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Abstract

This thesis project is working with the
theme of the Dutch housing market. Dur-
ing my time in The Netherlands I have
wanted to discover and explore the ur-
ban and residential pros and cons with
the dutch housing. What differenti-
ates the dutch from the Swedish and oth-
er European nations in terms of hous-
ing the Teast privileged ones of us?
How big is the social housing market
and how integrated is it in the soci-
ety? What is good and what could be bet-
ter? What are the future development
plans and how is the building tradition?

During the research I have come across
articles and facts about the benefits
of the social mixtures 1in the cit-
ies. How can we integrate people bet-
ter in our society? Can we find a way
to Tive together despite our differences
in income, ethnicity , skin colour? Is
there a way of combining social mix-
ture and densification of our cities
through socially mixed housing projects?

During the research I have picked a
suiting site in the area of central city
of The Hague ( Den Haag ) to make my own
suggestion for improvement. I have also
visited and documented some similar exam-
ples of the dutch architecture catalogue.
The final project reflects and works with
the theme of social mixing architecture
and traditional dutch dwelling. By combin-
ing different target groups, respecting
boundaries and offering a mutual meeting
platform I hope to contribute to the dutch
housing market and the city of The Hague.



Introduction

The fall of 2014 I had the opportunity to attend an exchange
program at TU Delft, Department of Architecture. [ attended a
dwelling studio for one semester where I Tearned a 1ot about the
history of dutch housing and even more about the current state
and the building tradition. The studio I attended worked a Tot
with the topic of future housing on water, due to the threat of
the rising sea level all over the world, not to mention, The

Netherlands. Tough an extremely valuable experience I was some-
what disappointed in the direction that the studio took. Exciting
, flashy, floating houses with a nice view, targeted the premium
side of the housing market. My mind was set on the less attrac-
tive, regular housing, that after all delt with bigger problems
and definitly bigger target group. Therefor I decided to extend my
stay and devote my thesis project to the topic to dutch housing.

Background

The Dutch are world famous for some of their housing projects
througout the history. The canal houses of Amsterdam, Borneo
Sporenburg, Ijburg and Funen Park are some of these. Although the
high standard and excecution of these, other dwelling projects
that are far less sucessful are painting the skylines of dutch
cities. Cheap, prefabricated solutions are being raised all over
the country to meet the increasing demand on housing. I wanted
to work with the social housing sector and find possibilities
of decreasing this gap between the premium and the ordinary.

In order to do that I needed to find out more about the Dutch
social housing market.
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The dutch social housing market

The social housing in The Netherlands is run by more than 345
social housing organisations that are non-profit sector associa-
tions or foundations. Their interest is to provide the households
with lTower income with affordable housing. They also invest in
the quality of Tife in neighbourhoods, cities and regions across
the countries. The social housing organisations also stand for
about 60% of the new constructed dwellings in The Netherlands.

For whom and how?

The target groups of the social housing sector are those who can
not afford or find suitable housing themselves. This mainly tar-
gets the households with Tower income, disabled people, elderly
, immigrants, the permanent and temporarily homeless. The target
group is people who basically are in all different phases of their
1ife, from young to old, from sick to healthy. The social housing
sector owns a great range of dwellings of different sizes and
prices. Sometimes also more expensive rented homes and cheaper
owner-occupied dwellings for sale. These are not covered by the
state aid but are used as a great resource for people who can
afford to move in, freeing up dwellings for those more in need.

. OWNER OCCUPIED
PRIVATELY PURCHASED HOMES

() soCIAL RENT
RENTED THROUGH A SOCIAL
HOUSING ORGANISATION

PRIVATE RENT
RENTED THROUGH A PRIVATE
LANDLORD

The Dutch housing market in numbers

How does 1t work?
Dwellings owned and managed by the social housing organisa-
tions are reachable through different point systems such as

urgency, income, family situation, of tenancy or registra-
tion. The social housing organisations are obliged to pro-
vide good quality of the dwellings, guarantee financial con-
tinuity of the enterprise and contribute to the quality of
1ife in the neighbourhoods and communities they manage.



How much does it cost?

Since the FEuropean commission and the
private investors have criticised the
size of the dutch social sector, they are
now required to let 90% of their vacant
social dwellings ( rent level below 681
€) to households whose income 1is Tlower
than 34,229 €/year. This means that only
10% of the dwellings owned by the social
housing organisations 1is eligible for
other target groups not related to income.

This situation is still very spe-
cial since the income threshold does
not take into account the size of the
household. Comparing to other FEurope-
an countries such as Belgium where only
7% of the market is classified as so-
cial housing and France where the rent
thresholds can be up to twice as high.

The average rent in the social hous-
ing sector is € 434 excluding the costs
for energy and other wutilities. The
rent is based on a point system that
includes the location of the dwelling,
floor space and facilities. The max-
imum rent of a social housing dwell-
ing is €681 per month according to law.

Tenants with an income Tower than €29
000/ year are entitled to housing benefits
from the state. The threshold is Tower
for younger and elderly, € 21 000/year.

2.4%

AFFORDABLE
(€362- €555)

() chear
(<€362)

‘ RENT UP TO THE HOUSING
BENEFIT THRESHOLD
(€555-€653)

RENT ABOVE THE HOUSING
BENEFIT THRESHOLD

(>€653)

Monthly rents in the social housing sector



The dutch housing market in numbers

_ Low-rise Single family
Type High-rise flats flats(1-4 floors) |houses Total
Social rented 269,600 1,017,000 1,153,100 2,439,600

(62.9%) (62.2%) {25.3%) {36.8%)
Commercial  |64,900 285,000 245,400 593,300
rented {15.1%) (17.4£%) {5.4%) {9.0%)
Owner 94,300 331,800 3,165,900 3,592,000
occupied (22.0%) {20,3%) (69.4£%) {54.2%)
Total 428 800 1,633,700 4,564,400 6,626,900

{100%) {100%) {100%) {100%)

DWELLING STOCK AND OWNERSHIP

The social housing stock is mostly occupied by high
( above 5 floors ) and low rise flats (under 4 floor).

Social rented housing Whole housing stock
stock % %

Planning to move* 32 25
Satisfied with dwelling 80 B89
Dissatisfied with dwelling i 4
rSatlsﬁed with surround- 77 84
ings
Dissatisfied with

. 12 8
surroundings
Grafiiti 24 18
Fear of harassment or 14 g
robbery in neighbourhood
Many contacts within
neighbourhood o 4
Fear of harassment or 14 g
robbery in neighbourhood

SATISFACTION AND MOVING TENDENCY AMONG SOCIAL HOUSING RENTERS AND THE
REST OF THE HOUSING STOCK

The tenants of the social housing sector are
overall satisfied with their dwellings. This s
due to very high standard among the dutch so-
cial sector. The highest standard in the EU.



The dutch housing market in numbers

Home Social rental  |Private rental | Total
ownership households
Non-Western  |234% 67,7% B9% 565999
Western 52,7% 36.4% 10,9% 735055
Unknown 36,6% 52,8% 10,6% 31784
Non minorities |59,1% 32,3% 8,6% 4884040

DEMOGRAPHY AMONG TENANTS ON THE DUTCH HOUSING MARKET

Home Social rental  |Private Total
ownership rental households
First generation |33 4% 56,6% 10,0% 184277
Second 54, 3% 35.2% 10,4% 458561
generation
Non minorities |59,1% 32.3% 8,6% 4884040

DEMOGRAPHY AMONG TENANTS ON THE DUTCH HOUSING MARKET

The social housing market is highly repre-
sented by tenants with a none western back-
ground and different types of minorities.

First and second generation of immigrants
are more Tikely to be tenants of a socially
rented dwelling in The Netherlands.



The dutch housing market in numbers

Social rented housing stock (Whole housing stock
Number of units 2440 6,627
(thousands)
Rent (€ /month) €353 €365
Number of rooms in 3,55 4,23
dwelling (mean)
Family houses* 47% 69%

CHARACTERISTICS OF THE SOCIAL/PRIVATE SECTOR OF DWELLINGS

Social rented housing Whole housing
stock stock
Size of household (mean) 1,9 23
% single 47 3z
% with children in household 28 K]
% complete families* 17 3
% owver 65 years 29 22
% working** 48 65
% two-job households** 28 45
% on benefit 21 11
:i;?l::f* Ewu lowest income 35 20
% mon-Dutch*** 3 25

COMPERISSIVE CHARACTERISTICS ON THE DUTCH HOUSING MARKET

The dwellings of the social housing stock are rel-
atively smaller in comparison to the whole housing
market and are less likely to be a family home.

The social housing households are often repre-
sented by a single family unit or elderly. 34%
of the tenants have a none Dutch background.



What could be improved?

The dutch rental housing sector is the big-
gest in Europe. This is due to several dif-
ferent facts, among them hard regulations
and Tack of interest of private investors
to gamble on such a controlled market. The
biggest issue at the moment is the Tack of
available dwellings for Tower middle class
which does not fall under category of the
social rented accommodation. According to
the European commission the unfavourable
housing market has a negative impact on
the overall dutch economy and the dutch
are advised to slowly reform their housing
market with a commercial renting market of
a sufficient size. The EU is also advis-
ing that the social housing organisations
should be Tess influential and take care of
those most in need while the social housing
organisations think that the dutch mortgage
depth crisis would have been even higher if
not the size of the social renting sector.

The dutch are one of the few European na-
tions meeting the housing demand of its
young and elderly. However the construc-
tion is today not in Tline with the de-
mand of increasing number of households
and the building industry has, as well as
the country itself, taken a pretty big hit
by the economical crises starting 2008.

Bullet points

* The highest rent level allowed is €681
* Dwellings for households who earn
less than €34,229/year. No mat-
ter how big the household is.

*The quality of the housing is the highest in
EU. Peoplelivingthereareprettysatisfied.

* The tenants are more Tlikely to have
a none dutch or western background

* The dwellings are usually small-
er then the rest of the housing market

* More Tlikely to be a single person
household or dwellings for elderly.

* Lack of housing for the Tower middle class

11



Other European nations

Comparing

To put things 1in perspective I shortly want-
ed to compare the Dutch housing market with
some, for me, familiar countries and cities.

France

The french are in a deep housing crisis where one
can not meet the growing demand on housing. Grow-
ing homelessness is becoming a serious issue in a
lot of french cities. This depends on the complex
governance of local housing actors and a lack of
a national housing policy. The social sector how-
ever is on the other hand very strong and directly
financed by a public bank. The french are also
known for their exciting social housing projects.

OWNER OCCUPIED
PRIVATELY PURCHASED HOMES

@ PRIVATE RENT
RENTED THROUGH A PRIVATE
LANDLORD

PUBLIC RENT
RENTED THROUGH A PUBLIC

HOUSING COMPANY

(:> OTHER

French housing market in numbers

12



Other European nations

The french capital has been fighting for a so-
cial mix for a long time. One of the biggest ex-
penses that the city of Paris has 1is to build

affordable housing projects and subsidize

rents for tenants in the inner city. This 1is

done to avoid a socially segregated city.

CITY OF PARIS

INVESTS 400
MILION EUROS PER
YEAR ON

BUILDING NEW SUBSIDIZE RENTS

REGULATIONS THAT
CONTROL THE
MIXTURE AND
DIVERSITY OF
TENANTS

PUSHING FOR A

SOCIAL MIX

SOCIAL HOUSING, BONDY

= 1
Miljardprojekt luckrar upp Paris

Publicerad 2015-03-26 06:00

Paris"Férst trodde jag att de skojade” séger Patrick LeGall som varit bostads|as i flera ar och som fatt en
subventionerad lAgenhet i 16:e arrondissementet.

| Paris har politikerna i dver hundra ar gjort en . o
medveten satsning pa social mix i B Rl et B
hambncdanmalitillenm Mad Sa bantnnmed e RSl EarAdamdn hlivklorin hatada
Dagens Nyheter, 2015-03-26

The story about Patrick LeGall, a homeless man
who was given a two roomer in the 16th arron-
dissement of Paris, now a neighbour to Carla
Bruni, the wife of the former french president.
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Other European nations

Germany

Germany has a very stable housing market with a lTarge
rental housing sector and was not severely affected
by the economic crisis. The quality of the dwellings
is high and social housing is easily subsidised
by the actors on all levels, municipal or private.

(:) OWNER OCCUPIED
PRIVATELY PURCHASED HOMES

() RENTAL SHARE
RENTED HOMES TO MARKET PRICE

SOCIAL HOUSING
HOUSING SUBSIDISED BY THE

GOVERNMENT

German housing market in numbers
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Other European nations

Sweden

Sweden has a lot of different types of ownership but
no social housing per definition. Most of the rental
housing is owned by the municipality whose goal is
to be able to offer dwelling to all of its citizens
no matter the social background or state. However
Sweden is suffering from a severe lack of housing,
especially in the urban regions and for the young-
er ones. The building costs are the highest in EU.

OWNER OCCUPIED
PRIVATELY PURCHASED HOMES

() TENANT OWNERSHIP
HOMES OWNED BY TENANT OR-
GANISATIONS

PUBLICY RENTED
HOUSING RENTED BY THE MU-

NICIPALITY
PRIVATLY RENTED

HOUSING RENTED BY PRIVATE
ORGANISATIONS

Swedish housing market in numbers
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Social mixture

A city 1is benefited by a social mixture of its
inhabitants. After Tlooking into a few different
cases of countries I have experience from and/
or have read about I managed to target some pos-
sible pros and cons about their social wellbe-
ing and possible cause of the housing market.

For example, the Swedish market does not have
a clear social/none social division which 1
think leads to a more equal chance on the com-
mon rental market. However, due to mistakes from
the past satellite cities were created, forc-
ing the least fortunate to move outside of the
city core where the rents are Tower. This has
over the years created very segregated cities.

In Paris the municipality is subsiding rents in
very central areas of the city, pushing for a so-
cial mixture and diversity in all of its areas.

In The Netherlands however, the social housing
market is very big, where social housing pro-
jects very often have a central Tlocation and
are quite well integrated in the city itself.
The problem 1is created with a Tack of dwelling
for middle class that is occupying social hous-
ing that can be used by other in greater need.

NO DIRECT
SUBDIVISON IN
SOCIAL / NON
SOCIAL DWELL-
INGS

!

NO CLEAR
DIVISON OF
PEOPLE
ACCORDING TO
CLASS

CONS

SEGREGATED
LOCATIONS,
SATELITE
CITIES

|

LEADS TO
INTEGRATION
PROBLEMS

PROS

REGULATIONS
FORCING THE
DIVERSITY IN
THE CITIES

|

MAKING MORE
UNITED AND
MIXED CITIES

I_l

SOCIAL MIXTURE

IN THE CITIES

CONS

LACK OF

AFFORDABLE
HOUSING

|

THE POOR ARE
LEFT 0UT

PROS

SOCIAL DWELL-
INGS ARE
OFTEN
INCLUDED IN
THE CITY

|

LESS SEGREGATION

CONS

THE LOWER
MIDDLE CLASS

IS LEFT OUT

!

OCCUPYING
HOUSING THAT
OTHERWISE
COULD BE USED
BY THE ONES
MORE IN NEED
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PROVIDE A SOCIAL MIX AND
ALSO BE ABLE TO AFFORD A

HIGHER BUILDING COST AND A

HIGHER STANDARD

MIX LOW AND MIDDLE
INCOME
TENANTS/APARTMENTS.

" MIXED "

RE -DEFINED
TARGET GROUP

! HIGHER STANDARD
! AND EXECUTION. AN 1
" INVESTMENT FOR
\ THE CITY !

S

MORE COMPLEX
SOLUTIONS THAT
WILL LEAD TO A
SOCIAL MIXTURE AND
RISE THE QUALITY
OF THE AREA

Social mixture

Social mixture is a very important factor to
consider when building new housing. A vibrant
and mixed city gives a Jlot to its inhabit-
ants. Both in terms of satisfaction of the oc-
cupants and the value of the housing itself.

Social housing in The Netherlands has started to
become an excuse to build cheap and repetetive
solutions that are forming the cities all around
the country. By redefining the target group and
mix the social tenants with the middle class 1
hope to give a possibility for a higher standard
and execution of the housing. Since the middle
class is able to pay a little bit more and in
some cases even buy their homes the social hous-
ing organisations would be able to afford building
new social housing. And the middle class finally
becomes a proper target group in the dutch hous-
ing market. The building will then hopefully be-
come an investment for the city as its new social
mixture will 1ift the area. Everybody benefits!
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Context
The Hague

The Hague 1is one of the Tlargest cities 1in the
country. With its 500 000 inhabitants, The Hague
is the administrative capital of The Netherlands
housing the Dutch parliament and all other gov-
ernmental institutions. It is also an internation-
ally known city mostly because of being the home
town of the international court of Justice. The
city of The Hague is an international peace symbol
with a very diverse local and international popu-
lation. Hosting over 150 international organisa-
tions, The Hague 1is, next to Amsterdam probably
the most international city 1in The Netherlands.

It is also a very interesting city in terms of
architecture, mixing all types of scales, tra-
ditions and exciting new projects. The cen-
tral city core contains a few worldwide known
architectural projects, such as Rem Koolhas
dance theatre and Richard Meyers city Tlibrary.

IR
l:{!:'v!' i

Current building projects in
the city include an OMA reno-
vation of the ministry of de-
fence, situated next to cen-
tral station. A new building
for the international court
of Jjustice and a newly opened
office building on the pa-
rade street of The Hague.
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Context
The site in perspective




Context

The site

The site I have chosen is situated in a
very central part of the Hague, crossing
between Maasstraat and Schelderstraat. The
central station of The Hague is only five
minutes walking from here and the eastern
corner of the site is facing a very heav-
ily trafficked street, mostly in terms of
train traffic but also a four Tane car
stream. A two direction tram line is also
passing by on the Tower east corner of the
site, connecting to the The Hague HS train
station, towards Amsterdam and Rotterdam.

Towards northwest a more peaceful walk to-
wards the city centre is offered, passing
the very diverse neighbourhoods of city.

Northern part of the site is connected to
the very central recreational park of the
city, Haagse Bosh and a pretty heavily
trafficked highway leading around the city.

Across the train tracks there is a bridge
connection to the financial district of
the city, hosting most of the administra-
tive office buildings built in the 80s.
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Context
The site in close up
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Context

Images of the site, Maasstraat/Schelderstraat
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Context

The reality and the future

Current plans for the area 1is to build additional 75 so-
cial housing units on the site. The vision is to close the
courtyard and have smaller outdoor spaces Tike these.
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Context

Traffic flows in and around The Hague

CAR TRAFIC

BICYCLE TRAFIC

inter( national) main road
regional main road

urban main road

district road
international ring

centre ring

-3

star route
main biking route
recreational route

searching area, main
bike route

€---9 searching recrational bike route

bike parking

bike parking at or
near a station
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Context
Building history diagram

THE HAGUE AREA THE CENTRAL HAGUE SITE AREA

. < 1800 D 1850 - 1900 D 1945 - 1960 D 1975 - 1985 . 1995 - 2005
. 1800 - 1850 D 1900 - 1930 D 1960 - 1975 D 1985 - 1995 . > 2008

The building mass of the city offers The very neighbouring buildings

an extreme variation. Especially to the site are a mixture of 40s
in the central city core where turn and 50s typical dutch architecture
of the century buidings are neigh- and newly completed social hous-
bouring with 200 meter skyscrap- ing projects over the past decade.

ers.The eastern side across the
site is formed by an office complex
mostly built in the 80s and 90s.
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Context
A walk through the neighbourhood

0UTDOOR SEATING L = - . . % e =) ENTRANCE AND ELEV-
MADE BY NEIGHBOURS : - = : . =L ETAION, REGGESTRAAT

2

NEWLY BUILD
TOWER, SHELDERSTR

7

RESIDENTIAL HOUSE
LEEKSTRAAT

8

UILT RESIDEN-
OUSE CHRISTOF-
PLANTIJNSTRAAT

SHELDERSTRAY

4

CARSHOPS AND RESI-
DENTS, SHELDESTRAAT

INTERSECTION ON
SCHELDESTRAAT

10

VIEW FROM LEEKSTRAAT

5

WALKING ON SHELDESTRAAT
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Context

In numbers

-
w w ETNICITY, RIVIERENBUURT-NOORD COMPARED TO THE REST OF THE HAGUE, 2014
, -

Araronrl

[ RavicRensuuRT- vooko [l sToosvecL 5 centrun [ MoICIPALITY OF THE HAGUE

*At.tt Rt POPULATION, AGE, RIVIERENBUURT-NOORD COMPARED TO THE REST OF THE HAGUE, 2014

D %0 TO 19 YEARS . %20 TO 64 YEARS D % 65 YEARS AND OLDER

POPULATION RIVIERENBUURT NOORD, 2013 - 2014

POPULATION HAS INCREASED WITH 3% BETWEEN THE YEARS ABOVE

Buurt £3 Rivlsranbusb-hosed 11300 1185
Stastee] § Coatrum TIEM TEEAT
Gamianss Dan Hasg W 2005

The population of Rivierenbuurt Noord has a higher
numbers of non dutch and western inhabitants com-
pared to the rest of The Hague. Most of the popula-
tion has a turkish, maroocan or surinaam origin.

The population of the neighbourhood has been
increasing over the past few years and 1is
slightly younger than the rest of the city

30



Context

In numbers

EMPLOYMEENT, RIVIERENBUURT-NOORD COMPARED TO THE REST OF THE HAGUE, 2014

Buurt 63 Rivierenbuurt-Noord Gemeente Den Haag

2013 2014 2013 2014
55 years and older 153 228 157 16,8
25-29 years 1682 141 19 125
40-44 years 89 126 136 132
50-54 years 108 123 12,2 12,2
45-49 years "7 12,0 134 127
35-39 years 140 "7 12,5 "7
30-34 years 126 96 12,8 12,8
20-24 years 72 51 89 74
0-19 years 23 0,0 08 o7

UNEMPLOYMEENT AMONG OLDER AND YOUNGER CITIZENS IS HIGHER THAN THE REST OF THE CITY OF THE HAGUE

Unemploymeent
citiziens neighbour-
average of the

HOUSEHOLD SIZE, RIVIERENBUURT-NOORD COMPARED TO THE REST OF THE HAGUE, 2014

one person household

Tiving together without kids

1

Tiving together with kids

single parent fanily

el

TOREPRRLPRSES
%

D RIVIERENBUURT-NOORD

STADSDEEL 5 CENTRUM D MUNICIPALITY OF THE HAGUE

Comparing to the rest of the city

household neighbourhood.
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VMX Architects, Ijburg Amsterdam

project where social dwellings are combined with
more expensive rental housing. Rental housing entrances by
the side while the social dwellings are stacked in height and
acessed by a separete inner staircase. Common (unused ) garden.
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The traditional dutch stair | [y micon
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The dutch stair have a very
old and traditional role in
the history of the dutch dwell-
ing. The history goes back to
the canal houses of Amsterdam
where the division was made in
height, accessing all differ-
ent Tevel of the house. This
way one could divide the house
into different residents, 1liv-
ing/working space but still
have a direct access to the
street. Something that the
dutch have carried with them
and cherished for centuries.
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Process

I have been working with the
process of finding a suitable
typology solution for the area
through the tools of psychical
and 3D models. Numerous tries
of different typologies and
movements through the area have
been tested. By photographing
these during the process I have
been able to go back and forth
with the possible pros and
cons of the different options.
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Brutal, Too big in scale and enclosing
in volume

Determined yet soft and embrécing solu-
tion. Too much space in the surround-
ings.

Fitting the surrounding by acting as a
continuation of the existing typology.
Too much focus in the north.

Another scaled down version with small-

er spaces 1in between and variations in

height. Unclear urban purpose and dwell-
ings space.

=3
[
pr—

Inviting yard potential. The volume acts
as a big enclosure.

Enclosing, yet a bit statical and tradi-
tional

o
-

. NAN Nupd A
Exciting solution with good potential
in dwelling volumes. Difficult on ur-
ban scale and building cost for a social
housing project.

Exciting solution with good potential
in urban movement. Unclear purpose of
the courtyard and zig zag volume in the
east.
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Different solution on a smaller scale. A continuation of the previous ver- Fitting enclosure towards the rail in the
Inviting urban space. Not enough enclo- sion. Enclosing and exciting urban vol- east and a defying corner in the west.
sure towards the rail. ume. Too expensive for social housing? The courtyard 1is too big. Function?

—

Enclosing volumes onall sides. Common yard
in the middle. Can something else be done?

The final one of the sketchmodels. Combying the pros of enclosure and
definition of the previous versions and adding a public function on
the ground Tlevel that 1is enhancing the movement towards the city.




Process

loboo oo

The 3D model has been a continuos extension tool By 1ifting the residential area one floor up there
for the psychical model allowing me to define my is a possibility of having a parking space beneath
project more in detail. The version above con- without having to dig down one storey. This on the
tains a serving function in the very strong diago- other hand creates a level difference between the two
nal connection. The eastern volume has also been typologies requiring more from the central activity.

adjusted in height to fit the surrounding and the
concept of the social mixing housing introduced.
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Result

The final project con-
sists out of two dif-
ferent types of hous-
ing. One regular
social housing project
and one mixed social
housing project. To-
gether they frame the
site around a central
function for the T1o-
cals which is a small
local Tibrary branch.
The Tibrary serves as
a place where people
from different back-
grounds and social sta-
tus can meet. The roof
of the 1Tibrary is walk-
able and can either be
used by the Tocals or by
the ones passing by on
their new shortcut to
the city. The Tlibrary
serves as a daytime
activity. Therefor the
facade is glazed all
the way around to have
the possibility to
have the Tights turned
on during night time,
providing a secure and
useful environment.
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Result

Social mix and division

The mixed social housing is di-
vided into two types of dwell-
ings. The regular rental hous-
ing is reached directly from the
street and plays with the tradi-
tional dutch stair principle. The
social housing dwellings are on
the other hand reached from the
courtyard side by an own entrance.

The reason this division is being
made is the fact of respecting the
boundiries and offering differ-
ent types of dwellings to differnt
target groups under the same roof.
The connections and meetings inbe-
tween these are on the other hand
made on common area of the library
and first floor entrance area.

N
1%

A

i
\\ Ij

N
N

Option 1 Option 2 Option 3

Dutch fire regulations

Due to very strict fire regulations
in The Netherlands single stair-
cases are not allowed for more than
two entries per storey. ( as opt.
1) This is due to the fact that in
case there is a fire in one apart-
ment one should not have to pass
by another door in reach for an
available staircase. Option 3 is
used in many built projects where
there are over 4 apartments per
storey. I have chosen to use option
2 because it consumes less space.
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THE SITE AREA

THE BLOCK IS ENCLOSED FROM THE NORTH BY
ADDITIONAL MIXED HOUSING DWELLINGS AND
A SMALLER, CLIMBABLE LIBRARY BRANCH,
STILL PROVIDING THE NECESSERRY CONNEC-
TION TO THE CITY.

A BIGGER VOLUME CONTAINTING ONLY SOCIAL
HOUSING DWELLINGS IS FUNCTIONING AS A
SOUND BARRIER TOWARDS THE HEAVY CAR AND
TRAIN TRAFIC. ITS ALSO ENCLOSING THE
BLOCK AND ADAPTING TO ITS SURROUDINGS
IN TERMS OF HEIGHT.

CONTINIOUS CONCRETE PAVEMENT IS APPLAYED
WITHIN THE BLOCK, SERVING NECCECARY MOVE-
MENTS AND OFFERING SMALLER GREEN SPACES
WITH SEATINGS. THE PAVEMENT IS CONTINUOS
ON THE ROOF OF THE LIBRARY UNDERLINING
ITS PUBLIC FUNCTION.

THE MIXED SOCIAL HOUSING IS DEFINING A
CORNER ON THE WEST SIDE OF THE SITE,
ALSO GROWING IN HEIGHT AND WORKING WITH
ITS SURROUDINGS IN TERMS OF SCALE AND
PASSAGE.

Urban context

The project is generating quali-
ties on the urban scale by of-
fering a vibrant and mixed typol-
0ogy 1in combination with a suiting
activity for the area. This way
the city benefits on both the To-
cal and urban scale. The bigger
volume towards the east makes it
possible to have a sealed off and
relatively silent environment in
a very heavy trafficked str“eet.41






Result

Situational plan 1:2006
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Plan ground

1:500
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Plan Z,
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Result
Plan 3,
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Plan 4,
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Plan 5, 1:500 %
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Plan roof,
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Result

First floor

The entrance levels of the area are
thought of being a space for small-
er lTocal retail such as haridress-
ers, corner shops and shoemakers.
The parking garage 1s reachable
through an entrance in the west
and there are additional short
term parkings around 1in connec-
tion to the retail facilities.

Diagram illustration over the area
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Apartment close ups

The whole area consists of 125
apartments. 103 of these are to
be rented as traditional social
housing dwellings while the other
22 are to be rented at a higher
price to a bit more wealthy target
group. There is also a possibility
of selling these apartments Tlater.

The size of the apartments var-
ies from one to three roomer. The
apartments for the middle class
are slightly bigger and have a
direct access to the street with
a patio on the street side and
balcony towards the quite side.
These apartments are also more
lTuxurious 1in terms of material.

It is also possible to increase the
size of some apartments and adjust
for future needs of family growth.
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Apartment close ups, Rented housing

1:100

Ll

FOUR ROOMER 95mz2

Four room apartment for
sharing with friends. Bal-
cony access for everyone

i

FOUR ROOMER 95mz2

Four room apartment for a
middle class family. Balcony

access on both sides.Wooden | 1l | ' in two directions. Wooden

floors, bathtub and fully ] 5 i ~ | floors, bathtub and fully

tiled bathroom and kitchen. O . - | Il tiled bathroom and kitchen.

Double bathroom access. }%‘\ L | = — | i H Double  bathroom access.
o ] l 1 ®

) ] \ P
9 / \
‘ ‘ )
< >




Shareda wit rrendas. ommon facilities.

Entrance situation where
two patios are  facing
each other across the en-
trance stair. Chat and get
to know your neighbour!

Apartment and entrance section 1:100 53



Result

Apartment close ups, Rented housing

QO o
O o O
|
)
E ( 1:50

' h

“““ I TWO ROOMER 44m?2

M = Two roomer as a
starter apart-
i < ment for a sin-
gle person or a
couple of young
professionals.
| Wooden floors,
-F 1 bathtub and ful-
‘%ﬁ Ty tiled bath-

room and kitchen.

[
|
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Result % Apartment close ups, Rented housing

Py

) O =10

— ONE ROOMER 42m2 _
0O I EneRNNNSEEEESSEEEEERS Single room apart- [ N B o EEEEE AN AN NN N ERERREREARAAEY
ment with a balco-

ny. To be used as a
1:50 startes apartment
_ for young profes- _
H sionals. Wooden i=2
i floors, bathtub and i
fully tiled bath-

room and kitchen. — = -

4

-




N E <« o= o .
mmmmmmm
O 0O © O4 O
o < 4 <
o o —
LY ST o-
" Wm c < <o
Scrcosw
E+- 55 %
e o<
W — 5 )
_L:__lr.D..D
— XX © © > )
I = a — O <
ey OO N AN EINY L ] e e e e
H
— 2|
| / /
o o [
1111111111
OOOOO
= S O © O © © —
S+ an agse
[SNER%) . © O— » >
< —
[
S o2 TES
= v [N
o O [t
S 2oge 24
x o S
— + D —
g — T O Q—
W oo v oS O E©
= EQcCc+ VU S—
SSSSSSSSSS
RiE ~—
NP
EPp oc— n oo
lllllll
Nt E S5 & ©
FEEpT [} +
v < O~
Ly © <
= o 4
L S o
i S o w
— & — W.m.
— + —
ﬁ‘ S oc wnvw e £ ©
M o Y X E L O o
| =55857
~ -




Result

I
I
I
I
I
I
I
I
I

N
|

(O I —

- N\
e \
e

N

| =
/// P
= x

Olo

©

.|
ttttt
w o—

+ (@
(@) WJ n Q=
+ [ .

OOOOOOO

wv
< O
L Y4

o— .
= © u

c < O




. | . //é ;
| .
/ ‘%//f /// B
;,;ég‘g{% - % ///IA ///"'Ié

i Ll
/|

1
/) /

é“ R — 7 /1 /S /SIS SIS A0S0

/ BT
L |

7 77
H

OOOOOOOOOOOOOO

material execution.



e

Result
Apartment close ups, Social rented housing
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Sections 1:400
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Facades

Facade East

Facade West

Facade North

Facade South

Social housing 1:800

Facades,

Facades, Mixed housing 1:800



Result
Image from the corner of Maastraat/Schelderstraat




Result
Image of the common public space in the middle




Result
dmage from the train rail

.




Result
Image on top of the Ilibrary looking towards the mixed housing




Result

Image from inside the Tibrary




Result
Materials and construction

The materials are divided into
two categories for the two dif-
ferent types of housing. The
mixed housing consists out of a
combination of raw concrete and
white ceramic tiles. These are
inverted on the duplex volume (
see facade drawing ) to avoid
connecting one material to the
more expensive type of housing.

The eastern volume towards the rail
is getting an aluminium facade to
enhance 1its difference and also
give a slight shimmer, making the
whole area visible from the train.

A common complementary mate-
rial, plywood, 1is Dbeing used
for entrances and balconies
to show the unity of the area.

The construction of the two dif-
ferent housing types varies due
to the different excecutions
and purposes. The mixed hous-
ing project has a prefabricated
conrete Dbeam structure with a
sandwhich element wall construc-
tion. This makes it possible to
have two different finishes on
the facade but the same struc-
tural material under the shell.

Thesocial housingprojecthasadif-
ferent, more simple constructional
metod fitting the united purpose.

A~ w N

White ceramic

Raw concrete
Plywood board

Bent aluminium

tiles

20x20

cm
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CONTINUATE OUTER CONRETE LEAF 100mm

WHITE CERAMIC TILES 200X200mm

TIMBER ELEMENTS AS GROUND COVERAGE 40X20mm

THERMAL INSULATION 70mm R=4

HARD ,SILVER PAINTED INSULATION

ATTACHMENT HINGE

WHITE CERAMIC TILES 200X200mm

WHITE PLASTER BOARD 25mm

TRIPPLE GLAZED WINDOW WITH ALUMINIUM FRAME

FLOOR HEATING SYSTEM

CONCRETE OUTER LEAF 100mm
STAINLESS STEEL TRUSSES
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DRAINAGE Detail section,1:50

Result
Detail drawing,mixed housing type
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Detail drawing,
social housing type

Detail section,1:50

VY T

—— CONTINUANTE ALUMINIUM PLATE
AS RATLING

TIMBER ELEMENTS AS
GROUND COVERAGE
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Economic building
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ATl the shafts
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same shaft can be used by a number of apartments
allowing for a cheaper and faster way of building.
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Reflections and discussion

Social ( housing ) Holland is a project based
on my own curiosity and will to change the all
more profit based residential architecture. An
increasing demand on housing should not only be
equal to cheap, fast and short termed solutions,
which unfortunately is the case all across Eu-
rope. I believe in the will off people wanting
to interact and 1live with others not totally
similar to them. I also think that in order for
this to happen the circumstances have to be right
and suiting the area with its surroundings. That
is the main reason this project is based in a
big Dutch city where the integration of differ-
ent cultures is slightly better then for example
Sweden. Having the possibility of offering a cen-
tral Tocation means a lot when trying to attract
the middle class citizens into an area. Even
though the situation is somewhat unique in this
area of The Hague, there are other social mix-
ing projects in the country working in a similar
way. The missing link very often is a functional
meeting space. The case of VMX Architects example
in Amsterdam I think deals greatly with a social
mix but fails to integrate the different groups.
The common yard functions more as
a separation than a gathering.

By offering a suitable function to the area I
believe T have managed to decrease the gap be-
tween the different groups yet still offer dif-
ferent qualities on both residential and urban
scale. Besides the proportions borrowed from the
Amsterdam canal houses, the main success of the
area of Borneo Sporenburg is its variety in ma-
terial and character. By exploring a variety of
housing types and materiality together with so-
cial mixture I believe in the positive growth of
this neighbourhood. I also believe in its Tlong
term investment for the city as it will Tift the
area. Having to get to know the dutch housing
market I have also managed to contribute to its
benefit by targeting the middle class. Projects
lTike these would hopefully make it easier for
this group to find housing, freeing up neces-
sary social housing units for those in need.
According to Aedes, Dutch association of social
housing organisations, the future of the dutch
social housing Ties 1in the ability of selling
some of 1its real estate to be able to afford
building new social housing projects. I think
that this future should go towards a social mix-
ture , where we not only provide shelter but
also a socially sustainable urban environment.
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