housing Management (Theme: One million homes) 

Teachers / tutors G. A. van Bortel & J. S. C. M. Hoekstra 

Argumentation of choice 
of the studio 

Interest in the (un)affordability of housing for middle-income households 

on the Dutch housing market, and thinking about solutions other than 

conventional renting and homeownership. 

Graduation project 
Title of the graduation 
project 

Intermediate housing tenures as affordable housing for middle-income 

households: An explorative study into the potential provision by 

commercial housing providers on the Dutch housing market 

Goal 

Location: The Netherlands 

The posed problem Currently, the housing shortage on the Dutch housing market is an 

increasing problem, and is affecting the entire country by causing 

affordability and accessibility issues. However, certain regions and 

income groups are affected more than others. Especially larger cities are 

facing challenges in providing enough housing, that is also affordable. 

Due to the shortage of housing, prices are rising increasingly fast, 

resulting in higher mortgages that are not reachable anymore to an 

increasing group. Among those who are facing housing affordability 

issues are middle-income households. As homeownership is getting more 

difficult to reach, and at the same time social housing is not accessible 

either due to income limits, middle-income households are often forced 

towards private rental units which are mostly too expensive for their 

incomes. This is sometimes also referred to as the ‘affordability gap’: the 

lack of affordable housing between social rent and more expensive 

homeownership. In addition to private rent, more products are offered to 

bridge this gap. One of these products are intermediate housing tenures. 

However, in the past these tenures were offered by housing associations, 

but due to the changed Housing Act in 2015, this is no longer common 

practice. Yet, the need for affordable housing is increasing more than 

ever. As increasing reliance is placed on the market in housing provision, 

offering intermediate tenures could potentially be extended to commercial 

housing providers. The aim of this research is therefore to gain more 

insights in the concept of intermediate housing tenures and its 

characteristics, mainly by studying national and international examples, 
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and to explore the potential improvement of the Dutch intermediate 

housing sector by expanding the provision of such tenures to the market. 

The purpose of these intermediate tenures should be to ensure 

affordability and accessibility of housing for middle-income households. 

 

Research questions  Main research question: 

“How could the provision of intermediate housing tenures be extended to 

commercial housing providers on the Dutch housing market and on what 

conditions, to ensure more affordable housing for middle-income 

households?” 

 

Sub-research questions: 

SQ1 - How can intermediate housing tenures be characterized? 

SQ2 - What does the history of intermediate housing tenures look like in 

the Netherlands, how did it develop throughout the years and what is the 

influence on the provision of intermediate tenures nowadays? 

SQ3 - Which (commercial) actors are involved in the provision of 

intermediate housing tenures in Dutch and international examples, and 

what are their required conditions when providing these tenures? 

SQ4 – What are lessons learned from Dutch and international examples 

in the provision of intermediate tenures and how could these be translated 

to the Dutch housing market nowadays? 

SQ5 - Based on these lessons learned, which propositions could be 

formulated for the improvement of the Dutch intermediate housing sector, 

should they be provided by the market? 

SQ6 - Which enablers and barriers are seen by practitioners when 

reflecting on these propositions? 

 

Design assignment in 
which these result.  

This research aims to gain more insights in the concept of intermediate 

housing tenures and its characteristics, mainly by studying national and 

international examples, and to explore the potential improvement of the 

Dutch intermediate housing sector by expanding the provision of such 

tenures to the market. The purpose of these intermediate tenures should 

be to ensure affordability and accessibility of housing for middle-income 

households. The research process starts with a literature study, in which 

intermediate housing tenures and the characteristics are studied, 

followed by the Dutch combination case study ‘Koopgarant and 

Koopstart’ and approx. two smaller international case studies, to obtain 

more information the history, development and its influence on the current 

Dutch intermediate housing sector, the actors involved in the provision of 

intermediate tenures and their motives and conditions and lessons 

learned from all cases. With this information gathered, propositions are 

formulated for the improvement of the Dutch intermediate housing sector, 

in which it is kept in mind that commercial housing providers could take 

up the provision of intermediate tenures. Finally, practitioners reflect on 

these propositions by providing feedback, and potential enablers they see 

when implementing the propositions.  

Based on this final step, the propositions can be improved, changed, 

removed and/or reinforced. These propositions can then be rewritten and 

result in actual recommendations for current housing providers on the 

Dutch housing market and governmental organisations on how to 

improve the current Dutch intermediate housing sector. This 

improvement could for example mean changes in the currently available 

concepts of intermediate housing tenures, or implementing lessons 

learned from the case studies by means of changes in the context shaping 

the intermediate housing sector (e.g. legislation, policies, subsidies, etc.). 

The recommendations will thus be directed towards the organisation or 



party responsible for the situation or who has the ability to change a 

situation. Although this cannot be specified in great detail upfront, as it 

depends on the lessons learned, it is assumed that the recommendations 

will mostly be for commercial housing providers (such as developing 

investors) and national and local governments (such as municipalities or 

possibly even the Ministry of Housing). 

The recommendations will be communicated in the form a report, and 

will again be structured based on the FLIOS-framework (see methods). 

To give an example: if assumed that market parties are willing to provide 

a currently existing intermediate tenure, or provide a new form of 

intermediate tenure (e.g. inspired by international examples), when some 

sort of subsidy is provided, the recommendation to the national or a local 

government (depending on the type of subsidy) would be of a financial or 

institutional nature. 

 

Process  
Method description   

 
Figure 1: Proposed research framework (own illustration, inspired by Veenhof, 2018). 

 

As figure 1 shows, the research process consist of four phases, being ‘literature study’, ‘empirical study’, 

‘proposition’ and ‘validation’. The research starts with doing a literature study, in order to formulate the 

problem and look into the concept of intermediate housing tenured, its characteristics and examples of 

existing tenures. Following the literature study, empirical study is done in order to extend knowledge obtained 

from literature and gain information on the history and development of Dutch intermediate tenures, actors 

involved and lessons learned from examples. All the gathered data and lessons learned are then used to 

formulate propositions for the improvement of the Dutch intermediate housing sector, as in seen in the 

‘proposition phase’. Finally, these propositions are presented to practitioners on the housing market, so that 

they can reflect on these propositions and elaborate on the enables and barriers they see when implementing 

these propositions. 

 
Phase Question Type of study Method Data collection 

Literature study 1 Qualitative Literature review Literature 

Empirical study  

(+ partly literature) 

2 Qualitative Case studies (and some 

literature review) 

Literature, document 

review, interviews 3 Qualitative 

4 Qualitative 

Proposition 5 Qualitative Formulating propositions Answers to questions 2, 3 

and 4 

Validation / 

Evaluation 

6 Qualitative Expert consultation Expert panel (and/or 

interviews) 

Table 1: Research design per phase and sub research question (own table). 

 

Table 1 shows a brief and structured overview of the phases of this research, and methods and data 

collection per sub research question. 

 

 

 



Case studies 

 
Figure 2: Overview of case studies (own figure). 

 

As seen in figure 2, the empirical study phase will contain a Dutch case study and a few international smaller 

case studies (the aim is approx. two cases). The case studies are or will be chosen based on the criteria 

below. 

 

Dutch case study 

As sub-research questions 2-4 study the history, development, current situation and actors involved (and 

lessons learned), an intermediate tenure that is seen as best practice is considered most valuable for this 

purpose. Additionally, the case should also be an intermediate tenure in which market parties are or could 

be involved, as this proves more valuable to the lessons learned and therefore to the final aim of the research. 

The selection of the Dutch case study is based on the following criterion: 

- Dutch intermediate tenure that is the best practice / most commonly applied; 

- Dutch intermediate tenure in which commercial providers are involved or could be involved; 

- Dutch intermediate tenure that realizes affordable housing; 

- Dutch intermediate tenure that is still active (could still be applied). 

 

Based on the criteria and the literature study done until this stage (see chapter 3), a combi-case study of 

Koopgarant and Koopstart is chosen. As Koopstart is an improvement version of Koopgarant, and thus the 

history of Koopstart is the Koopgarant case, they are considered as one case study. Additionally, Koopstart 

is also added to Koopgarant to form a combi-case as Koopstart, of all Dutch intermediate tenures, is most 

provided by commercial housing providers. 

 

International case studies 

The research aims to gain insights in the concept of intermediate housing tenures and its characteristics, 

and to explore the potential improvement of the Dutch intermediate housing sector by expanding the 

provision of such tenures to the market. As sub-research questions 3 and 4 study the actors involved in the 

provision of intermediate tenures and their motives, and lessons learned from current examples, it is 

considered most valuable to study cases in which market parties are involved or could be involved. The 

selection of international case studies based on the following criterion: 

- International intermediate tenure in which commercial providers are involved or could be involved; 



- International intermediate tenure that realizes affordable housing; 

- International intermediate tenure that is still active (could still be applied). 

 

As this point in the research process (P2 stage) the literature study (chapter 3) is not finished yet, and thus 

no international case studies have been chosen. This also means that the selection criterion for international 

case studies could still slightly change or could be expanded. However, the first selection criteria is 

considered crucial for the selection of cases. At the same time, it is acknowledged that very few cases will 

actually meet this criteria, as most intermediate tenures are provided by non-profit or limited-profit 

organisations. If this proves to be true, cases can also be selected based on best practice; for example when 

tenures in other countries have formed an established sector in addition to renting or homeownership due 

to their popularity. It should however be taken into account that the lessons learned then might of less value 

to the final aim of this research, or at least to commercial housing providers. 

 

Data collection 

Within case studies, multiple tools are available to collect qualitative data, of which most common are 

interviews, observation and document reviews (Yazan, 2015). Within the case studies of this research, 

observation is considered not that relevant as the cases study motives and lessons learned, which will mainly 

be found by reading reports and asking questions. Additionally, especially in the international case studies, 

observation proves difficult if not impossible, as the cases will be studied from a distance. Thus, interviews 

and document reviews are applied to gather data in the case studies. 

 

Dutch case study 

Within the Dutch case study, document review will be done by means of documentation that is publicly 

available or that provided the graduation mentors or other professors in the department of Management in 

the Built Environment or OTB at TU Delft. Studying these documents first, they provide a knowledge base 

for the Dutch case, and can help structure the planned interviews. 

Additionally, it is assumed that not all information is not publicly available or not published, and thus 

interviews can help to fill this information gap. The interviews for this case study will be semi-structured, so 

that they do discuss the important topics of the research, but allow for enough flexibility to change the 

emphases of the interviews due to significant issues that emerge from or come up during the interviews 

(Bryman, 2012). 

The following persons/organisations are selected as valuable potential interviewees (at this stage these 

are not contacted/confirmed yet): 

- Interviewee A: Dutch housing professor/scholar familiar with Koopgarant and Koopstart; 

- Interviewee B: Founder/creator of Koopgarant and Koopstart (Stichting OpMaat); 

- Interviewee C: Market party having a license of Koopgarant and/or Koopstart and familiar with 

providing this tenure; 

- (Optional - Interviewee D: Housing association that is/used to be active in providing Koopgarant 

and/or Koopstart). 

In planning these interviews, interview A will be planned first, as this interview is considered to be most 

objective and thus provides a better basis for the other interviews. Interview B, C and D are with 

organisations who have certain interests in the concepts, and thus might be a little bit biased or do not want 

to present negative aspects or lessons learned. 

Although none of them are determined yet at this stage, it is not considered a problem finding them, as 

many professors at the TU Delft (department MBE or OTB) are familiar with the concepts, and the creator 

Stichting OpMaat provides a full list of all market parties and housing associations in the Netherlands that 

have a license for providing Koopgarant and Koopstart. 

 

International case studies 

Similar to the Dutch case study, the international case studies first start with reviewing documents and 

literature that discuss the international cases and report on their current status or evaluate the concepts. 

This will be done with the help of publicly available documents and reports, or later, when documents are 

obtained from the interviews. The document review will form a knowledge basis of the international cases 

and will help formulate questions for the interviews. 

Especially since the cases concern international examples, it is assumed that not all information can be 

found in documents due to the language barrier, or is not published at all. Therefore, interviews will be 



conducted to fill this knowledge gap. The following persons/organisations are selected as valuable potential 

interviewees (at this stage these are not contacted/confirmed yet): 

- Interviewee A: Housing professor or scholar familiar with the case (can be measured by e.g. the 

amount of literature/documents published on the case) 

- If necessary: Interviewee B: Could be another professor/scholar, intermediate tenure provider, 

governmental organisation etc. If considered necessary, the interviewee will be determined with the 

snowballing technique (i.e. interviewee A could refer to other important persons to interview). 

 

Data analysation 

As mentioned earlier, the interviews will be semi-structured and thus follow certain topics that will be 

discussed or a certain order of questions. However, in order to retrieve lessons learned, the interviewees 

will be asked for their opinions on aspects of the cases that are similar to a SWOT analysis: which aspects 

went well / are positive (strengths), aspects that do/did not go well / are negative (weaknesses), aspects 

that could or should possibly be changed (opportunities), and aspects in the case that cannot be changed 

and result in recommendations for other concepts (threats). Their opinions will also be categorized based 

on this framework (similar to a SWOT-analysis). 

Additionally, a framework is also used to structure the results of the case studies in categories. The 

framework however also helps to guide the interviews by formulating the interview questions and forming a 

checklist as back-up during the interviews, to see if all aspects are discussed. This framework is created 

based on findings in literature while doing the literature study, and the PESTLE analysis as a marketing tool. 

However, the PESTLE tool has been adapted since not all elements apply (e.g. environmental and 

technological). All five elements in the framework are found important in the context and development of 

intermediate tenures. These are: financial (F), legal (L), institutional (I), organisational (O) and societal (S). 

The elements could cover a wide range of topics, for example: 

- (F) Financial: feasibility, connection with economy, interest rates etc. 

- (L) Legal: laws 

- (I) Institutional: policies, subsidies, culture, traditions/habits, etc. 

- (O) Organisational: (of organisations) capacities, carrying out duties, maintaining, etc. 

- (S) Societal: adding value, demand, improving affordability, societal side-effects, etc. 

Both frameworks can be merged together, and form one total framework. In each of the categories (financial, 

legal, institutional, organisational and societal), all lessons learned can be grouped in the SWOT-aspects. 

Figure 3 below provides an example of what the framework could look like. 

 

 
Figure 3: Combined framework of the SWOT-analysis and the FLIOS-analysis (own figure). 



Proposition 

The first two phases of the research focussed on conducting a literature study and empirical study by means 

of case studies. The insights gained based on literature and from practice can now be converted into actual 

propositions, which is the third phase of this research. These propositions are based on the researched 

motives and conditions of actors providing intermediate tenures and the lessons learned in all case studies. 

The goal of these propositions is to come up with suggestions for improvement of the current Dutch 

intermediate housing sector, on which practitioners in the final phase of this research can reflect. 

Since the results from the data analysation are already categorised, it will be easier to come up with 

propositions as they already suggested the direction for improvement. For example, lessons learned in the 

category ‘legal’ could suggest potential improvement for the national or local governments to take up. Based 

on the SWOT and the FLIOS categorisation, propositions will be drafted into three main directions, being 

private (commercial housing providers, e.g. investors), public (governmental organisations) and semi-public 

organisations (e.g. housing associations). Additionally, if applicable (if the results of the literature and case 

studies are that detailed), the propositions can also be further specified in stages of development. These are 

simply put: begin phase (e.g. the development and marketing of the tenure), user phase (while the tenure is 

in use) and end phase (when users no longer make use of the tenure). The staging of these propositions is 

based on findings in literature at this point, as literature sometimes indicates that examples of intermediate 

tenures need further improvement (e.g. because of negative evaluations when users move out of their 

property, or when new concepts are being developed and marketed they sometimes lack trust of potential 

users). These suggestions for improvement can thus be connected to a certain frame of time. 

 

Validation 

In the final phase of this research, the propositions drafted in phase three can be reflected upon by 

practitioners by means of an expert panel discussion. The expert panel is considered an effective tool for 

feedback and validation, as the propositions drafted earlier will be discussed with several practitioners and 

thus allows for discussion. This discussion is considered very valuable as statements and opinions are given 

by multiple persons at the same time and can therefore be modified by the course of the conversation. In 

order to create this valuable discussion, multiple different ‘types’ of participants are asked to join the panel, 

which match the directions of the propositions: 

- Commercial housing providers (e.g. developing investors, who are involved for a longer time); 

- Governmental organisations (e.g. a municipality familiar with intermediate tenures in their area); 

- Housing associations (those who are or used to be active in providing intermediate tenures); 

- Representatives of housing bonds (e.g. Vereniging Eigen Huis, Woonbond, PAM Wonen); 

- Possibly also other types of participants, if this is suggested during the interviews (snowballing). 

 

However, organising an expert panel can be more difficult or risky, as it takes a lot of time to properly organise 

it. Also, all invited participants have to confirm that they are available, in order for the discussion to be 

valuable and the results to be valid. Additionally, it might be possible that not all participants want to share 

all information (e.g. when they are working intermediate tenures themselves). If organising an expert panel 

proves very difficult or impossible, single interviews with these organisations will serve as a back-up to reflect 

on the propositions. However, this could negatively influence the results of the validation phase, as expert 

panels would provide more objective views as compared to interviews that are built on statements of single 

respondents. 

 
Literature and general practical preference 
The following literature provides most information on intermediate tenures and its characteristics, both 

Dutch and international. These describe multiple forms of intermediate housing, which helped me framing 

the definition of intermediate housing tenures and sharpened my research focus: 

▪ Making housing more affordable: The role of intermediate tenures (Monk, S., & Whitehead, C., 

2010). 

▪ Intermediate Housing Tenures (Elsinga, M., 2012). 

▪ Financial implications of affordable home ownership products: four Dutch products in international 

perspective (Elsinga, M., Hoekstra, J., & Dol, K., 2015). 

▪ Atlas koop- en financieringsvarianten (Dol, K., Hoekstra, J. & Elsinga, M., 2012). 

 

 

 



The following documents helped me formulating the problem statement very well: 

▪ Middeninkomens op de woningmarkt. Ruimte op een krap speelveld (Van Middelkoop, M. & 

Schilder, F., 2017). 

▪ Middeninkomens op de woningmarkt. Ontwikkelingen in een veranderend economisch klimaat 

(Schilder, F., & Conijn, J., 2017). 

▪ Wonen in verandering. Over flexibilisering en regionalisering in het woonbeleid (Rli., 2015). 

▪ CPB Policy Brief 2016/13: De positie van middeninkomens op de woningmarkt (Groot, S., 

Möhlmann, J. & Lejour, A., 2016). 

▪ Naar een hervorming van de woningmarkt: Niets doen is geen optie (Boelhouwer, P., & Schiffer, 

K., 2016). 

 

Reflection 
1. What is the relation between your graduation (project) topic, the studio topic (if applicable), your 

master track (A,U,BT,LA,MBE), and your master programme (MSc AUBS)?  

Housing is a topic that concerns every inhabitant of the Netherlands, and is therefore a topic that we 

can all relate to in some way. Many TU Delft students can conduct research in the field of housing, 

e.g. by studying the design of it, the landscaping surrounding it, the urban environment in which the 

house is located, data input, etc. However, within the current situation on the Dutch housing market, 

housing is increasingly become more expensive and unaffordable to many. We can design as many 

innovative housing concepts, environments, etc., however, if it not affordable, than what good is that 

anyway? This is why I liked to focus on this particular theme, and how we potentially could lessen the 

problem by finding new (financing) solutions. 

2. What is the relevance of your graduation work in the larger social, professional and scientific 

framework? 

Housing affordability is a topic that comprises a substantial amount of research that has already been 

conducted, as affordability issues consist of many variables. As I would like to search for solutions 

instead of investigating the problem itself, I choose alternative tenures as a research field. As it turns 

out, there is some research done on offering intermediate tenures, but a full overview of (international) 

concepts and the characteristics is missing. Almost all literature also discuss intermediate housing 

tenures being offered by housing associations, which is currently impossible (to a large extent) in the 

Netherlands. With my research, in which I create an overview of intermediate housing tenures and its 

characteristics, and the potential provision of such tenures by the market, is not (fully) provided in 

academic literature and other documents, and thus new knowledge and literature that my research 

will add. In addition to the academic field, my research will also be valuable for practice, as my 

recommendations are focussed at current housing providers and governmental organisations.  

 

 

 


