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Preface

This master’s thesis is my graduation project for the master's track Management in the
Built Environment at the Faculty of Architecture and the Built Environment at Delft
University of Technology. When selecting a graduation topic, | wanted to focus on a
societal challenge and explore opportunities for change within the built environment.
Two interconnected challenges immediately stood out: the severe housing shortage in
the Netherlands and the rapidly growing elderly population. Rather than looking solely at
new construction solutions, | became interested in the potential of vacant buildings. |
saw clear advantages in repurposing these buildings for elderly housing, especially
considering their often central locations, size and unique architectural character. It was
for me no surprise that this this direction excited me, as it aligned with my passion for
transformation and user-oriented design, an interest | discovered during my Bachelor of
Architecture. This research explores how vacant buildings can be repurposed into
suitable housing that meets the needs and preferences of vital elderly residents. In doing
S0, it contributes to broader societal challenges.

| would like to thank my supervisors, Gerard van Bortel and Harry Boumeester, for their
valuable guidance throughout the graduation process. Your expertise on research
methods and the topic itself provided me with many new and valuable insights. |
appreciated the combination of independent research and structured feedback, as well
your enthusiasm and all the relevant (news) articles you shared with me. Furthermore, |
want to thank my colleagues at Platform31, especially my supervisor Susan van
Klaveren, for your support over the past six months. | valued our moments of
brainstorming and the freedom to explore the broader theme of senior housing within
Platform31. This enabled me to gain not only in-depth knowledge for my thesis, but also
a broader perspective on the societal challenges surrounding elderly housing. In
addition, | would like to thank my friends and family for their continued and for always
being available to spar with. Lastly, | want to thank all the interviewees and experts who
participated in this research and openly shared their thoughts and views on the topics.
Your openness, time, and input were essential to the outcome of this study.

Enjoy reading this research!

Isabel de Bruijn
June 2025, Delft

A note: The summary and the developed assessment framework, including the step-by-
step guide, are written in Dutch, as the research focuses on the Dutch housing market
and these elements are intended for practical application within the Netherlands.
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Abstract

This study investigated in what way vacant real estate in the Netherlands can be
repurposed to meet the housing needs of the growing 65+ population. The study
addresses two interrelated societal challenges: the severe housing shortage and the
increasing demand for suitable elderly housing, as the number of people aged 65 and
older continues to rise while current options forindependent senior living remain limited.
The research employed qualitative methods, starting with a literature review to outline
elderly needs and preferences, and to explore the opportunities and barriers to
repurposing real estate. This was followed by case study analysis of two case studies:
De Getijden (aformer schoolin Nijmegen) and De Benring (a former care home in Voorst),
including semi-structured interviews with real estate experts and vital 65+ residents. The
outcome of the study is an assessment framework, embedded in a step-by-step guide,
to help evaluate whether vacant buildings can be repurposed to meet elderly housing
preferences and needs. The framework was validated by a group of experts during afocus
group session. The aim of the research was to develop a framework to help assess the
suitability of vacant buildings for elderly housing, which can assist as a conversation tool
in effective decision-making for developers, municipalities, architects, contractors,
housing associations, and property owners or investors. Ultimately, this research
supports the housing market by helping to address the needs of the aging population
while stimulating housing flow through adaptive reuse strategies.

KEYWORDS - Elderly housing, Repurposing real estate, 65+ population, Elderly living needs
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Samenvatting

Introductie:

In Nederland is sprake van een grote woningcrisis, de vraag naar woningen overstijgt het
aanbod fors. Tegelijkertijd staat er een aanzienlijke hoeveelheid vastgoed leeg, zoals
woningen, kantoren, winkels en maatschappelijke gebouwen. In totaal gaat het om circa
36 miljoen vierkante meter aan leegstaand vastgoed, verdeeld over 226.000 objecten
(CBS, 2024). Deze leegstand biedt kansen om het woningtekort deels op te lossen door
herbestemming van bestaande panden.

Een andere ontwikkeling die de woningmarkt onder druk zet, is de vergrijzing. Het aantal
65-plussers neemt sterk toe, van 3,6 miljoen in 2023 tot mogelijk 5,4 miljoen in 2050.
Deze groeiende groep ouderen moet langer zelfstandig thuis blijven wonen, mede door
de toenemende druk op de zorg. Veel ouderen wonen echter in te grote of ongeschikte
woningen. Daardoor ontstaat er niet alleen een mismatch tussen woning en behoefte,
maar blijven ook gezinswoningen bezet die aantrekkelijk zouden zijn voor jonge gezinnen.

Deze dubbele uitdaging van het woningtekort én vergrijzing biedt ook een kans. Door
leegstaand vastgoed om te vormen tot geschikte ouderenhuisvesting, kunnen ouderen
comfortabel ouder worden op een passende plek. Tegelijkertijd komen grotere woningen
vrij voor andere doelgroepen, wat bijdraagt aan doorstroming op de woningmarkt.

Hoewel er al veel onderzoek is naar ouderenhuisvesting en de transformatie van
vastgoed, is er nog weinig bekend over hoe leegstaand vastgoed (zoals kantoren of
scholen) specifiek geschikt gemaakt kan worden voor vitale 65-plussers. De vitale 65-
plussers in dit onderzoek worden omschreven als ouderen die nog fysiek en mentaal
zelfstandig zijn, maar wel toekomstbestendig willen wonen. De hoofdvraag van dit
onderzoek is: Op welke manier kan leegstaand vastgoed in Nederland worden
herbestemd naar woningen die aansluiten bij de woonwensen en -behoeften van vitale
65-plussers?

Voor het beantwoorden van de hoofdvraag zijn de volgende sub vragen opgesteld:

1. Wat zijn de belangrijkste woonwensen en -behoeften van vitale 65-plussers op
het gebied van locatie, gebouw en woningtype?

2. Watzijn de grootste obstakels en kansen bij het herbestemmen van leegstaand
vastgoed naar ouderenhuisvesting?

3. Hoe kunnen deze obstakels worden overwonnen bij het inpassen van de wensen
en behoeften van ouderen?

Waarbij hetdoelvan dit onderzoek is het ontwikkelen van een beoordelingskader met een
stappenplan dat partijen helpt om te beoordelen of een leegstaand gebouw geschikt is
om te transformeren tot passende en aantrekkelijke woning voor de vitale 65+’er.



Methode:

SQ1: What are the key housing needs and
preferences of the vital 65-74 and 75+
population in the Netherlands?

SQ2: What are the barriers and
opportunities to repurposing vacant real
estate for elderly housing?
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SQ3:How to overcome the barriers
when integrating the housing needs and

preference of the elderly?

Literature review Literature review Interview experts
* Elderly who want to move Eﬁ, q EﬁJ
Case study: (2 cases)
Interview Elderly: * Analysing documents @
* Who already moved ngj * Interviewing experts (4-5 p) N
« Interview elderly (3 p) D@
L | J

i

“In what way can vacant real estate in the Netherlands be repurposed to meet
the specific housing needs and preferences of the vital 65+ population?”

l

Assessment framework

|

Validation

Experts reviewing the (.
framework trough a QJ
focus group (3 p)

!

Assessment framework
Figure 1: Methode (eigen werk)

Deze studie richtte zich op het creéren van een beoordelingsraamwerk om te evalueren
of leegstaande gebouwen kunnen worden herbestemd tot ouderenwoningen die
aansluiten bij hun behoeften en voorkeuren. Het beoordelingsraamwerk is het resultaat
van het onderzoek en is gebaseerd op meerdere kwalitatieve methoden: literatuurstudie,
praktijkinzichten via casestudy’s met inzichten van ouderen (doelgroep) en experts via
semigestructureerde interviews.

Als eerste werd er een literatuurstudie uitgevoerd om de specifieke behoeften en
voorkeuren van de vitale 65+ populatie te identificeren, evenals de barrieres en kansen
met betrekking tot het herbestemmen van leegstaand vastgoed naar woningen. De
literatuurstudie werd gebruikt als input om subvragen één en twee te beantwoorden en
om verschillende thema’s te ontwikkelen voor het structureren van de interviews en het
analyseren van de interviews en casedocumenten.

Na de literatuurstudie werden twee casestudy’s geselecteerd en geanalyseerd aan de
hand van casedocumenten en semigestructureerde interviews met experts (Aannemer,
architect en eigenaar) en ouderen die in het gebouw wonen. Dit om subvragen twee en
drie te beantwoorden. De interviews met ouderen die in het gebouw wonen leverden ook
praktijkinzichten op voor subvraag één.

Alle beantwoorde subvragen samen beantwoordden de hoofdvraag, en werden gebruikt
om het beoordelingsraamwerk op te stellen dat beoordeelt of leegstaand vastgoed
herbestemd kan worden tot ouderenwoningen die aansluiten bij hun behoeften en
voorkeuren.

Tot slot werd het onderzoek afgerond met een focusgroep, waarin drie experts het
beoordelingsraamwerk beoordeelden en suggesties gaven voor aanvullingen en
verbeteringen, om te valideren of het raamwerk toepasbaar is in de praktijk.
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Resultaten
Resultaten theorie:

Het literatuuronderzoek laat zien dat de woonvoorkeuren en -behoeften van vitale 65-
plussers samenhangen met drie schaalniveaus: de woning, het woongebouw en de
woonomgeving.

Op woningniveau is er een voorkeur voor levensloopbestendige appartementen Ouderen
willen graag dat de woonkamer, keuken, badkamer en ten minste één slaapkamer zich op
dezelfde verdieping bevinden of bereikbaar zijn met een lift. Vooral ouderen van 75 jaar
en ouder en alleenstaanden hechten hier veel waarde aan. Er is een verschuiving
zichtbaar van koop-eengezinswoningen naar huurappartementen, met name naar
betaalbare huurwoningen. De voorkeur voor de koopprijs ligt tussen €200.000 en
€300.000 (prijspeil 2020). Voor huur geldt een gewenste maandelijkse huurprijs tussen
€432 en €737 (prijspeil 2020). Alleenstaanden zijn doorgaans bereid minder te betalen
dan meerpersoonshuishoudens. De meest gewenste woninggrootte is drie kamers
(inclusief woonkamer).

Op woongebouwniveau is goede fysieke toegankelijkheid belangrijk, de woning moeten
toegankelijk zijn door een lift of gelijkvloerse toegang. Daarnaast is sociale
toegankelijkheid belangrijk voor het ‘aging in place’. Gebouwen die interactie tussen
bewoners ondersteunen, door middel van gemeenschappelijke ruimtes of
georganiseerde activiteiten, dragen positief bij aan de kwaliteit van leven, vooral voor
ouderen die alleen wonen.

Op woonomgevingsniveau blijkt dat ouderen locatie belangrijker vinden dan jongere
doelgroepen. Ze willen het liefst in hun vertrouwde buurt blijven wonen. Buurten aan de
rand van de stad worden vaak vermeden vanwege het gebrek aan voorzieningen.
Essentiéle voorzieningen zoals een supermarkt, huisarts, apotheek en openbaar vervoer
moeten het liefst binnen 500 meter bereikbaar zijn of binnen 400 meter als de
“rollatorafstand” al wordt meegerekend. Ouderen geven de voorkeur aan sociaal
gemengde wijken met een mix van huishoudens. Jongere ouderen (65-74) hechten meer
aan buurtkenmerken, terwijl voor ouderen van 75 jaar en ouder de woning zelf
belangrijker wordt.

Naast voorkeuren benoemt de literatuur ook een aantal obstakels en kansen voor
transformatie naar woningen in het algemeen. Obstakels zijn onder andere fysieke en
technische uitdagingen zoals structurele beperkingen, missende of verouderd sanitair,
slechte isolatie en ventilatiesystemen, verouderde staat van het gebouw en de mogelijke
aanwezigheid van een monumentale status. Tegelijkertijd hangt de waarschijnlijkheid
vanh een succesvolle transformatie naar woning af hoe langer een pand leegstaat, hoe
groter de kans op verkoop of herontwikkeling. In de krappe woningmarkt bieden
structureel leegstaande gebouwen kansen, mits de locatie geschikt is, aanpasbaar voor
doelgroepen en afgestemd met de gemeente en woonprioriteiten. Hoewel deze inzichten
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betrekking hebben op transformaties in het algemeen, kunnen sommige van deze
factoren sterker of beperkend werken bij transformatie specifiek ten behoeve van
ouderenhuisvesting.

Resultaten empirisch onderzoek:

Deresultaten van hetempirisch onderzoek naarde woonwensen en -behoeften van vitale
65-plussers laten zien dat zelfstandigheid, comfort en sociale verbinding centraal staan
op drie niveaus: woning, gebouw en locatie. Ondanks verschillen tussen de twee
casussen, De Getijden (Case A) en De Benring (Case B), komen er gedeelde voorkeuren,
obstakels én kansen naar voren.

Op woningniveau geven bewoners in beide casussen de voorkeur aan
levensloopbestendige en toegankelijke woningen. Drempelloze indelingen, brede deuren
en gelijkvloerse plattegronden maken zelfstandig wonen mogelijk. Ook zijn comfort,
daglicht en een prettige sfeer belangrijke voorwaarden. Een kans in beide projectenis de
ruimtelijke kwaliteit van bestaande gebouwen. In case A zorgen de hoge plafonds,
zichtbare balken en ruime kamers voor karakter en woongenot, terwijl de gelijkvloerse
opzet van het voormalige zorggebouw in Case B praktisch is. Tegelijkertijd zijn er
obstakels, zoals inefficiénte plattegronden, hoge drempels naar balkons en beperkte
buitenruimte in Case B. In beide casussen blijkt de technische integratie van moderne
installaties complex en kostbaar, doordat de gebouwen oorspronkelijk niet zijn
ontworpen voor individuele woonfuncties. Hoewel de voorkeuren voor grootte en indeling
uiteenlopen, blijkt betaalbaarheid in beide gevallen cruciaal en kan ook een obstakel zijn.
in Case A worden koopwoningen binnen NHG-grens aangeboden, maar de kosten lopen
hoog op. In Case B is de huur sociaal, maar bewoners zijn minder tevreden over gedeelde
energiekosten. Toch laten beide casussen zien dat met maatwerk betaalbare
ouderenwoningen te realiseren zijn.

Op gebouwniveau is toegankelijkheid essentieel, met liften, gelijkvloerse overgangen en
toegankelijke buitenruimtes. Een kans in beide projecten is het creéren van
ontmoetingsplekken door de bestaande structuur, zoals de gezamenlijke woonkamer in
Case A of de centrale kern in Case B. Dit bevordert sociale interactie en voorkomt
eenzaamheid. Bewoners waarderen deze plekken, maar hechten ook waarde aan hun
privacy en de vrijheid om zelf te kiezen wanneer ze deelnemen. Ook sociale veiligheid via
informele zorg en burenhulp komt in beide projecten terug. Een belemmering op
gebouwniveau is de technische en ruimtelijke inflexibiliteit, vooral in Case B, waar delen
van het gebouw niet geschikt bleken voor bewoning. Ook de esthetiek speelt mee: het
monumentale karakter van Case A wordt als positief ervaren, terwijl het voormalige
zorggebouw in Case B als sober wordt gezien. Dit is ook een kans bij Case A en obstakel
bij Case B.

Op locatieniveau speelt nabijheid van voorzieningen een grote rol. In Case A is de ligging
in een stedelijke omgeving een duidelijke kans, de bewoners waarderen dat diverse
winkels, zorgvoorzieningen en openbaar vervoer op loopafstand zijn. In het dorpse Case
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B is het gebrek aan voorzieningen een beperking de bewoners zijn blij dat er wel nog een
supermarkt aanwezigis op loopafstand. Wel wordt er bij Case B de mogelijkheid omin de
vertrouwde gemeenschap te blijven benadrukt en wordt dit als waardevol gezien. In beide
projecten vinden bewoners het belangrijk om sociale interactie met de buurt te hebben.
Een kans is dan ook dat beide gebouwen dragen sociale interactie met de buurt, bij Case
A waar af en toe een evenement is georganiseerd en bij Case B waar het gebouw
openbaar toegankelijk is en de buurt aan alle activiteiten mee mogen doen.

Overkoepelend blijkt uit beide casussen dat transformatie van leegstaand vastgoed tot
ouderenhuisvesting veel kansen biedt, mits er goed wordt ingespeeld op de specifieke
context. Belangrijke obstakels zijn de technische integratie van installaties, beperkte
ruimtelijke flexibiliteit door gebouwstructuur en financiéle haalbaarheid. Kansen liggen
in het behoud van karaktervolle gebouwen, het creéren van sociale ontmoetingsplekken,
en het inspelen op de wens om in de eigen buurt te blijven wonen. Obstakels kunnen
worden overwonnen met creatieve ontwerpkeuzes, nauwe samenwerking en vroegtijdige
betrokkenheid van experts.

Resultaten beoordelingsraamwerk:

De inzichten van de theorie en het empirisch onderzoek vormden de basis voor het
beoordelingsraamwerk met bijhorend stappenplan datin dit onderzoek is ontwikkeld. Dit
raamwerk is een gesprekshulpmiddel om te bepalen in hoeverre een leegstaand gebouw
geschikt is om te worden getransformeerd tot ouderenhuisvesting die daadwerkelijk
aansluit bij de behoeften van vitale 65-plussers.

Het beoordelingsraamwerk is vervolgend gevalideerd in een focusgroep met drie experts
uit de praktijk. Het doel van de sessie was dat de experts gingen beoordelen of het
ontwikkelde stappenplan en het bijbehorende raamwerk toepasbaar zijn in de praktijk,
en welke aanvullingen en/of opmerkingen er nog zijn. De experts bevestigden de
praktische bruikbaarheid van het instrument en benadrukten het belang van flexibiliteit
in de toepassing. Ook werd geadviseerd om onderscheid te maken tussen wat een
woning geschikt maakt voor ouderen (zoals toegankelijkheid) en persoonlijke voorkeuren
(zoals architectonische uitstraling). Verder waren de experts het mee eens om het kader
vooralin te zetten als hulpmiddel voor het gesprek tussen betrokken partijen om te kijken
of er voor transformatie wordt gekozen.

Het beoordelingsraamwerk dat in dit onderzoek is ontwikkeld, helpt als gesprektool voor
professionals bij het beoordelen van de geschiktheid van een leegstaand gebouw om
herbestemd te worden tot ouderenhuisvesting die aansluiten bij de woonwensen en
behoefte van deze doelgroep. Het raamwerk combineert woonvoorkeuren van vitale 65-
plussers met ruimtelijke en functionele kenmerken van gebouwen en hun omgeving.

Om het gebruik van het beoordelingskader in de praktijk te vergemakkelijken, is het
ingebed in een vijfstappenplan. In stap 1 wordt gekeken naar de bereidheid tot
herontwikkeling of verkoop bij de huidige eigenaar. Stap 2 betreft een technische
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quickscan waarbij wordt beoordeeld of het gebouw in voldoende staat verkeert en of
noodzakelijke aanpassingen technisch haalbaar zijn, bijvoorbeeld op het gebied van
toegankelijkheid of installaties. In stap 3 volgt een financiéle quickscan om te toetsen of
de transformatie financieel realiseerbaar is binnen de beoogde prijsklasse, zoals sociale
huur of betaalbare koop. Stap 4 is het invullen van het beoordelingskader, waarbij op
basis van criteria op woning-, woongebouw- en woonomgevingslevel wordt geévalueerd
in hoeverre het pand aansluit op de woonbehoeften van vitale ouderen. Tot slot wordt in
stap 5 de transformatieklasse bepaald, wat een indicatief advies aangeeft of een gebouw
en op welke level, woning, woongebouw of woonomgeving, (on)geschikt is voor
herbestemming.

De structuur van het beoordelingsraamwerk bestaat uit drie schaalniveaus: woning,
woongebouw en woonomgeving. Per niveau zijn meerdere variabelen opgenomen die
voortkomen uit het literatuuronderzoek, empirische onderzoek en de expert focusgroep.
Denk hierbij aan zaken als de mogelijkheid tot gelijkvloers wonen, toegankelijkheid, en de
nabijheid van voorzieningen. Binnen de variabelen is een twee splitsing gemaakt tussen
wat een woning geschikt maakt voor ouderen en persoonlijke voorkeuren.

Elke variabele heeft een weegfactor gekregen om aan te geven hoe belangrijk deze is voor
de vitale 65+ groep. De variabelen kunnen door de gebruikers van het raamwerk worden
aangepast, omdat de belangrijkheid per variabele binnen deze doelgroep kan verschillen.
Verder geeft de gebruiker per variabele een score voor de ingeschatte haalbaarheid van
die variabele tijdens de transformatie.

Door per variabele de gegeven score met de weging te vermenigvuldigen, krijgt elke
variabele een puntenaantal. Als deze punten vervolgens worden opgeteld en gedeeld
door de som van de wegingen, ontstaat er een totaalscore per level tussen de 0 en 5. Net
zoals bij de variabelen kan er een verschil zijn in belangrijkheid tussen de verschillende
levels. Daarom wordt ook een totaalscore van het project berekend. Hierbij wordt de
totaalscore per level vermenigvuldigd met de weging van dat level, waardoor er punten
per level ontstaan. Vervolgens wordt de som van deze punten gedeeld door de som van
de wegingen. Hieruit komt een totaalscore tussen de 0 en 5 voor het project. Deze
eindscore en de totaalscores per level geven een indicatie van de transformatieklasse
waarin het gebouw valt: van niet transformeerbaar (< 1) tot zeer transformeerbaar (> 4).
De indicatie kan vervolgens dienen als basis voor de beslissing om wel of niet tot
transformatie over te gaan. Hetraamwerk is geschikt om inzicht te geven in welke wensen
en behoeften wel of niet inpasbaar zijn binnen het transformatieproject. De
transformatieklasse biedt een indicatie van de haalbaarheid, maar is geen definitief
meetinstrument voor succes.

Het beoordelingsraamwerk biedt daarmee een concrete en toepasbare methode om op
een gestructureerde manier af te wegen of transformatie van leegstaand vastgoed naar
ouderenhuisvesting haalbaar, wenselijk en passend is bij de doelgroep.
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Conclusie

“Op welke manier kan leegstaand vastgoed in Nederland worden herbestemd om
te voldoen aan de specifieke woonbehoeften en -voorkeuren van vitale 65-
plussers?”

Leegstaand vastgoed kan worden herbestemd tot geschikte huisvesting voor vitale
ouderen, mits de woning, het gebouw en de locatie ruimte bieden voor
ouderenvriendelijke kenmerken zoals toegankelijkheid, betaalbaarheid, sociale
interactie en nabijheid van voorzieningen. Het succes van een transformatie hangt echter
af van de mate waarin deze wensen en voorkeuren kunnen worden geintegreerd binnen
de fysieke en ruimtelijke beperkingen van het bestaande gebouw en de omgeving.

Het in dit onderzoek ontwikkelde stappenplan met beoordelingsraamwerk biedt
betrokken partijen een praktisch en flexibel hulpmiddel om te beoordelen of
herbestemming haalbaar en wenselijk is. Het kader ondersteunt op maat gemaakte
besluitvorming, bevordert samenwerking tussen partijen en draagt uiteindelijk bij aan
meer aantrekkelijke en toekomstbestendige huisvesting voor ouderen. Dit vergroot de
bereidheid onder vitale ouderen om te verhuizen naar een woning waarin zij zelfstandig
oud kunnen worden, en stimuleert daarmee de doorstroming op de woningmarkt.

Het beoordelingskader kan worden ingezet door gemeenten, ontwikkelaars, architecten,
aannemers, eigenaren, woningcorporaties en investeerders als gespreks- en
beslisinstrument om de woonvoorkeuren van ouderen beter te laten aansluiten op de
projecthaalbaarheid. Aanbevolen wordt om toekomstige bewoners al vanaf de start van
het proces actief te betrekken, zodat de transformatie daadwerkelijk aansluit op hun
specifieke behoeften en wensen.
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1. Introduction

1.1. Problem statement

The demand for new homes in the Netherlands is significantly exceeding the supply,
resulting in a serious housing crisis. According to estimates, hundreds of thousands of
new dwellings are needed to meet the current demand (Ministerie van Volkshuisvesting
en Ruimtelijke Ordening, 2024a).

Woningtekort 2024

Woningvraag 50 duizend

451duizend WOﬂingtEkort woningen beschikbaar
401 duizend

Figure 2: Housing demand VS supply in the Netherland

(Ministerie van Volkshuisvesting en Ruimtelijke Ordening, 2024)
At the same time, a substantial amount of vacant real estate exists across the country,
representing an untapped resource that could potentially help address the housing
shortage. According to CBS (2024), there are 186,000 administratively vacant homes in
the Netherlands, accounting for over 20 million square meters. Additionally, there are 16
million square meters of vacant offices, shops, commercial buildings, churches, sports
halls, schools, agricultural properties, and more. Together, this amounts to 36 million
square meters spread across 226,000 'residential objects' (CBS, 2024). This shows that
there is a significant amount of non-residential property available that could potentially
be repurposed. Compounding this issue is the fact that many existing homeowners are
living in homes that no longer match their current needs, such as elderly households of
one ortwo people living in family-sized homes. This inefficient use of housing contributes
to the broader housing shortage.

Furthermore, the aging population further worsens this challenge. In 2023, there were 3.6
million people aged 65 and older in the Netherlands, and this number is projected to rise
to between 4.2 and 5.4 million by 2050, depending on increases in life expectancy (CBS,
2024). Due to the aging population and the growing pressure on the healthcare system,
elderly people will need to live independently at home for longer, as there will not be
enough capacity to provide care for everyone (Ministerie van Volksgezondheid, Welzijn en
Sport, 2022). However, many elderly currently live in housing thatis too large or not suited
to their needs. Therefore, the need for specialized senior housing where they can age in
place is rising. These types of homes enable elderly to continue living independently
while having access to care when needed.
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As the Netherlands faces a growing elderly population and housing shortage, thousands
of elderly struggle to find homes suited to their needs. However, the aging population
could create an opportunity to address the housing shortage by repurposing vacant real
estate for elderly housing. This will not only provide seniors with a comfortable living
condition explicitly designed to their needs but also contributes by stimulation the
housing flow. Elderly will move into age-friendly accommodations, their larger homes
become available, which will benefit young families and first-time buyers searching for a
home (Ministerie van Binnenlandse Zaken en Koninkrijksrelaties, 2022).

The focus of this research will be on the vital 65+ population, those who are still active
and independent and are looking for their aging in place home. These individuals, who
will likely remain independent for another 10 to 25 years, that are searching for homes
that offer both comfort and easy access to potential care services if needed. Itis crucial
to understand how to build, design and facilitate for this group and how the vacant
buildings in the Netherlands could be adapt to these specific housing needs and
preferences of the 65+ population.

There is already a lot of literature on the housing needs and preferences of elderly, on the
support that elderly need while moving and, on the willingness to moving for elderly and
on how elderly can age in place. Also, there is already research done on transforming
existing real estate, such as offices, to homes. However, there is notyet researched about
how repurposing existing real estate can be suitable for elderly living places that adapt to
their needs and preferences. This is especially relevant now due to the huge housing
shortage in the Netherlands. There is a need to find solutions next to new build to create
extra homes. Also, now and in the future more homes for elderly are needed.

It is particularly interesting to explore the transformation of non-residential real estate
into residential properties, as this type of repurposing has been less commonly
implemented compared to transforming existing residential properties into more suitable
living arrangements for elderly.

This research holds significant societal relevance as it aims to address the pressing
housing crisis while enhancing the quality of life for elderly individuals. By creating
suitable housing options for the 65+ population, it supports independent aging and frees
up larger homes for younger families and first-time homebuyers, contributing to a more
balanced and accessible housing market.

This research is scientifically relevant as it addresses the pressing housing crisis in the
Netherlands by providing a method to repurpose vacant and inefficiently used buildings
into suitable homes for the elderly. By focusing on the specific needs of the 65+
population, the study aims to develop a framework that guides decision-makers in
adapting vacant real estate to support independent living for seniors.
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1.2. Research question

Main research question:

“In what way can vacant real estate in the Netherlands be repurposed to meet the
specific housing needs and preferences of the vital 65+ population?”

Sub questions:

SQ1: What are the key housing needs and preferences (on housing unit, building and
location level) of the vital 65+ population in the Netherlands?

SQ2: Whatare the main barriers and opportunities to repurposing vacant real estate for
elderly housing?

SQ3: How to overcome the barriers when integrating the housing needs and preference
of the elderly?

The main aim of this research is to create an assessment framework with a step-by-step
guide to help to assess if the vacant building if it is suitable to be repurposed to housing
needs and preferences of the vital elderly.

1.3. Goals and deliverables

This research has aimed to provide valuable insights into in what way vacant real estate
in the Netherlands can be repurposed to meet the housing needs and preferences of the
vital 65+ population. To achieve this, a practical assessment framework with a step-by-
step guide has been develop. This tool helps stakeholders in assessing whether a vacant
building is suitable for transformation into senior housing that matches their preferences
and needs. The framework is based on an analysis of literature, case studies (including
interviews with experts and elderly individuals), and a focus group with experts." By
offering a practical and adaptable tool, the study contributes to more effective decision-
making in transformation projects and supports the broader goal of addressing the
housing shortage. This approach aims to increase the availability of suitable housing for
elderly, allowing them to transition into new homes while making their previous
residences available for others in the housing market.

1.4. Dissemination and audiences

This study is useful for stakeholders who want to learn more about how suitable elderly
housing, aligned with the preferences and needs of the vital 65+ elderly, can be created
when transforming a building. The assessment framework and its step-by-step guide,
developed as part of this study, will be particularly valuable for developers,
municipalities, architects, contractors, housing organizations, and property owners or
investors. These stakeholders can use the framework as a collaborative tool to assess
whether vacant real estate can be effectively repurposed into housing suitable for the
vital 65+ population. Additionally, this research may also benefit a broader audience,
including individuals interested in the topic or those seeking to conduct further research

in this area.
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2. Literature review

In this literature review chapter, first the conceptual model of the research is explained
and the concepts. Afterwards a broader context to the researched topic is explained to
understand the demografic changes, policies the Dutch government has implemented
onthe elderly housing “Programma Wonen en Zorg voor Ouderen" and the concept aging
in place better.

2.1. Conceptual model

The conceptual modelin figure 3 is developed from the research questions and literature.
On the left side of the model is the target group for this study: vital individuals aged 65
and older who currently live independently but wish to move to a new home where they
can age in place. The arrows marked with '1' relate to the sub-question: ‘What are the key
housing needs and preferences (on housing unit, building and location level) of the vital
65+ population in the Netherlands?’ These needs and preferences are categorized into
three levels: the first level is their housing unit; the second level involves the specific
characteristics of the building that houses this unit; and the third level concerns the
broader environment in which they wish to live.

The arrow labelled '2' explores the relationship between the levels (housing unit, building
and location) of needs and preferences of the target group and the vacant building who
could be repurposed, reflecting the second sub-question: 'What are the barriers and
opportunities to repurposing vacant real estate for elderly housing?' Lastly, the labelled
arrow '3' raises the question: ‘How to overcome the barriers when integrating the housing
needs and preference of the elderly? By addressing these barriers, the repurposed
building can better align with the preferences and needs of the elderly population,
thereby supporting a smoother transition into new housing and stimulating overall
housing flow.

New

Housing unit
Vital 65+ elderly - 2 Vacant real estate
. . R il
ﬁ Needs & New Building epurposing
preferences ’

New Location

3.

Y
1"@@

Elderly  Repurposed
real estate

Stimulating housing flow

Figure 3: Conceptual model (own image)
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2.2. Vital 65+

The research focuses on the vital 65+ population in the Netherlands who are looking for
a new place where the can age in place. The vital elderly are individuals, who are physical
and metal independent (World Health Organization, 2015). This group can be further
divided into subcategories: the young-elderly (65-74 years) and the old-elderly (75 years
and older). Within these subcategories, there are those actively seeking housing in the
rental or owner-occupied sector, as well as those who have already relocated to new
homes in these sectors.

The vital 65+ elderly for this research can be categorized into the next different groups:

Elderly who are already moved Elderly who a searching for a place
{ 8 )] { 4 1
Owner-occupied Rental Owner-occupied Rental
65-74 75+ 65-74 1455 65-74 75+ 65-74 75+
v v
Revealed preferences Stated preferences

Figure 4: Elderly in the research (own figure)

In housing research, adistinction could be made between revealed and stated residential
preferences (Timmermans et al., 1994). The already moved elderly are included in this
research to understand why they decided to move, these are the revealed preferences
and needs of the elderly. Revealed preferences refer to the actual choices made by
individuals in real-world situations, which can be observed through their behaviour and
decisions (Vasanen, 2012). These individuals have already moved into a transformed
property, providing insights into whether such transformed properties align with their
housing preferences.

Onthe other hand, elderly individuals who express a desire to move but have notyetdone
so are included to explore their stated preferences and needs. Stated preferences are the
preferences that individuals express when asked about hypothetical scenarios or future
choices (Kim et al., 2005). This group can also help to understand the considerations or
barriers that have prevented them from relocating, especially to repurposed real estate.

2.3. Vacantreal estate

As stated in 1.1. the Netherlands, approximately 186,000 administratively vacant homes
account for over 20 million square meters. Beyond residential spaces, there are 16
million square meters of vacant offices, shops, commercial buildings, churches, sports
halls, schools, and agricultural properties. Combined, this represents an immense
opportunity for repurposing, totalling 36 million square meters across 226,000 real estate
objects (CBS, 2024). This highlights the significant availability of non-residential real
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estate in the Netherlands, offering substantial potential for repurposing to elderly living
places that is aligned with their preferences and needs.

However, it’s essential to note that not all vacant properties are immediately available for
transformation. A portion constitutes "frictional vacancy”, temporary vacancies due to
transitions such as moving, selling, or renovating. Frictional vacancy is necessary to
maintain the dynamics of the housing market, allowing flexibility and mobility.

The manifesto "Most of the Homes Already Exist", initiated by the Nationaal Renovatie
Platform and Natuur & Milieu, outlines recommendations on how the untapped potential
of vacant and underutilized properties in the Netherlands can be leveraged to create new
housing solutions (NRP and Natuur&Milieu, 2024).

The manifesto emphasizes that space in the Netherlands is scarce and becoming even
more so. Therefore, it calls for a greater focus on valuing and utilizing the existing built
environment to create additional housing opportunities. Currently, fewer people are
living in the vast stock of existing homes, and many other buildings remain vacant for long
periods or could be repurposed in the future, such as elderly homes, By taking a closer
look at what is already available, there is enormous potential to build on existing
structures and optimize the use of space and buildings (NRP and Natuur&Milieu, 2024).

This approach saves space, materials, energy, and time. It also keeps local facilities
viable and opens opportunities for innovative living and care concepts. These solutions
are precisely what is needed to address the housing crisis, create sustainable and
resilient living environments, and enhance the quality of our landscapes (NRP and
Natuur&Milieu, 2024).

The focus of this research is on the transformation of vacant properties from non-
residential functions into housing for elderly, as well as transformation within the same
function (e.g., residential to residential). Transformations within the same function are
already widely practiced, allowing us to learn from past experiences with these types of
projects.

Furthermore, the transformations from non-residential functions into housing for elderly
share fewer overlapping characteristics than within same-function transformation and
have rarely been implemented in practice, making them particularly interesting to study.
The variety of building types (schools, offices, shops, barracks, churches, commercial
spaces, warehouse, and museums) often requires project-specific solutions and the
change in functionality is so significant that it requires sometimes a complete redesign
of the installations (Remgy et al., 2024).

2.4. Housing unit, Building and Location level

A suitable housing supply is crucial to achieve a housing flow, and suitable housing
supply does not just mean the housing itself. Appropriate housing supply for the elderly
includes housing suitable for remaining self-sufficient at home for as long as possible. To
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make such a age-friendly housing for elderly, the dwelling must be suitable, the housing
complex and the environment to live in (Bluemink et al., 2021).

For example, by the housing unit is that all the spaces of the dwelling must be all on one
floor to have an age-friendly home. For the housing building that there is a lift to get to the
housing unit floor or that there are communal meeting places in the building and for the
housing environment that there are amenities such as daily amenities, public transport
and healthcare services nearby.

So, an appropriate housing supply is not just about cheap and small housing but itis the
combination of living and living environment (Bluemink et al., 2021). Hence, the levels
housing unit, building and location are included in the study to make the best possible
age-friendly housing and living environment for the elderly where the elderly want to
move to. In which the vacant property is tested for whether it meets the preferences and
needs of the elderly on these three levels.

2.5. Housing flow

A housing flow begins when a specific type of home becomes available, in this research
the vacant buildings that are repurposed for elderly livings. These individuals seeking the
qualities of this home will move into it, leaving their previous home vacant. This, in turn,
allows others to move into the now-available house, creating a chain reaction of housing
exchanges. This process continues until a new household enters the market (Zeelenberg
& Van Kessel, 2014).

| ] LB B ] L
" M ™
Starter Mover Mover Vacant home

Figure 5: Housing flow concept based on Zeelenberg & Van Kessel, 2014 (own image)

The housing flow in the Netherlands has slowed due to older adults remaining in their
large family homes even after their children moved out. This limits the availability of
homes for younger families and first-time buyers (Ministerie van Binnenlandse Zaken en
Koninkrijksrelaties, 2022a). Housing flow is not a goal in itself, but a means to stimulate
more relocations, thereby giving people the opportunity to find a home that suits their
housing preferences, budget, or household size (Hoetjes, 2023).

The elderly are the first link in this housing chain, which can result in multiple movers
further down the chain, referred to as intermediate links. In the following analysis done
by Buys (2023) from RIGO on the WoON21 research, the Netherlands is considered as
one closed housing market, meaning the chain ends with people entering the housing
market, known as "starters."
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Figure 6 shows which type of housing becomes vacant when individuals aged 55+ move
to a new home, divided into housing types. It highlights that, when moving to larger
apartments or single-family homes, a significant number of single-family homes become
available on the housing market, compared to elderly moving to a to 1-2 room
apartments. In cases where no housing becomes available, it may be due to situations
such as divorces, or inflows from institutions or social care.

100%

- achtergelaten
75% woning

geen

c 2engezins
50% eengezins

app. 4+ kam
. app. 3 kam
25% W =0 1-2kam

verhuisd naar verhuisd naar overig
app. 1-2 kam app. 3 kam. betrokken

Figure 6: Homes moved into and vacated by 55+ individuals, WoOn21 edited by (Buys, 2023)

The study from RIGO also examined the housing flow chain resulting from the delivery of
100 new homes. The study shows that if 100 new 3-room apartments are built in the
rental sector, with an average of 28% of the initial movers are older adults, resulting in a
total of 114 links in the housing flow chain from the existing housing stock for these 100
homes. In contrast to if all 100 new 3-room apartments were allocated only to senior
housing, the housing chain would increase to 193 links in the housing flow. This is
significantly higher than with the average 28% elderly initial movers.

When looking at 100 new 3-room apartments delivered for the owner-occupied sector,
the number of links increases to 301, significantly more than in the rental sector.
Furthermore, the research also shows that the larger the home from which the first link
originates, the bigger the total housing flow links are (Buys, 2023).

Elderly are less likely to move compared to younger households (Rigo, 2022). However,
because they represent an increasingly large subpopulation, older adults will still
account for a significant number of housing flows (De Jong, 2021).

2.6. Demographic

There is no universal age when people are becoming ‘old’. Aging is typically measured by
the proportion of people aged 65 and older within the total population (De Jong, 2021).
On 1January 2024, there were almost 3,7 million people over 65 living in the Netherlands,
thatis 20,5 percent of the total number of inhabitants. The ageing of the population in the
Netherlands has increased, in 1990 this percentage was still 12,8 (CBS, 2024).
Additionally, the number of households headed by individuals aged 65 and older has
grown substantially and is expected to continue increasing in the coming years (see
Figure 7). Elderly have therefore become a proportionally larger part of the entire
population.
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Figure 7: Growing 65+ population in the Netherlands (Ministerie van Binnenlandse Zaken en Koninkrijksrelaties,

This demographic transition is largely attributed to the post-war baby boom generation
(born between 1946 and 1955) and improvements in healthcare and prosperity, which
have resulted in longer life expectancy (De Jong, 2021). Aging is not evenly distributed
across the country, regions with higher concentrations of elderly individuals face unique
challenges and opportunities in the housing market (see Figure 8).

The number of households over 65+ is increasing, especially the number of households
over 75+. In addition, an increasingly large group over 65 has a higher income (see figure
9). The group of elderly people receiving rent allowance is also rising, but less rapidly (De
Jong, 2021). These developments have significant implications for the housing market,
as older households have specific requirements for their living environment and facilities
(De Jong, 2021).

Figure 9: Development of the age of all households and the development of household income of seniors in the
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2.7. Programma wonen en zorg voor ouderen

The Dutch government has implemented the "Programma Wonen en Zorg voor Ouderen”
to address the growing housing and care needs of the aging population (Ministerie van
Binnenlandse Zaken en Koninkrijksrelaties, 2022a). Given the expected increase in the
65+ population, this program is intended to ensure that elderly have access to suitable
housing options, thereby supporting both independent living and broader housing flow
within the market.

By 2030, the program aims to construct 290,000 housing units specifically for the elderly
within the larger national goal of 900,000 new homes (Ministerie van Binnenlandse Zaken
en Koninkrijksrelaties, 2022a). In this program, the focus is on provided three categories
of elderly housing where seniors can live independently: zero-step homes
(nultredenwoningen), clustered housing forms (geclusterde woonvormen), and nursing
care places (verpleegzorgplekken). Inthese living situations, elderly residents sometimes
access care services, such as district nursing, a "fully integrated home care package"
(VPT ‘volledig pakket thuis’), a modular home care package (MPT ‘modulair pakker thuis’),
or a personal budget (PGB ‘Persoonsgebonden pakket’)(Ministerie van Binnenlandse
Zaken en Koninkrijksrelaties, 2022a).

To provide good housing for the group elderly requires effort. The actual demand for
suitable homes for the elderly lags the forecast of demand in the Dutch housing market.
De Jong (2021) therefore wonders whether such a ‘generic’ housing policy for the elderly
should be continued.

2.8. Agingin place

In the glossary of the World Health Organization (2004) the concept aging-in-place is
defined as: “Meeting the desire and ability of people, through the provision of appropriate
services and assistance, to remain living relatively independently in the community in his
or her current home or an appropriate level of housing. Ageing in place is designed to
prevent or delay more traumatic moves to a dependent facility, such as a nursing home.”
(World Health Organization, 2004). Similarly, aging-in-place can be defined as the
preference of elderly to age, often through the end of their lives, in their homes,
surrounded by spaces that reflect their lives and ideally located near family and friends
(Ahmed et al., 2023).

This research focuses on aging-in-place homes for the elderly, particularly in the context
of transformed real estate buildings. These buildings must incorporate aging-friendly
features to support the independence and well-being of their residents effectively.

Infigure 10itis seenthatageingin place (AlIP) is shaped by five key components: (1) place
integration, (2) place attachment, (3) independence, (4) mobility, and (5) social
participation. These components are influenced by four main factors: individual
characteristics, the accessibility of the built environment, the proximity of services and

amenities, and the development and maintenance of meaningful social connections. At
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the center of the framework lies the concept of "Aging in Place," which is interconnected
with all other elements, either directly or indirectly (Bigonnesse & Chaudhury, 2021).
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.~ PLACEINTEGRATION ‘~| = = ='=‘t=rmtmimimcm.

Familiarity

Proximity of Services & Amenities
« Destinations supporting daily needs,
ll-being, social i life-
long learning, engagement
* Reliable and efficient transit system

Individual Factors
« Agency

Habits
& Embodiment

Everyday Life
Activities

AGING IN
PLACE

* Health status, functional abilities
« Mobility capacities

Accessible Built Environment
* Accessible Home
o Affordable, adaptable,
functional home

* Accessible Neighbourhood

o Pedestrian-friendly features
o Accessible publics spaces,

buildings, amenities

MOBILITY — [¢——————————— INDEPENDENCE

Figure 10: Conceptual framework for aging-in-place in the neighbourhood environment (Bigonnesse & Chaudhury,
2021)

A vacant real estate building that could be repurposed is on a specific location and has
its own building characteristics. From this perspective itis important to look at the place
characteristics and the building characteristics from the framework in figure 10.
Therefore, the accessible built environment with home and neighbourhood
characteristics are important and the proximity of the services and amenities. The
individual characteristics are the characteristics of the vital 65+ elderly. For this target
group, establishing and maintaining meaningful social connections is crucial when
transitioning to a new home, as these connections significantly support successful aging
in place.

A suitable aging in place home in the Netherlands is described in the “Project Longer
Independent Living for Elderly” (Project Langer Zelfstandig Wonen van Ouderen) from the
PBL (2019a). Where a home is considered "suitable" if the living room, bedroom, and
bathroom are located on the same level or accessible without steps. The
neighbourhood’s suitability for independent living is determined by three factors: the
physical factors, for example the design of the built environment, the functional factors
for example the proximity to primary and secondary amenities, and the social factors for
example the community connections (PBL, 2019a).

A functionally suitable neighbourhood is defined as where essential amenities, such as
a general practitioner, supermarket, pharmacy, and public transportation stop, are within
500 meters walking distance. Areas with fewer than two of such amenities within this
range are considered less suitable. The quality of public spaces (such as seating areas,
safe crossings, meeting points) and seniors' perceptions of their neighbourhood’s
suitability are not assessed.
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3. Research Methodes

3.1. Type of study and methods

The study focused on creating an assessment framework to evaluate whether vacant
buildings could be repurposed to elderly living places that matches their needs and
preferences. So, if the vacant building can be aligned with the elderly housing needs and
preferences. The assessment framework is an outcome of the main research question:
“In what way can vacant real estate in the Netherlands be repurposed to meet the
specific housing needs and preferences of the vital 65+ population?”

This study applied multiple qualitative methods to build a valid assessment framework
grounded in literature, in practise insights with case study and insights from the elderly
(target group) and experts by doing semi-structured interviews.

SQ1: What are the key housing needs and SQ2: What are the barriers and SQ3: How to overcome the barriers
preferences of the vital 65-74 and 75+ opportunities to repurposing vacant real when integrating the housing needs and
population in the Netherlands? estate for elderly housing? preference of the elderly?

Interview experts @\

Literature review
* Elderly who want to move

Literature review

Case study: (2 cases)

* Analysing documents

* Interviewing experts (4-5 p)
* Interview elderly (3 p)

Interview Elderly:
* Who already moved

= 3B
ewllhet

\ | )
4

“In what way can vacant real estate in the Netherlands be repurposed to meet
the specific housing needs and preferences of the vital 65+ population?”

|

Assessment framework

|

Validation

framework trough a
focus group (3 p)

l

Assessment framework

Experts reviewing the G%

Figure 11: Methodes (own image)

At first, literature was explored to understand the broader context of the research topic
and to identify and formulate the research gap. After this exploratory phase, a more in-
depth literature review was conducted to identify the specific needs and preferences of
the vital 65+ population, as well as the barriers and opportunities related to repurposing
vacant real estate into housing.

The literature review was used as input to answer sub-questions one and two and to
develop different themes for structuring the interviews and analysing the interviews and
case documents. This allowed for adjustments based on direct feedback from elderly
participants, ensuring the framework reflect in practice.

After the literature, two case studies were selected and analysed by case documents and
semi-structured interviews with experts (contractor, architect and owner) and elderly
living at the case. This to answer sub-questions two and three. The interview with the
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elderly who live at the case also gathered practical insights on the literature-based
answer to sub-question one.

All the answered sub-questions together answer the main research question, which is
used to create the assessment framework to assess vacant real estate if it could be
repurposed to elderly living places that is aligned with their preference and needs.

In the end, the research used a focus group with experts by letting the experts review the
framework to validate the assessment framework to see if the experts think the
framework is applicable in practise.

Through these qualitative methods, the research produced a validated, flexible tool that
assess the alignment of repurposed vacant real estate with the housing needs and
preferences of the 65+ population. This to stimulate the housing flow, which is a
contribution to the solution of the housing crisis in the Netherlands.

3.2. Data collection and analysis

Methode Data collection Data analysis
SQ1: What are the key housing Literature review Scientific articles, books, and reports Systematic analysis
needs and preferences of the vital
65-74 and 75+ population in the Semi-structured Elderly interview, f A
Netherlands? Interview recorded and transcribed and summarized Thematical analysis
Literature review Scientific articles, books, and reports Systematic analysis
SQ2: What are the barriers and
opportunities to repurposing Case study with Case selection criteria, case documents, Thematical analysis
vacant real estate for elderly document analysis expert interviews, recorded and transcriped
housing? and semi-structured - . ]
interviews Elderly interviews recorded, transcribed an ; i
summarized Thematical analysis
SQ3: How to overcome the
barriers when integrating the Semi-structured ; i a i i
Fousing needs and preference e Experts interview, recorded and transcribed Thematical analysis
of the elderly?
Validation assessment framework Focus group Recorded and summarized Thematical analysis

Figure 12: Methode and data collection and analysis by sub-questions and validation step (own image)

At first the data for the context and literature review were collected through searches on
the TU Delft repository, ResearchGate, Google Scholar, and Scopus, as well as by using
the Al program Consensus to find relevant articles for collecting scientifical articles,
books and reports. Additionally, resources like ‘Centraal Bureau voor de Statistiek’ and
‘Rijksoverheid’ were used to provide context and statistical data for the review. The
articles and data were then systematically analysed to give input for answering the first
and second sub-question based on literature and identify key themes for the interviews
and the assessment framework.

For the sub-question one first a literature review was conducted on the topics aging in
place, age-friendly home and on the preferences and needs of the elderly. The
preferences and needs literature is from other researchers’ findings of the WoOn 2021
data set. The WoON21 survey analysis focused on the housing preferences of
households who want to move within two years, the stated preferences. Furthermore, the

30



3
TUDelft

data from the elderly interviews, who had already moved, were used to answer sub-
question, these were the revealed preferences. The data were collected by recording the
already moved elderly interviews and making a transcript and summary of this recording.
The data was analysed thematically on the preferences and needs of the elderly. The
themes from the thematical analysis were derived from the literature and are separated
on the three different levels. It could be that new themes might have emerged from the
interviews. The already moved elderly are the elderly who are living in the building of the
case and were asked by email or by a letter to voluntarily participate in the research.

For the second sub-question, a literature review was also conducted on the topic of
barriers and opportunities in transforming real estate, particularly into elderly living
spaces. The literature was systematically analysed. For the second sub-question, case
studies were used to identify practical opportunities and barriers in repurposing vacant
real estate to meet the needs and preferences of elderly residents. The case studies were
selected using a set of predefined selection criteria. Data for each case study were
collected through the analysis of project documents and by conducting interviews with
both elderly residents and experts involved in the project. The interviews with experts and
elderly participants were recorded, transcribed, and thematically analysed. The
collected data from the transcripts were analysed by though a thematical analysis. For
this research two cases within the selection criteria were selected. T This number of
cases was chosen due to the time constraints of the research, the number of
interviewees per case, and the depth of analysis required to thoroughly explore the
research question. Each case included a minimum of three experts (architect,
developer/project manager, investor/owner) and three elderly participants.

For the third sub-question, the interview with experts on the case were used to answer
the question. The interviews were recorded, transcribed, and thematically analysed.

Once all data had been collected, the sub-questions and main research question were
answered, and the assessment framework was developed using the collected data.

The final step was to validate the assessment framework. This was done through a focus
group in which three experts reviewed the framework and assessed its applicability in
practice. The experts in the interview are a diverse group of experts who are all active and
have relevant experience in the elderly housing market or transformation. The three
experts don’t have the same function and are from different sectors. Expert E1 works at a
housing association as a sales and rental advisor and has done research on how aging
population affects the strategy of housing associations. Expert E2 works at a national
knowledge platform about care, housing, and well-being, and shares knowledge about
housing for older people. Expert E3 also works at a knowledge platform and focuses on
housing and the housing market, especially on transforming buildings into homes. The
focus group is recorded and summarised.
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3.3. Casus selection

As described in section 2.3, this research focuses on the transformation of vacant
properties from non-residential functions into housing for elderly, as well as
transformations within the same function (e.g., residential to residential).
Transformations within the same function have been widely practiced, allowing us to
learn from past experiences with these types of projects. In contrast, transformations
from non-residential functions into housing for the elderly share fewer overlapping
characteristics with same-function transformations and have rarely been implemented
in practice, making them particularly interesting to study.

For selecting of the case studies, the following selection criteria were made:

Type of transformation: From A non-residential function, such as an office, school, or
non-residential to residential and | hospital, and has been repurposed into residential
housing. A residential, such as a nursing home, has been
repurposed to residential housing.

Target group: vital 65+ The project must specifically focus on housing for the
elderly, the vital 65+ population who are physically and
mentally independent.

Time Period: <15 years The transformation project must preferable have been
completed most recently. Recent projects are more likely
to reflect current market conditions and elderly housing
preference and needs. Additionally, participants involved
in these projects are more likely to recall the choices and
challenges they faced during the process of moving into a
transformed building.

Data accessibility: minimum | Cases where enough sufficient data is available such as
three experts and three elderly | the project document and experts and residentials who
residentials to interview. are willing to participate in the interviews. The experts to
be interviewed include developers, architect, investors
and property owners.

from residential to residential.

A note on selection criteriais thatin the first place one of the selection criteria was to find
one non-successful project and one successful project. This with the reason that
including a non-successful case would help to better identify barriers that may not be as
visible in successful cases. A non-successful project is defined as one that failed to
attract, or barely attracted, the intended elderly target group. However, a non-successful
case is hard to find and therefore has not been found. To help identify the barriers in this
thesis specific questions to the experts are asked on the opportunities and barriers of the
case and if they knew other projects that faced significant barriers. In addition, elderly
residents were asked what they perceived as barriers and opportunities in transformed
buildings for elderly housing, whether they had considered other (transformed) housing
options, and what their considerations were.

The search for case studies was conducted through online research (including the use of
Al). Additionally, Platform 31, the graduation company, sent various emails to housing
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associations to identify potential cases. Further efforts included contacting companies
and experts in the field of transformation and making a Linkedln call for case study
suggestions. Through this search, five categories of transformations of vacant real estate
into elderly housing emerged, see Appendix C for the case long list:

A: From non-residential to residential (Focus: vital 65+)

B: From residential to residential (Focus: vital 65+)

C: From non-residential to residential (Focus: mixed target groups)

D: From non-residential to residential for care (Focus 65 +, however not vital)
E: Transformation not yet completed or not yet started

Categories D and E were excluded from the study because the target group does not (yet)
reside in these transformed properties. Since the research focuses on how vacant
properties can be transformed into elderly housing, it is essential to examine different
types of transformations. Therefore, the aim was to select one case from each of
category’s A, B, and C. However, upon further investigation, it became clear that the
casus in category C contained little to no elderly residents. As a result, the final selection
included category A and category B, each with one case study. The decisionto select only
one case per category was also influenced by the time constraints of this research and
for this research itis important to research the cases in-depth due to finding barriers and
opportunities of transforming vacant real estate to elderly living places that is aligned
with their preferences and needs.

When selecting the two cases from this long list, the researcher aimed for diversity in
transformation type, size, tenure type, individual vs. collective living arrangements, and
location. This approach ensures that the findings are broadly applicable. Based on these
criteria, the following two case studies were selected:

A: De getijden Veldstraat Nijmegen (2018) B: De Benring in Voorst (2014)

Old function: School Old function: Nursing home

Tenure type: Owner occupied Tenure type: Rental (social)

Size: 17 dwellings Size: 72 dwellings + building with 18 starters
Location: Urban area Location: Rural area

For the casestudy, multiple individuals were interviewed per case. Here is an overview:

Interviewees De Getijden: Interviewees De Benring:
* A1l: Architect * B8: Electrotechnical installation company
* A2: Landscape architect * B9: Housing association (owner): Transformation manager
* A3: Resident 65-74 * B10: Coordinator location
* A4: Resident 65-74 & CPO (client) * B11: Resident 75+
* AS5: Resident 65-74 * B12: Resident 75+
¢ A6: Contractor ¢ B13: Resident 75+

* B14: Housing association (owner): Technical asset manager
* B15: Contractor
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3.3.1. De Getijden

De Getijden is a transformation project in Nijmegen, urban area, where a former school
is transformed into a living environment for elderly. The project is developed between
2012 and 2019 through a Collectief Particulier Opdrachtgeverschap (CPO), the initiative
allowed future residents to actively participate in the planning process (Stichting de
Getijden, 2019).

The project consists of 17 apartments, eleven apartments in the repurposed school
building, three of which are in the former gym, and six new-build homes. There are now
currently living 25 residents in total. The residents are almost all between 60 and 80 years
old, only one person around 40. The home size diverse from 60 m? to 116 m? with an
average home size of 100 m>.

History: The school, originally the O.L.V. Lourdes school, was built in 1928 in a modest
Amsterdam School architectural style and is on the attention list of cultural heritage of
the municipality of Nijmegen. It was originally established as a primary school connected
to the nearby Lourdes Church. The building continued to serve educational purposes and
was later used by PRO-school De Zonnegaard, a school for practical education. After the
relocation of De Zonnegaard the building is transformed to a residential complex. During
this transformation, later extensions and additions to the building were removed to
restore its original character (Stichting de Getijden, 2019).

Figure 13: Original O.L.V. Lourdes school (Interviewee A5, 2025)

Stakeholders: The transformation project of De Getijden involved a diverse group of
stakeholders, each playing a crucial role in its realization. The client, Stichting De
Getijden, was founded by future residents as a collective private commissioning (CPO)
initiative the residents were able to shape the design of their shared needs and
preferences (Stichting de Getijden, 2019). They were supported by CPO advisor Bouwen
in Eigen Beheer (BIEB), who guided them on financial, risk, and organizational matters
(Hans Steeman, 2021). Nexit Architecten led the architectural design, focusing on age-
friendly living while also guiding the non-professional client group through the
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complexities of the project. Landscape architect INVO, also a future resident, designed
and oversaw the age-friendly site. Construction company Gebroeders Van Herpen was
involved in the design process and executed the transformation and new construction.
The company was involved from an early stage, working collaboratively with the architect
and future residents. Finally, the Municipality of Nijmegen Supported the project through
facilitating zoning and permit processes and assisting in resolving legal and technical
challenges.

3.3.2. De Benring Voorst

De Benring is located in Voorst, a small ruralvillage in the province of Gelderland. It offers
72 apartments for the elderly. The village is characterized by its green surroundings and
relatively aging population (Voorsternieuws, 2015). The Benring was originally built as a
traditional care home for the elderly. Over the years, the Dutch national policy shifts in
elderly care changed the way these institutions were used. The government shifted to
encouraging elderly people to live independently for longer and the intramural care
became limited to those with formal care indications. Therefore, traditional care homes
like De Benring lost their original function and became underutilized (Omroep gld, 2015).
The elderly who wanted to remain living in De Benring and the owner Habion wanted to
give de Benring a new purpose. De Benring was one of the first projects in the
Netherlands where a former care facility is repurposed to elderly living places.

Stakeholders: Habion is a housing corporation specializing in senior housing and was
already the owner of the building and the landlord of the residences. Habion involved
future residents and the local community in the transformation process through the
rdring methodology. The aim was not only to create housing for the elderly but also to
make it a home for the elderly. With the ambition to reinvent the concept of the "nursing
home," this approach shifts ownership and responsibility to the local community
(Habion, 2017).

A home is more than a house

actualisation

home

- Doing
@ Rering Habion
A interaction belonging
[
Service
R“' -

house estate segullar soc|al' )

The dwelling manager Clean and ousing association

l and the building well-maintained l

Figuur 14: Habion's interpretation of Maslow's Pyramid with the integrated rdring methodology (Habion, 2017).

The input from the r@ring methodology formed the basis for the transformation, which
students from the Academy of Architecture used as inspiration for various design

proposals. Habion processed the students design input and took the lead in guiding the
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transformation process. An installation company, Van Lente Systeemintegratie, was
appointed by Habion as the main contractor, and a construction company, Temmink
Bouwprojecten, was brought in to carry out the transformation work. Habion remained
involved during the transformation.

The residents of Voorst founded their own residents’ cooperative, the
WoonzorgcooOperatie Voorst, which is committed to preserving housing and care facilities
in De Benring, thereby creating a vital living community where young and old live together
and support one another. The cooperative does not provide care itself, residents are
responsible for arranging care when needed (De Benring Woonzorgcooperatie, n.d.).

After the transformation, a coordinator was appointed at the location to organize
activities and support volunteers. This coordinator is paid by Habion and through a
subsidy from the municipality of Voorst.

3.4. Data plan and ethical considerations

The data management plan was created using DMPonline and is included in appendix 2.
It outlines how data is collected, stored, published, and for whom it is available. All
participant data is collected anonymously, with participants providing informed consent
before data collection begins. Participants are assigned unique identifiers to ensure
anonymity in the research and any publications. During the research phase, data access
is restricted to the researcher, the first and second mentors, and the company mentor.
All data during the research is stored on the researcher’s TU Delft project data storage
drive.

The human research ethics checklist with a risk assessment and mitigation plan is
included in appendix 1. All the participants have voluntarily contributed to the research.
Participants are written an email to participate in the research or asked on location, this
isdoneinthisway so no one else can see who was invited to participate. Before collecting
the data from participants, consent of the participants was asked and the participants
were informed about how the data will be used, the anonymity of the data and how it is
stored. Only the necessary information is collected for the research. The participants in
this research have a unique identifier assigned, so they will stay anonymous. No personal
information has been asked in the interviews if it not required for the research, this to
keep the participants anonymously. The only personalinformation needed by the experts’
interviews is the email address for contact and their function within the company. The
only information needed of the elderly interview is in which age group and tenure type,
the age groups are 65-74 or 75+ and owner-occupied or rental. With all the personal
information collected it is not expected that it will harm one of the participants. This data
is only available to the researcher and the mentors, after the final publication of the report
the personal data will be deleted.
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4. Results: Theory

In this chapter, the results from the literature review are presented for sub-question one,
“What are the key housing needs and preferences (at the housing unit, building, and
location level) of the vital 65+ population in the Netherlands?”, and sub-question two,
“What are the main barriers and opportunities to repurposing vacant real estate for
elderly housing?”

4.1. Needs and preferences 65+ population

As explained, this research aims to develop an assessment framework to evaluate
whether vacant real estate can be repurposed to meet the needs and preferences of the
vital 65+ population. To create this framework, it is essential to understand the housing
needs and preferences of this population. This is addressed in sub-question one: “What
are the key housing needs and preferences (at the housing unit, building, and location
level) of the vital 65+ population in the Netherlands?”. Although there is existing research
on the broader 65+ population, much of it does not specifically focus on vital elderly or
make clear distinctions between the rental and owner-occupied sectors. Nevertheless,
this literature provides a valuable theoretical basis for constructing the assessment
framework.

This literature review uses research on the most recent WoOn, WoOn21, and research on
preferences and needs of older people. WoOn is a comprehensive survey conducted by
the “Ministerie van Binnenlandse Zaken en Koninkrijksrelatie” (BZK) in collaboration with
“Centraal Bureau voor de Statistiek” (CBS). It is conducted every three years, and it
provides detailed insights on the housing situation, living conditions, and housing
preferences of households across the Netherlands (Ministerie van Binnenlandse Zaken
en Koninkrijksrelaties, 2022b). The research question in this chapter from WoON are
filled in by the elderly who are moving inclined, their preferences are explored.

4.1.1. Preferred type of dwelling

Eengezins koop 87850 (51%) 32.470 (19%) +55.380
Eengezins huur 34.310 (20%) 13.620 (8%) +20.700
Appartement koop 14.810 (9%) 48.490 (28%) -33.680
Appartement huur 34.460 (20%) 76.850 (45%) -42.390
Totaal actief zoekend 65-plus 171.430 (100%) 171.430 (100%) 0

Bron: WoONZI, bewerking ABF en auteurs
(NB Bij een groep doorst i

totale vraag

's het woningaanbod, de n

die zij achterlaten a gewenste woning kui ekken, vandaar het vraag-aanbod saldo nul}

Figure 15: Current and Desired Housing for 65+ Elderly by Housing Type and rental and owner-occupied
(WoningBouwersNL, 2022)

In Figure 15, the current housing situations of elderly individuals who wish to move and
the types of homes they aim to move into are shown. The current housing situations of
elderly individuals seeking to move highlight a notable shift in preferences. While half of
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the elderly are currently living in owner-occupied single-family homes, 45% of 65+ home
seekers express a preference for rental apartments. Followed by 28% owner occupied
apartment, 19% owner occupied single-family homes and 8% rental single-family homes
(WoningBouwersNL, 2022). The data reveals a trend of transitioning from owner-
occupied housing to rental properties, with many prioritizing apartments over single-
family homes.

50%
43%
40%
30%
8
20% i

o - . - -
0% .

o _4Y 2%
-10% 79 4%
-20%
309 -22%
-29%
-40% _37%
-50%
Koop eengezins Koop appartement Huur eengezins Huur appartement
Goedkoop W Duur

Middel Bron: WoON2I, bewerking ABF
<] wr > €1.000 per maand. Koop: goedkoop:
5.000 (NB. Alle segmentan met negatisf

Huur: goedkoop tot € 752 per maana;: middelduur €75,
tot € 180.000; middelduur €180.000 tot €325.000 (NHG grer
aanbod-overschot =100% en al

met sen positief viaagoverschot = 100%)

Figure 16: Housing preferences of households aged 65+ by housing type, rental and purchase price segments
(WoningBouwersNL, 2022).

Figure 16 visualizes the supply and demand balance in the Dutch housing market for
different types of homes and price segments, based on the WoON21 dataset. The
negative percentages indicate an oversupply of homes in that segment (supply exceeds
demand) and where the positive percentages indicate a shortage of homes in that
segment (demand exceeds supply). Concluding from the graph, there is a significant
demand for apartments, especially “cheap” rental apartments, while there is an
oversupply of single-family homes, especially owner-occupied single-family homes.

Preferred Age and household size group
dwelling
type
Aged 55 to 65 Aged 6510 75 Aged 75 and older Total
Single Multi- Single Multi- Single Multi-
person person person parson person person
Apartment 51.0% 67.8% 60.1% 65.2% 71.2% 54.8%
Terraced, 37.0% 31.0%
or (semi)
detached
Other 12.0% 14.2%

Figure 17: Preference for dwelling type households aged 55 and older by and household size group (n=5311)
(Mancoulov, 2024)

Most of the respondents 65+ prefer an apartment as desired type of dwelling. Then a
terraced dwelling, semi-detached or detached dwelling and then another dwelling, such
as a dwelling with shared bathroom or kitchen. When looking the age difference and
household size, the 75+ group has a lower preference for a terraced or (semi) detached
dwelling than the 65-74 age group. This is the same for single person households, they
have also a lower preference for terraced or (semi) detached dwellings than multi-person
households.
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4.1.2. Preferred tenure type

Preferred Age and household size group
tenure
type

Aged 55 to 65 Aged 65 to 75 Aged 75 and older Total
Single Multi- Single Multi- Single Multi-
person person person person person persan

Rental 45.7% 49.1% 39.7%

Owner 35.4% 37.5%

occupied

No 18.9% 18.8% 20.0% 28.6% 21.9% 30.6% 22.8%

preference

Figure 18: Preference for tenure type of households aged 55 and older by age and household size group (n=5311)
(Mancoulov, 2024)

The preference for rental or owner-occupied dwellings of the 65+ age groups has a
significant higher preference for rental (51.7%) than for owner occupied dwellings (23%).
When looking at age difference the higher the age group in the figure, the higher the
percentage of rental as preferred tenure type and the lower the preference for owner-
occupied dwelling. Also, the single person household size has a higher percentage of
rental as preferred dwelling type than the household size multi-person.

4.1.3. Preferred purchase and rental price

Purchase price:

Preferred Age and household size group
for sale
price
Aged 55 to 65 Aged 65to0 75 Aged 75 and older Total
Single Multi- Single Multi- Single Multi-
person person person person person person
0-100,000 1.9% 2.3% 4.1% 2.8% 7.3% 1.5% 2.7%
100,000- 19.9% 11.1% 23% 14.5% 22.6% 12.9% 14.8%
200,000
200,000 - 34.7% 29.3% 39.2% 30.8% 32.3% 33.7% 31.7%
300,000
300,000- 21.0% 26.9% 17.6% 28.4% 17.7% 25.7% 25.2%
400,000
400,000- 14.0% 16.9% 9.5% 13.0% 16.1% 16.3% 14.8%
500,000
500,000- 3.5% 6.1% 4.5% 4.4% 2.4% 3.0% 4.8%
600,000
600,000 or 5.1% 7.4% 2.3% 6.2% 1.6% 6.9% 6.1%
more

Figure 19: Preferred maximum for sale price of households aged 55 and older by age and household size group
(n=2743) (Mancoulov, 2024)
The above table shows the maximum for sale price that households are willing to pay
among those who are looking for an owner-occupied dwelling. Where for both the age
group and the household size groups the most are willing to pay between 200,000-
300,000 for sale price. Followed by a sale price between 300,000 and 400,000 euros, then
between 100,000-200,000 euros and then between 400,000-500,000 euros. When
looking at the single person household they are willing to pay less on average than a multi
person household. The single person households are frequently willing to pay less than
300,000 euros for a sale price. The above prices are based on 2020 house price index.
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Looking at the development of house price index since 2020, the preferred range in 2024
would be between 275,200 and 412,800 euros ' (CBS, 2025).

Rental price:

Preferred
rent
price

Age and household size group

Aged 55 to 65 Aged 65 to 75 Aged 75 and older Total
Single Multi- Single Multi- Single Multi-
person person person person person person
0-432 6.8% 3.4% 5.6% 1.8% 3.3% 1.4% 3.6%
euros
432-737 71.1% 56.5% 72.4% 55.9% 69.0% 58.7% 63.8%
euros
737-986 16.2% 24.5% 14.5% 25.3% 17.1% 21.5% 20.4%
euros
986 or 5.8% 12.6% 7.5% 16.9% 10.6% 18.4% 12.2%
more
Euros

Figure 20: Preferred maximum rent prices of households aged 55 and older by age and household size group (n=3317)
(rent limits in 2020) (Mancoulov, 2024)

The above table shows the maximum for rent price that households are willing to pay
among those who are looking for a rental dwelling. Where for both the age group and the
household size groups the most are willing to pay between 432-737 euros. Followed by a
rent price between 737-986 euros and 986 or more euros. When looking at household
size, single person household are willing to pay less rent price than multi-person
households. The range between 432-737 euros is based on the 2020
'kwaliteitskortingsgrens' and ‘liberalisatiegrens’. In 2024, this range is between 454-880
euros (Ministerie van Volkshuisvesting en Ruimtelijke Ordening, 2024b).

4.1.4. Preferred number of rooms
Preferred Age and household size group
number of
rooms
Aged 55 to 65 Aged 65 to 75 Aged 75 and older Total
Single Multi- Single Multi- Single Multi-
person person person person
lor2 8.5% 7.2% 6.7%
3 54.8% 56.5% 19.0%
4 23.0% 27.3% 27.5%
5 7.1% 3.6% 8.1%
6 or more 3.9% 1.5% 4.0%
No 2.7% 3.9% 4.7%
preference

Figure 21: Preferred number of rooms of households aged 55 and older by age and household size group (n=3539)
(Mancoulov, 2024)
Off both the age groups and the household size group, the most preferred number of
rooms is 3. In the number of rooms, the living room is included. Followed by 4 rooms and
then by 1 or 2 room. When looking at the household size, single person households less
frequently prefer a number of rooms higher than 3 than multi-person households. When
looking at the age, the higher the age, more preference for less rooms.

"The house price index 2024 is 137, 2020 =100
41



3
TUDelft

4.1.5. Living environment

The location is more important for elderly than for other target groups, such as starters or
families. Elderly prefer to stay in their own neighbourhood (Duivenvoorden et al., 2023).
When looking at the housing preferences of households aged 65+ based on housing type,
rental or purchase, and residential environment (see figure 22), it can be concluded that
there is a clear preference for apartments, both for rent and purchase, particularly in
village and outside city centre areas. This data highlights the importance of aligning
housing stock with the preferences of the elderly, particularly increasing the availability
of apartments in outside city centre and village environments.

60%
40%

20%

||
-20%

-40%

-60%

Centrum-stedelijk Buiten-centrum Groen-stedelijk Dorps Landelijk wonen
Figure 22: Housing preferences of households aged 65+ based on housing type, tenure (rental or purchase)
(WoningBouwersNL, 2022).
For the living environment Petra de Jong (2021) says that elderly prefer not to live in
neighbourhoods on the outskirts of a city. This preference is supported by their desire to
have essential facilities, such as daily amenities, public transport and healthcare
services, close by their homes.

Additionally, elderly favour living in mixed neighbourhoods with a variety of household
types, including single-person households, families, and other elderly individuals.
Furthermore, it is desirable for the elderly to stay in their current neighbourhood, many
prefer to remain in their familiar surroundings (Bluemink et al., 2021).

For younger elderly age groups (65-74 years), neighbourhood characteristics are more
significant, whereas for the oldest elderly age group (75 years and older), the features of
the home itself play a more prominent role.

Proximity to facilities

According to CBS, at least two out of four essential facilities (supermarket, general
practitioner, pharmacy, and public transport stop) must be located within 500 meters of
the property (HEVO, 2022). Sometimes, the rule of the "rollator distance" is applied to
consider a 400-meter "rollator distance" to facilities. While the elderly in this group are
still vital, however as they age and their health potentially declines, their mobility radius
gradually becomes smaller (Duivenvoorden et al., 2023).
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4.1.6. Age-friendly homes

Furthermore, de Jong (2021) investigated the residential mobility and housing
preferences of elderly in the Netherlands, focusing on their choices and needs related to
age-friendly housing and living environments. The research showed that, based on the
preferences expressed by elderly regarding housing characteristics, they prefer "age-
friendly" homes. This is evident in their strong preference for apartments where the
primary spaces (living room, kitchen, bathroom, and at least one bedroom) are located
on the same floor, and homes that are either accessible by a lift or are single-level (De
Jong, 2021).

4.1.7. Conclusion

Literature shows that the vital 65+ population in the Netherlands has clear housing needs
and preferences at three levels: housing level, building level and location level. The
theory results are from literature from preferences elderly living places and stated
preferences, so the elderly who are willing to move. This part is a summary of the
literature research from chapter two and four for answering the first sub question
theoretically: “What are the key housing needs and preferences (on housing unit, building
and location level) of the vital 65+ population in the Netherlands?”.

At the housing unit level, the literature shows a strong preference for age-friendly
dwellings. Elderly prefer apartments where the living room, kitchen, bathroom, and at
least one bedroom are located on the same floor or can be accessed via an elevator. This
preference is especially strong among the oldest age group (75+) and single-person
households. There is a notable shift from owner-occupied family homes to rental
apartments. The strongest demand is for cheap rental apartments, while there is an
oversupply of owner-occupied single-family homes.

In terms of affordability, most of the 65+ households looking to buy prefer a maximum
purchase price between €200,000- €300,000 (price level 2020). Based on 2024 house
price level the estimate would be now between €275,200-€412,800. For rent, the
preferred range lies between €432- €737 per month. In 2024, this range is between €454-
€880. Single-person households are in generally willing to pay less than multi-person
households. Regarding the dwelling size, the most preferred number of rooms is three
(including the living room), with a less frequently preference for more rooms among the
older elderly and single-person households.

Literature emphasizes the importance of barrier-free dwellings, zero-step homes, and
elevators to supportindependent living. Also at the building level, accessibility is seen as
essential. In addition to physical accessibility, social participation is considered an
important aspect of ageing-in-place. Buildings that support interaction between
residents, through communal areas or organized activities, contribute positively to
quality of life, especially for elderly who live alone.
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At the location level, elderly attach more importance to location than younger target
groups like starters or families. A strong preference exists to remain in the current
neighbourhood, and elderly tend to avoid neighbourhoods on the outskirts of cities due
to a lack of amenities nearby. The neighbourhood’s suitability for independent living is
determined by three factors: the physical factors, the functional factors and the social
factors.

Apartments in village or outside-city-centre locations are particularly popular. There is a
preference to have essential facilities, such as supermarkets, general practitioners,
pharmacies, and public transport, close by. Ideally, at least two of these should be
located within 500 meters, or within a 400-meter when already considering the “rollator
distance”.

Lastly, the literature emphasizes the importance of socially mixed neighbourhoods with
a combination of household types, including families, singles, and other elderly. For the
young-elderly (65-74), neighbourhood characteristics play a stronger role, whereas for
those aged 75 and older, the features of the home become more important.

The literature explains that the vital 65+ population in the Netherlands prefers affordable
and accessible appartements, with three rooms, located in a familiar environment with
essential facilities nearby. The home and its environment should be age-friendly and
facilitate social interaction to support independent living and ageing in place.

4.2. Transformation of real estate

Determining whether a vacant building is suitable for transformation involves assessing
several key factors. While technical, functional, and financial feasibility are critical, this
research focuses on aligning the building's characteristics with the preferences and
needs of the elderly target group. The assessment framework will be therefore mainly
focused on the needs and preferences of the elderly and not on all the technical,
functional, and financial feasibility details of the ‘transformation’.

Although these details will not be explored in depth, it is essential to acknowledge their
relevance. Therefore, they are briefly examined in this chapter through a literature review,
and during the interviews, it will be assessed whether they differ for elderly housing
compared to general transformations. The focus will be on identifying specific
opportunities and barriers in transforming vacant real estate into housing that aligns with
the needs and preferences of the elderly.

The Dutch Building Decree states that all new constructions and extensive renovations
are required to meet certain standards for being life-cycle proof to some extent. A
commonly used term is a "life-cycle proof dwelling." A life-cycle proof dwelling is
desighed to accommodate specific features that may be needed in later stages of life,
such as walk-in showers, lowered thresholds, wider doorways, or stairlifts. It involves a
combination of accessibility (toegankelijkheid), safety, accessibility (bereikbaarheid) and
privacy. However, there is no mandatory set of requirements. (Duivenvoorden et al., 2023)
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4.2.1. Barriers and opportunities of transformation in general

SQ2: Whatare the main barriers and opportunities to repurposing vacant real estate for
elderly housing?

The information for the literature concerns transformations in general to housing, it could
be that some of these barriers or opportunities may be more prominent or restrictive
when transforming vacant buildings into housing specifically for the elderly. This will be
further explored in the empirical part of this research.

Barriers

A vacant property is not necessarily suitable for transformation. The following general
factors should be examined to assess feasibility (Remgy et al., 2024):

e Surroundings of the building: Accessibility, proximity to amenities, parking
options, and environmental factors such as safety, noise, or odors all impact the
residential quality of the area.

e Structure, grids, and heights: Adapting structural elements like floor heights and
grid dimensions can be extremely costly.

e Existing staircases: These must comply with the Dutch Building Decree and
modifying them is often difficult and expensive.

e Sanitation facilities: Adding or upgrading plumbing systems to meet residential
needs is a significant financial burden.

e Insulation, heating, and ventilation: Adequate insulation (both external and
between units), heating systems that can be regulated individually, and proper
ventilation to ensure sufficient fresh air are critical for residential use.

¢ Maintenance condition and potential historical value: The building's condition is
crucial for determining renovation costs. Poor maintenance can make
transformation financially unattractive. Additionally, if the property has historical
or monumental status, changes may be restricted, complicating the
transformation process (Van der Voordt, 2007).

Opportunities

According to experts on the likelihood of a successful transformation into residential use
depends primarily on three factors (Remgy et al., 2024).

At first the vacancy duration, the longer a property remains vacant, the more
willing the current owner may be to sell or transform it themselves, making negotiations
and planning easier.

The second factor is the reason of vacancy which could be on different levels,
market, location, and/or building level. With a structural vacancy in a tight housing
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market as itis in the Netherlands today, where demand exceeds supply, vacant buildings
can create strong potential for transformation. This depends on the suitability of the
location for residential use and the adaptability of the building into an attractive housing
option for specific target groups.

Lastly it depends on the municipal policy, if the building does not have a
residential zoning designation, cooperation from the municipality is necessary to adjust
the zoning. Transformation is more feasible if the property is located in a municipal
priority area for housing, as it aligns with local government interest.

4.2.2. Conclusion

The literature shows that repurposing vacant real estate for residential use in general
could face several barriers. These include physical and technical challenges such as
structural limitations, adding or outdated plumbing, insulation, and ventilation systems,
as well as compliance with the Dutch Building Decree, maintenance condition and the
possible presence of monumental status (Remay et al., 2024; Van der Voordt, 2007). In
addition, the location quality, in terms of accessibility, proximity to amenities and
environmental factors that could impact the quality of living, is a key factor in determining
suitability for residential purposes (Remgy et al., 2024).

At the same time, the likelihood of a successful transformation into housing depends on
three factors, seen as changes. The longer the vacancy duration, the more likely owners
are willing to sell or redevelop the property. Moreover, in the current tight housing market,
structurally vacant buildings offer strong potential. This depends on if the building is in
suitable living environment and can be adapted to meet the needs of specific target
groups. The cooperation with the municipality and alignment with housing priority areas
further increase the feasibility of transformation (Remagy et al., 2024).

While this information concerns transformations in general, some of these barriers and
opportunities may be more pronounced or restrictive when repurposing vacant buildings
specifically into housing for the elderly, particularly to meet their specific needs and
preferences. This will be further explored in the empirical part of this research.
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5. Results: Empirical research

In this chapter, the key findings from the empirical research are presented.
Two case studies were selected for the empirical research. These cases were analysed
using both collected documents and conducted interviews, as outlined in section 3.3.

The interview transcripts and collected documents were analysed thematically, based on
a set of themes. These themes, derived from both the research design and literature
findings, are presented in appendix D. In addition to analysing each case per theme, a
cross-case analysis is done to identify similarities and differences between and within
the two cases.

Furthermore, an overview was created indicating which interviewee discussed which
aspects. This can also be found in appendix G. This overview helped determine the key
housing needs and preferences, as well as the main opportunities and barriers. It also
supported the thematic analysis and the cross-case analysis.

This chapter begins with a more detailed description of each case compared to section
3.3, followed by an in-depth analysis from empirical research. It concludes with a
summary of the preferences and needs, the identified opportunities and barriers, and
potential solutions for barriers. Finally, the two cases are compared with each other and
the empirical findings with the theoretical findings.

5.1. Case description

5.1.1.De Getijden

Figure 23: De Getijden Nijmegen (Noviomagnus, n.d.)

De Getijden is located at Veldstraat 2-4 in the Sint Anna neighbourhood, on the southern
edge of Nijmegen. The location combines proximity to urban amenities with the calm of
surrounding natural areas. Its position ensures that shops, healthcare facilities, nature
reserves, public transport, sports facilities, and cultural venues are all nearby.
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As mentioned in chapter 3.3.1. the home size diverse from 60 m” to 116 m” with an
average home size of 100 m>. The homes are based on the former classroom layout of the
building, with the original corridor incorporated into the residence. The homes on the
ground floor are accessible from outside and on the first-floor trough a gallery outside.

Each household has a parking space, so in total there are 17 parking spaces. In addition,
each household has its own storage room outside and everyone has their own balcony or
terrace. The largest part of the garden is communal (Stichting de Getijden, 2019).

Next to the eleven apartments, there is a communal space located in the former
teacher’s lounge of the old school building (Stichting de Getijden, 2019). This space
serves multiple purposes, including for meetings, joint activities, and private
celebrations such as family gatherings. It also functions as a guest accommodation, as
it has a kitchen, bathroom, and bedroom. At one point, a Ukrainian family stayed there
for a year (Interviewee A4, 2025). Adjacent to the common room is a shared terrace,
which is also used for both communal and private occasions. The residents sometimes
eat together there or play pétanque together (Interviewee A2, 2025). Furthermore, in the
garden there are several common seating areas, there is a common garden shed and
there is a greenhouse where common vegetables are grown (Interviewee A1, 2025).

The project was guided by several key ambitions established by the future residents. A
primary objective was to preserve the former school building. Furthermore, the nexttable
shows the residents ambitions (Stichting de Getijden, 2019):

Age-friendly home Allowing residents to live independently for as long as possible. Accessibility
and living is a key feature to remain active, physical and social, for as long as possible
environment (Stichting de Getijden, 2019).

Socialinteraction and | Within the de Getijden the residents have the motto “What good neighbours
privacy do for each other”, it is a social concept where people know each other,
organize activities together, and offer mutual support without obligations. The
residents want to find a balance between personal privacy and opportunities
for social engagement (Stichting de Getijden, 2019).

Sustainability It was an ambition for the residents to be sustainable, be climate adaptive
and reduce the energy costs.

Financial Feasibility The residents wanted to have affordable houses. Thirteen of the seventeen
housing units are delivered within the Nationale Hypotheek Garantie (NHG)
standards, including the communal spaces and the surrounding (Stichting de
Getijden, 2019). The NHG price in 2016 was €245.000 (Stichting
Waarborgfonds Eigen Woningen, 2016). The home size diverse from 60m2 to
116m2 with an average home size of 100 m2, with a total cost of €2,300 per
square meter on 16 March 2016 (Stichting de Getijden, 2019; Interviewee A5,
2025).

From the beginning of the project planning several working groups were active. The
working groups were for the energy saving plan, the design of the garden/site,
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accessibility, activities, communication, sustainability and a group of residents
participated in the construction site meetings. The working groups have declined over the
years. Interviewee A3 explains that in the beginning, there was still a lot of enthusiasm.
As a result, they decided to put an end to the working groups and introduced a task list
instead. Residents can now sign up for tasks voluntarily, nothing is mandatory, but if you
do sign up, you're expected to follow through. The list is still used today (Interviewee A5,
2025).

Furthermore, work weekends are organized to maintain the garden and carry out small
repairs. A list is made in advance indicating who wants to do what, this could be from
gardening tasks to maintenance work like installing new light fixtures (Interviewee A2).
Originally, there were three work weekends per year, but this has increased to five due to
the growing workload and the fact that more residents spend longer periods away, often
travelling with campers (Interviewee A2). Also, several residents are no longer physically
able to contribute. Interviewee A5 expressed concern for the future, saying, “More and
more people are sick, weak, or travelling a lot. We’re slowly trying to figure out how to maintain
everything in the next ten years.”

The residents are already thinking about their future in de Getijden. What they then want
to outsource and how are they going to do that. They are exploring how the site can be
made easier to maintain, how tasks can remain distributed, and whether a professional
gardener should be brought in once or twice a year (Interviewee A2, 2025). Furthermore,
when thinking about future care, several residents have suggested practical solutions to
support aging in place. One idea is to hire a caregiver who could live in the guest
apartment, providing an on-site support as the care needs increases. In addition, the
shared space could be a place where residents can stay when they are ill. Another
suggestion is to assign a single care provider for all households in the complex making it
easier to coordinate care (Interviewee A4 & A5, 2025).

5.1.2.De Benring

Figure 24: De Benring Voorst (Voorsternieuws, 2015)
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When the nursing home was under-occupied, Habion wanted to explore whether they
should sellthe building, preserve and transform it, ordemolish and rebuild it. Interviewee
B9 explains that Habion asked the neighbourhood what they wanted to do with the
building, but initially, there was no response. When a “For Sale” sign suddenly appeared
in front of De Benring, residents and neighbours can into action to preserve the building.
The community expressed that it was important to prevent depopulation in rural areas
and to allow elderly people to continue living in their own neighbourhood (Interviewee B9,
2025).

As described in Chapter 3.3, Habion discussed with residents and the local community
about what the new Benring should look like. Habion developed a 15-year plan,
considering whether to transform the building or to demolish and rebuild. However, the
business case for new construction did not work out, as the plan was to preserve De
Benring for another 15 years, leading to the choice for transformation (Interviewee B14,
2025).

Since this was Habion’s first transformation project transforming a nursing home into
independent senior housing, the project was designated as an “experiment.” This meant
that additional funding was available to research residents' needs and preferences and
how these could be realized within the existing nursing home structure. As a result, there
was more freedom in the preliminary design phase and during implementation in case
anything went wrong, whether foreseen or unforeseen (Interviewee B14, 2025).

Habion wanted to create a modern housing facility, where people could live with their
own front door. Previously, in the nursing home, residents had an all-in-one living-
sleeping room and it was not an independent living unit. A large part of the units were
turned into two-room apartments, by connecting two rooms through a door in the wall.
One room became a bedroom and bathroom, and the other room became a hallway with
storage space and an open living room with kitchen. The rooms were transformed from
non-independent rooms into independent two-room apartments (interviewee B9, 2025).
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Figure 25: One room floor plan (left) before the transformation to two-room apartment (right) (Van Hoof & Boerenfijn,
2018).
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The key ambitions project from the initiatives trough rdring methodology was a new form
of residential environment, one that supports aging in place, privacy, affordability and
social interaction (Van Hoof & Boerenfijn, 2018; Woonzorgcooperatie Voorst, n.d.).

Aging in place Elderly residents can continue living independently in their
own familiar environment. Elderly, when needed, can
independently arrange care for at home.

Privacy Residents have their own front door and separate living
spaces, ensuring independence.
Affordability Housing units need to be financially accessible for seniors

with lower incomes. Therefore, some of the appartement are
kept one-room apartments, this for the residents who cannot
afford two-rooms. The two-room apartments are within the
maximum rent for social housing as well.

Social interaction Creating communal spaces and activities to encourage
residents and neighbours to connect with and support each
other.

At De Benring, residents have the opportunity to participate in joint activities several
times a week and to meet each other in the shared communal spaces. The activities
program is put together based on the needs and preferences of the residents.
Approximately once a year, a survey is distributed to assess the types of activities
residents would like to see offered (Interviewee B10, 2025). The activities are organized
either by the residents or by volunteers.

The weekly standard activities are the regular coffee gatherings, which are held multiple
times per week, card game groups on Friday and communal cooking on Monday
evenings. During these cooking sessions, volunteers prepare meals for the elderly
residents, while the residents contribute by performing preparatory tasks such as
chopping vegetables and washing dishes. Due to the high popularity of the Monday
evening cooking event, it was necessary to divide participants into two rotating groups
that alternate weekly (Interviewee B10, 2025).

Other regularly scheduled activities include film afternoons, bingo sessions, musical
events, physical exercise classes, karaoke, bridge games, and even pampering days for
the women (Interviewee B12, 2025). Furthermore, the building and all these activities are
also open to the neighbourhood.
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5.2. Preferences and needs

This section presents the empirical findings related to the key housing needs and
preferences of the vital 65+ population, based on semi-structured interviews with the
residents and experts from the two transformations to elderly housing casus: De Getijden
(Case A) and De Benring (Case B). Although the residents in both cases share many needs
and preferences, some differences emerge between the casus. This section explores the
empirical findings for answering sub-question one: What are the key housing needs and
preferences (on housing unit, building and location level) of the vital 65+ population in the
Netherlands?

Housing Unit Level
Accessibility and layout:

The most common theme across both cases is the preference for life-cycle proof
dwelling, accessible housing units. In Case A, several residents emphasized the
importance of active anticipating for future physical limitations in the dwelling design.

"‘Most important feature is that it should just be at one level, good wide doors, sliding doors. You
have to be able to pass everywhere with your wheelchair, in your shower, in your bedroom,
everywhere, in your toilet. Well, those are the main things.”" (Interviewee A5, 2025).

This was confirmed by experts who indicated that wide doors, barrier-free and adaptable
floor plans are essential to continue living independently. At case A some have a two-
storey dwelling however for every apartment its was originally designed by the Architect
that all the main function could be on the ground floor.

“It did have a basic layout, with a bedroom still downstairs, for life-cycle proofing, so to speak.
But yes, we were like, yes, why downstairs already? | mean, we can still do quite well going
upstairs.” (Interviewee A3, 2025).

In Case B, the design was already accessible due to the previous care function, residents
mentioned fewer adaptations. The only thing hamed by residents is there is still a high
threshold to the balcony.

Affordability:

Regarding affordability, Residents in case A emphasised controlling the purchase price
within the NHG limit by strictly adhering to this during the design and construction phase.
In contrast, Case B is a rental complex with a fixed rental price with a social rent price
what makes it for the residents affordable. The only problem according to a resident and
experts is that there is a shared service costs for the energy use and that is divided
between al the apartments considering the number of square meters.

Outdoorspace:

Concerning the amenities, the residents in Case Avalued to have a private outdoor space
next to a large common outdoor space. For the common outdoor space, the residents
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share responsibility to maintain the garden. In case B the residents prefer an easy-to-
maintain or shared green space. In this case every resident has its own balcony. The
location coordinator mentioned that the balconies are small but also mentioned there
where never complaints about it. However, interviewee B11 does mention that the size of
the balcony mattered by making the moving decision:

“We are lucky then that we have such a big balcony because on those other flats that is terrible.
Then you can't even put a chair like that. Then you have to put it like that and then you just sit and
don't move. That's terrible, the balconies.” (interviewee B11, 2025)

Additionally, the lack of storage space in case B was mentioned as a drawback by one of
the residents (Interviewee B11, 2025). In case A all the residents have its own storage
space, however this preference is not mentioned directly during the interviews.

Ambiance:

The ambiance of the dwelling also played a role. Case A residents appreciated the
character of the transformed school building:

“The beams are still visible, that’s what | love most about the home” (Interviewee A3, 2025).

In Case B, residents mentioned the daylight they have and views on the park behind or on
the village.

Size:

Preferences regarding the housing size are context dependent. Interviewee A4 (2025)
mentioned thatin case A, a space of 100 m2 was seen as ideal, combining spaciousness
and affordability. In Case B the apartments are smaller, around 46-48 m2, some
residents find this size large enough, however one resident finds this size a bit too small.
in the next quotation of an expert:

“The size of the flats that's also kind of tricky. How big should you have it? Yes, you name it. The
one that are with two and they are 60 or 70 years old. And they still want 100 square metres. And
the others say well | come from a house of 150 square metres. | now have enough with 70, 80
square metres. And | always find that a tricky thing. Where is the most yes the most common
size in that?.” (Interviewee A6, 2025).

What was similar is that some residents mentioned they wanted to live in a smaller
space, and experts noted that elderly often want to live in a smaller home than before.

Building Level
Accessibility:

At the building level, accessibility was mentioned as a preference in both projects. In
Case A, accessibility had to be incorporated into the building by making it wheelchair
accessible and installing an elevator. One resident addresses the importance of an

elevator: “We have an elevator here and if it's broken, there are people who really need the
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elevator to get upstairs” (Interviewee A3, 2025). Experts reinforced that such elements are
crucial to enable independent living.

Case Bwas already accessible due to its previous care facility, there were already several
elevators, no thresholds and its was already suitable for rollator and wheelchair users.
Codrdinator B10 confirmed that these elements are well-functioning and not questioned
by residents.

In addition to building accessibility, the surrounding site also needs to be accessible for
residents in both cases. In Case B, the site was already accessible because of its former
care function and is currently maintained by the landlord. In Case A, site accessibility
was a key preference. Expert A2 emphasized during the interview that the site needed to
be physically accessible, socially accessible, and easy to maintain.

While accessibility is essential, expert B9 addresses the importance of encouraging
movement and maintaining physical skills:

“However, also where they can continue to train their own skills. So, | think stairs and with good
handrails are also kind of important. That those are also just there. That you can just climb stairs
from time to time. You don't have to remove all the stairs or anything. But yes, if you walk with a
walker, of course you must be able to walk around”(Interviewee B9, 2025).

Social interaction:

Another key preference for the residents from both cases is the social interaction and
having spaces for social interaction. At case A, there are common spaces like a common
(guest) room, the hallway and sitting areas in the garden offer opportunities to meet each
other. Furthermore, several activities are organized during the year, where residents can
voluntarily participate. Resident A4 addresses the need of more places for social
interaction in the garden.

In contrast, Case B is designed to actively encourage daily interaction. Residents can
voluntary and weekly basis eat, drink coffee, and do activities together in shared spaces.
As Coordinator B10 explained, this design reduces loneliness and creates community.

Social safety:

Also, the social safety is important for the residents of both cases. Several residents from
case A highlighted their motto “What good neighbours do for each other.” For them
meaning helping each other when needed. At case B, there is a more active approach on
taking care of each other:

"If someone has missed coffee a few times. Then someone knocks on the door. That’s taking
care of each other. Very important.” (Interviewee B12, 2025)

Resident B11 also highlighted the social safety net that exists when someone passes
away:
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"If one of them falls away, then you are alone, but not completely alone. You've come together
here; you've settled in together.” (Interviewee B11, 2025)’

Privacy:

Furthermore, privacy is also a desired in both cases. Residents appreciate that
participation in activities is not mandatory and value the privacy of their own homes,
allowing for a balance between private and communal.

Characteristics building:

Lastly, a preference from the residents of case Ais to live in an old characteristic building.
This is also confirmed by experts, who note that elderly often enjoy moving into older
buildings:

“Yes, here the elderly people often enjoy living in an old building. As long as it meets the
requirements — in terms of accessibility, an elevator, you name it, those kinds of things. But they
can still appreciate the value of an old building, so to speak. They also like that, yes, okay, my
room is a bit less nicely shaped and there’s a corner in it. But | do like that | have those big
windows and that the ceiling is 3.5 meters high. They often really appreciate that." (Interviewee
A6, 2025)

In Case B, expert B10 points out that the building stillhas the appearance of a care facility,
which discourages people from just walking in. Additionally, resident B11 mentioned the
soberness of the main entrance.

Location Level:
Proximity to amenities

Case A is located in an urban area where many facilities are nearby, while 