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Preface

After studying spatial planning, I knew I wanted to do research on the housing crisis. Not only
has this been an occurring topic within class, but news articles appeared on the topic
regularly, stressing its severity. It highlighted the significance of this societal problem.
Science cannot only shed light on these problems but also help to offer solutions or offer
different perspectives. Therefore, it became logical to pursue this as my thesis topic.

I, of course, could not have done this alone. I must first thank dr.ir. Ary Samsura for
the guidance and support he has given me over the course of the year. Every time I was
unsure if my thesis was coming together, he was supportive and positive enabling me to see
the strength in my work.

I also want to thank my contacts at ITS university, Dian Rahmawati and Prananda
Navitas. They both gave me a very warm welcome in a foreign country. They laughed with
me, helped me set up interviews and guided me through them. I will forever be grateful.

Furthermore, I want to thank every interviewee who has made the time to meet me and
give honest and insightful answers during my interviews. Their openness has given this thesis
a depth it could not do without.

Lastly, I would like to thank my parents, my partner and my sister who have supported
me my whole academic career and who were always ready to read whatever work I have
written and to check, of course, my use commas and my overuse of also’s.

Ending with my gratitude for all their help, I hope you will enjoy reading this work
and that it will give your insight into the world of housing policies and provision. You can

always contact me if further questions arise when you are reading this work.



Summary

Globally countries struggle to provide enough homes amid rising costs and increasing
populations. Both Indonesia and the Netherlands experience these challenges. Housing
policies are a logical option to tackle these problems because they influence housing provision
(Rahmawati et al., 2025). It is therefore important to analyze their effectiveness in handling
housing provision challenges.

This thesis will take a comparative approach to compare the influence of housing
policies on housing provision of Indonesia and the Netherlands while holding into
consideration the contextual conditions of both countries. This thesis will go beyond policy
transfers and contrast these cases to gain deeper understanding of both housing provision
systems. This is in line with Robinson (2003) who argues that we should move away from
Euro-American centric views and adopt a two-way learning system to better understand
global challenges. Therefore, this thesis will focus on cross-national learning on equal footing
and not a one-way learning system for the Global South.

To do this the following research question shall be answered in this work: How do
housing policies influence housing provision in the Netherlands and Indonesia, and what
similarities and differences emerge when these cases are contrasted?

This thesis will contrast the cases of Indonesia and the Netherlands to gain deeper
understand of the effectiveness of policies on the provision of housing. Interviews have been
conducted with developers, experts and municipal representatives from Indonesia in the city
of Surabaya. The interviews, together with literature and document analysis have led to an in-
depth overview of the effects of policies on housing provision in both countries.

The findings show that housing policies in both countries operate in contrasting way
due to different contextual conditions. Institutional strength, responsiveness of the market and
enforcement capacity are influential conditions that shape how housing policies operate
within both countries. In Indonesia subsidies such as the FLPP and VAT-exemption have
been proven effective in shaping provision because of a flexible market which can respond to
increased demands. However, this is constrained due to land scarcity and increased prices. In
contrast regulatory laws and municipal instruments are less influential due to weak
enforcement, corruption, bureaucratic inefficiencies and fragmented institutions. This means
that while subsidies stimulate housing provision in Indonesia, regulatory approaches struggle

to achieve consistent outcomes.



In contrast, the Netherlands, the effectiveness of subsidies is limited due to a rigid and
inelastic housing market. However, regulatory policies and municipal instruments are more
influential due to strong institutions, strict enforcement, and well-developed bureaucratic
frameworks. This leads to the effectiveness of laws such as the Affordable Rental Act and the
Housing Act in shaping provision. Municipal tools, including development agreements and
pre-emption rights, are also power tools to shape proven. Although political sensitivity and
costs sometimes constrict their use, this is especially true for the tool of expropriation.

The comparison between the two countries highlights that housing policy outcomes
are context-dependent: flexible but fragile systems like Indonesia benefit most from financial
measures, whereas robust but rigid systems like the Netherlands rely on regulatory
instruments and institutional strength.

This thesis has used the comparative approach to analyze housing policies in the
Indonesia and the Netherlands. It has moved beyond policy transfers, to demonstrate how
housing provision outcomes are shaped by institutional, socio-economic, and political
contexts. By building on the theory of Nadin et al. (2024) the work has demonstrated that
while functional equivalence can guide comparisons, context-conditioned divergences
ultimately determine policy effectiveness. This thesis has shown, considering Alterman
(2011), that regulatory capacity, enforcement, corruption, market dynamics, and institutional
arrangements mediate policy outcomes, making direct transplantation unfavorable. In doing
so, it has extended prior research by Budiman et al. (2018) and Monika et al. (2021) by
creating a dialogue between the global north and the global south. This has proven that
comparative planning is an effective methodological tool, as highlighted by Collier (1993).
Furthermore, the thesis has demonstrated that mutual learning across contexts generates

deeper understanding into the functioning and effectiveness of housing policies.
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Chapter 1 Introduction

In this Chapter, the contextual background and the problem statement will be given. Then, the
research objective will be explained along with the research question. This Chapter will

conclude with the scientific and societal relevance and a short reading guide.

1.1 Contextual Background

Developed and developing countries alike struggle with housing provision. Causes are varied
ranging from population growth and urbanization. Developed and developing countries alike
struggle with housing provision. However, these challenges and problems are manifested in
different ways. It is a difficult issue, because it is an expensive investment for both public and
private sectors (Yuliastuti et al., 2020). Housing policies have a great influence on the housing
market and provision (Rahmawati et al., 2025). It is therefore valuable and important to
analyze their effects in contrasting contexts and provide insights into common problems and
context specific solutions.

Indonesia and the Netherlands both struggle with housing provision. Figures
demonstrate that the Netherlands is not able to provide the approximately 317.000 homes
necessary as of 2024 relative to a population of 18.005.142 people (CBS, 2024¢; Ministerie
van Algemene Zaken, 2024). A similar trend can be seen in Indonesia where 36 million
homes cannot be provided for the needs of the population. This supply shortage is relative to a
population of 277.534.122 people (Febrianna, 2024; World Bank, 2023). These contrasting
cases show the importance of comparative research that focusses on the influence of housing
policies within context-bound conditions.

This thesis will compare the housing policies in the different contexts of Indonesia and
the Netherlands. A comparative approach will facilitate a critical reflection of housing
policies and ideas and if they are context-bound or transferable. This will therefore contribute

to bridge the gap in housing research between the Global North and the Global South.

1.2 Problem Statement

Important factors that influence the provision of housing directly and indirectly are housing
policies (Milligan, 2003.). Different papers on comparing public policies have been written
using countries in the Global North and Indonesia (Budiman, Mashdurahatun & Suparman,

2018; Monika et al., 2021). There is also an extensive body of research on public policies in



different countries.! For example Hartmann & Spit (2015) have done comparative research on
the Dutch active land policy approach and the German passive land policy approach. Other
authors look at policies with an explanatory approach, such as Firmann (2004). He offers an
update of the land development policies in Indonesia because of the influential economic
crisis and the new sociopolitical situation. Policies have thus been researched extensively,
which is important to keep refining policies and assure that they impact the broader public
interest (Rahmawati et al., 2024).

However, many of the existing literature emphasizes a policy transfer from the Global
North to the Global South. Making the Global North country exemplary for the Global South.
For example, the work of Budiman et al. (2018) make a comparison between the planning
laws of the Netherlands and Indonesia. Their main goal is to use the framework of
Netherlands as a reference for Indonesian planning laws. Likewise, Monika et al. (2021) have
conducted research on the housing delivery systems of the United Kingdom and Indonesia
and use the Northern country as exemplary for the Global South country. Although these
studies have revealed valuable insights, they emphasise transfers and adaption of policies
without regarding the highly different contexts in which they were shaped and adopted. Their
comparative work thus neglects insights into contexts, institutions and policy outcomes and
avoid a dialogue between the two countries on equal footing.

Collier (1993) however, states that comparative research should not be used solely for
possible policy transfers and that other functions should be explored as well. Collier (1993)
outlines three different functions of a comparative analysis: it can sharpen description, reveal
similarities, and highlight contrasts between cases. According to Collier (1993), comparisons
should be used to highlight differences and gain deeper understanding of different political,
social, and economic contexts. Collier also warns that these contexts prevent a direct policy
transfer from being successful. Existing comparative analyses often overlook this fact,
perpetuating the assumption that countries in the Global South are expected to ‘learn’ from

Northern countries (Robinson, 2003).

! Other examples of academic works writing about public policies and private practices which influence urban
development are Rahmawati D., A. Samsura & E. van der Krabben (2024). Private speculation versus public
inefficiency: Which delays housing development more? Urban Studies, Arifwidodo, S. D. (2012) Exploring the
effect of compact development policy to urban quality of life in Bandung, Indonesia. City, Culture and Society 3
303-311, Agus A. & Hermanto B. (2013) Finding Supply-Demand Gap on People Housing Fulfillment in
Indonesia — An Exploratory Approach. SSRN Electronic Journal, Nugroho A. A., Purnama M.Y. 1. & Fauzia
LR (2018) Monetary Policy and the Housing Market in Indonesia: Evidence from Selected Regions. Jurnal
Keuangan dan Perbankan 22(4) and Monkkonen, P. (2013). Urban land-use regulations and housing markets in
developing countries: Evidence from Indonesia on the importance of enforcement. Land Use Policy, 34, 255—
264.



Robinson (2003) argues for this reason that scientific research should decenter from
American and European centric views of comparative research. She states that scientific
works that opt to use this view will not be able participate in globally relevant debates. She
argues that researchers should move away from this Global North centric view and look at the
Global North and the Global South as equals.

This demonstrates a scientific gap: that comparative research rarely engages in
contrasting research because it is focused on finding policy transfers. Housing provision
theories are therefore undertested, limiting theoretical development and practical policy
learning. Existing works focus on Global North countries as exemplary and from which the
Global South should learn. However, as Collier (1993) has stated, a comparative study should
be used to contrasts cases to gain deeper understanding of their contexts. As Robinson (2003)
shows comparative research should broaden the theoretical framework to a more globally
encompassing view. This thesis will improve the existing body of literature by adopting a
comparative approach to compare Indonesia and the Netherlands and go beyond policy
transfers. The focus will be on gaining a deeper understanding of the effect of policies on
housing provision within their respective contexts, this way structural differences can be

observed.

1.3 Research Objective

The problem statement has demonstrated that there is a lack of comparative research on
countries in the Global North and the Global South which go beyond policy transfers using
Global North countries as the prime example. (Budiman et al., 2018; Monika et al., 2021;
Collier, 1993). Therefore, the research objective of this thesis is twofold. Firstly, the goal is to
analyze how housing policies influence the provision of housing in Indonesia and the
Netherlands. Secondly, this thesis will contribute to theory of comparative housing research
by avoiding a focus on policy transfers and focusing on a contrasting approach which explains
similarities and differences across global North-South contexts. This way this thesis will
bridge the gap in existing literature where comparative housing research is conducted to use
Global North countries are taken as examples for Global South countries.

The following research question is formulated based on the research objective and the
problem statement: How do housing policies influence housing provision in the Netherlands
and Indonesia, and what similarities and differences emerge when these cases are

contrasted? To answer this question the following sub-questions have been formulated:



* What are the main housing policies and instruments shaping housing provision
in the Netherlands and Indonesia?

* How do these policies operate within their respective institutional, economic,
and social contexts?

* What similarities and differences can be identified between the Dutch and
Indonesian approaches regarding their policies related to housing provision?

* What do these similarities and differences reveal about the broader relationship

between housing policy and provision in contrasting contexts?

1.4 Relevance

This thesis will focus on the influence of housing policies on provision in Indonesia and the
Netherlands and how they operate within the context-bound conditions. A comparative
approach will be taken to contrast these cases to determine the influence of policies embedded
within their respective context. In the following section the scientific and social relevance will

be explained and why this research is worthwhile to pursue.

Scientific relevance

Conducting research on the challenges of housing provision is important because countries all
over the world are looking to provide adequate policies. Policies can have unintentional
negative side effects or not be as effective as governments would like them to be. Although,
governments have implemented legal interventions the issues of housing provision persist
(Ministerie van Volkshuisvesting en Ruimtelijke Ordening, 2024; Pasah et al., 2024).

This thesis uses a comparative approach comparing Indonesia and the Netherlands.
The research shall contribute to the existing body of literature by using the comparative
approach to contrast these two cases in relation to the housing provision and go beyond policy
transfers. This improves existing literature because contemporary comparative research rarely
engages in contrasting research because it is focused on finding policy transfers. Leading to
undertested housing provision theories and limiting theoretical development and practical
policy learning.

Moreover, this thesis could improve housing theory because existing research rarely
contrast cases. It will therefore lead to new insights into the context dependency of housing
policies and lead to deeper understanding of the context-bound outcomes and solutions.
Moreover, it could add to planning theory by showing the theoretic value of contrasting
comparative research. Furthermore, the focus on the comparison on equal footing will lead to

9



a broader theoretical understanding of the working on housing policies while considering the

contextual conditions.

Societal relevance

This thesis has societally relevant both for Indonesia and the Netherlands. It will highlight
successful policies and more importantly why they are effective considering contextual
conditions. Moreover, constrains for these successful policies can be highlighted and
consequently leading to policy recommendations that hold these restrictions into regard.
Furthermore, it is important to look at which policies work effectively (Rahmawati et al.,
2024). A comparative approach can shed light on effective and ineffective policies which
leads to better understanding of certain policies and their effects on housing provision within
their respective contexts. The comparative approach also enables cross-learning between the
Netherlands and Indonesia. Both countries can learn from the insight produced by this thesis

by contrasting these cases against one another on equal footing.

1.5 Reading Guide

This thesis will start with Chapter 2 in which an overview of the literature will be given, and
the conceptual framework will be presented as emerged from the literature overview. In
Chapter 3, the research methodology will be explained. In the following Chapter the research
findings will be presented. In Chapter 5, the discussion shall be set forth. The conclusion of

this thesis will be presented in Chapter 6.
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Chapter 2 Theoretical and Conceptual Framework

Chapter 2 will give an overview of relevant literature ad theory on comparative planning
theory and housing theory. Highlighting housing provision and policy. In the second section
the conceptual framework will be explained. The framework as extension of theoretical

framework.

2.1 Theoretical Framework

In this section an overview of the literature will be given in relation to important theories
relevant to this thesis. First, the literature on comparative planning theory will be discussed.
The next section will discuss the literature on housing theory and housing provision and

policy.

2.1.1 Comparative Planning

There are several arguments to use comparative planning. Masser (1984) concludes that there
are two main arguments for comparative planning. The first is related to the improving
policies through the transfer of experiences with comparative planning research. The second
argument in favor of comparative planning is that the approach can simulate the development
of theory. Alterman (2011) stresses that the approach should be used because in every country
where there is some dissatisfaction with their own planning laws and systems. The
comparative planning approach can reveal a range of different alternatives, and this enables
cross-national learning. Alterman (2011), however, stresses that cross-national learning is not
the same as a direct transplantation of legal approaches because these are embedded in
contextual conditions. She also states that the approach can give a push in the direction of
knowledge in planning law (Alterman, 2011). The comparative approach is thus not merely a
method of conducting research, but it can advance theory and practice.

Nadin, Cotella & Schmitt (2024) do, however, highlight that comparative planning
research encounters restrictions. They mainly focus on the use of concepts and that their
definitions differ across boarder, and sometimes even within countries. This leads to obstacles
for cross-national research because uniqueness of meanings is emphasized. They therefore opt
to use the societal approach. This approach notes that social phenomena should be generalized
through functional equivalence. This means that systems that have the same purpose will be
as seen as similar. (Nadin et al., 2024).

The importance and benefits of using a comparative approach are therefore evident.

However, it should be noted that one of the leading authors on comparative planning research,
11



Rachelle Alterman (2011), states that theory on comparative planning is still in an early stage
or can even be described as absent. She adds that this is also the case for the methodology of
the comparative planning approach. This is in line with what Masser (1984) concluded several
decades before Alterman (2011). Masser (1984) stated that the only real theory on
comparative planning during that time was the comparative model proposed by Friedmann
(1967). This thesis will therefore add to the development of theory on the comparative
planning approach and improve conceptual understanding of this approach.

The model proposed by Friedmann (1967) offers a systematic comparative model. His
research looks at the varied institutional forms of planning decisions and their contexts. Based
on this he created a framework (see Figure 1) that distinguishes three groups of variables that
are related to the classification of planning systems: national planning decisions, decision
environment, institutional forms (Friedmann, 1967). However, it must be noted that
Friedmann’s model has been developed almost sixty years ago. This means that it has been
created within a different era and context, therefore it needs adaptation to contemporary

housing challenges.

system variables

decision
environment

style of national
planning decisions

Figure 1: model for a comparative approach (Friedmann, 1967)

There are several methods to characterize planning systems to facilitate the comparative
planning approach. Nadin & Stead (2013) describe out two types of characterizations. The

first is based on legal and administrative structures and is known as the formal classification.?

2 Zweigert and K6tz (1998) define the continental system as a planning system which uses abstract rules and
principles clearly defined before a certain case has taken place. This means that the rules and principles do not
look at the specificity of the case and are established in advance. The continental system has its roots in
Napoleonic and Scandinavian law. The English common law system has in contrast less rules, the verdicts in
court are leading and case by case decisions are made. The government does not make a clear distinct law but
leaves room for the interpretation of judges (Nadin & Stead, 2013).

12



The second classification model is based on so-called ideal types of planning systems based
on descriptive and normative criteria.

The first form of classification, the formal or legal classification, looks at the legal and
administrative characteristics of a planning system. Each planning system, with distinct
characteristics, shares common characteristics with other systems. Each system fits into one
of the classifications categorized by these common, on legal characteristics based, features
(Nadin & Stead, 2013). Nadin & Stead (2013) give the classification of Davies et al. (1989) as
a prime example of the formal characterization system. Davies et al. (1989) make a distinction
between the English system and the continental system. However, researchers note that this
approach gives an abstract view of the varied reality of different countries because differences
within and between systems are not always considered. On the contrary, this approach does
give insight into the possible planning and housing policies that can take shape (Nadine &
Stead, 2013).

The ideal types classification is the second classification system Nadin & Stead (2013)
define. This approach emphasizes that different planning systems are embedded in complex
historical contexts. Using this approach, systems can be classified with different elements of
the different ideal types. There are four ideal types as described by the Compendium of
Spatial Planning Systems and Policies (1997) (CEC).? They are based on seven variables (see
Table 1) which explain the nature of the four different types of planning traditions (Nadin &
Stead, 2013)

National and

Legal regional Locus of  Public or
family Scope planning power private ~ Maturity Distance
Regional Mixed Wide  National Centre and Public Mature  Mixed
economic planning local
planning
Comprehensive Mixed Wide  Multi-level Mixed Public Mature Narrow
integrated
Land-use Discretion Narrow Local Centre Mixed Mature ~ Narrow
management
Urbanism Code Narrow Local Local Mixed Immature Wide

Table 1: The nature of the compendium’s four planning traditions as interpreted by Nadin & Stead (2013).

3 These four types are comprehensive integrated, land-use management, regional economic planning, and
urbanism.
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These approaches thus highlight the importance of sensitivity to institutional arrangements
and historical contexts when conducting comparative research. Any comparative framework
must thus combine structural variables (Friedmann, 1967) with legal-institutional and

historical contexts (Nadin & Stead, 2013; and Davies et al., 1989).

This section has highlighted comparative planning theories to better understand the
comparative planning approach and its benefits. Comparative planning is useful and has many
benefits, as Masser (1984) and Alterman (2011) have demonstrated. Alterman (2011), does
stress that cross-national learning cannot be seen as direct transplantation, which means that
direct policy transfer should be avoided. Moreover, Constrains are meditated through
functional equivalence (Nadin et al, 2024). There are several ways to compare planning
systems such as the formal classification type or the ideal types classification as explained by
Nadin & Stead (2013) and Davies et al. (1989). Based on these insights the model of
Friedmann (1967) has been adopted (see Figure 2).

2.1.2 Housing Theory

The provision of housing can be defined as the creation and transferring of housing units to
occupiers and at the same time it can be seen as a social process in which economic interests
are dominant. To guide housing provision which benefits society, governments formulate
different land, planning and housing policies. The provision of housing can occur through
private development, through public development, or a combination of these two in an
agreement (Sulaiman, Baldry & Les Ruddock, 2005). However, not all policy
implementations have the desired effect and need to be considered and adjusted (Rahmawati
et al, 2025).

One of the most influential theorists on housing is F.C Turner (1976) who noted that
housing is not merely what it is as an object, but also what it representants to dwellers. Turner
(1976) argued that housing that is self-governed, meaning that individuals determine the
outcome of housing, will stimulate individual and social well-being. Harloe (1995)
emphasizes the importance of the economic and political conditions and welfare regimes.
While his work is mainly focused on social rented housing, it can be seen as true for all types
of dwellings. The author highlights that housing is not merely an object but is intertwined
with social, economic and political conditions and thus with state and market actors but also

communities.

14



Harloe (1995) introduces the concept of welfare regimes. Welfare regimes structure
how welfare is organized in a country between state, market and community. Harloe (1995)
argues that housing is an essential part of these welfare regimes. Welfare regimes are not
always present because social housing provision is sometimes replaced by commodified
housing due to capitalist tendencies aimed at increasing profit (Harloe 1995). Harloe (1995)
describes two different models of the welfare regime, one where housing is seen as a general
good for the whole population and one where housing is seen as a safety net, and therefore
aimed at lower-income households.

There are two contrasting perspectives considering housing provision. One school of
thought is the supply-side theory represented by researchers such as Ball (1983) and Oxley &
Smith (1996). This school argues that provision is mostly influenced by planning systems,
institution arrangements, policy instruments and actors. Oxley & Smith (1996), for example,
argue that government intervention is needed because markets fail to provide adequate
housing for the whole society. Moreover, Ball (1983) argues that by removing housing
provision from the market it will benefit homeowners and building interests. The other school
of thought is called the consumption approach, or demand side theory. Turner (1976) is one of
the researchers that represents this theory. This approach argues that housing is shaped by
market conditions and economic factors. Furthermore, Turner (1976) argues that housing is
important for what it represents for people, therefore attributing an active role in shaping and
guiding provision. Policies and their influence can thus be viewed from different perspectives.

Housing theory is important for comparative work because, as Harloe (1995) has
emphasized, policies are embedded within political and economic context. This is also
confirmed by more recent studies such as the works from Milling (2003) and Angel (2001).
Milligan (2003) highlights five contextual factors of importance: the housing system, the
economic- political-, societal-, and the demographic context. Harloe (1995) demonstrates that
differences and similarities in context can lead to a variety of policies leading to varied forms
of housing provision. This resonates with the focus of this thesis as the Netherlands and
Indonesia both have contrasting housing policy and provision contexts.

However, it must be noted that even though comparative by nature, these theories are
mainly based on findings from European and North American contexts. For example, Oxley
& Smith (1996) base most of their findings on four European countries. Similarly, Harloe
(1995) only looks at the European and American context. Consequently, this leads to the

assumption that these theories can be applied universally. Existing studies on Indonesia are
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scarce and more descriptive than theory driven such as the works of Budiman et al. (2018) or
Monika et al. (2021) show. Therefore, it is valuable to extend housing theory to include the
Global South and showcase interactions between the Global North and the Global South and

the existing theories.

Housing provision

Shahab, Hartmann & Jonkman (2021) distinguish three factors that influence the provision of
housing: quality, quantity and distribution. The quality of housing includes the standards set
by national governments, changing housing demands. Quantity refers to the housing stock and
the supply of housing which is in accordance with growing local populations. Shahab et al.
(2021) highlight that both quality and quantity can create challenges for municipalities, in
terms of providing enough affordable housing options and providing homes that meet
standards and specific preferences. Moreover, they stress that the effectiveness of policies is
tied to restrictions and constrains. Distribution is related to where new developments are
established. They emphasize that most municipalities included in their research were trying to
avoid building in greenfield locations while at the same time promoting high density
development projects (Shahab et al., 2021). These dimensions align with Lundqvist’s (1991)
comparative framework, which distinguishes quantity and quality of services, the costs
required to provide them, and the power derived from those services.

Another barrier to adequate housing provision is project delay. Both the Netherlands
and Indonesia face setbacks in housing development. (Rahmawati et al., 2025; Ploegmakers,
Beckers & Fooladi, 2022). In Indonesia, delays often stem from lengthy and uncertain
building permit procedures, with land area, number of units, building size, and house prices
significantly affecting the time it takes for the municipality to approve permits. To mitigate
delays, developers sometimes proceed without a permit (Rahmawati et al., 2025). The
Netherlands experiences similar challenges: on average, half of projects take about nine years
to progress from proposal to approval, followed by years before construction and completion.
Contributing factors include financial feasibility, housing prices, price uncertainty, site

location, and project scale (Ploegmakers, Beckers & Fooladi, 2022).

Housing policy
Housing policy is a broad concept encompassing any action or intervention taken by a

governmental body to influence the processes or outcomes of the housing system. There are
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several types of interventions the government can take, such as regulation, direct provision,
giving subsidies, giving either information or guidance, setting standards for accountability of
organizations, non-intervention, and the last intervention is setting the terms of debates by
defining problems and issues (Clapham, 2018). Milligan (2003) defines housing policies as
public policies or interventions related to the housing system, that can influence provision
directly or indirectly.

There are different approaches to policy making which relate to housing. First, the
rational approach as described by Hogwood and Gunn (1984) which focuses on a ‘rational’
decision-making process which follows certain steps to come to an agreement on a policy.
The emphasis is on analytical processes which include social facts. This approach has been
critiqued by Lindblom (1968), who vouches for a political approach to policy making. In this
approach the focus is on the negotiation between different actors, organizations and parties
about the discourse of problems and solutions. The last approach can best be described as the
structural approach which takes a class-based analysis with a focus on control and behavioral
change (Foucault, 1991).

Angel (2001) identifies six elements shaping the housing policy environment: property
rights, housing finance, subsidies (which can increase housing output), residential
infrastructure, regulatory frameworks, and government intervention. These elements outline
how the housing policy environment is structured and supported. Angel (2001) highlights that
this framework is based on the theory of Mayo who sees the housing as an enabler for the
housing market. Barlow and Duncan (1994), on the other hand, approach housing policy
through economic variables—production efficiency (measured through output levels and
costs), allocative efficiency (measured through product diversity and consumer patterns), and
dynamic efficiency (measured through producer strategies). Their framework not only
considers government action but looks at the interplay between market and state.

Shahab et al. (2021) add to this discussion by examining the role of municipal land
policies in shaping housing provision. Their study focused on three aspects: influential
housing challenges experienced by municipalities, different policy instruments available to
municipal actors, and the restrictions or constraints limiting their use of these tools. Together,
these perspectives highlight the complexity of housing policy, shaped by institutional

frameworks, economic dynamics, and local government actions.
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In this section, several housing theories have been set forth. Housing theory revealed that
housing is not merely an object, but a social concept influenced by market, state and
community. Housing is thus embedded in social, political and economic structures and must
be viewed as such. Different theories on how policies are formed have been presented,
focusing on either a supply or a demand sided approach. However, housing theories need to
be approached critically because they are usually formed within Northern contexts and should

thus not be assumed to be universal.

2.2 Conceptual Model

In the following section, the important concepts discussed in the literature review will be used
to create the conceptual model (Figure 2). The model is essential because it translates theory
in into an analytical framework. In this model, the connections between concepts, theory, and
variables will be made clear. It will guide the comparative analysis between the Netherlands
and Indonesia.

The model of Friedmann (1967) has been adopted and modified to form the
foundation for the conceptual framework (see Figure 2). As can be seen in Figure 1, there are
three main concepts influencing one another. These concepts may seem simple; however, they
are conceptually rich with existing theory. The first concept of Friedmann’s work is
institutional forms, which in this conceptual framework is equivalent to the organization of
housing provision. This can be directly linked to the work of Oxley and Smith (1983) who
demonstrate that governmental intervention such as instruments and institutional structures
greatly influence housing provision. From the work of Shahab et al. (2021) the concepts of
quantity, quality, distribution will be included to get a more holistic view on housing
provision. The organization of housing provision will for example consist of quality
requirements and distributional factors.

The second concept is the decision environment, this variable has been modified to
socio-economic, demographic, and political contexts shaping housing provision. Other
contextual factors that need to be considered are the historical and legal and administrative
contexts. Nadin & Stead (2013) show that planning systems cannot be understood completely
without their historical context. Additionally, the approach of Davies et al. (1989)
demonstrate that specific legal and administrative traits need to be understood to grasp a
planning system. The decision environment can be viewed considering the insights of Harloe

(1995) who shows the intertwines of these contexts on policy outcomes including the
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influence of welfare regimes in how housing is seen. Examples of what the context will
consist of, is the role of government and market factors.

The last concept in the framework of Friedmann is national planning decisions. This
variable is equivalent to housing policy decisions and can be directly linked to the housing
theory of Turner (1976) and Oxley & Smith (1983) where housing can be seen as either a
social right or as a market good. Therefore, either influenced by governmental interventions
or influenced by market conditions. In this analysis the housing policy decision variable will

for example consist of housing financing instruments such as subsidies.

Housing policy Organization of
decision housing provision

Socio-economic,
demographic, and
political context
shaping housing
provision

Figure 2: Conceptual framework (Own work)

This framework highlights different connections between the different concepts. First, the
influence of policies on provision is to be assumed a direct influence. For example, laws and
regulations will have a direct influence on housing provision. Second, the contextual
conditions are assumed to moderate the effects of policies and influence housing provision
directly. Lastly, the context is assumed to shape which policies are adopted and influence the
outcomes of policies on provision. It must be noted that feedback loops may exist, but these
are left out of the framework to ensure clarity.

The aim of the conceptual framework, in accordance with the aim of this thesis, is to
contrast cases against one another and go beyond direct policy transfers. This is in accordance

with Collier (1993) who stated that highlighting contrasts gives deeper understanding in the
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cases under investigation and reveals that provision and policies are shaped. Moreover,
Nadin’s (2024) theory on functional equivalence can also be seen with the use of the
conceptual framework, together with context-conditioned divergence. Furthermore, the shape
of the framework aids in a side-by-side comparison, highlighting how policies and provision
interact within distinct contexts.

To operationalize the model, multiple sources have been adopted to find suitable
indicators for each concept (see Table 2). For housing provision, indicators that are adopted
are for example development delays. This variable is important to adopt because Rahmawati
et al. (2025) and Ploegmakers et al. (2022) have demonstrated that it is a prevalent
phenomenon that occurs in the Netherlands and Indonesia. Other indicators have been
adopted from the work of Shahab et al. (2021), like for example, quality* and distribution® but
also quantity. To operationalize the context, indicators from the work of Milligan (2003) have
been adopted, for example GDP growth and demographic shifts.

Regarding housing policies, indicators that have been adopted are for example
production efficiency (Barlow & Duncan, 1994). The reason this variable has been adopted
can be traced back to the work of Hoang, Susilawati & Raharjo (2023). They conclude that
the production of real estate by large and medium firms in Indonesia is relatively low.6
Another concept is the scope of the system (Nadin & Stead, 2013). This concerns the topics
covered in laws, highlighting important themes in a country. This is an important indicator
because the goal of legislation as described by governmental authorities is important when
enacting laws in the Netherlands (Verheugt, 2020).’

Concluding, the framework shows an interconnectedness between the three variables
central to this thesis. The simplicity of the model ensures that the model is focused on the
main research question, and it reduces the complexities of the theory into three interrelated
variables. Housing theory and comparative planning theory both give depth to each concept
and arrow in the model. This ensures that the comparison between the Netherlands and

Indonesia is guided by the theory on not merely descriptive listing.

4 Quality is an important variable because numerable factors influence the choices people make in choosing a
home (Andrianto & Rahadi, 2021). This means that these factors are important to consider because if the right
type of housing is not built backlog will increase.

5 Distribution is important for both countries since they both have a high urbanization rate (Evers & Van Schie,
2019; Pasah et al., 2024).

® However, they do note that performance of large firms is relatively higher than medium sized firms. The main
causes they point to are the technical and scale inefficiency (Hoang, et al., 2023).

7 This type of method is called legislative historical interpretation and is one of the most common methods of
law interpretation in the Netherlands (Verheugt, 2020).
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Concepts Dimension Indicator
Housing Provision Quantity Total number of households (Milligan, 2003)
Quality Standards set by governments (Shahab et al., 2021)
Housing preference (Barlow & Duncan, 1994)
Distribution Green- or brownfield development (Shahab et al., 2021)

Production delay

Total amount of time to go from soft plan to finished construction

Housing policy Production efficiency of housing Costs of production of housing (Barlow & Duncan, 1994)
Subsidies regime Different subsidies and their goals (Angel, 2001)
Scope, the range of policy topics the ~ Main legislation and goal of this legislation (CEC, 1997)
system has influence on
Policy instruments Different types of instruments (Shahab et al., 2021).
Constrains and restrictions Factors that restrict reaching policy goals (Shahab et al., 2021)
Context Economic context GDP (Milligan, 2003)

Employment rate (Milligan, 2003)
Urbanization rate (Milligan, 2003)

Political context

Centralized or decentralized (Milligan, 2003)
Unliterary or federacy (Milligan, 2003)

Societal context

Birth rate (Milligan, 2003)

Young people leaving home (Milligan, 2003)
Divorce rate (Milligan, 2003)

Ageing of population. (Milligan, 2003)

Demographic context

Population growth in % (Milligan, 2003)
Household growth in % (Milligan, 2003)
Net migration in % (Milligan, 2003)

Table 2: Concepts and their indicators (Own work)
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Chapter 3 Research Methodology

Chapter 3 will follow the structure of the research onion, as developed by Saunders, Lewis &
Thornhill (2019) (see Figure 3). Their proposed model clarifies why certain choices for
research methodology are made (Saunders et al., 2019). In the following section, the research
methodology will be set forth by looking at the research philosophy and the approach to
theory development. Then, the research design, the methodological choice and the data
requirements will be explained. Moreover, this Chapter shall present the data collection and
analysis. A section of this Chapter will be dedicated to the reliability, and validity of this

study. This Chapter concludes with the ethical considerations of this thesis

Philosophy — — — — — — — — —— — =~ ———— —

Figure 3: Research Onion (Saunders et al., 2019)

3.1 Philosophy & Approach to Theory Development

In this section, the research philosophy and the approach to theory development will be
explained. Both are important because they unconsciously guide choices made by the

researcher during the research process (Saunders et al., 2019).

3.1.1. Research Philosophy

The first layer of the research onion is represented by the research philosophy. The research
philosophy is the set of beliefs and assumptions about the creation of knowledge. These
assumptions influence the understanding of the research even if choices are unconsciously
guided. It is therefore important to know and be aware of the research philosophy (Saunders
et al., 2019). Guba & Lincoln (1998) describe four different paradigms: positivism,
postpositivist, critical theory, and constructivism.

Positivism is a paradigm which views the world as a reality that exists governed by

natural laws. From a positivist view, the researcher and the object of research are both
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objective entities (Guba & Lincoln, 1998). Postpositivism sees the world as a reality that
exists; however, this reality can never be truly comprehended according to postpositivist
thinkers (Guba & Lincoln, 1998). In a postpositivist view, objectivity remains an ideal that
should be pursued; however, the researcher acknowledges that they are influenced by their
own biases and world views (Guba & Lincoln, 1998; Saunders et al., 2019). Postpositivist
methodology is concerned with falsifying hypotheses. The research is done in natural settings
and situational data is collected. The third paradigm Guba and Lincoln (1998) describe is
critical theory. Critical theorists see reality as created by contextual factors, creating a ‘real’
reality.® The last paradigm is constructivism. Reality appears in a multitude of forms from a
constructivist view (Guba & Lincoln, 1998)°.

This thesis will take a postpositivist approach. This approach fits best within this thesis
because it looks at the reality perceived and the underlying structures that create this reality
(Saunders et al., 2019). Because this thesis looks at the influence of the housing policies on
housing provision, it looks at the policies created in the contextual setting of Indonesia and
the Netherlands. A postpositivist approach assumes that knowledge is contextual and socially
constructed (Saunders et al., 2019). That aligns with this research because it stresses the
importance of contextual influences, as can be seen in Figure 2. The paradigm stipulates that
methodology is concerned with collecting situational data in the contextual setting. That fits
with this thesis because only the cases of the Netherlands and Indonesia will be looked at

from a specific moment.

3.1.2. Approach to Theory Development
Saunders et al. (2019) describe three different approaches to theory development: deductive,

inductive, and abductive. The first approach, deductive reasoning, uses theory found in
existing literature to test if a conclusion is factual and based on premises derived from the
theory. Inductive reasoning looks at a gap found between the conclusion and the derived
premises. Therefore, the conclusions are tested by newly made observations. The last
approach to theory development is abductive reasoning. Abductive reasoning starts with a fact
that forms the conclusion of the research. Following from this observed conclusion a set of

premises is determined to test if the conclusion is factual (Saunders et al., 2019).

8 The object of investigation and the researcher are assumed to be interactively linked within critical theory.
9 The researcher and subject are also linked, but in this case, the findings of the research are created during the
research itself.
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This thesis adopts a deductive approach because known premises are derived from the
theory (see Figure 2). From these premises, conclusions will be tested using primary and
secondary data. Deductive research uses general principles to look at specific cases This is
consistent with this thesis as it looks at the specific cases of Indonesia and the Netherlands.
Furthermore, this thesis will try to verify existing theory, this is in line with the deductive

reasoning approach (Saunders et al., 2019).

3.2 Research design

The research design includes the methodological choice, the data requirements, the
specifications of which data the researcher is going to collect, and how the data will be

collected and analyzed.

3.2.1 Methodological Choice
This thesis will adopt a qualitative method. Saunders et al. (2019) describe this approach as a

method that derives meaning from words and images, in contrast to quantitative methods,
which are focused on numbers. This work adopts several methods of data collection. Saunders
et al. (2019) would therefore describe this work as a multi-method qualitative study.
Furthermore, in qualitative research, the researcher is assumed to not be independent from the
participants of the study (Saunders et al., 2019).

This thesis focuses on the influence of the housing policies on provision. This cannot
be wholly grasped with just numerical data; therefore, it is necessary to adopt a qualitative
methodological approach. This approach fits with the postpositivist philosophy of this
research. Qualitative research is concerned with the meaning of concepts and words. To
unravel these meanings, participants are usually interviewed through unstructured or semi-
structured interviews. Participants are not merely objects of observation but participate in the
collection of the research data. To be able to collect meaningful data, rapport between the
researcher and participants must be established. This is necessary to gain access to the
cognitive data of the participants (Saunders et al., 2019).

This study can be characterized as a case study. The case of housing provision in
Indonesia will be compared to the same phenomenon in the case of the Netherlands. A case
study is a type of research that does an in-depth inquiry into one or few specific cases. Case
studies are always sensitive to the setting or context in which the case is embedded. This
aspect sets it apart from other types of research which usually control the contextual factors.
Case studies offer rich insights because the cases are studied within their real-life setting. This

will consequently lead to extensive empirical descriptions. Criticism on this type of research
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is focused on that outcomes are difficult to generalize, not reliable, and do not offer
theoretical contributions to knowledge. However, these types of arguments are usually given
from the positivist point of view directed at case studies which use small samples in contrast
to quantitative research (Saunders et al., 2019).

This thesis will use semi-structured interviews to collect data. Through interviews, the
researcher can establish and clarify the meanings of concepts and thoughts (Saunders et al.,
2019). Semi-structured interviews are the best choice for this work, which covers different
themes relating to housing policy and its influence on housing provision. Semi-structured
interviews start with a list of predetermined key themes the researcher wants to cover during
the interview; they usually emerge through the literature review. Important themes will not be
skipped and will be thoroughly covered due to the nature of semi-structured interviews. This
thesis takes a postpositivist approach, semi-structured interviews align with this because they
are flexible and reactive to the answers participants give. Semi-structured interviews also
leave the possibility open to discover new important topics throughout the conducting of the

interviews (Saunders et al., 2019).

3.2.2 Data Requirements

There are three types of data that will be used for this research: literature, semi-structured
interviews, and documents. Triangulation takes place because three types of data are used.
Triangulation means that more than one method is used which enhances the validity and
reliability of the findings. The goal is to triple check the results of the research by looking at
them from the perspective of three different data types. (Van Thiel, 2014).1° The type of data
used can best be described as cross-sectional. Cross-sectional research looks at a phenomenon
at a certain point in time (Saunders et al., 2019).!!

First, a literature study has been conducted to embed important concepts within
existing theory to develop a conceptual framework (Figure 2). This is done to ensure that the
research is conducted based on theory and that it is not merely descriptive. The literature
study is the first type of data as part of the three data sources. Secondary data will also be
used to extract information about the Netherlands and Indonesia. Table 2 shows the important
variables that will be researched using semi-structured interviews and documents analysis.

The indicators that will be used to measure the variables. These variables and indicators will

19 Triangulation is a method mainly used in qualitative case study research to counter threats to validity and
reliability.

! Many qualitative case studies based on interview data are usually cross-sectional because they are conducted
over a short period of time
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form the basis of the interview guide to ensure the key variables found in the literature will be
discussed.

The second type of data are the semi-structured interviews. The interviews will be
used to test the conceptual framework (Figure 2) and to collect primary data from
stakeholders in Indonesia. Semi-structured interviews will be held in contrast to unstructured
interviews because it creates homogeneity between the different interviews.!? The third type
of data are documents. These refer to documents containing laws, explanatory government
sites, and rapports related to housing policies and provision in the Netherlands.!*> Document
analysis is used to analyze the selected documents. The Dutch and the Indonesian cases can
then be compared to answer the research question.

The numerical data is mainly concerned with contextual information. These data will
be collected from public- and private documents. It must be noted that some data in Indonesia
is not complete or inaccessible.'* Moreover, the selected data points are around 2013-2014,
which have been chosen because both countries had largely recovered from the economic
crisis that occurred at around the turn of the century.!> These data points enhance validity

because they minimize the effect of interreference.

3.2.3 Data Collection

The data collection consists of two parts. First, semi-structured interviews will be conducted
with stakeholders in Indonesia. Second, secondary data will be collected and analyzed
through document analysis using documents and secondary literature from the Netherlands

and Indonesia.

Semi-structured interviews

As stated, semi-structured interviews will be conducted to collect primary data from
stakeholders in Indonesia. To get a holistic view on the influence of housing policies city
government representatives, private actors and experts from Indonesia will be represented in
this study. Semi-structured interviews are chosen because they offer a flexibility to go into
depth about different topics during the interview. This is in contrast with surveys. On the

other hand, they do offer more structure than in-depth interviews which is necessary to ensure

12 See Appendix A for the full interview guide used for all conducted interviews.

13 See Appendix B for a full overview of all types of sources used for the findings for the Dutch case
14 An example is the total number of housing units, of which no clear data is available.

151997 for Indonesia and 2008 for the Netherlands.
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key topics will be discussed during the interview and meaningful probing questions can be
prepared in advance (Saunders et al., 2019).

This technique does, however, encounter difficulties with biases, which can influence
the data quality. The first bias is interviewer bias which occurs when the interviewer asks
questions and uses non-verbal communication that unconsciously convey biases of the
interviewer (Saunders et al., 2019). Since most interviews need the help of a translator, this is
not a bias that can be directly influenced. However, during the interviews conducted in
English this is a bias that constantly needs to be considered. The second bias is interviewee
bias. This means that the participant may, due to the in-depth nature of the interview, be
hesitant about disclosing details of a topic. It is therefore important to build rapport (Saunders
et al., 2019). The last bias is participation bias. This occurs when the willingness of potential
participants to participate decreases because of the time and effort it takes to participate. It
therefore remains important to be aware of this bias and overcome this when sampling

(Saunders et al., 2019).

Sample

For the semi-structured interviews, the following stakeholders will be interviewed: municipal
representatives, private developers, and experts on housing policies and provision in
Indonesia.

The municipality will be represented in this sample because housing policies are
enacted on the local level. The municipal level has responsibilities in the case of housing
provision, and it is therefore necessary to include city level representation in the sample. The
law on Housing and Settlement Area from 2011 for example, stipulates that local and
provincial governments have more responsibilities in the case of housing and settlements than
the national government. (Salim, 2015). The city of Surabaya city will be the object of
research.!® The Indonesian housing market knows a few powerful developers which have a
significant influence on the provision of housing in the country (Firmann, 2004). It is
therefore important to represent the private developer sector in the sample of this thesis. The
last group to be represented in the sample are experts. These experts on housing provision and
public policies in Indonesia. Experts are important to get a third perspective on the influence

of housing policies.

16 In Appendix C additional information can be found about the different tiers of government
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Interviewee

Institution/ Position

Additional comments

Municipal Representative 1

Municipality of Surabaya, department of Housing and Settlements
Area

Municipal Representative 2

Municipality of Surabaya, department of Housing and Settlements
Area

Municipal Representative 3

Municipality of Surabaya, department of Housing and Settlements
Area

Private Developer 1

PT Pakuwon Jati,

Development Company in
Indonesia, mostly focused
on high-rise apartments.

Private Developer 2

Real Estate Association of East Java

Private Developer 3

Winston — Real Estate Agents

Private Developer 4

AREBI — Real Estate Broker

Private Developer 5

AREBI - Real Estate Broker

Focused on development
of subsidized housing

Expert 1 Land use planner and Land administrator (BPN) Retired government
official

Expert 2 PWK, Sepuluh Nopember Institute of Technology Dr. at Sepuluh Nopember
Institute of Technology

Expert 3 Sepuluh Nopember Institute of Technology Professor at Sepuluh

Nopember Institute of
Technology

Table 3: Overview of interviewees with their respective function and level of government (own work)

Document analysis

Document analysis will be used to analyze the housing policies in relation to housing

provision of the Netherlands and Indonesia. Documents are valuable sources of information

because they are usually created without the intentions of research driving their creation

(Bowen, 2009). To collect contextual information documents from public and private sources
will be consulted. Bowen (2009) states that document analysis can generate a variety of data

that can then be analyzed through content analysis enriching the research with additional data.

3.2.4 Data Analysis

This thesis will use document analysis and content analysis to analyze documents and the
transcripts from the semi-structured interviews. The Computer-Assisted Qualitative Data
Analysis Software (CAQDAS) Atlas.ti will be used to conduct this analysis. CAQDAS has
been used for over thirty years in qualitative research. CAQDAS will guide the research to a
systematic analysis of the data (Ronzani et al., 2020).

Rambaree (2014) emphasizes that, Atlas.ti has been proven to be a systematic and
effective tool to analyze data in a structural manner. This is why Atlas.ti has been chosen to
conduct the analysis. Furthermore, Atlas.ti offers a variety of functions to code, sort data,
categorize, and create patterns. However, some researchers warn that CAQDAS limits
research because of the restricted capabilities of certain programs. Moreover, some
researchers are concerned that the preferred choice of coding might distract researchers from
the real work of analysis (Rambaree, 2014).

This thesis makes use of content analysis which is a type of analysis that looks at a

variety of sources ranging from textual to visual. Content analysis can be used both for
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quantitative and qualitative research. This type of analysis enables the researcher to reduce
phenomena into categories to better define and understand the phenomena being researched.
Furthermore, the method of analysis is context sensitive (Harwood & Garry, 2003). Harwood
& Garry (2003) point out that content analysis is typically used with open-ended data, such as
the data generated in this thesis. This is foremost a method concerned with the message that
has been communicated, and not with the interpretation of the sender and receiver. However,
there are limits to this type of analysis. For example, this method uses a limited selection of
sources which can lead to bias. However, the benefits outweigh the limits if the researcher is
aware of these limits (Harwood & Garry, 2003).

Document analysis is the last type of analysis used and can be seen as a combination
of content analysis and thematic analysis. Document analysis is concerned with the skimming,
reading, and interpretation of selected documents. (Bowen, 2009). A benefit of this analysis is
that documents are stable sources because they are non-reactive to the researcher’s presence,
making them. Moreover, documents contain exact data and broad coverage. Another benefit is
that document analysis offers available data that is less time consuming than collecting
primary data (Bowen, 2009). Document analysis, however, has limits. Documents might not
cover all information necessary because they were not created with the intent of being used
for research. Document analysis can be biased because of the selection of sources. However,

these can be characterized as flaws and pose no major disadvantage (Bowen, 2009).

3.3 Reliability and Validity

Reliability and validity are two criteria essential for the judgement of the quality of research.
In the following section, the two concepts will be explained and how they are accounted for in

this thesis (Saunders et al., 2019; Van Thiel, 2014).

Reliability

Reliability is the extent to which the research conducted can be replicated and the consistency
of this replication (Saunders et al., 2019). Van Thiel (2014) describes reliability as the
accuracy and the consistency of the measurements of the variables. This means that the more
consistent and accurate the measurement occurs, the more reliable the outcome of the research
becomes. Threats to reliable research are different types of biases and errors that can occur
either because the researcher is influenced, or the participants are influenced by external or
internal factors (Saunders et al., 2019). The following part will set forth how this thesis will
minimize the threats posed by these biases and errors.
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The first part of reliable research consists of the accuracy of the instruments used for
measurement (Van Thiel, 2014). Semi-structured interviews are the main instruments used for
measuring in this research. To ensure the interviews are accurate, an extensive literature
review has been done to determine important themes related to the housing policies
influencing housing provision. These themes will be structurally incorporated into the
interview guide ensuring the accuracy of this research instrument.

The second part of reliable research stems from the consistency in the results the
research yields. As stated before, consistency is about the repeatability of research and the
consistency with previous results when the research is repeated (Van Thiel, 2014). To be able
to research reliable research in the case of consistency, Van Thiel (2014) suggests careful
documentation of the research process to ensure another researcher can replicate the study to
yield the same results. This means that each step that has been taken during the research
should be explicitly documented. Two important criteria for this are transparency and
consistency throughout the whole research process (Van Thiel, 2014). This has been done for
this thesis, as presented with the research design of Chapter 3 of this thesis.

However, Saunders et al. (2019) emphasize that semi-structured interviews do not necessarily
need to be repeatable. They state that semi-structured interviews reflect the reality of the time
in which the data is collected. The authors argue that the phenomena being explored are
complex and dynamic. The main value that semi-structured interviews offer according to
them, lies in the flexibility this measurement instrument offers. They do counter that the
research design should be thoroughly explained in a transparent manner to ensure that others
can accurately understand the research process, and therefore the findings (Saunders et al.,

2019).

Validity

Van Thiel (2014) distinguishes between two different types of validity: internal and external.
Internal validity is concerned with if the research has measured the effect it intended to
measure. This is in part expressed through the conceptual framework that has been
sufficiently operationalized (Van Thiel, 2014). The operationalization of this work is fully
embedded within the existing literature, ensuring that the framework has been sufficiently
operationalized. The second part considers if the relationship between the variable researched,
and the influential factors does in fact exist. External validity looks at the extent in which the

research findings can be generalized (Van Thiel, 2014).
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Saunders et al. (2019) state that semi-structured interviews can reach high levels of
validity when they use clarifying questions. Furthermore, the researcher should probe for
meaning by exploring the responses from the participants. Saunders et al. (2019) argue that to
be able to collect sufficient data and to check this data, rapport must be built. Van Thiel
(2014) claims that to increase the validity of the research, one should develop sound
measurement instruments. To improve one’s instruments, the researcher can discuss choices
that have to be made with other researchers, before, during, and after the research has been
conducted. Throughout the research process, a supervisor will guide the researcher and
therefore enhance the research, this is called inter-researcher-reliability (Van Thiel, 2014).

There are, however, concerns about the generalizability of qualitative research,
especially because of the small sample commonly used for this type of research. The first way
to increase generalizability is to interview a wide variety of cross-sector participants
(Saunders et al., 2019). This thesis will comply with this by not only looking at government
representatives but including private actors and experts. The second way to generalize
qualitative research is to either test existing theory or to test emerging theories using existing
theory (Saunders et al., 2019). This thesis has developed a conceptual framework from
existing theory, and the goal is to test the applicability of this framework to the reality of the
cases of the Netherlands and Indonesia from a comparative perspective. Because of this goal,
this work complies with the second method of generalizing the research. The last technique to
generalize qualitative research is to have a research design which is transferable. This means
that the research design is clearly defined with complete descriptions of the questions,
findings, context, and design (Saunders et al., 2019). The previous Chapters and the current
Chapter have demonstrated a complete and in-depth explanation of the research process and
given explicit information on the context and the research question. Therefore, the last

technique in which qualitative research can be generalized has been covered.

3.4 Ethical Considerations

Within every research, a researcher encounters ethical concerns either when designing or
conducting research. This thesis’s ethical considerations will mainly focus on the collection of
data and the interaction with participants. The most important step taken in this regard is
informed consent. Informed consent is an agreement between the participants of the research
and the researcher about the genuine choice the participant has about the collection and
processing of their data. Furthermore, the way the researcher designs the informed consent

influences what can be legally done with the collected data in later stages. (Radboud
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University, 2022). This thesis will use the Research Information Services for Students archive
to store data safely (Research Information Services Radboud University, n.d.). !’

To obtain informed consent one needs to comply with the following three criteria.
First, the participant should be informed about the goal of the research. Participants need to be
informed about what data is shared and with whom, how the data of participants is kept
anonymous, and what type of data is publicized. In this research, the participants will be
informed through an informational paragraph at the beginning of the interview. This will be
part of the interview guide (see Appendix A). Moreover, participants can opt-out at any
moment during the research (Radboud University, 2022). The second step that should be
completed is to receive an explicit agreement from the participant that they agree to freely
participate in the research project. This means that the participant actively opts-in (Radboud
University, 2022). Participants will need to opt-in at the beginning of the interviews (see
Appendix A). Participants in this study were also send a translated version of the interview
guide in advance to ensure that fully understood the consent agreement. The final step is to
document this explicit agreement, this means that proof of the explicit statement can be
demonstrated after the data has been collected (Radboud University, 2024). This evidence is

presented through the audio fragment recorded during the interviews.

17 This archive is the internal thesis archive of the Radboud University
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Chapter 4 Empirical Findings
This Chapter shall discuss the findings of the conducted research, including information
gathered from documents and the semi-structured interviews. The operationalization and

conceptual framework will serve as a guideline for this Chapter.

4.1 Housing Provision
Shahab et al. (2021) have emphasized the importance of considering the different factors that

influence housing provision to better understand the issues surrounding provision. Data on
housing provision consists of the information on the quality and quantity of housing, the
distribution of development projects, and the development time of housing projects in
Indonesia and the Netherlands. The following section discusses these factors for both
countries.

Regarding the total number of households in Indonesia, this total number has
increased over the past decade. Since 2014 the total number of households in the country has
increased by 9% in 2022 (Badan Pusat Statisik, 2022; CEIC, 2019). This steady increase
indicates a growing demand for housing units.!®

In relation to the quantity of provision in the Netherlands, comprehensive data on the
total housing stock is available. However, to make a comparison possible, figures on the
number of households will be used. Figures show an upward trend with the number of
households reaching 8,4 million in 2024 and 8,1 million in 2022. Between 2014 and 2022
there was an increase of 6.6% in the total number of households (CBS, n.d.). It is interesting
to note, however, that the number of single-person households is increasing as a percentage of
the total number of households (CBS, n.d).

Governmental standards are important in Indonesia; there are two types that need to be
considered. Firstly, there are national standards for building materials that every type of
development project must comply with, known as SNI-standards (Standar Nasional
Indonesia) (Municipality Representative 1; Expert 2). Secondly, Developer 5 highlights
specific building standards for developers of subsidized housing, this means that for
subsidized housing both types of quality standards need to be considered. Triangulation
reveals that most developers are aware of the SNI-standards and comply with them (Andriati

& Nuru, 2007). Developer 3 and 4, however, note that these standards are sometimes obsolete

18 Regarding the quantity of provision in Indonesia there is a lack of the data on the total housing stock. This
means that a proxy number of households will be used instead
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because they are often surpassed as consumers are critical of the quality of housing and want
better quality housing than the standards set forth by the national government. The most
important variable regarding preference is the price of housing combined with the preference
for landed housing. This means that if a unit is too expensive, it is more difficult for
developers to sell. The same applies to high-rise apartments. Developers claim that size does
not matter if the price range is right (Developer 1; Developer 3). This is triangulated with the
findings of Hartono et al. (2021), who state that two of the factors influencing low-income
households to choose a privately owned home are affordability and location.

National quality standards must be complied with when developing housing in the
Netherlands. These standards are assessed by a quality assessor. If a building plan does not
fully comply with the national quality standards, a building permit will not be issued (RVO,
2024). Another requirement that developers need to consider is climate adaption. Most new
constructions must be almost climate-neutral, which naturally impacts the price of housing.
However, it can reduce costs for consumers (RVO, 2007)". In the Netherlands, housing
preferences are mostly for privately owned homes (DNB, 2023). According to research from
De Nederlandse Bank (2023), the largest group with this preference are homeowners and
private sector tenants. Social housing tenants are the only group who have a strong preference
for both rental homes and privately owned homes. Research has demonstrated that 56% of
people in the Netherlands would rather live in a privately owned home than a rental home
(DNB, 2023). This is because people in the housing market believe that buying a home is
more financially feasible than renting one (Van Dijk & Van Rooij, 2023). Only 21% would
choose a rental home over a privately owned dwelling. This means that 1.8 million people
would prefer another living situation (DNB, 2023).

The distribution of new housing developments in Indonesia can mostly be categorized
as greenfield developments. This means that most development projects, initiated by private
developers, are built on land outside of the city center since most land there has not been
developed (Developer 4; Expert 1). According to Developer 1, the preference for greenfield
development, primarily because it is cheaper, causes developers to move out of the city of
Surabaya and into nearby cities, causing urban sprawl. Local authorities mainly focus on
brownfield developments. In this case, this means that they focus on quality improvement and
the building of high-rise walk-up apartments for lower income groups (Municipality

Representative 1). The consequence of the preference for greenfield development, urban

19 Last date checked and confirmed by RVO on 26 of August 2024.
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sprawl, is confirmed through triangulation by the work of Tarigan, Hariyani, & Daniel (2024)
which has shown that the urban sprawl has increased land and housing prices in the periphery
of Jakarta.

Regarding the distribution of developments, there are different preferences in the
Netherlands. Although developers prefer greenfield developments, local authorities are
pushing for brownfield development to curb urban sprawl (Koning, Spijker & Endhoven,
2021). Most of the development locations are situated in greenfield locations, when compared
to available brownfield locations, the difference is almost 40% (Rieuwerts, 2023). This is
confirmed by research conducted by the EIB (2021), which states that to satisfy the housing
demand greenfield locations must be used because brownfield locations do not suffice. The
rapport states that greenfield locations offer a lucrative onset for development projects
(Koning, Spijker & Endhoven, 2021). That greenfield locations are a popular choice is proven
because developers have been building on the periphery of cities inciting urban sprawl.
Almost 2% of the Netherlands’ total surface area has been developed for real estate in the last
two decades (Evers & Van Schie, 2019). This is reflected in the fact that developers own
10.05% of undeveloped land at the city periphery and 9.3% of rural land (Pols et al., 2018).

The development time of a housing project is influenced by several factors in
Indonesia. First, according to Developer 2, the time it takes to acquire land has a direct impact
on the development. If a developer already owns the land, the construction of a project will
start considerably faster. Developer 1 adds to this that the cause lies in the ownership
problems of, mainly, agricultural land. Developers must buy land from individual owners;
however, sometimes the ownership of a piece of land is unclear, resulting in several claims on
one piece of land. Such conflicts can significantly increase development time, because it can
potentially lead to court cases among the claimants of the land (Developer 1). Developer 2
explained that land acquisition can take between to one to five years, and even longer if these
ownership issues arise.

After that, the permit process can proceed alongside master planning. This takes at
least six months and up to three 3 years. Construction time is not relevant because
construction takes place at the same time as the permit process. Expert 3 called this the
“permit as you go” (00:39:10). However, developers confirm that construction can take up to
three years for big development project although they are usually completed within one year
(Developer 1; Developer 4). According to these figures, the longest development project

would therefore take around nine years if construction is completed during the permit process.
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It has been emphasized that development times must be short, otherwise construction is not
feasible for developers (Developer 4). The Municipality Representative 2 of Surabaya stated
that development time for public developments is even shorter because they control the permit
process. However, triangulation reveals that these figures are significantly lower compared to
existing literature, which show an average of 14 years for a development project to go from a
plan to completion (Rahmawati, Samsura & Van der Krabben, 2025).

Regarding the development time research conducted by Ploegmakers, Van der Wielen
& Van der Krabben (2025) found that the median time for a development plan to progress
from conception to completion is around 14 or 15 years. However, another study the authors
highlight found different results, namely 10 years. They attribute this difference to the fact
that their own research also included plans that were not yet finished (Ploegmakers et al.,
2025). Referring to causes of delay, they explain that the larger the initial plans, the longer the
total development time. Another factor influencing delays were rising regional housing prices,
which caused projects to be completed more slowly. They also found that increasing material

costs caused developments to be completed faster (Ploegmakers et al., 2025).

Summary

The housing provision in both the Netherlands and Indonesia has been thoroughly discussed
in this Chapter. It has been demonstrated that both countries have experienced an increase in
the number of households. Both countries have national housing standards that must be
adhered to. However, Indonesian developers often exceed these requirements due to consumer
demands. In Indonesia, the most important factors influencing housing preference are the
price range and the type of housing, with landed housing being the most popular. In the
Netherlands, most people prefer privately owned homes over rental homes, influenced by
economic incentives. In both countries, developers prefer greenfield locations; however, this
causes urban sprawl to occur. To prevent this, local authorities in the Netherlands push for the
use of brownfield locations. In Indonesia, the maximum development time is around nine
years, despite existing literature showing that it can be longer. The biggest factors influencing
delay are land acquisition and the permit process. In the Netherlands, the median development
time is around 14-15 years. Delays in development are mostly influenced by project size and

rising regional housing prices, with larger projects and higher prices causing more delay.
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Tnd

The Netherlands

Quantity Increase in households of 9% between 2014 and 2022 Increase in households of 6.6% between 2014 and 2022
Quality SNI quality standard requirements for all development projects Developers must comply with national standards otherwise
Specific quality requirements for subsidized housing building permit cannot be issued
Consumers demand higher quality standards than national requirements New dwellings must be almost climate neutral
Developers comply with requirements, more often going further than the Strong preference for privately owned homes
SNI standards 1.8 million people want to have a different type of home
Price range is main factor in housing preference (buying and building) Preference for privately owned homes is economically reasoned
Landed houses are preferred over high-rise apartments
Distribution Greenfield developments are preferred by private developers Urban periphery is preference for developers

Greenfield development preference because of (land) price

Greenfield development increases urban sprawl

Local governments are focused on brownfield developments, mainly on
quality improvements.

Developers own about 10% of urban peripheral land

Local authorities prefer brownfield development to curb urban
sprawl

2% of total surface space has been developed in the last 2 decades

Development time

Land acquisition takes around one to five years

Permit processes and master planning takes about six months to three years
Maximum development times is around nine years

Public development projects are faster because they control the permit

Median development time is 14-15 years

Delay mostly for bigger development projects and when regional
housing prices are increasing

Faster development time when construction material costs are

process
In literature an average of 14 years of development time

increasing

Table 4: Housing provision factors summary Indonesia — The Netherlands (Own work)

4.2 Contextual situation

The importance of the context of a country when conducting research related to housing
developments has been emphasized several times over several decades by various authors
(Friedmann, 1967; Angel, 2001; Milligan, 2003). While the contextual situations in both the
Netherlands and Indonesia vary, similarities can be identified as well. The following section
will discuss the economic, political, social, and demographic contexts that influence housing
provisions and policies in both countries. The differences and similarities between the two
countries shall be highlighted.

The importance of the economic context in Indonesia is demonstrated through several
factors. Firstly, the housing market in Indonesia is greatly influenced by the buying power of
its inhabitants (Developer 4; Developer 2). Indonesia is currently experiencing a recession,
which has decreased the buying power of middle-income groups but especially lower-income

groups.

“No, there is a fact right now. Even in the 2020 when the Covid arrived in Indonesia, early

Covid, the housing market [was] better than today” (Developer 4, 00:39:26)

Developer 5 highlights that this causes the market to adapt fast which usually disadvantages
lower-income groups, while this is the largest group in need of affordable housing. This fact
can also be linked to the increase in GDP in the country, which has increased by 37.2% since
2013, showing the growing economy of the country (World Bank, 2025). This is also shown
in the employment data, which has risen slightly with 1.4% since 2013 (World Bank, 2025).
Both the GDP and employment levels were greatly influenced by the pandemic. Especially

employment levels are still recovering from this drop (World Bank, 2025).
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Secondly, the economy and the housing market are influenced by rising material costs.
In Indonesia, housing output is decreasing due to these rising costs, making affordable
housing unfeasible to build (Developer 1). According to Developer 1, despite the obstacles,
developers find creative solutions, such as shrinking housing sizes and using different,
nationally approved, cheaper materials. Another factor influencing economy indirectly is the
urbanization rate which is translated into urban population. Especially in Indonesia, this
number has been increasing steadily with an overall increase of 12.7% since 2013 (World
Bank, 2025).

The Dutch housing market is directly and indirectly influenced by the economic
context. House prices have been increasing over the years since 2013, influenced by several
factors (Langenberg & Jonkers, 2022). One of these factors is the increase in income of
households, which has increased buying power which consequently has driven up housing
prices, according to Langenberg & Jonkers (2022). This fact is supported by the increase of
employment in the Netherlands, with an increase of 5% since 2013 (World Bank, 2025). This
demonstrates itself in the increasing GDP, which has increased 15.3% over the past decades
(World Bank 2025) Another factor which has driven up prices in the housing market are,
usually foreign, investors. The cause lies mainly in low interest rates on bonds which cause
investors to seek more feasible investments, such as real estate. This consequently drives up
demand for housing, causing housing prices to increase (Langenberg & Jonkers, 2022).
Another factor influencing housing prices is the increasing demand for housing in cities
expressed in the increasing number of people in urban area. The Netherlands experienced an
increase in urban population of 4.5% since 2013 (World Bank, 2025).

The political context in Indonesia is varied and influential on both housing polices and
provision of housing. Indonesia is a unitary country with a long history of a decentralized
government system (Expert 2; CIA, 2023). However, according to Expert 2, this has changed
since 1998, and the successive governments have adopted laws to centralize the government.
New laws have been adopted that give the central government more influence regarding
permits and responsibilities for ensuring that low-income households have access to
affordable housing (Expert 2). It should also be highlighted that political control is an
important driver in increasing bureaucratic processes. This is because control is asserted by
making these processes lengthy and sometimes even confusing. Furthermore, it opens the
door to informal negotiations (Expert 2). Developer 4 (2025) even explained that “sometimes

they need bribes and everything” (01:15:59). This can be triangulated with existing literature
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as researchers highlight those illicit payments commonly occur with firms taking up 10% of
costs and an equal percentage of management time (Henderson & Kuncoro, 2004).

The political landscape in the Netherlands has also changed over time. In previous
decades, the unitary country had a neoliberal government (Flynn & Montalbano, 2024; CIA,
2023). This resulted in the housing market being taken over by the market and the
government decreasing its own role. It was proposed that the market would solve housing
problems more efficiently, allowing the government to use public resources, intended for
affordable housing, on other matters (Flynn & Montalbano, 2024). However, the plans of the
government backfired, and housing prices started increasing rapidly. The housing stock of
affordable homes decreased significantly, resulting in middle-income groups not being able to
find affordable rental homes. This enabled a shift in the neoliberal thought of the government,
and they, for example, re-opened negotiations with housing corporations (Flynn &
Montalbano, 2024). The current right-wing government is continuing this trend by focusing
on lower- and middle-income groups when developing housing plans and policies.
(Regeerprogramma, 2024). Moreover, the Netherlands has a robust regulatory framework
ensuring that the influence of the government is enacted, and laws are followed through
(OECD, 2023).

In relation to housing provision and policies, the important aspects of social context of
Indonesia can be broken down into three things. First, there is a culturally embedded
preference among inhabitants for landed housing over high-rise apartments. This means that
when buying a new or second home, homebuyers will opt for landed housing rather than
buying an apartment, thus increasing the demand for landed housing in a country
experiencing land scarcity (Expert 2; Developer 4). This fact contrasts with the decreasing
birth rate in Indonesia which has decreased with 19% since 2013 (World Bank, 2025).
Secondly, Indonesia sees an increase in the percentage of the population aged 65 and above,
and increase of 17.3% since 2013 (World Bank, 2025). Thirdly, a lot of people in the country
get married, namely 70% of women in the country are married, this increases the demand for
landed housing and thus increases demand for land (CIA, 2023). Lastly, according to Expert
3, people are getting increasingly older before they leave their parents’ home, decreasing the
demand for housing on the market.

In the Netherlands, the aspects of the social context can be divided into three parts.
First, there is a shift in the Netherlands from a demand point of view moving from owner-

occupied housing to rental dwellings. Secondly, the age children leave their parental homes is
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shifting to a later age, decreasing the demand for housing, especially in the market for
privately owned housing. Finally, Langenberg & Jonkers (2022) pointed out that the number
of divorces in the country has been decreasing over the years. This means that households get
split less often and this slows down the increased demand for housing (Langenberg &
Jonkers, 2022). Another factor that can influence the housing market is the percentage of the
population that is aged 65 and above. In the Netherlands, this figure is steadily increasing and
has increased 19.4% since 2013 (World Bank, 2025).

Regarding the demographic context in Indonesia several factors can be highlighted.
First, there is a steady growth in households. It can be assumed that this represents the total
housing demand in Indonesia. This number is not influenced by net migration because there is
a decrease of 40% since 2013 (World Bank, 2025). When this data is compared with the
number of new housing units built between 2015 and 2017, the gap between housing needs
and housing units built is decreasing. For example, in the year 2015, the gap between
household size and the number of units built was 14%, but by 2017 this figure increased to
14,8% showing a positive trend (CEIC, 2019; Badan Pusat Statisik, 2022; Tasyarani, 2025).
However, when looking at the existing housing backlog in the country according to the
Minister of Public Housing and Settlements, the existing backlog in the country has been
increasing. Compared to 2023, the backlog is estimated to have increased by 51,5% in 2025
(Office of Assistant to Deputy Cabinet Secretary for State Documents & Translation, 2022).
This difference could be explained by an increase in population of 3% and an increase in
households of 17,1% (World Bank, 2025; CEIC, 2019; Badan Pusat Statisik, 2022). However,
other factors could play a role, such as hinderances to household formation (Tasyarani, 2025).

The demographic context in the Netherlands can be regarded in terms of a steady
population growth, adding to an increasing demand in housing thus influencing housing
provision directly. One of the factors that contributes to this increase is the increasing net
migration with an increase of 509% since 2013 (World Bank, 2025). Currently, the number of
households in the Netherlands is much closer to the number of dwellings than it was in the
1960s or immediately after World War II. It should be noted that the number of households is
lower than the number of dwellings. However, this fact can be misleading as the forming of
households is hindered, as was previously mentioned (Langenberg & Jonkers, 2022).
Langenberg & Jonkers (2022) highlight that the relative increase in housing is like the relative

increase in population growth. Specifically, there was a 5,9% increase in inhabitants aged 25
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and over, and a 6,2% increase in housing in the period between 2014 and 2021 (Langenberg

& Jonkers, 2022).

Summary

This part has demonstrated the differences and similarities between the contextual situation
between Indonesia and the Netherlands, considering housing provision and housing policies.
In Indonesia, economic contextual factors that are of note are the economic recession and
rising buildings costs that have influenced housing output. The country is getting centralized
after a long period of decentralized government, and because the country is still adapting to
these bureaucratic processes this can increase development time. The preference for landed
housing and increasing household formation influences the affordability of housing and
makes the creation of housing policies challenging. In the Netherlands, housing prices are
driven by the increasing income of households and foreign investments. The Dutch
government has adopted a neoliberal policy regarding the housing market; however, this has
driven up prices, especially in the middle-income rental sector. This caused a shift in recent
years to get more involved in the market, especially in the affordable housing market. The
shift towards more demand for rental housing, less divorces, and delayed household
formations have influenced demand. However, the formation of households has a limited

influence on the increasing demand in the Netherlands

Ind i The Netherlands
Economic context Reduced buying power influenced by economic recession Rising housing prices influenced by rising household incomes
Fast market adaption which disadvantaged lower-income groups Attraction of (foreign) investors driving up demand for housing
Rising building material costs, mitigated by using cheaper materials Increasing GDP
Increasing GDP Increasing employment rate
Increasing employment rate Increasing urbanization rate
Increasing urbanization rate
Political context Shift from decentralized to centralized government Long history of neoliberal government favoring market solutions
More influence in permit process for central government Recent governments focus on affordable housing and increasing own
Increased bureaucracy to increase government control influence
Unitary governmental system Unitary governmental system
Societal context Cultural preference for landed housing over high-rise apartments Shift to more demand for rental housing for middle-income groups
High birthrate Young people leave home at a later age
Young people leave home at a later age Declining divorce rates influence demand for housing
Tradition of informal settlements Decreasing birth rates
High marriage rates Population aged 65 and above is increasing
Population aged 65 and above is increasing
Demographic context  Increasing number of households Steady population growth
Gap between housing demand and household increase has been Housing demand closer to housing stock compared to period after World
reduced slightly War II
Housing backlog has increased with 51.7% Household formation is hindered
Increase in population Great increase in net migration

Decrease in net migration

Table 5: contextual factors summary Indonesia — The Netherlands (Own work)
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4.3 Housing policies
Housing policy is a broad concept, with policies varying widely (Clapham, 2018). This

section will set forth data on specific aspects of housing to get an understanding of the
policies and their effects in Indonesia and the Netherlands. This paragraph examines housing
policies through data collected on production efficiency, the scope of housing legislation,
subsidy regimes, policy instruments, and constraints and restrictions for achieving policy
goals.

In Indonesia, there are several factors that impact the total production costs. Firstly,
Indonesian developers are experiencing rising material costs, resulting in higher overall
development costs. Consequently, different types of material are selected to remain within a
preferred price range (Developer 1; Developer 3; Municipality Representative 1). Other
factors influencing the overall production costs of housing are the increased cost of permits
and administrative costs. Due to a new law, developers are obliged to hire an external
consultant to apply for a permit application process, which increases costs. Furthermore, the
permit process has become longer, often enticing developers to pay officials to speed up the
process (Developer 4; Developer 2). Triangulation reveals that increasing construction costs
and permitting processes have been proven to challenge developers (Chandwade, 2025). The
final and most significant factor are land prices. Rising land prices, particularly in city centers,
have made it impossible to develop affordable housing and have driven up housing prices
(Developer 5; Developer 2; Expert 1). The importance of land availability has also been
revealed through triangulation in the work of Rahmawati et al. (2025), who demonstrate that
private land banking increases the gap between the price of land needed for the development
of affordable housing and the actual market price.

In the Netherlands production costs have remained relatively consistent over time.
Since 2018, the construction costs for homes have increased by 2.4%, reaching a peak in
2023. This is a slight increase in construction costs (CBS, 2024a). However, it should be
noted that this could be because, according to the CBS (2024a), there has been a decrease in
realized new housing when comparing the years 2023 and 2024. DNB (2025) emphasized that
land prices are an important factor influencing the total production costs. Moreover, Buitelaar,
Witte & Spit (2012) link land prices to location; the closer to a city center, the higher the land
prices. Another factor impacting production efficiency is the long development time in the
Netherlands, which hinders the market’s ability to respond quickly to market demands
(Ploegmakers et al., 2025).
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Several subsidies are in place in Indonesia to support homebuyers and stimulate
demand for housing. One of the most significant subsidies in Indonesia is the FLPP subsidy.
The goal of this subsidy is to enable lower-income groups to take out a loan at a lower interest
rate. This national subsidy therefore promotes homeownership among lower-income groups
(Developer 5). Developer 3 however, stated that monitoring problems put pressure on the
effectiveness. Triangulation reveals that existing literature highlight the effectiveness of the
FLPP subsidy in stimulating the development of lower-income housing due to increased
demand enabled by the subsidy (Widyastutik et al., 2022). However, it must be noted that
other researchers have highlighted problems prevalent with monitoring (Hasyim et al., 2020).
Moreover, Monika et al. (2021) state that communities or public representatives are not
consulted about the provision of affordable housing. The second subsidy is the value-added
tax exemption policy. This regulation exempts VAT on housing purchases, but only brand-
new housing units (Developer 1; Developer 3). The goal of this subsidy was to stimulate the
housing market, which had been negatively impacted by the pandemic. The subsidy has made
housing more affordable for buyers and investors by removing the transaction tax. However,
this is a temporary measure, creating uncertainty for developers and consumers regarding how
long it will remain in place (Developer 2).

There are several subsidy schemes in the Netherlands. Firstly, the Woningbouwimpuls
is a subsidy aimed at local governments to stimulate the construction of more homes within
their municipality. Municipalities can receive a subsidy from the central government to make
homes more affordable, construct more homes in one project, or to accelerate housing
development (Ministerie van Volkshuisvesting en Ruimtelijke Ordening, 2025). Secondly, the
national government has introduced the Startbouwimpuls to close financial gaps for private
developers to enable certain development projects to be completed (Damsté, Thiel &
Zaunbrecher, 2025). Another financial measure has been introduced by the government to
help first-time house buyers enter the housing market. Through the Nationaal Fonds
Betaalbare Koopwoningen, developers can offer newly built homes to first-time buyers at a
reduced price, giving them a better chance in the housing market (Rijksoverheid, 2025).

Financial measures are also in place for lower-income groups, such as rental allowance
and restrictions on social rental prices, to ensure that affordable rental homes remain
affordable (Ministerie van Financién, 2025; Rijksoverheid, 2025). The last financial measure
is for all people who have bought a house with a mortgage. Mortgage owners can deduct their

mortgage interest payments when filing their income tax return. This measure has been
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introduced to give people more buying power when looking for a home (Belastingdienst, n.d;
Lejour, 2016). However, this measure led to an increase in housing prices. Due to the
Mortgage Interest Rate Deduction measure buying power of inhabitants increased leading to
an increased demand, which led to increasing housing prices (Lejour, 2016).

There are several laws and regulations in Indonesia that impact on housing provision
and housing policies. The first one is the 2020 Omnibus Law, known as the Job Creation Law.
The law aimed to reduce bureaucratic hurdles in all sectors, including the housing sector. One
outcome of the law was the creation of the digital submission platform that has previously
been discussed. This platform obliged developers to hire external consultants. Furthermore,
the online permit system did not reduce development time but increased it (Expert 2;
Developer 2). Triangulation reveals that the law has also caused confusion between tiers of
government, resulting in implementation gaps in different parts of the country (Masnun et al.,
2023).

The second law is the 2011 Housing and Settlements Areas Law. Developer 1 explains
that the aim of this law was to create a balanced housing scheme for new development
projects; this is also referred to as the balanced housing policy. This law granted more power
to local governments, as they were responsible for enacting this law (Developer 1). However,
the Municipality Representative 1 states that this law has never been enacted due to a lack of
enforcement and backlash from developers. According to Developer 1, this backlash occurred
because the policy is financially unfeasible. Triangulation highlights that the law mainly
focuses on creating affordable homes for lower-income groups. However, the authors state
that the law has not yet been implemented by developers, with only a few developers across
the country complying with the housing balancing ratio (Herawati, Suparjo & Lestarii, 2023).

Several laws are of importance considering housing provision in the Netherlands. The
first and most influential law in the country is the Environmental Planning Law (De
Omgevingswet). This law covers all aspects of the physical environment (art. 1.2 law Ow
2025), unless other exclusive legislation exists (art. 1.4 law Ow 2025). Its goal is to improve
project development times by making the decision-making process easier and faster.
Essentially, the law is a combination of previously separate laws, so it should streamline the
development process (Hobma, 2022). However, Hobma (2022) questions whether legislation
can solve problems in the spatial decision-making realm, concluding that the most time-
consuming issues are not affected by legislative measures. Another influential law is the

Housing Act (De Woningwet). The aim of this law is to ensure that housing corporations can
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provide affordable homes for lower income groups. The law formulates several strict rules
and monitoring authorities to ensure corporations can offer this supply (Rijksoverheid, 2025).
The system is decentralized, with corporation operating as non-profits. They fund their
projects through rental income and long-term loans (Van Deursen, 2023).

The Affordable Rental Act is another influential law that should be highlighted. The
government’s goal is to make rental homes more affordable and to curb rising rental costs,
particularly for middle-income groups. The law also increases protection for renters, ensuring
the local government can intervene when rental prices are too high (Ministerie van
Volkshuisvesting en Ruimtelijke Ordening, 2025). Since the introduction of the new law,
more rental housing has been sold by investors. This is because investors have started selling
their homes due to the new law introducing a maximum rent for middle-income housing
(Kadaster, 2024). The OECD (2023) highlights the robust regulatory framework of the
Netherlands therefore explaining why these laws can be implemented and followed.

Local governments in Indonesia have several policy instruments at their disposal. Firstly, they
control zoning plans for their municipality. This means that they can control where housing is
built, including where it is restricted. This gives the municipal government a strong
negotiation position when a developer wants to develop housing in a certain area. Zoning
maps also help to ensure local spatial quality (Developer 1; Expert 2). Triangulation reveals
that land regulations are not always strictly enforced and are undermined by informal
dwellings (Monkkonen, 2013; Alzamil, 2018). Secondly, the building permit system enables
authorities to exercise control by imposing bureaucratic hurdles and the opening of informal
negotiations (Expert 2; Developer 4). Triangulation confirms that corruption is prevalent in
Indonesia and that firms need illicit payments to conduct their activities (Henderson &
Kuncoro, 2004).

The government also uses financial incentives to stimulate the development of
affordable housing, such as the FLPPN subsidy (Developer 5; Municipality 1; Expert 2).
Another instrument the municipality has is the balanced housing regulation. However, they
have stated that they cannot use it due to resistance from developers (Municipality 1;
Developer 1). The Municipality Representative 1 explained that they are in negotiations with
developers about this policy regulation. The government’s final instrument is the mandatory
infrastructure handover policy. When developers develop an area, they must provide
infrastructures and green spaces. Once completed, they must hand over these developed areas

to the local government, which is then responsible for maintaining these areas. This means
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that a part of the land must be offered to the municipality (Developer 1; Expert 2). Through
triangulation it can be stated that this instrument did not always work, as developers do not
fulfil their handover obligation. Consequently, infrastructures and other facilities are
sometimes neglected or abandoned (Puspaningrum & Suhadi, 2024).

There are several policy instruments Dutch local governments have at their exposal to
influence housing provision. First, expropriation this is a tool that local governments can use
to buy land forcefully under strict conditions (Ministerie van Infrastructuur en Waterstaat,
2024). It has been used to sell land to developers who will build on it, thus increasing housing
provision, as opposed to the landowner who kept the land bare (Needham, 2018). However, it
should be noted that this tool is costly, as the landowner is financially compensated (Holtslag-
Broekhof et al., 2018). Secondly, pre-emption rights, whereby municipalities are given the
right of first refusal when purchasing land or properties. This tool is not often used in the
Netherlands because municipalities often prefer amicable agreements. However, it is a
powerful tool in the sense that municipalities do not necessarily aim to purchase the land but
rather use it to curb speculative land sales (Shahab et al., 2021).

The third tool municipalities have at their disposal are development agreements. These
are contractual agreements between developers and municipalities on a development project.
The municipality might demand certain requirements before agreeing to a development
project in a given area. Dutch municipalities typically make agreements on the total number
of housing types, thus ensuring the construction of affordable housing options (Shahab et al.,
2021). Another instrument municipalities use is land-use plans. Through these plans
municipalities attempt to curb urbanization and create spatial cohesion and justice, often using
them in conjunction with other instruments (Needham, 2016; Sahab et al., 2021).2°

There are several constrains that restrict achieving policy goals. One of the biggest
constrains in Indonesia is enforcement. The country lacks effective and consistent
enforcement, as evidenced by regulations such as the balanced housing policy and the
infrastructure handover instrument (Puspaningrum & Suhadi, 2024; Municipality 1;
Developer 1). Another issue causing constraints is the institutional fragmentation and

regulatory constraints. These include the increased bureaucratic processes created by the

20 Another tool used by local governments are tendering competitions. Organizations can start a tendering
competition when they want a certain task to be carried out. Different companies can enter the tendering
competition, giving equal rights to different organizations to procure the governmental assignment. (Netherlands
Chamber of Commerce, n.d.)

46



online building permit system and the implementation of the Omnibus Law (Developer 2;

Expert 2; Masnun et al., 2023). Developer 4 says about these practices:

“Bureaucrats doesn't know how to business bureaucrats know how to make a business of the

policy.” (Developer 4, 00:31:08)

Land scarcity is another factor that can be restrictive, especially when aiming to develop
affordable housing. Land scarcity has driven up land prices to the point where it has become
impossible to develop affordable housing in bigger cities (Developer 5; Developer 3).%!

There are various factors that constrain and restrict in recaching policy goals in the
Netherlands. One of the biggest constrains is land scarcity, which has led to rising land prices.
The CBS (2024b) found that plot prices have risen despite the average total living area
decreasing. This reveals the influence of land prices on housing affordability. However, it
should be noted that these prices exclude high-rise buildings. Including these would have
decreased the overall land price (CBS, 2024b). This is in accordance with the findings of
DNB (2025), who states that rising land prices affect the total housing costs.

Another restricting factor is the high nitrogen output released during real estate
development. Due to environment protection laws, it is not possible to grant a building permit
when projects near a protected environmental area damage the area with nitrogen emissions.
According to data from the University of Groningen (2020), the number of newly built homes
has decreased in areas near protected natural areas. However, they do note that building
projects have not come to a complete standstill; this protection measure does, however restrict
the construction of new housing. Moreover, European regulations also restrict. For example,
the Court of The Hague has ruled that the Dutch government must adhere to European
regulation regarding nitrogen disposition. This means that the Dutch government must further
decrease nitrogen disposition near protected natural areas (Rechtbank Den Haag, 2025).

The final constraint limiting the achievement of policy goals are appeal procedures
initiated by stakeholders. According to Quaedflieg, Lam & Thiel (2024), the appeal procedure
significantly increases development time, impacting feasibility of projects. The researchers

found that appeal procedures could cause delays of up to one year. They noted that almost one

2! In Indonesia there is also a strong preference for landed housing. However, high-rise apartments are more
efficient in a country experiencing increasing backlog numbers. However, they remain less popular than landed
housing. This means that although there is a demand, high-rise property does not fit the type of demand although
they could be seen as part of the solution to the problem.
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third of development projects must deal with appeal procedures, making this an impactful
issue. However, most municipalities do not want to remove this phase altogether because it is
useful for finding solutions during the development process (Quaedflieg et al., 2024).2% It
must be noted that the importance of appeal procedures is rooted in the valued participation of
communities within the Dutch decision-making process. It is argued that this importance of

participation finds its roots in guaranteeing a representative democracy (Michels, 2007).

Summary

In Indonesia, rising material costs and increasing regulatory complexities have influenced the
production efficiency of housing production. Laws such as the Omnibus Law and the Housing
and the 2011 Settlement Areas Law have created confusion among tiers of government and
lengthened the permit process. To encourage the housing market, the national government has
introduced financial incentives such as the FLPP and VAT exemption measures. The main
reasons for failing to achieve policy goals are a lack of enforcement and bureaucratic
inefficiencies. In the Netherlands, rising material costs have a minimal impact; the main
influences on rising costs are land scarcity and increased development time, which is affected
by appeal procedures. There are several laws of importance in the country, such as the
Environmental Planning Act and the Affordable Rental Act. There are several subsidies in
place to stimulate housing construction and make housing affordable for lower-income
groups. Constraints are land scarcity and lengthy appeal procedures, which lengthen

development time.

22 Other constrains that can be highlighted are conflicting land use demand (such as housing, green spaces such
as parks and flood risk management) and municipal financial limits.
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Tnd.

The Netherlands

Production efficiency

Lowered efficiency

Rising material costs

Bureaucratic procedures have increased in time which open
informal negotiations

I d land prices due to land scarcity

Moderate increase in construction costs

Land price increase influence costs

Land prices near city centers are higher compared to rural areas

Long development times influenced by appeal procedures influence the
efficiency of develo projects

Subsidies regime

FLPP subsidy offers lower interest rates on loan for lower income
groups

VAT exemption policy reduces transaction costs for every home
buyer, simulating the housing market and investment sector

‘Woningbouwimpuls, subsidy for municipalities to build more
(affordable) housing.

Startbouwimpuls, subsidy for private parties to close financial gaps
Nationaal Fonds Betaalbare Woningen, financial aid to first-time house
buyers

Rent regulation for lower-income groups and affordable housing
Mortgage Interest Rate Deduction policy, for all home buyers, financial
aid deductible from income tax.

Scope

Omnibus law (Job Creation law). Reduces amount of different
laws and simulates investment

It caused more confusion among different tiers of government and
increased development time through longer permit approval
procedures

Housing and Settlement Area Law no. 1 2011. Implemented to
simulate the building of affordable housing.

Especially the Balanced Housing Policy was never enacted
because of backlash of developers because of financial
unfeasibility

Environmental Planning Law, streamline spatial plans and the physical
environment

Housing Act, laws relating to housing corporations ensuring the supply of
affordable housing

Affordable Rental Act, protection of tenants and maximum rental price
for middle-income rental homes

Policy instruments

Zoning regulation

Building permit (online) system
Balanced Housing Policy
Mandatory infrastructure handover

Expropriation, compulsory buying of land when it is not developed in
accordance with land use plans.

Pre-emption rights, first right to buy land, used as tool to curb land
speculation

Development agreements, contracts between developers and municipal
governments.

Land use plans (zoning), control urbanization and ensure spatial quality

Constrains and
restrictions

Limited or lack of enforcement
Institutional fragmentation
Regulatory complexities

Land scarcity

Land scarcity

Rising land prices

Long appeal procedures

Environment regulation and protection

Table 6: Housing policies summary Indonesia — The Netherlands (Own work)

4.4 Interconnections

The following section will demonstrate the interconnectedness between the different aspects

of the conceptual framework (see Figure 2). The relationship between the context, housing

provisions, and housing policies shall be explained using examples from Indonesian and the

Netherlands.

4.4.1 Context and Provision

In Indonesia, the context has a large influence on the provision of housing. First, because of
economic downturn, rising material costs, and decreased buying power the market for
affordable housing has shrunk because. Although there is a demand, it is no longer feasible to
construct these types of housing. Secondly, bureaucracy has increased because of a shift to a
centralized system, lengthening the development process, especially the permit process, due
to political control. Expert 1 says about this: “the local governor or regional government must
obey to the national development” (Expert 1, 08:48). The country is experiencing land
scarcity, especially in bigger cities. However, because of a preference for landed housing,
especially in the middle- and high-income markets, it is not feasible to build high-rise
apartments because they do not sell well. Increased marriage rates have increased the demand

for housing, especially for landed housing because of an increase in households. However,
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household formation has been hindered because young people are leaving their parents’
homes at a later age.

These contextual factors influence housing provision in various ways, such as
influencing the types of housing necessary to build, forming preconditions for housing
construction and affecting the ability to build affordable housing options. In Indonesia, the
economic context has the greatest influence on housing provision because the housing market
in Indonesia is sensitive to changes in the economic sector, making it the most influential
context in the country.

The contextual situation in the Netherlands significantly impacts housing provision.
First, increased employment rates and rising incomes have increased demand for housing,
driving up prices. Because of lower interest rates, foreign investors see the Dutch housing
market as a lucrative opportunity, driving up demand. Second, neoliberal politics in the past
have led to less government influence. Consequently, this led to an increase in housing prices,
while affordable housing options and supply have decreased. Third, there are more single-
person households and a growing elderly population, changing the types of housing that need
to be provided. Furthermore, fewer divorces and young people leaving their parental homes at
a later age has decreased demand for housing. These contextual factors thus influence
provision through economic factors, political choices, and a changing demographic. In the
Netherlands, two contexts are most influential, which differ from the Indonesia case. In the
Netherlands, the demographic and political contexts significantly influence housing provision.
Due to political decisions, affordable housing options have decreased, and a changing
demographic has significantly influenced demand.

The provision of housing also has an influence on the context in Indonesia. First, an
active housing market increases economic activity. However, the economic crisis and
decreased opportunities for lower-income groups hindered the formation of households, thus
changing the demand for housing. Furthermore, the need for government control has
increased development time, influenced the trust of developers, and created uncertainty within
the development sector. Another factor influencing the context is that the housing shortage
can exacerbate the problem of informal housing and push people out of the city centers, thus
increasing urban sprawl. Furthermore, the provision of housing is lacking, especially for
lower-income groups, this means fewer people leave home at an early age. There are thus

several ways in which the provision of housing influences the context. In Indonesia,
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demographic context is most influenced by the provision of housing because lack of provision
hinders the formation of households and causes young people to leave home at a later age.

In the Netherlands, the provision of housing also influences the context. First, most
inhabitants believe that buying a house is preferable to renting because of financial benefits.
This preference increases demand, but the supply cannot meet it. Second, because of the lack
of housing provision in the country a political shift has occurred in which the government
takes a more leading role in housing provision. Third, housing provision is taking longer
because of increased development times. This creates barriers for people to enter the housing
market, leading to increased numbers of young people living with their parents at a later age.
The demographic context is influenced the most in the Netherlands; this is similar to the
Indonesian case. The demographic context is greatly influenced because the provision of
housing influences the formation of households, and this consequently increases the number

of young people living with their parents at a later age.?

Ind 5 The Netherlands
Contextual influences Economic recession Increasing employment rate and income increase
on provision of housing  Increasing material costs Attraction of (foreign) investors because of lower interest rates
Increased bureaucracy and permit system process Neoliberal government in the past has decreased influence on
Rising number of marriages housing provision leading to less affordable housing options
Delayed household formation Increase in single-person households and ageing population
young people leave parental home at a later age. Fewer divorces
Delayed household formation
Most influential Economic context: constrains the provision of certain types of housing Demographic context: the type of housing demand is influenced
contextual influence especially for lower income groups even though this is the biggest through the context.
demand group Political context: neoliberal choices have led to a decrease in
affordable housing options
Comparison Both the economic context in Indonesia and the political context in the Netherlands have an influence on the supply of affordable housing
options.

In the Netherlands however the changing demographic context also influences the types of housing that is demanded from the market.

Housing provision Hindering of household formation, especially among lower-income Difficulties for first-time house buyers to enter the market
influence on context groups Young people leave parental home at a later age.
Increased urban sprawl and informal settlements Preference of homeownership over rental housing options
Increased development time Increased governmental role
Decreased trust from developers
Most influenced Demographic context: hindering of household formation, number of Demographic context: hindering of household formation and young
context young people leaving parental home is increasing people stay at their parental home at a later age.
Comparison Both countries have similar reasons why the demographic context is most influenced.

Table 7: Context and provision influence summary table (Own work)

4.4.2 Context and Policies

The context has influence in several ways in Indonesia. Firstly, the economic context has
affected production efficiency, as building material costs and land prices have risen due to
economic trend. Because of economic downturn, the government is seeking to enable
inhabitants, especially lower-income groups, to find suitable homes, through subsidies such as

the FLPP and the 2011 Housing and Settlements Area Law. Another way in which the

2 QOverall, it can be stated that the contextual influence on the provision of housing is more influential than the
other way around. The conceptual framework is therefore correct; however, it should be noted that the influence
of the context on the provision of housing is more influential.
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government intends to stimulate the economy in time of recession is by increasing foreign
investment. They have done this by introducing the VAT exemption policy and enacted the
Omnibus Law. Secondly, the political context has also influenced policies. Due to of the need
for political control, a law has been interpreted in such a way as to increase the bureaucracy
surrounding the permit process. Societal and demographic changes have increased the
demand for new laws and policies to ensure demands of the population are met. For example,
the increase in household formation has led to a greater need for policies such as the FLPP
and the VAT exemption to ensure that new households can find suitable homes. Furthermore,
the increased housing backlog has prompted governments to find policies that reduce
development times, such as the online building permit system, which should streamline the
process for developers.

The context thus has different effects on the policies in Indonesia, such as helping
lower-income groups, stimulating the economy, and exerting control through the law. Due to
contextual changes, there is a greater need for policies in the country. The most influential
contexts in Indonesia are the economic and the political contexts because the economic
context has prompted the introduction of significant laws and subsidies. The political context
also has a significant influence, as the need for political control has resulted in laws being
interpreted in a way that increases bureaucracy and opens informal negotiations.

In the Netherlands it varies in which manner the context influences the policies. First,
the economic context has increased the buying power of inhabitants and demand, thereby
increasing land prices. This has a negative effect on the production efficiency. However, the
demand cannot keep up with the supply, thus the national government introduced subsidies to
help local authorities and private parties increase the housing output. Second, there has been a
political shift towards the government wanting to exert more control over the housing market.
They do this through a fund that increases the chances of first-time home buyers entering the
market. Third, steady population growth has increased demand for housing, despite this being
negatively influenced by decreasing divorce rates and young people leaving their parents’
homes at a later age. To facilitate faster development to address these challenges, the
Environmental Planning Act has been introduced to streamline the development process.

In the Netherlands, a different context influences the housing policies compared to
Indonesia. The increased housing demand, influenced by the demographic context, has led to
the introduction of a new influential law to streamline the development process. However,

like in Indonesia, the economic context also has a significant influence on the country. Due to
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increasing buying power and rising land prices, there is a greater demand and increased
prices, which led to the introduction of financial measures and subsidies.

Housing policies in Indonesia also influence the context. Firstly, the subsidies have
influenced the context in several ways. For example, the VAT exemption policy has increased
foreign investment in the country, thereby increasing demand and supply. Due to the FLPP
subsidy, the construction of lower-income housing has become popular. However, this has
increased demand for land and thus increased housing prices. Secondly, several laws have
influenced the context. The Omnibus Law, for example, has created confusion amongst the
different tiers of government. Thirdly, the lack of enforcement of certain laws and policies,
such as the balanced housing policy, has hindered the formation of households. For example,
if the Balanced Housing policy were enacted, more varied housing types could be built,
enabling more people to leave home at an earlier age.

Thus, policies have influenced the context in several ways, including increasing
demand and land prices, creating confusion amongst tiers of government and indirectly
hindering the formation of households. In Indonesia, the context that is most heavily
influenced through housing policies is the economic context. New laws and subsidies attract
new investors, increase land prices and offer lower-income groups a chance on the housing
market.

In the Netherlands, policies also influence the context. For example, subsidies can
enable more people to enter the housing market, although limited supply makes it difficult to
buy. Subsidies influence the supply as well as, making it feasible to build more homes and
different types of homes for both local governments and private parties. However, laws
influence the context: the new Affordable Rental Act has reduced the supply of rental homes
and increased the number of homes on the market. Constraints and restrictions influence the
context too: long appeal procedures and strict environmental regulations mean that the
development sector cannot keep up with demand. This hinders the formation of households,
despite the increasing population of the Netherlands.

Policies thus influence the context in several ways. The economic context is
influenced by making the market more accessible, as well as by shifting the supply and
demand in the market. The societal and demographic context is influenced by constraints on
the development process, hindering the formation of households despite an increase in

population. In the Netherlands, like in Indonesia, the economic context is most influenced.
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This is the case because it has made the market more accessible and created more

opportunities to increase the supply of housing.

Ind i The Netherlands

Contextual influences Economic recession, rising building costs and land prices lead to Increased buying power has increased demand and increased

on housing policies VAT exemption, Omnibus Law and FLPP prices. This led to subsidies to help first-time house buyers, private
Increased political control led to longer permit process developers and local governments to develop more housing units.
Increasing household formation leads to demand for more and Political shift to more control on the housing market
quicker development process, led to the introduction of the online Due to population growth need for faster developments which led
permit system to the introduction of the Environmental Planning Act to

streamline development process
Most influential Economic context: affected the introduction of influential laws and Economic context: has influenced the introduction of financial
contextual influence subsidies measures and subsidies.

Political context: political control is still influential in the country
and its influence cannot be overlooked when looking at policies

Comparison The economic context in both countries is influential because it has prompted the introduction of new laws or subsidies which are influential
The Eolitical context in Indonesia is also imiortant because of the informal control of the different la‘ers of iovemment
Housing policies Policies have attracted investments, increased land prices and caused ~ Supply cannot meet demand, but demand has increased due to
influence on context shifts in demand. financial measures introduced by the government to make
Implementation gap of Balanced Housing Act has increased the homeownership more accessible.
hindering of household formations Due to appeal processes the development time has increased and
Confusion among tiers of government caused by the implementation ~ hindering supply
of the Omnibus Law
Most influenced Economic context: shift in demand, attracting investments and Economic context: increased demand because of financial
context increased land prices measures
Comparison In both countries laws and subsidies influence the demand and supply side of the market.

However, the Dutch case is more focused on increasing the ability of people to access the housing market. Meanwhile in Indonesian the
stimulation of the overall economic sector is key, an example is the attraction of foreign investors.

Table 8: Context and policies influence summary table (Own work)

4.4.3 Policies and Provision

In Indonesia housing policies influence housing provision in various ways. First, the FLPP
subsidy has increased the supply of lower-income housing due to increased demand.
However, this supply is limited in larger cities due to increased land prices. Second, the VAT
exemption policy has increased overall demand for housing, thereby increasing supply, as the
Indonesian housing market can react quickly changes in demand. However, new laws have
hindered the provision of housing. For example, the Omnibus Law has increased development
time hindering the development of housing during the permit process. Other instruments
aimed at diversifying provision, such as the balanced housing policy, have limited
effectiveness due to a lack of enforcement. The quality of housing provision is also limited,
because the mandatory infrastructure handover is not well enacted by local governments and
developers. Thus, policies influence the housing market in Indonesia in varied ways, both
positive and negative.

In the Netherlands, housing policies affect housing provision in several ways.
Subsidies have a limited impact on housing provision. The Woning- and Startbouwimpuls
enables developers and municipalities to complete projects. However, these subsidies do not
address the factors that restrict housing development. These factors include the long
development time, which is influenced by appeal processes among others. The Environmental
Planning Act has attempted to streamline the development process, with the goal of reducing

development time. However, this law has not impacted the development time significantly. In
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addition, a financial measure that has negatively affected the provision of housing is the
Mortgage Interest Rate Deduction measure, which has increased the buying power of
inhabitants and increased demand. However, as demand could not keep up, housing prices
have risen, limiting the supply of housing for lower and middle-income groups. An effective
subsidy for ensuring the provision of affordable housing is rent regulation of affordable rental
properties.

Furthermore, local governments use different types of policy instruments that do have
an effect. For example, the tool of expropriation can ensure that land is developed according
to land use plans, thus increasing supply. Another tool that municipalities use is pre-emption
rights. However, they use it as a tool to curb land speculation. This ensures that the costs of
housing provision does not increase because of speculation. Another tool that municipalities
use is development agreements. These influence housing provision by stipulating the number
and types of housing units to be built in a development project. Thus, there are several ways

in which policies can be effective, have a limited effect, or have a negative effect.

Ind i The Netherlands
Policies FLPP, has led to lower-income housing but has limited effect in larger Woning- and Startbouwimpuls, limited effect on solving supply issues
influencing cities because lower-income housing is not built due to high land prices ~ Environmental Planning Act, aimed at streamlining development
provision VAT exemption policy, has increased the buying power of inhabitants,  process, but effect is limited.

and because of the quick market response and increased demand the
policy has increased output

Omnibus Law, has caused an increase development type due to
increased bureaucracy surround the permit system

Balanced Housing Act, weak influence because of lack of enforcement
Mandatory Infrastructure Handover, lack of enforcement and has
decreased quality of housing

Mortgage Interest Rate Deduction, increased housing prices influencing
affordability of housing negatively.

Affordable rent regulation, has been effective at keeping lower-income
housing affordable

Expropriation ensures that bare land is used to build on, however this is
an expensive tool.

Pre-emption Rights, curb land speculation and thus curb land prices
Amicable Agreements, influence the type and number built in a project
and gives local governments control

Most influential
policies

__ permitsystem

Comparison

FLPP, has increased the ability for lower-income groups to get
homeownership. However, effect is limited in larger cities.

VAT exemption has increased supply.

Omnibus Law, has increased development time through the new online

Affordable rent regulation has kept affordable rental units affordable.
Mortgage Interest Rate Deduction, has increased housing prices
Municipal policy instruments give municipal government the ability to
influence provision through curbing speculation, and influencing the
type and number of houses built in the area

In both countries there are measures in place to make sure affordable housing options are available for lower-income groups, however in the
Indonesian case the effect is limited because of increased land prices in larger cities.

In the Netherlands and Indonesia new measures have been introduced to make the provision of housing better however they both backlashed. The
Omnibus Law has increased development time instead of decreasing it. In comparison to the Dutch case the mortgage interest rate deduction
measure has increased housing prices instead of making them more affordable.

Lastly the countries also have differences.

For example, to stimulate the economy Indonesia has introduced to VAT exemption measure, this is effective in the country because the supply
side can quickly respond to the demand. This is not the case for the Netherlands.
In the Netherlands however municipal government have more influential tools at their disposal. This is not the case for Indonesia which is looking

towards centralizing and more control.

Table 9: Policies and provision influence summary table (Own work)
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Chapter 5 Discussion

In this Chapter, the discussion shall be set forth in accordance with the conceptual framework

(see Figure 2). On different theories shall be reflected in relation to the findings of this thesis.

5.1 Organization of Housing Provision

There are several challenges that housing provision faces. According to Shahab et al. (2021),
these challenges can be categorized into: quantity, quality, and distribution. Shahab et al.
(2021) state that the quantity of housing is a key issue for municipal governments, especially
in providing enough affordable housing options. This is also the case in Indonesia. Due to
rising land prices, developers find it challenging to develop affordable housing, especially in
larger cities. This problem is expanding due to an increase in households and the preference
for greenfield locations of developers. This leads to more demand and more developments
outside of city centers, therefore increasing the problem.

In the Netherlands, quantity plays a significant role in housing provision. Due to an
increased population, there is a greater need for (affordable) housing units. Moreover, there
has been a shift in housing preference due to an increase in single person households.
Furthermore, the Dutch social housing provision system is under pressure due to financial and
political reforms. Together with strict planning regulations and the preference for city
redevelopment, it has led to a decreased response in terms of housing supply.

Although both countries experience issues with housing provision regarding quantity,
the underlying causes vary. They can be explained using the structures of provision theory of
Ball (1982). Indonesia’s structure is fragmented, and market-led increasing the backlog in the
country. The structure in the Netherlands, however, is dominated by corporatist structures
which shape supply but also create inflexibility in the supply response.

The Netherlands also fits within the Harloe’s (1995) concept of welfare regimes,
because the Netherlands has a hybrid welfare system. Although this welfare system has been
under financial strain due to neoliberal influence. Dutch social housing fits can also be seen as
a safety net as affordable housing is only aimed at lower-income groups (Harloe, 1995).
Indonesia, however, does not fit neatly into this theory because it is focused on the European-
style welfare state. However, Indonesia has a system dominated by informal settlements and
the government does not provide social housing, but only enables it. This showcases the limits

of Harloe’s theory and it’s Euro-American focus.
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The quality of housing is another influential factor regarding housing provision
(Shahab et al., 2021). Shahab et al. (2021) state that municipalities are challenged with
housing provision that meet certain quality standards and to provide for specific demands. In
the Indonesian, quality plays a significant role. Due to critical consumers, developers must
adhere to higher quality standards than set by the government to be able to sell their homes.
This means that consumer preference plays a significant role in housing provision. This poses
even more challenges due to increasing building material costs.

The quality of housing also poses a challenge in the Netherlands, where changing
preferences influence what housing types need to be built. However, due to the slow reaction
time of the housing market, these preferences are either not fulfilled or are provided belatedly.
The Indonesian market can reply fast to changes in the market; this means that housing type
preference is not necessarily a challenge for the Indonesian market in contrast to the
Netherlands. However, Indonesian developers are concerned with meeting the quality
demands of consumers because national standards are deemed too low. This is different the
Netherlands which already has high-quality standards.

Differences between the two countries can be explained with the theory of Turner
(1976) and Oxley and Smith (1996). In Indonesia quality of housing is ensured by individual
demand, the demand leading to higher quality standards. This means that, as Turner (1976)
has theorized, that consumers are active agents in shaping provision. The Netherlands,
however, knows a strict institutional system, including strict quality standards. These
standards are used by developers, which demonstrates that government intervention shapes
provision. This confirms the theory of Oxley & Smith (1996), who highlighted that provision
is influenced by planning systems.

Distribution is the last aspect important aspect of housing developments, according to
Shahab et al. (2021). This is important because Indonesia and the Netherlands have high
urbanization rates and spatial distribution significantly influences housing provision in both
countries (Evers & Van Schie, 2019; Pasah et al., 2024). In Indonesia, distribution poses a
challenge for housing provision due to increased land prices. This leads to the development of
affordable housing outside of city centers, and in larger cities in neighboring towns. This is a
challenge for municipalities who want to offer affordable housing option within cities as well.
In the Netherlands, municipalities have a strong preference for brownfield developments

because it curbs urban sprawl. However, greenfield locations are still preferred by developers
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due to the affordability of agricultural land. The cases are similar because rising land prices in
both countries force developers to choose greenfield locations to make a project lucrative.

These findings can be traced back to the theory of Ball (1983). Indonesia is more
market oriented, and this leads to the market taking over, especially in the distribution of
affordable housing options and pushing these to the urban periphery. However, the
Netherlands has a stricter governmental system which curbs urban sprawl through brownfield
developments. Due to this control, greenfield developments are curbed. Both cases
demonstrate that the structure of housing provision drives distributional patterns as theorized
by Ball (1983). Harloe’s (1995) theory also reflects on this highlighting the socio-democratic
welfare system where, even though distributional challenges exist, the Netherlands still tries
to curb urban sprawl. As highlighted before, Harloe’s (1995) theory is limited and cannot
fully reflect on distribution challenges in Indonesia, due to the tradition of informal
settlements.

The last aspect regarding provision is development delay. Authors highlight different
causes such as financial feasibility, housing prices, land area, built units, building size, and
location (Rahmawati et al., 2025; Ploegmakers et al., 2022). The delay of housing
developments in Indonesia is mainly caused by two factors. First, the permit system causes
delays, as it increased development times since the implementation of the Omnibus Law. The
law has led to bureaucratic hindering, confusion among different tiers of government and
opens informal negotiations. The second factor is land acquisition, Legal conflicts occur due
to unclear land ownership structure.

In the Netherlands, development time is influenced by several factors. First, higher
housing prices lead to an increase in development time. Second, appeal processes can increase
development time by years. The final cause is the size of the development project, which
means that the larger a project, the longer it takes to complete. The difference in this type of
delay can be explained because compared to Indonesia, the Netherlands has a clear permit and
bureaucratic system that limits bureaucratic hindering. However, delay through appeal
processes is present in the Netherlands because it values democratic participation.

The differences between these two countries can be viewed considering the demand
side theory of Turner (1976). Land acquisition and the lengthened permit process have led to
more delays and thus increased costs of housing provision in Indonesia. Consequently, this
has led to development projects starting without acquiring a permit. Showing that developers

take control when institutional failure is present. The same can be said for the Netherlands but
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with a different cause. Consumers take control in the form of appeal procedures where they

influence provision and ensure good quality of space.

The differences between these political, institutional and economical contexts explain why
housing provision in both countries is shaped differently. While Indonesia has an elastic
housing market causing the market to react fast to changes in demand, it also creates
unpredictability. Especially in a country with fragmented institutions. Moreover, lack of
governmental control leads to the creation of informal settlements and bureaucratic hindering.
In contrast, the Netherlands has, strict regulation which causes the market to be rigid but
stable and predictable. This means that housing output does not react quickly to change.
These institutional and economic differences showcase that a direct policy transfer will likely

end in failure because housing provision is shaped within these contexts.

5.2 Context Shaping Housing Provision

The economic context has an influence in both the Netherlands and Indonesia. The Dutch
economy has been growing in recent years, increasing the buying power of inhabitants. This
has increased housing prices because people can afford to pay more leading to increase in
demand. The market cannot respond adequately to this increase, leading to increased prices.
Economic growth thus has a negative effect on housing provision because increased prices
have led to lowered affordability. The government has introduced subsidies to stimulate
housing development. However, these subsidies have a minimal effect due to the slow
response of the market. Rising costs influence affordability and price and not the speed of
production because of the inelastic Dutch housing market. This is further exacerbated through
strict regulation of the European Union.

Contrastingly, in Indonesia a stagnant economy has led to a decrease in provision of
affordable housing options. The stagnant economy has prompted the government to introduce
new policies, such as the VAT-exemption policy, to stimulate the housing market. The policy
was successful in the sense that due to increased demand, housing construction increased
because of an elastic housing market. Indonesia is a market-oriented country, this means, in
contrast to the Netherlands, that the market is not under strict control of the government.
Therefore, the market can reply rapidly to changes in demand. However, since demand is
fueled by the buying power of inhabitants, affordable housing options are usually neglected or

pushed to the periphery of cities. Affordability remains a pressing issue, as rising costs of
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building materials are driving up overall housing prices and reducing output. Therefore, while
the economic context allows for greater responsiveness in supply, recessionary pressures and
material costs significantly hinder affordability and access in Indonesia.

These differences can be understood with the theory of Angel (2001) about the
housing market as the enabling sector. The fast-reacting Indonesian market shows elasticity;
however, it also increases instability since the market will also rapidly respond to decreased
demand. Therefore, the market enables the increase of housing construction. The Netherlands,
in contrast, has a stable but rigid market. The difference can be explained by the fact that
Indonesia prefers market-oriented solutions while the Netherlands has a strict regulatory
system.

The influence of the political and institutional contexts is significant in both countries.
In the Netherlands political stability provides predictability, but policy outcomes are
constrained by market dynamics rather than bureaucratic inefficiency. For example, the
Environmental Planning Act aimed at streamlining the development processes; however, in
practice, it had a limited impact because it does not fundamentally change the status quo. The
governance system ensures that policies are implemented but effectiveness is limited through
strict rules already in place and influence from the European Union.

In Indonesia the political and institutional context significantly shapes housing policy
outcomes. The need for political control hinders the effectiveness of policies. For example,
the Omnibus Law, which was intended to stimulate housing development, led to
administrative delays instead. Moreover, a shift to a more centralized approach to housing
development has affected the consistency of the implementation of housing policies.
Furthermore, scientific literature shows that there are integrity risks within governmental
agencies (Henderson & Kuncoro, 2004). While not the focus of this thesis, such risks could
weaken implementation capacity, which may partly explain the observed delivery gaps.
Effectiveness of policies in Indonesia is mostly hindered through political considerations and
institutional inefficiencies.

Harloe (1995) shows that context dependency is important to considered because
housing is always intertwined with social, economic and political conditions that shape
outcomes across contexts. Both countries have implemented similar policies with but different
outcomes. In Indonesia, laws such as the Omnibus Law, are not enacted effectively because of
political and institutional arrangements that lead to increased political control and corruption.

Contrastingly, the Netherlands, laws such as the Environmental Planning Act, have not
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significantly changed the status quo due to an extensive regulative and institutional system
which limits the impact of new laws.

In the Netherlands, the demographic and societal context have a significant impact on
the provision of housing. Urbanization and population growth have led to an increased
demand for housing; however, the market cannot respond rapidly due to the Dutch inelastic
housing market. This has led to the introduction of subsidies to stimulate development.
However, their effect is limited because financial incentives are not effective in this inelastic
market because increased demand does not lead to increased supply. Furthermore, changing
societal preferences for certain types of housing (such as single-person units) together with an
inelastic market led to ineffectiveness of policies.

In Indonesia, the demographic and societal context similarly influence the provision of
housing. Urbanization and growing household numbers have led to an increased demand for
housing. However, affordable housing is not financially feasible for developers in larger cities
to build due to rising material and land costs. This has limited the development of affordable
homes in favor for middle and higher segment homes. Furthermore, the Indonesian market is
very elastic, leading it to react more rapidly to demographic and societal pressures. However,
the combination of high material and land costs, and changing societal needs creates complex
challenges, demonstrating that demographic and societal factors directly influence the scale
and distribution housing provision.

The distinctions between the two countries can be understood with the theory of Angel
(2001) about housing as an enabler for the market. The Indonesian housing market reacts
quickly to demographic and societal changes, showing that the market has high elasticity, but
greater instability. This proves that housing can be seen as an enabler for the market.
However, in contrast, the Dutch market is stable but relatively inflexible. This means that
housing cannot necessarily be considered an enabler. This contrast can be attributed to
Indonesia’s preference for market-driven approaches, whereas the Netherlands relies on a
strict regulatory framework.

The indirect contextual influences indicated by Milligan (2003) are limited in their
influence in the Netherlands. Broader market trends do indirectly shape housing provision;
however, the effects are relatively limited due to a stable and rigid market. Market trends
mainly influence the costs of provision. For example, lowered interest rates have attracted
foreign capital into the market, leading to increased prices and constrains on the housing

market supply.
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In Indonesia, indirect contextual factors have a stronger and more immediate impact
on housing provision due to a more elastic market. Increasing building material costs for
example, indirectly reduce housing output because of increasing development costs, even if
policies remain unchanged. According to Milligan (2003) these can be identified as indirect
influences because they affect housing outcomes without intervention of housing policies.
Moreover, Indonesia’s fast-reacting market allows it to adjust quickly to external shifts.
However, this elasticity makes housing provision more sensitive to indirect global and market

trends.

Context not only influences the effectiveness of policies but also influences how housing
provision is shaped. In Indonesia, the unpredictable political and economic context means
policies often produce unintended consequences, such as increased bureaucracy or rising
prices. Contrastingly, in the Netherlands, a stable institutional and economic environment
produces rigidity, where new laws or subsidies tend to have minimal influence. This
difference highlights that policy transfers between two different contexts is unlikely to
succeed without acknowledging how institutional, political, and economic structures shape

their outcomes.

5.3 Housing Policy Decision

Subsidies
In Indonesia there are several subsidies in place aimed at stimulating the housing market, such
as the FLPP and the VAT-exemption policy. These have been successful because they have
increased housing output. They have prompted an increase in demand and because of the
elasticity of the Indonesian housing market this demand gets rapidly translated into housing
output. In the Netherlands, subsidies are also implemented to increase the supply of housing.
Their success, however, has been minimal. Subsidies such as the Woningbouwimpuls and
Startbouwimpuls have a limited effect in the Netherlands because the Netherlands has strict
institutions and extensive planning procedures therefore making the market inelastic.
According to the theory of Angel (2001) subsidies stimulate housing output. This is
theory is proven in the case of Indonesia, where subsidies indeed led to an increase in housing
provision due to an elastic housing market. In the Netherlands however, the market can best
be described as rigid, due to procedural constrains and strict institutional arrangements. This

demonstrates that merely introducing subsidies in not always enough but that there are always
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depended on their contexts. Moreover, it highlights that subsidies are not universally
applicable, but that their influence is dependent on market, institutional and bureaucratic
structures.

Production efficiency differences between the countries, as introduced by Barlow &
Duncan (1994), can be explained by these contexts. While Indonesia has a more responsive
market but with weak enforcement, it leads to unpredictability for both developers and
governmental agencies. This means that subsidies increase production efficiency. The housing
market in the Netherlands is inelastic while this leads to more predictability regarding market

developments, it decreased production efficiency.

Laws

In Indonesia several important laws have been implemented to influence housing provision.
However, these laws are not always successful. For example, the Omnibus Law was aimed at
simplifying the development process to increase provision. However, due to the need for
political control and confusion among different tiers of government it created more
bureaucracy and led to increased development times. Similarly, the 2011 Housing and
Settlements Act was aimed at increasing the provision of affordable housing, however due to
weak enforcement it failed to do so.

In the Netherlands laws sometimes also failed to reach policy goals. For example, the
Environmental Planning Act was aimed at streamlining the development process to decrease
development times, however it failed to have a large impact. Due to strict bureaucratic
procedures the law could not change the status quo. Another example is the Affordable Rental
Act aimed at regulating rental homes for middle-income groups. Although it is effective in
protecting tenants, it has led to subsidiary outcomes, such as investors selling properties and
thus shrinking the stock of rental homes. This has led to a policy-trade off, where the aimed
goal is undermined by strategic adaptation of investors. In the Netherlands, the Housing Act
aimed at regulating affordable housing and housing corporations. Due to strict bureaucratic
rules and strong institutions the regulation of housing corporations has been successful in the
Netherlands. Independent organizations are therefore able to provide affordable homes.
Although, this success is strained due to of the increasing housing backlog and limited supply,
which affects all housing categories.

Nadin & Stead (2013) show that the scope of the system highlights what goals and

outcomes are mostly influenced through policies. Indonesia has a narrow scope meaning that
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laws are mainly focused on stimulating demand and consequently increasing construction.
Contrastingly, the Netherlands has a broader scope, meaning laws focus on increasing supply
but are balanced with regulations and protection of tenants. This means that Dutch law
influences multiple dimensions of the housing market, whereas the Indonesian laws with a
narrower scope focus mainly on increasing construction. This contrast exists because in
Indonesia’s economic growth is tied to production output which increases GDP. Contrastingly
the Netherlands handles housing as a social safety net and therefore housing is embedded in
the welfare regime. This leads to policies not only aimed at stimulating construction but also
focusing on for example tenant protection.

This is in line with findings of Clapham (2018) who shows that policy interventions
cover a wide range of topics, from legal to financial and regulatory aims. In Indonesia, laws
focus on stimulating demand and increasing market activities. In the Netherlands, however,
balanced policies with a higher degree of quality are more prevalent. The contrast can be
explained by the maturity of the institutional systems of both countries. The matured and
stable Dutch system highlights a broader scope to the more developing system of Indonesia
which has a narrower scope. The Dutch system, because of its maturity, has a developed
monitoring, enforcement and policy evaluation system that is more embedded in the overall
institutional system. Contrastingly, the Indonesian system is still consolidating, limiting

enforcement and administrative capacities, leading to more immediate interventions.

Instruments

Indonesian local governments have several instruments at their disposal. The main
instruments used are zoning plans, infrastructure handover, and the Balanced Housing policy.
However, the impact of these instruments is limited. For example, the Balanced Housing
policy cannot be implemented due to poor enforcement. Moreover, infrastructure handover
can lead to poor environmental quality since maintenance is at times neglected. The causes
are varied, ranging from a lack of administrative power to unclear land ownership. Zoning
plans do offer some success as they can structure the spatial environment and ensure quality.
However, this is sometimes undermined due to the formation of informal settlements. In the
Netherlands, municipal governments have a different set of tools at their disposal. These are
development agreements, pre-emption rights, and land-use plans, expropriation. While the last
tool is not often used due to politically costly implementation, most tool are effective due to

strict regulations and strong enforcement policies.
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The differences in effectiveness can be explained with the work of Shahab et al.
(2021). They state that effectiveness of policy instruments is tied to restriction. In Indonesia,
weak institutions and enforcement lead to ineffective tools. Contrastingly, the matured system
of the Netherlands has strong enforcement institutions, which lead to effective tools.
However, due to regulations and protection of landowners, these tools can become costly.
This is also in accordance with what Barlow & Duncan wrote in 1994 about the efficiency of
production. Indonesian instruments are often inefficient due to corruption and lack of
administrative capacity. Contrastingly, Dutch instruments are effective in, for example,
curbing speculation. However, bureaucratic processes constrain efficiency as it can lead to
appeal procedures which increases development times.

The comparison between Indonesia and the Netherlands demonstrates an
implementation gap. Indonesia has ineffective tools due to lacking administrative capacities
and limited enforcement. While the Netherlands can use tools well due to strong institutions
and strict regulations. However, the use of the most impactful tool, expropriation, is often

avoided due to political sensitivity and costs.

Different political and institutional arrangements influence the outcome and enforcement of
laws, instruments and subsidies. In the Netherlands, a matured system leads to strict rules,
predictability and enforcement of laws. However, it also leads to political sensitivity and
delayed developments. Indonesia, in contrast, manages to increase construction when
introducing the right stimuli. However, this comes with the unpredictability of the market
together with a lack of enforcement and limited administrative capacity. Consequently, laws
are not always implemented, and tools are often ineffective. These differences indicate that
transferring policies between distinct contexts will likely fail unless the impact of

institutional, political, and economic structures on their outcomes is acknowledged.
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Chapter 6 Conclusion

This Chapter shall provide an answer to the research question and present the scientific and
societal relevance of this thesis and highlight its limitations. This Chapter will conclude with

recommendations for further research.

6.1 Answering the Research Questions

The aim of this thesis is to find out how housing policies influence housing provision in the
Netherlands and Indonesia, and what similarities and differences can be found when these
cases are contrasted. The main research question and sub-questions will be answered in the

following section.

What are the main housing policies and instruments shaping housing provision in the
Netherlands and Indonesia?

In Indonesia, there are several policies and instruments important in shaping the housing
provision. Some examples of important laws are the Omnibus Law and the Housing and
Settlements Act. Especially the Omnibus Law has affected provision because it has created
more bureaucratic barriers leading to increased development times. This has shaped housing
provision because it has led to obstacles for developments and increased costs for developers.
Furthermore, financial measures have also been introduced to shape housing provision. The
implementation of the FLPP subsidy and the VAT exemption policy have increased demand.
Due to the elasticity of the Indonesian housing market, increased demand leads to increased
housing construction. Therefore, financial measures are effective and successful in Indonesia
due to the adaptability of the market. Lastly, municipal governments use instruments which
aid in shaping housing provision although they are less effective compared to financial
measures. One of the most influential tools is the online permit system. The system creates
more control for governmental agencies, which leads to increased development times and
prompted illicit payments from developers. This tool is most influential due political and
institutional contextual conditions, lack of enforcement, and fragmented institutions.

In the Netherlands there are also policies and instruments that are influential in
shaping housing provision. In contrast to Indonesia, successful policies are mainly aimed at
regulation. Contrastingly, financial incentives usually fail to fulfill their aim. Incentives that
have been introduced are, for example the Woningbouwimpuls. These incentives, however,

have a limited effect due to the inflexible Dutch housing market. Regulative laws, however,

66



do proof to be effective. Primarily, the Affordable Rental Act and the Housing Act have been
effective in regulating rent and the affordable rental sector. Due to strong enforcement
policies and strict regulations do these regulative measures significantly shape housing
provision. These aspects are inherent to the Dutch institutional framework; however, these
also lead to the ineffectiveness of financial measures because they make the housing market
more rigid. Furthermore, municipal instruments are also effective in shaping housing
provision. Tools such as development agreements, pre-emption rights and expropriation are
powerful tools municipalities have at their disposal. These tools are effective because of the
matured institutions of the Netherlands with strict regulations and strong enforcement
institutions. However, political sensitivity may subdue the effectiveness of tools, especially

the most powerful instrument of expropriation.

How do these policies operate within their respective institutional, economic, and social
contexts?

In Indonesia there are several policies, laws and instruments that shape housing provision.
These operate within a complex context of institutional, political and socio-economic
conditions. Policies focused on regulating are usually ineffective in Indonesia. A young
nstitutional framework has led to weak enforcement institutions, limited administrative
capacities and corruption. This has led to uneven outcomes concerning policies and
instruments. However, financial incentives do prove to be an effective measure in Indonesia.
the market can react quickly to external factors due to lenient regulations and a lack of
enforcement. This meaning that it can react quickly to changes in demand incited by new
financial measures. This demonstrates that the effects of policies are influenced by
institutional, political and economic conditions.

In the Netherlands different institutional, political and socio-economic conditions are
at play. This leads to a different playing field for policies, laws and instruments to shape
housing provision. In the Netherlands the most effective policies are laws aimed at regulating
housing provision and municipal instruments. These are effective because the Netherlands has
a strong matured institutional framework, this means that strict bureaucracies and reliable
enforcement lead to the effectiveness of regulation. However, some instruments are not often
used due to fear of political costs. Conversely, subsidies, such as the Woningbouwimpuls,
have a limited effect due to a rigid and inelastic market. The cause lies in the substantial
number of regulative measures within a robust institutional framework. The housing market

will not respond rapidly to change due to the extensive regulatory framework.
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What similarities and differences can be identified between the Dutch and Indonesian
approaches regarding their policies related to housing provision?
Indonesia and the Netherlands have similarities and differences in terms of policies aimed at
shaping housing provision. Both countries use subsidies, laws and instruments to shape
housing provision and they both have a national government that has recognized that housing
provision, and especially affordable housing provision, is a challenge that must be addressed.
The outcomes of these policies are, however, quite different. A few differences
between the Dutch and Indonesian approach, influenced by contextual conditions, can be
identified. In Indonesia financial measures are effective because they increase housing
construction. changes in demand, induced by financial measures lead to a past market
response due to an elastic Indonesian housing market. However, other measures, such as
regulative policies, fail to be successful due to weak enforcement, corruption, and fragmented
institutions. Moreover, the scope of laws is also limited to increasing production and do not
aim to be more balanced with other policy dimensions. This is different in the Netherlands
where new policies often have a broad scope. Which means that Dutch law influences
multiple dimensions of the housing market. Another difference is the inelastic but stable
Dutch housing market. This means that financial measures have a limited effect in the
country. Contrastingly, regulatory policies and instruments are effective because the
Netherlands has a matured institutional system. These types of policies are successful because
of the strict bureaucratic and regulative framework and the strong enforcement institutions of

the Netherlands.

What do these similarities and differences reveal about the broader relationship
between housing policy and provision in contrasting contexts?
The differences and similarities between the Netherlands and Indonesia in their respective
context show that housing policy outcomes do not merely depend on the policy design. More
important are the institutional capacity, strength of enforcement, and market responsiveness.
This highlights that subsidies, policies and laws are not universally effective, but the
effectiveness is context depended. This demonstrates that policy transfers without
acknowledging the institutional, political and social-economic context will likely end in
failure.

Moreover, this comparison shows that in general financial measure, such as subsidies,
are more effective in flexible but fragile provision structures such as those found in Indonesia.

In contrast a more robust, rigid and slow but reliable provision structure, such as those present
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in the Netherlands, are more susceptible to regulative policies and the use of strong

instruments.

Answering the main research question: How do housing policies influence housing
provision in the Netherlands and Indonesia, and what similarities and differences
emerge when these cases are contrasted?

The comparison between Indonesia and the Netherlands demonstrates that both countries have
housing policies in place aimed at expanding housing provision, especially affordable housing
provision. However, the comparison has highlighted that due to differences in contextual
conditions housing policies operate completely different. In Indonesia subsidies can have an
immediate effect due to an elastic market, however weak enforcement and political
interference undermine long-term outcomes. In the Netherlands strong institutions and
effective enforcement system lead to stability. However, the speed and impact of policies is
subdued due to bureaucratic procures and a rigid market. These findings show that the
effectiveness of housing policies cannot be separated from the institutional, political and
economic context in which they operate. The findings demonstrate that similar instruments

may lead to different outcomes across different settings and conditions.

6.2 Scientific Reflection

The aim of this thesis has been to improve the existing body of literature on comparative
research by using the comparative approach to compare Indonesia and the Netherlands and go
beyond policy transfer. The comparative approach has been used to gain a deeper
understanding of policies and their effects on housing provision viewed from within their
respective contexts. This thesis has offered an explanatory comparison looking at the Global
North and the Global South on equal footing.

Nadin et al. (2024) have demonstrated that there are obstacles for comparative studies
because concepts are social constructed. To overcome this problem, they have used the
societal approach, which means that key concepts are concentrated on function equivalence.
However, in practice, this thesis has shown that context-conditioned divergences have
emerged in relation to the functioning of policies. This means that policy outcomes are always
mediated by contextual conditions.

Alterman (2011) has already highlighted that due to contextual considerations a direct
transplantation of legal approaches is not possible. This thesis has shown that, in the absence
of a policy transfer, the function of instruments, laws, and policies is depended on the
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institutional, economic and political contextual conditions in which they operate. This
demonstrates that comparative planning should not focus on possible policy transfers but that
it should analyze the outcomes and mechanisms of policies within their respective context.
This will lead to more valuable insights and give deeper understanding of the working of
housing policies. Since the outcomes of policies are always mediated by contextual
conditions.

Furthermore, this thesis has shown that methods and functions of comparative
planning, as described by Collier (1993), are effective in gaining deeper understanding of the
effects of policies. This thesis has highlighted several mechanisms that influence the workings
of policies, such as enforcement capacity, institutional arrangements, corruption, market
elasticity, and household formation. This proves what Collier (1993) wrote in his work on the
methodical functions of comparative planning and highlights the strength of the comparative
approach as methodological choice.

Robinson (2003) has advocated to change the perspective of comparative planning
approaches. She argued that current intellectual vision is limited to Global North countries,
giving a distorted view on n comparative planning theory. Robinson (2003) shows the need to
decenter the predominant Euro-Americanism of the discipline. This thesis has a start to
change this perspective by focusing on a comparison between Indonesia and the Netherlands
on equal footing. Indonesia is not learning from the Netherlands, but mutual learning is
present as valuable insights in both countries have been equally given. Moreover, theories
have been tested with findings from the Global South and they have shown the limitations of
Euro-Americanism theories. This has been demonstrated by the limitations of Harloe’s (1995)
welfare regime theory.

Other works that needs to be reflected on are the works of Budiman et al. (2018) and
Monika et al. (2021). In both works, Indonesian housing policies have been contextualized.
However, due to their focus on policy transfers, they have neglected showing a dialogue
between the Global North and the Global South. This thesis has extended their research by
highlighting the differences and similarities between Indonesia and the Netherlands on equal
footing. This has led to an equal comparison which generated insights in the working of
housing policies, and the way there are context dependent. This has produced equal insights
about the outcomes of similar policies in both countries and the causes of their effectiveness.

It can thus be concluded that this thesis has given valuable scientific insights. It has

shown that functional equivalence is not sufficient but that in practice context-conditioned
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divergence is present. This is true because outcomes of policies are always mediated by
contextual conditions. Thus, extending the theory of Nadin et al. (2024). Moreover, this thesis
has demonstrated that it went beyond a policy transfer and has made an insightful explanatory
comparison between a country of the Global North and one of the Global South confirming
the conclusions of Alterman (2011). This, consequently, proves the potential described by
Robinson (2003) that North-South comparative works offer mutual learning and insights in
policy outcomes. Moreover, this thesis extended the works of Budiman et al. (2018) and
Monika et al. (2021) because research on equal footing between Indonesia and the
Netherlands had been conducted. Furthermore, Collier’s (1993) methodological functions
have been proven to be useful regarding the comparative approach, thus showing the

importance of the comparative method.

6.3 Societal Recommendations

The research is societally relevant for Indonesian because of several reasons. First, this thesis
has proven that subsidies such as the FLPP and the VAT-exemption policy have been
effective in increasing housing construction. However, the effects have been restricted due to
land scarcity and rising land prices. It would therefore be recommended to combine subsidies
with active land policies such as land banking or location specific incentives. Second, the
findings demonstrated that the Omnibus Law and permit procedures have created obstacles
and uncertainties, and increased development costs. The simplification of these could lead to a
clearer system, less delays and improve overall efficiency. Lastly, demand is concentrated,
with a strong preference for landed housing. Offering more varied types of housing, such as
high-rise affordable housing options, could help close the gap between demand and supply.
This is especially true for larger cities, such as Surabaya.

The research has also been proven societally relevant for the Netherlands. First, it has
shown that current subsidies, such as the Woningbouwimpuls, have a limited effect in the
Netherlands due to a rigid market and an extensive regulative framework. This means that
subsidies should be focused on increasing supply and not merely demand. Second, this thesis
has demonstrated that long appeal procedures have constricted development. To prevent or
shorten these, stakeholders should be more included and earlier in the development process
while also making sure that the democratic participation values are uphold. Lastly,
demographic shifts have led to an increase in single-person households. This means that

policies should aim at diversifying housing types and go beyond traditional ways of living.
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The Netherlands could learn from the responsiveness of the Indonesian market. This
thesis has shown that an elastic market can react quickly to external changes and can more
easily adjust when there is a change in demand. Indonesia could learn from the strong
protection of tenants and clear regulative policies that are adopted in the Netherlands. These
can lead to increased effectiveness of laws targeted at creation more affordable housing
options. Furthermore, both cases have demonstrated that subsidies alone are not sufficient in
solving provision problems. To create effective subsidies, they must also address land,

regulation and market behaviors at the same time.

6.4 Limitations of the Study and Further Research

Limitations

There have been several scientific limitations that have influenced this thesis. First, access to
data, particularly numerical data, was limited in Indonesia. The same was true of sources
written in Indonesian. Second, the Dutch case was only researched based on secondary
sources and existing literature. This means that any other information that could have been
obtained through interviews is no longer a possibility. Third, a language barrier and therefore
a bias was still present throughout the interview, although a reliable translator was present
during all the conducted interviews. Lastly, bias in the phrasing of questions used during the
conducted interview may have influenced the outcome, leaving some parts highlighted and
other parts unseen. Furthermore, this thesis looks at two specific cases, which makes
generalizability difficult for. However, the conceptual framework is still valuable as it can be
tested with different cases. Moreover, theories used in this work originated in the Global
North, meaning that they give a limited view. As the limitation of Harloe’s (1995) welfare
regimes shows. Therefore, theories should not only test in the Global South. But general
housing theory and comparative planning theory could be enriched by developing theories in
the Global South.

This thesis has shown that there is societal value. New policies are not guaranteed to
be effective, even if they are in line with existing effective policies due to context
dependencies. Moreover, this thesis does not highlight policies that need to be removed
because of their limitations. Removing certain types of policies can be effective but can meet
resistance from inhabitants due to the benefit they gain from certain policies. Finally, some
limitations are difficult to overcome as they are contextually embedded within a country and

policies cannot overcome this problem single handedly. For example, while the Netherlands
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could benefit from a more flexible market regulations from supranational organizations may

prevent the creation of a more elastic market.

Further research

Regarding housing theory, further research could be conducted on system responsiveness as a
dimension of provision structures. This thesis has demonstrated that Indonesian housing
provision is influenced by a flexible market. While, in contrast, the provision in the
Netherlands is affected by a rigid but stable market. This means that the responsiveness of the
market system is an important variable. Further research could be conducted on system
responsiveness as a dimension of provision structures.

Other research could be done on enforcement quality and trust in governmental
agencies. This thesis has demonstrated that the balance between market and state is not the
only aspect influencing provision, but enforcement institutions also play a significant role.
Moreover, trust in government and institutions has also been a recuring variable when
conducting interviews. It would therefore lead to valuable insights in housing provision
structures and housing policy outcomes.

Lastly, further research could be conducted to expand housing theory regarding multi-
layered governance dynamics. This thesis has demonstrated that decentralized and centralized
systems influence housing provision. In Indonesia, a centralized government structure led to
confusion among different tiers of government and more political control. While in the
Netherlands municipal autonomy has led to strong local instruments. These means that
provision systems should be viewed from within a system of multi-tiered governance systems.

Comparative planning theory could also be extended by further research. This thesis
has demonstrated that cross-learning between Indonesia and the Netherlands is possible on
equal footing. Comparative planning theory could further be developed by creating a
theoretical framework to enable research for South-North learning.

This thesis has also given insights into informal structures such as informality,
informal settlements and corruption. This highlights that informal practices are important
variables when conducting cross-case analysis, especially if they move away from Euro-
American centric perspectives. Current research usually neglects to go beyond institutional

diversity and contextual conditions.
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Appendix A: Interview guide semi-structured
interviews

Introduction (11 min)

General introduction and information about the research (3 min)

Thank you for taking the time today to let me interview you. First of all, my name is Charlotte
Peeters, and I am a Dutch master student following the Spatial Planning master program at the
Radboud University. This interview is part of my master thesis. [ am doing a comparative
research about the influence of housing policies on the provision of housing by looking at the
cases of Indonesia and The Netherlands. This is important because public policies have a big
influence on the housing market and continuous research helps in refining public policies. For
this research therefore I am collecting data using interviews which will later be analyzed
using content analysis, this is a method to analyze phenomena and reduce them into categories
to better define and understand them. On top of that this method is also context sensitive.

Recording (1 min)

To be able to analyze this interview I shall need a transcript of this interview. Therefore, I am
asking you if it would be okay with you if this interview was recorded so I can be able to
listen back to it? {wait for an answer}

Further information about gathered data. (3 min)

The data from the interview which are collected are firstly the recording of this interview and
secondly the transcription of the interview. The data that is collected from the interview will
be stored completely anonymous, this means that no one will be able to traceback your
answers to you as a person and details about your personal live will be made unidentifiable. I
would like to know if it is okay for me to use your name in my thesis or if you want your
name to be made anonymous?{wait for answer}. After the research is conducted and
completely finished all the stored data will be deleted. All research data will be stored on
Radboud University's secure servers, according to the university's protocol. I would like to
know if you are okay with this, or if you have any other questions regarding data storage and
anonymity? {wait for answer}

Time and further questions (3 min)

The interview will take about one hour. I hope that is okay with you? {wait for answer}.

It is important that you also need to know that you are free to stop any time you want during
the interview, for example if you are not feeling comfortable anymore or for any other reason.
As for the structure of the interview, it is made up of three sections each with their own
purpose within my research. I shall indicate when we start a new section. But, before we
begin, do you have any other questions you would like to ask me? {wait for answer.

Warming up question (1 min)

To start off, could you maybe tell me your role in the development of housing in Indonesia?
Housing plan and improvement plan for housing and settlement area
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Section one: context (10 min)
Section one aims at uncovering contextual factors that influence housing
provision and housing policies. This part will mainly focus on the political
context.

Subsection 1.1 political context
1. What influence does the local government have on local developments?
2. What influence does the regional government have on local developments?
3. What influence does the national government have on local developments?
4. Which of these three has the most influence on local developments?
a. Probing question: Why?
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Section two: housing provision (15 min)

Section two aims at fathoming the system of housing provision through the
dimensions of quality of housing, distribution of housing and production delay.
This will give insights in how housing is provided and where restricting factors

come in play.

Subsection 2.1 quantity of housing
1. What do you think is the total housing stock in Surabaya?
2. How many houses are built annually in Surabaya?

Subsection 2.2 quality of housing provision
1. What are different quality requirements that influence development projects in
Indonesia?
a. Follow up question: What goals do these requirements have?
2. How do governmental quality standards influence housing affordability?
a. Follow up question: And how do they influence the type of houses built in
development projects?
3. What type of housing units are popular to build in Indonesia?
a. Follow up question: Why?
4. What type of housing units are unattractive to build in Indonesia?
a. Follow up question: Why?

Subsection 2.3 delay of housing construction
1. What is the amount of time it takes for a development plan to go from an idea to actual
construction in Indonesia?

2. What different development phases could you describe?
a. Follow up question: which one causes the most delay?
b. Probing question (if not already explained): Why?

3. Which factors influence the delay of construction in Indonesia?
a. Follow up question: Which one do you think can be eliminated or is redundant

but is kept in place due to political arrangements?

Subsection 2.4 distribution of housing
1. How is the choice between redevelopment of an urban area and new development
projects made?
a. Follow up question: What factors need to be considered?
2. What consequences do these choices have?
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Section three: Housing Policies (20 min)

The aim of section three is to uncover the effects and influences of housing
policies on the provision of housing. This part will look at production efficiency,
subsidies, the scope, policy instruments and the restrictions on housing
developments as indicators of housing policies.

Subsection 3.1 production efficiency of housing
1. In what manner do the costs of housing production influence the total production of
housing in Indonesia?
a. Follow up question: What are costs that restrict the production of housing?
2. What influence do housing policies have on the costs of production?
3. What are main drivers of efficiency in the production of housing in Indonesia?
a. Follow up question: And what influence do housing policies have on this
efficiency?

Subsection 3.2 subsidies regime

1. What types of different housing subsidies are there in Indonesia?
a. Follow up question: Which are the most effective?

2. What different goals do these subsidies have?
a. Probing question: Can you go more into depth about part X?

3. Do these housing subsidies influence the affordability of housing?
a. Follow up question: What effect do they have on a whole development

project?

Subsection 3.3 scope
1. Which housing legislation do you encounter when developing housing
a. Follow up question: Which do you think facilitates development most and
why?
2. What goals does this legislation have in regard to development projects?
3. And in what manner does it restrict housing development?

Subsection 3.4 housing policy instruments

1. What type of housing policy instruments are often used in Indonesia?
a. Probing question: Why?
b. Follow up question: What is the effect of these instruments on the provision of

housing?

c. Follow up question: And what is the effectiveness of these instruments?

2. Which housing policy instruments are not often used?
a. Probing question: Why?

Subsection 3.5 constrains and restriction
1. What are the main constraints limiting the effectiveness of housing policies in
Indonesia?
2. What tools can be used to limit these constraints?
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Closure (5 min)

This is the end of the interview. First of all, I would like to thank you for participating in this
interview and answering all my questions. This interview was very insightful and will help me
tremendously with my research. To conclude do you have any questions for me about this
interview or the research? {wait for answer}. Do you maybe have any feedback for me as an
interviewer or about the interview itself? {wait for answer.

I also wanted to know if it is possible to contact you again in case, I have further questions
about this interview and your answers {wait for answer}.

Thank you again so much and I wish you a very nice day.
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Appendix B: sources used for the findings for the
Dutch case as presented in Chapter 4
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Rapports, documents and Laws
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Centraal Bureau voor de Statistiek. (n.d.). Huishoudens nu. https://www.cbs.nl/nl-
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Ministerie van Financién. (2025). Kan ik huurtoeslag krijgen?

https://www.belastingdienst.nl/wps/wcm/connect/nl/huurtoeslag/content/kan-ik-
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Netherlands Chamber of Commerce (n.d). Working for the government via a tender.

business.gov.nl. https://business.gov.nl/products-services-and-innovation/orders-and-

tenders/working-for-the-government-via-a-tender/

Rijksdienst voor Ondernemend Nederland. (2017, 1 June). Wetten en regels gebouwen.
https://www.rvo.nl/onderwerpen/wetten-en-regels-gebouwen#nieuwbouw
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Other informative sites
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Appendix C: background information tiers of
government Indonesia

National government

Indonesia is a unitary republican democracy. However, since the beginning of the democratic
era governmental powers have been decentralized. The government of Indonesia is led by an
elected president. The national government consists of two elected chambers of parliaments
and the elected president. The national government is exclusively responsible for foreign
policy, national defense, monetary and fiscal policies, and religious affairs. Other areas the
government is responsible for are shared policies with other governmental levels for example

the road network and educational institutions (Evans, 2020).

Provincial level

The second level of government is the provincial level. Indonesia counts 34 different
provinces each led by an elected governor. The provincial government has authority on
matters in their own province for example the management of provincial roads and provincial
hospitals (Evans, 2020). The provincial level in the research is represented by representatives
of East Java. East Java is a province on the island of Java and Surabaya is its capital

(Pamungka et al., 2019).

City level

The city government is the third level of government in Indonesia. The country counts a total
of 98 cities which are led by an elected mayor. The mayor is known as a walikota (Evans,
2020). The municipality representatives will come from the city of Surabaya. Surabaya is one
of the major cities in Indonesia together with Jakarta and Bandung and is home to 3.5 million
inhabitants. In these cities housing demand is increasing as well as the housing prices in these
cities. In Surabaya there has been a growing trend for new dwellings built with a short
interruption caused by the global pandemic. Increasingly, uncontrolled development occurs

due to housing shortage (Pamungka et al., 2019).
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