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Abstract
The economic crisis that originated in 2008 has its impact upon different aspects in society, including the
land use planning field. This thesis focuses upon the specific profession of property development that
makes part of the overarching science of land use planning. Hereby the consequences of the economic
crisis upon property development at greenfield locations in the Netherlands are examined by applying an
economic and social viewpoint. In the research the following 7 indicators are used in order to reveal the
consequences from an economic viewpoint: 1) economic conjuncture, 2) consumer confidence, 3)
mortgage accessibility, 4) number of sold houses, 5) development of house prices, 6) development of land
prices, 7) housing market cycle. The social viewpoint is included by extrapolating the economic
consequences to impacts upon social processes such as development strategies, the role of involved
actors, quality aspirations and partnership schemes. These findings are especially of a theoretical nature
since they are based upon a literature study. In order to stay close to practise, the theoretical
consequences are discussed in the context of and complemented with practical findings. The
consequences of the crisis upon the plan making processes of the case study 'Bloemendalerpolder' are
therefore examined. The paper concludes with arguing large-scale greenfield developments have come to
an end, except when a project meets a set of specific requirements. Furthermore it is stated that property
development finds itself at a crossroads between traditional and new development strategies.

Key words: greenfield development, residential property development, Bloemendalerpolder, economic
crisis, land use planning, Netherlands.
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Samenvatting
Projectontwikkeling werd lange tijd gekarakteriseerd door een oplevende markt waar de 'sky was the
limit'. Met de economische crisis die in 2008 haar intrede deed, kwam er een einde aan deze periode. Vele
plannen werden uit- of afgesteld en de activiteit waar eens zo veel geld mee verdiend kon worden, werd
een dure en verliesgevende bezigheid, zowel voor private als publieke partijen. Doordat deze activiteiten
gelieerd zijn aan verschillende aspecten van de maatschappij wordt iedereen hierdoor getroffen, direct of
indirect. Dit is een verklaring voor het feit dat op dit moment zo veel over projectontwikkeling wordt
geschreven en gezegd in uiteenlopende publicaties en discussies. Het doel van dit onderzoek is om meer
kennis te vergaren aangaande de consequenties van de economische crisis op projectontwikkeling op
uitleglocaties. Deze kennis kan bijdragen aan het huidige debat en er kan beredeneerd worden welke kant
de projectontwikkeling op gaat, wat vervolgens een bijdrage kan leveren aan de discipline
projectontwikkeling.
Voor dit onderzoek wordt gebruik gemaakt van een economische en sociale benadering. In het
theoretische kader worden zeven economische indicatoren geselecteerd welke doorslaggevend zijn voor
het beantwoorden van de vraag wat de gevolgen zijn van de economische crisis op gebiedsontwikkeling
op uitleglocaties. Deze economisch georiënteerde consequenties worden geëxtrapoleerd naar de
consequenties voor de sociale processen die spelen in projectontwikkeling. Deze uitkomsten worden
aangevuld en vergeleken met praktische kennis die wordt opgedaan aan de hand van een kwalitatieve
case studie. Hiervoor is het project 'Bloemendalerpolder' geselecteerd dat in de gemeenten Muiden en
Weesp ligt. Door middel van interviews met actoren die zitting hebben in de stuurgroep van dit project en
door middel van het analyseren van documenten en een digitale enquête wordt deze praktische kennis
vergaard.
Omdat projectontwikkeling een veelomvattende discipline is, welke vele wederzijdse verbindingen heeft
met verschillende factoren die van invloed zijn, worden de belangrijkste factoren die van invloed zijn
benoemd en uitgelegd. Dit zijn: de economische conjunctuur, grondmarkt, wetgeving, demografische
ontwikkeling, beleid en het huidige paradigma dat speelt binnen de projectontwikkeling. Daarnaast is het
ook belangrijk om te weten wat de belangrijkste actoren zijn in dit onderzoek. Dat zijn gemeenten,
provincies, woningcorporaties en projectontwikkelaars. Kennis van deze factoren en actoren vormt de
basis van dit onderzoek.
Met de kennis uit de introductie in gedachte worden de zeven economische indicatoren betrokken in het
onderzoek. Dit zijn de economische conjunctuur, het consumentenvertrouwen, de verkrijgbaarheid van
hypotheken, het aantal verkochte woningen, de ontwikkeling in huizenprijzen, de ontwikkeling in
grondprijzen en de marktcyclus van de huizenmarkt.
Projectontwikkeling heeft een sterk verband met de ontwikkeling van de economische conjunctuur
waarbij er wordt verwacht dat de laatstgenoemde de aankomende tijd een verdere daling laat zien. De
economische conjunctuur is vervolgens van invloed op de ontwikkeling van het consumentenvertrouwen,
de verkrijgbaarheid van hypotheken en het aantal verkochte huizen. Het consumentenvertrouwen en het
aantal verkochte woningen zijn op dit moment historisch laag. Door de economische malaise in de
bankensector hebben huiszoekenden te maken met aangescherpte eisen omtrent het verkrijgen van
hypotheken. Doordat ook de prijzen van huizen dalen, laat de huizenmarktcyclus zien dat er vooralsnog
geen snelle verbetering te verwachten is. Dit alles heeft ervoor gezorgd dat de huizenmarkt van een
aanbodmarkt naar een vraagmarkt is verschoven.
Deze economische ontwikkelingen hebben ervoor gezorgd dat ook de sociale processen in
projectontwikkeling zijn veranderd. De grootste veranderingen spelen zich af in de rol van actoren,
financieringsmodellen, ontwikkelstrategieën, samenwerkingsverbanden en kwaliteitsdoelstellingen.
Voordat de economische crisis van kracht was, waren de verschillende actoren in een rat race voor
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grondposities om hun bouwpotentieel veilig te stellen. Ook publieke partijen deden hieraan mee. Door de
economische ontwikkelingen hebben al deze actoren hun koers drastisch bijgesteld. In plaats van het
aankopen van gronden proberen ze deze van hun grondbalans te halen. Daarnaast zijn publieke partijen
niet meer bereid om actief deel te nemen in projecten. Zij hanteren een risico-avers beleid waarbij ze
alleen nog de randvoorwaarden opstellen waaraan een project moet voldoen. Dit betekent ook dat
publieke partijen niet meer een aandeel nemen in het voorfinancieren van projecten waarmee PPSconstructies aan hun eind zijn gekomen. Naast het feit dat publieke partijen niet meer mee willen
financieren, zijn ook banken en andere financiële organisaties niet meer in staat om hieraan mee te
werken. Private partijen zijn zodoende aangewezen op hun eigen liquiditeiten, moeten op zoek naar
nieuwe financieringsmodellen en proberen de financieringsbadkuip te minimaliseren. Dit laatste
onderstreept de noodzaak om ook de fasering van projecten zorgvuldig op te stellen. Het gelijktijdig
ontwikkelen van kostendragers en kostenvragers voorkomt de noodzaak van grote voorinvesteringen.
Omdat de huizenmarkt op dit moment wordt gekarakteriseerd door een vraagmarkt wordt er meer
nadruk gelegd op de wens van de klant. Kwaliteitsaspecten zoals duurzaamheid en energievraagstukken
vervullen zodoende een sleutelrol. Flexibiliteit in de uitvoeringsfase zorgt ervoor dat er kan worden
ingespeeld op en voldaan aan de vraag vanuit de markt.
De bovenstaande ontwikkelingen hebben ertoe geleid dat 'nieuwe' ontwikkelstrategieën zijn ontstaan die
zo goed mogelijk aansluiten op de eisen die op dit moment aan projectontwikkelingen worden gesteld.
Voorbeelden van zulke nieuwe projectontwikkeling zijn 'organische ontwikkelingen', 'cocreatie', 'slow
urbanism' en '(collectief)particulier opdrachtgeverschap'.
Op basis van het bovenstaande wordt geconcludeerd dat er geen grootschalige ontwikkelingen op
uitleglocaties meer plaatsvinden. Alleen een zeer beperkt aantal grootschalige uitleggebieden zullen nog
tot ontwikkeling worden gebracht indien er aan een aantal voorwaarden wordt voldaan. Daarnaast wordt
geconcludeerd dat projectontwikkeling zich op een tweesprong bevindt tussen 'traditionele' en 'nieuwe'
ontwikkelstrategieën. De traditionele ontwikkelingen worden gedreven door het verdienen van geld,
terwijl de nieuwe ontwikkelstrategieën het oorspronkelijke doel van projectontwikkeling beogen waar te
maken: het ontwikkelingen van huizen die aansluiten bij de wens van de klant waarbij zorg gedragen
wordt voor een zo goed mogelijke integratie met de ruimtelijke omgeving om zodoende de ideale
leefomgeving te creëren.
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Summary
Property development was a long time characterized by a flourishing market whereby the ‘sky was the
limit’. The origination of the economic crisis in 2008 made an end to this period. Many plans are
postponed or cancelled and this once money making machine has become a highly costly activity for
public and private organisations. Due to the continued effect of property development upon the society,
we are all affected directly or indirectly. Therefore, project development is a hot issue at this moment,
there is a lot written and discussed in all kinds of publications and debates. The purpose of this paper is to
gain more knowledge about the consequences of the economic crisis upon greenfield developments. This
knowledge can contribute in the current debate and it can be reasoned in which direction property may
go which can be of help for the future property development discipline.
The research question is approached from an economic and social viewpoint. In the theoretical framework
seven economic indicators are mentioned that are decisive when researching the consequences of the
economic crisis upon greenfield developments and that are derived by the use of a quantitative literature
study. These consequences of the economic crisis upon the economical sided indicators are extrapolated
to consequences upon social processes in project development. This extrapolated output is
complemented and compared with practical data by the means of a qualitative case study. The
'Bloemendalerpolder' project in Muiden and Weesp is selected as a case. By performing interviews with
actors, both private as public, who are affiliated with the steering committee and by the means of a
document analysis and a digital survey the practical data is collected.
Because project development is a comprehensive discipline through the many mutual links with all kinds
of influencing factors an introduction is needed in order to place this research in the right context. Hereby,
understanding of the main influencing factors is needed, being the economic situation, land market,
policies, the demographic developments, politics and current paradigms. Furthermore it is important to
know the main actors for this study: municipalities, provinces, housing associations and project
developers. These factors and actors form the backbone of this research.
With this in mind the seven economical sided indicators are involved that state the economic
consequences of the crisis upon property development. These are: the economic conjuncture, consumer
confidence, mortgage accessibility, number of sold new houses, the development of house prices, the
development of land prices and the housing market cycle.
Property development has a strong correlation with the development in the economic conjuncture. The
economic conjuncture is expected to decrease further the upcoming period. The economic conjuncture
has subsequently also connections with consumer confidence, mortgage accessibility and the number of
sold houses. Consumer confidence and the number of sold houses are at a historically low level. Due to
the financial malaise house seekers have to deal with stricter conditions before they can qualify for a
mortgage. House prices and land prices are decreasing, the both resulting in a house market cycle that
indicates that no improvement is expected in the short run. The housing market has subsequently made a
shift from a supply-sided market to a demand-side market.
These economic developments have resulted in changing social processes. The main changes can be found
in: the role of the involved actor, financing models, development strategies, collaboration schemes and
quality requirements. Before the origination of the economic crisis, actors involved in the property
development were in a rat race for land positions to secure their building portfolio. Also public parties
participated actively on the land market. Currently this attitude of these actors makes a drastic turn,
actors try to get rid of their lands and public parties are not longer willing to participate actively in
projects. Public parties are acting risk averse whereby they only setup the preconditions the project has to
meet. This also means that public parties are not longer taking shares in the needed pre-financing of
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projects and PPS-constructions have come to an end. In addition, since banks and financial institutions are
also not willing to do large investments private parties depend on their own liquidities, are forced to look
for other financing models and try to minimize the need of pre-investments. The latter endorses the need
of an update of the phasing of projects. By the simultaneously development of money making and money
asking functions high pre-investments are avoid. Because the housing market is currently characterized by
a demand-sided market, the focus is more upon the need and wishes of the customer. Quality
requirements, such as sustainability, do play a more important role. Flexibility in the implementation
process makes it possible to meet and respond to market demand.
From all these developments, 'new' development structures did arise that respond to the above
mentioned issues and meet as best as possible the current needs for project development. Such new
development structures are 'organic developments', 'cocreation', 'slow urbanism’ and '(collective)
privately commissioned housing developments'.
From the above it is concluded that large-scale greenfield developments came to their end. Only a very
limited number of large-scale greenfield developments will be implemented when a number of
requirements are meet. Furthermore it is concluded that project development finds itself at a crossroads
between the direction of 'traditional' and 'new' development structures. Traditional developments are
characterized by money making incentives, while new strategies are intended to fulfil the actual purpose
of property development: developing houses that meet the wishes of the consumer and taking care of a
best possible integration with the spatial environment in order to create the ideal living environment.
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1. Introduction
For a long period of time the discipline of property development was characterized by a flourishing market
whereby the 'sky was the limit' due to a growing economy, raising land prices and an increasing housing
demand. Public and private parties cooperated closely together in order to develop large-scale projects,
mostly at the urban fringe whereby high profits were made by involved actors (Segeren, 2007). The
economic crisis that originated around 2008 in the Netherlands made an end to this period. This study
focuses upon the consequences of the economic crisis upon property development. Property
development, real estate development or housing development is described by the Cambridge Business
English Dictionary as: "a group of similar buildings built in an area by a particular developer". Preiser and
Frej (2003, p.3) extend this description by saying it is about "a multifaceted business, encompassing
activities that range from the renovation and re-lease of existing buildings to the purchase of raw land and
the sale of improved parcels to others. Developers are the coordinators of these activities, converting ideas
on paper into real property. They create, imagine, fund, control, and orchestrate the process of
development from beginning to end". From the definition mentioned by Preiser and Frej it can be stated
property development is a multifaceted business. This can partly be explained by referring to the
overarching science of property development, which is the science ‘land use planning’. Land use planning
is defined by Spit and Zoete (2005) as: “land use planning is the scientific discipline from which the
practical spatial planning its theories, methods, techniques and reflection derives” (p.176). The Canadian
Institute of Planners mentions on its site furthermore it is about the scientific, aesthetic, and orderly
disposition of land, resources, facilities and services with a view to securing the physical, economic, and
social efficiency, health and well-being of urban and rural communities. Land use planning has
consequently many points of contact with other sciences such as ecology, biology, (human) geography,
law school and sociology and is not without reason called an ‘interdisciplinary’ or ‘holistic’ science. This
interwoven nature has its impacts upon property development which is in turn also linked with a number
of influencing factors such as the economic crisis, land policy, demography and the current planning
paradigm. Figure 2 gives a simplified schematic overview of the connection of land use planning, property
development and its web of influencing sciences and factors.

Figure 2: Schematic overview of the comprehensiveness of Land use Planning as science and its relationship with the
profession property development by the means of a number of influencing factors.

1

Due to the limited available time for this study it is unfortunately not possible to include all the ongoing
issues. For this reason and to ensure not losing track in the maze of topics, a smaller and more detailed
field of research is defined. In this research I focus upon the consequences of the economic crisis upon
residential property developments at greenfield locations. To do so I make use of an economic and social
viewpoint. The economic viewpoint, which is examined firstly, is intended to include the economic (crisis)
sided aspects of the research, such as the development in consumer confidence and the number of sold
houses. Because social processes do play a major role within the land use planning field and in property
development as well, the economic impacts of the economic crisis upon property development are used
to extrapolate to the impacts upon the social processes of property development. Examples of the
impacts upon social processes are changes in collaboration models between involved actors, development
strategies and the role of the customer.

1.1 Current State of Affairs in Land Use Planning in the Netherlands
Before the consequences of the economic crisis upon property development at greenfield locations are
researched, a basic knowledge about the economic crisis is necessary. See therefore the Textbox
hereafter. Furthermore, because of the context dependency of land use planning and property
development the (current) factors that influence land use planning and property development have to be
mentioned as well. The most important and actual factors are mentioned hereafter. These elements form
the backbone of this research from which the problem statement and research objective arise.
TEXTBOX I: The Economic Crisis Explained
The origin of the economic crisis, also known as credit crunch, financial crisis, global financial crisis,
banking crisis and so on, can be found in the mortgage sector in the USA. Because of the relative
positive economic results between 2000 and 2007, interest rates for mortgage borrowers were low
and easily accessible, including households who traditionally could not acquire a mortgage because of
their (poor) economic situation. These 'risky' mortgages became well known under the name of
'subprime mortgages'. Because citizens were willingly to make use of these mortgages, even with a
variable interest rate, the mortgage debt in the USA nearly doubled between 2001 and 2007 and
household debts rose from 80% of disposable personal income in 1993 to almost 130% by mid-2006,
resulting in families borrowing and spending beyond their means (Financial Crisis Inquiry Commission,
2011).
With the wide availability of mortgages, more consumers entered the housing market, resulting in an
increase in housing prices, which was fuelled by the increasing housing demand and speculators
entering the market. However, home prices were falling in early 2007. At that time the demand
decreased and at the same time, the supply, which takes a certain period of time to replenish,
increased, leading to the burst of the 'housing bubble' (Financial Crisis Inquiry Commission, 2011). As a
reaction, investment banks and other funders stopped providing risky mortgages and increased their
interest rates, resulting in a further decrease in demand (see Appendix I for visual support of the given
trends). Furthermore, the decrease in housing values resulted in direct losses when borrowers were
not able to pay the (increased) mortgages anymore. Most of these losses were for the expense of
banks and other financial institutions providing mortgages since borrowers are not personally
responsible for debt arrears (non-recourse mortgages) in some states of America. If they hand in the
key of the concerning property, all the debts are paid off. Even in states that lack this non-recourse
legislation, default homeowners are often not held personal liable because of its costly and timeconsuming juridical processes (Van Hoek, 2008; Solomon & Minnes, 2011).
According to estimations, the actual losses on only subprime mortgages were determined at 300
billion dollars. The devaluation of mortgage portfolios and the need to write-off assets, in combination
with major positions in derivatives and a lack of sufficient liquidity consequently resulted in the fact
some banks could not deal with these losses and became bankrupt (Financial Crisis Inquiry
Commission, 2011).
2

As mentioned, investment banks increased their interest rates and became more hesitant granting
debt services, leading in first instance to a credit crisis. A combination of different factors, including
the world wide interconnectedness of banks with derivatives counterparties and other financial
institutions and the fall of available liquidity made banks hesitant granting loans (i.e. only under strict
conditions and high interest rates) to each other, resulted in an economic credit crisis around the
world. Small scale effects of this crisis became firstly noticeable in Europe, including the Netherlands,
in early 2007, but it was until the summer of 2008 before the major consequences became noticeable
for Dutch banks and financial institutions (Van Hoek, 2008). The default of the Lehman Brothers acted
hereby as a catalyst, it was the biggest default in the history of the USA.
In order to prevent Dutch banks from bankruptcy, the Dutch government had for example to take over
full control of Fortis Bank, including ABN-AMRO which was taken over by Fortis just before the arise of
the economic crisis, granted three other financial institutions emergency capital injections and took
multiple other measures in order to intercept the consequences of the credit crisis as good as possible
(Rijksoverheid, II).
This is in brief how the economic crisis spread over the world and did hit the Netherlands as well. Of
course there are a number of other underlying proceedings such as the attitude of the Federal Reserve
(the central bank of the USA) concerning the sharp increase in interest rates and the inconsistency by
rescuing some banks and others not (Financial Crisis Inquiry Commission, 2011).

1.1.1 Land Market and Land Prices
The first factor to mention is about the land market and land prices. The importance of land (possession)
in the context of this research is stated by Overwater (2002) as follows: "Who owns land builds" ("Wie de
grond heeft, die bouwt"). Therefore a short explanation about the land market and land prices is given
that goes back to the time of the neo-classical economist David Ricardo and Johann Heinrich von Thünen.
They are two of the founders of the spatial economics by introducing theories which explain the
differences of land rents. Ricardo stated in his ‘land rents theory': the value of land is derived from the
function of that particular piece of land, and not the other way around. In his words: "Corn is not high
because rents are high, rents are high because corn is high" (Ricardo, 1817. p. 74). Von Thünen used the
parameter ‘distance’ explaining this differentiation. He mentioned in “Der isolierte Staat in Beziehung auf
Landwirtschaft und Nationalökonomie”, in brief: The closer the location of production is situated to the
market (city centre), the higher the land prices are (Von Thünen, 1826).
Besides Ricardo and Von Thünen, Alfred Weber and Christaller are two major players in the foundation of
spatial economics. While Ricardo and Von Thünen focused on the agricultural sector (agriculture was
predominant in that time), the latter two emphasize the manufactory sector (which became of more
importance in the 19th century). They added among other things the factor wages, land pressure and
agglomeration economics to the present theories (Heijman, 2002). In the following years many more
parameters were included, such as the fertility of soil, zoning plans, salaries and even cultural and
emotional aspects (Cheshire and Sheppard, 2004; Cotteleer et al, 2007).
Nowadays, the development in land prices is still of crucial importance, among others due to the fact the
Netherlands deal with one of the highest land prices in the European Union and the national average price
for land is still rising (DLG, 2011). Different parties and instances such as farmers, all three governmental
levels (municipality, province, national government), property developers, housing associations,
investment companies and citizens are strongly dependent on the value of (their) land. Because of the
high land prices per hectare, big amounts of money are involved. Every year several tens of thousands of
hectares are transacted, between 1998 and 2008 on average 95,000 hectares with an average price of
58,000 euro per hectare (Kuhlman et al., 2010).
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The land market has extraordinary characteristics, the price for a hectare land is not determined by the
supply and demand mechanism like this happens on an ‘ordinary’ free market. Despite this fact, it is not
that difficult explaining the high land prices in the Netherlands. This is among other things due to the fact
land is hardly reproducible, context (situation) dependent and because of the intervention of the
government by for example zoning plans.
Land is not only of interest in project development and in the agriculture, (the price of) land is even in
politics a delicate topic. In 1977 the Dutch government had to resign, due to disagreement regarding the
way land prices are determined. Cabinet ‘Den Uyl’ made a law proposal which stated that land owners
selling their land would no longer receive the ‘expected value’ of their land but the ‘value in present use’
instead. The expected value means that the price for land can be determined by the expected or
designated upcoming function of that particular location (De Vries, 1989). For an agricultural plot which is
situated next to an expanding urban centre this would mean that the farmer would only receive the
‘agricultural value’ of the land instead of the much higher price for land (with the potential) to be built.
This topic has never been discussed anymore since 1977 in the Dutch Lower House; land prices therefore
are still calculated according to the ‘expected value’ method (Overwater, 2011). This does not mean that
this topic is of no relevance for politics anymore. The faculty of land use planning of Wageningen
University and Research Centre is for example recently asked by a member of the Senate to do research to
the influences of land policies on the land market.
Many more interests are involved in this study field, take for example the -often negative- stories of
Aldermen who interfere the municipal procedure by acting on the land market on their own behalf (with
foreknowledge of future spatial developments) or citizens and municipalities which have long-term
juridical disputes regarding the change of zoning plans affecting the value of their property (Segeren,
2007).

1.1.2 Impact of the Economic Crisis for Four Actors
The second influencing factor to mention here is the impact of the economic crisis for four actors that are
active on the land market for the purpose of property development. Although the average price for land is
still rising on national level, the land prices concerning ‘red functions’ have decreased in 2010 with 23%
compared with the same prices of 2009 (DLG, 2011). Red functions are roughly all kinds of residential,
commercial, industrial real estates. The reasoning for this occurrence is the stagnation in the residential
and commercial real estate development due to the economic crisis (DLG, 2011). It is expected there will
be no positive change in the upcoming years (Deloitte, 2010).
In paragraph 1.1 a range of different actors are mentioned that are all affected in their own way when it
comes to land values. In the case of decreasing land prices assigned for property development four actors
are in particular affected, namely: municipalities, provinces, project developers and housing associations.
In order to place the impacts for municipalities and provinces in the right context, a basic knowledge
about active land policy is necessary, see therefore Textbox II.
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TEXTBOX II: Land Policy
What is the principle of active land policy and why is it pursued by municipalities? According to
Buitelaar (2010, p.350): "Municipalities often pursue an active land policy as a means to achieve policy
goals… …This means that municipalities buy land, subdivide it, provide the infrastructure and the public
utilities, and sell off the subdivided plots to those who build the dwellings, such as property developers,
housing associations or owner-occupiers". (One should be aware of the fact that, for this research, the
concept 'policy' is used in the context of regulatory instruments (grondbeleid instrumenten) and not in
the sense of politics (grondpolitiek)). The origination of active land policy came into effect just after
the Second World War. In that time the need for housing was great; within 20 years, over a million
houses had to be built to relieve the pressure on the housing stock (Siraa, 1989). In order to achieve
this goal, an intensive cooperation among the national government, local government and project
developers was crucial. Property developers built the houses, the national government provided
subsidies and local authorities provided the land at a fixed an relatively low price (Buitelaar, 2010).
This method appeared to be very successful in terms of social housing production, therefore this trio is
also entitled as: 'the Golden triangle of housing provision' (De Kam, 2007). A requirement for
municipalities to pursue an active land policy is the possession of land. Municipalities act therefore
actively on the land market by buying lands, or they rely on two planning tools such as the power to
compulsory purchase (onteigening) and pre-emption right (Wet voorkeursrecht gemeenten).
Especially the latter was very popular in use in the early twenty-first century (Buitelaar, 2010).
Because of the success of active land policy, its application was extended not only to parks,
infrastructure and more commercial uses such as office development, but also extended in its
duration. There are a threefold underlying reasons why many municipalities decided to pursue this
type of policy and act actively on the land market: steering spatial developments, financial aspects and
market failure.
First, by pursueing active land policy, a municipality can steer and exercise control over the design and
layout of spatial developments. After a municipality has serviced and developed the building plots
(woon- en bouwrijp maken), the municipality will sell these plots (provided with building concessions)
to a building party. Alongside this building concession, a municipality can impose conditions which can
have a more detailed character than is possible when using traditional regulatory tools such as zoning
plans. This is consequently a result of the Dutch way of land use planning which aims according to
Healey (2004, p.64) at a "high degree of spatial ordering" and at achieving public ambitions (Buitelaar,
2010; Buitelaar and De Kam, 2011).
Financial arguments underlie the second reason. Costs for the development of infrastructure, public
space or plan making processes made by municipalities, can be recovered through the sale of building
plots. Furthermore, there is a possibility to make money, since the land price that a municipality gets
exceeds or equals the costs it makes. Related to cost recovery is the possibility of value capturing for
municipalities by pursuing an active land policy. The value of serviced and developed land increased in
the prosperous years substantial, in 2004 leading to an average land value that exceeded 25 times the
value of agricultural land, whereas in the western part of the Netherlands, serviced and developed
plots exceeded this price on average by a factor 60 to 75. By pursuing an active land policy,
municipalities can take a substantial share of the value increase, instead of letting developers and
housing associations run off with all the profits (Buitelaar and De Kam, 2012; Needham et al., 2011;
Segeren, 2007).
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In Table 1, an overview of the positive revenues of municipalities on land developments from 2000 till
2008 is shown. To give an idea of these numbers, the income of 6,835 million euros in 2005 covers
12% of the total income generated by Dutch municipalities (Korthals Altes, 2008).
Table 1: Incomes, expenditures and balance of municipal revenues of land developments from 2000 up to 2008 in
€ millions.
Incomes
Expenditures
Balance

2000

2001

2002

2003

2004

2005

2006

2007

2008

4,938
4,772

5,133
4,960

5,216
5,070

5,118
4,976

6,143
5,666

6,835
6,230

8,405
7,486

8,362
7,744

8,720
8,117

166

173

146

142

477

605

919

618

603

Source: Korthals Altes, 2008; Van der Krabben, 2010.

The last and third argument is correlated with market failure. In a free market, the provision of land
for (social) housing is lacking due to a low profitability of this type of dwellings. This means the market
will not, or insufficiently, supply this kind of properties, which justifies active land policy as means of
government intervention (De Kam, 2007).
Beside active land policy there are two alternative policies to pursue for a municipality, namely
facilitating and public-private land policy. I will mention those two in brief. Contrary to active planning,
facilitating land policy is on the other side of the 'land policy spectrum' which is roughly the contrary of
active land policy. In other words: municipalities do not try to acquire lands and let other parties, such
as construction companies service, develop and subdivide plots as well. Municipalities only facilitate
the developments by for example the provision of land and the preparation of zoning plans and the
like (Meijer and Nijland, 2011; Nozeman, 2010).
In the middle of these two 'extremes' (active and facilitating policy) there are a number of different
land policies which are covered by the overarching definition of public-private collaboration. These
types of policies are a kind of hybrid between active and facilitating policy, which means governmental
and one or more market parties are working together in various kinds of ways to achieve a pursued
goal. The way in which the collaboration is formed depends on a number of factors such as the
number of land owners and the attitude of the municipality and market parties.

Impact of the Economic Crisis for Municipalities
The first group of actors to take into consideration are municipalities. Not every municipality is affected in
the same extent. The level of dependency of a particular municipality can be more or less derived from
the pursued type of land policy (active, public-private, facilitating) and the quantity of possessed land
positions (Lahpor, 2010). An active land policy in combination with the possession of lands (this goes
hand-in-hand see Textbox II) makes municipalities financial vulnerable. However, indirectly every
municipality is affected, whether they pursue an active land policy and possess lands or not. This is as
follows: municipalities that cannot bare the financial burdens can namely expect financial support of the
National Municipal Fund in which every municipality in the Netherlands has a financial commitment.
Hence, municipalities who did not make risky land purchases and did not make the profits others did, are
indirectly bearing the charges of the municipalities who did fail in their land policy (Janssen-Jansen, 2012).
With the emergence of the economic crisis the 'money making' reasoning to pursue active land policy
came under pressure. At this moment the Netherlands is in a recession, consumer confidence is at its alltime low, the housing market is saturated, building activities are on hold and house prices are declining.
This makes active land policy and the possession of land quite risky. Municipalities which still own
‘undeveloped’ lands suffer high rents for loans that financed the purchase of land (Deloitte, 2010). These
rents are not a threat ‘an sich’, rent costs are normally included in the taxation of costs. When the
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development plans are finalised and the properties are sold, returns are made which are used to pay off
these rent costs. In this case, many planned (great scale) property developments are prolonged frozen or
even cancelled at all and the revenues from the sale of houses are lower than expected due to the
declining house prices, which result in big losses for the land owners. Many municipalities simply did not
foresee these economic circumstances when the taxation of costs and revenues were made. Deloitte
(2010) has calculated that municipalities will have to deal with losses of 2.4 up to 3 billion euro concerning
debt services the upcoming years; this despite the fact municipalities expected to make a profit of a total
of 3.6 billion euros in future years. This means, within a year, the book value of land is reduced with 6.5
billion euros. One should be aware of the fact that Deloitte made these calculations only on basis of debt
services, predevelopment costs are not taken into account; losses will therefore even be higher.
These numbers can have far reaching consequences, about 35 municipalities can barely or cannot deal
with these big losses, some of them are already forced into receivership by provinces or the national
government (Deloitte, 2010; Voors, 2011). The Board of Aldermen of the municipality Apeldoorn, one of
the municipalities forced into receivership, even had to resign due to the serious financial burden derived
from the administrative failures concerning the pursued active land policy (Gemeente Apeldoorn, 2012).
The advisory board of the Dutch government concerning finances (Raad voor de financiële verhoudingen)
even came up with the advice not honouring too easily applies of municipalities to be put under
receivership, especially when this apply results from land exploitation debts (Rfv, 2012).

Impact of the Economic Crisis for Provinces
The perspectives for the 12 Dutch provinces are not that different. Provinces possess since the
introduction of the new Spatial Planning Act (nieuwe Wet ruimtelijke ordening) in 2008 a number of legal
instruments by which provinces can pursue a more active land policy, just like municipalities, than they
were able to before 2008 (Kistenkas, 2008). Besides the fact provinces are making use of these planning
tools, provinces are -even before 2008- able to acquire lands as a means to deliver regional development
projects (which transcend municipal borders). Take for example projects concerning nature conservation,
infrastructure, land consolidation and even property development projects. Total numbers are missing but
it is clear provinces make losses concerning their land positions too. Take for example the province
Groningen which took an active role in the development of the project 'Blauwestad'. Due to disappointing
sales numbers private parties resigned from the project, leaving the province with a loss of 29 million
euros (Noordelijke Rekenkamer, 2010). In this project lands acquired for the purpose of property
development are resold to farmers (Dagblad van het Noorden, 2010). Several other provinces are in a
similar situation such as the province North-Holland in the project 'Wieringerrandmeer' whereby a loss of
28 million euros was noted (Randstedelijke Rekenkamer, 2012) and the province North-Brabant which has
to deal with a loss of 7.2 million euros in a greenhouse project (Lodewijks, 2011).

Impact of the Economic Crisis for Project Developers
In the recent prosperous years, project developers have acquired great amounts of lands, partly to secure
their building portfolio. Due to these land positions project developers have to deal with high rents just as
municipalities and provinces now that developments are postponed, temporized or even cancelled.
Therefore they try to sell their acquired parcels to other actors, but at the same time, municipalities or
provinces are not keen to take over these lands since they also have seen that the sale of houses and
offices is laborious, banks are hesitant to contract loans and risks are too high in these economically
difficult times (Smit, 2012). It even happened project developers resold their purchased plots to farmers
and took their losses (LTO Vastgoed, 2010). The combination of interest costs, losses and the drop back in
the number of projects implemented made that many developers had to put through workforce
reductions in the recent years. For some developers a workforce reduction was not an option anymore,
the number of project developers and affiliated construction companies that went bankrupt is at a alltime high since 2008 (CBS, 2012a).
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Impact of the Economic Crisis for Housing Associations
Housing associations are non-profit organisations which have as a primary goal to develop and manage
social housing (Ouwehand and Van Daalen, 2002). To do so, housing associations pursue mainly serviced
and developed lands from municipalities. Municipalities often offer these lands below the actual market
land value in order to live up public goals concerning social housing. However, between 1999 and 2007
housing associations focused more and more upon the land market to acquire not serviced and developed
lands with a potential to be built in the future. In 2006, housing associations possessed land positions with
a value of 1 billion euros, while the positions increased to 4,555 hectares land with a total value of 2.1
billion euros in 2009 (De Kam, 2012). This increase in land positions was due to favourable financial
conditions and due to external pressure on associations to increase their scope and investments. A third
reasoning is found in the attitude of some directors of housing associations which had the permission to
act freely on the land market with a certain, (large) fixed budget. Some directors pursued lands for too
high prices or lands which are very likely to be never developed. This attitude stems from the will of some
directors to be 'tough' and share themselves among the 'big boys' like project developers (De Kam, 2012).
Just like the other land owners mentioned before, housing associations have to write off assets. In
combination with extensive positions in derivates and a declining interest rate, numerous housing
associations, such as Vestia, cannot or hardly overcome these 'losses' wherefore different (governmental)
parties have to come up with substantial emergency funds in order to prevent this association from
bankruptcy. Even without extensive positions in derivates, housing associations have financial difficulties
when they have to write off assets such as 'Woningstichting Geertruidenberg' (WSG), due to their
extensive land positions (Gualthérie van Weezel and Meerhof, 2010).
Conclusively, a number of municipalities, market parties and housing associations have at this moment an
excess of land with respect to the demand on the housing market, which is a result of a growing paradigm
of 'power play' (Van de Ven, 2011), whereby the possession of land guarantees building possibilities (De
Kam, 2012).

1.1.3 Property Development Paradigm
Besides the economic crisis, there is a shift in ‘development paradigm’ going on. While the development
of expansion areas was the device in the past decade, according to some, the focus will and should be on
developments within the urban figuration in the upcoming years. This shift is not only in the Netherlands a
trending topic, also in many other countries "the reuse and regeneration of brownfield sites has become a
cornerstone of urban regeneration policy" (Buitelaar, Segeren and Kronberger, 2008; Dixon, 2007, p.961;
Van der Krabben, 2011; Van der Krabben and Needham, 2008). Not everybody agrees upon this shift,
counterparts emphasize a balance between the two types of developments (De Zeeuw, 2011a & 2012).
Let me first shortly explain the concepts greenfield and brownfield developments. Developments at
expansion areas are also known as ‘greenfield developments’, where in general undeveloped locations
(nature or agricultural ‘green’ locations) at the outskirts of urban areas are cultivated (PBL, 2010).
Developments within the urban figuration are called ‘brownfield developments’ or ‘brownfield
remediations’, where for example an old factory has to be demolished and replaced by apartments.
Buitelaar, Segeren and Kronberger (2008) mention a couple of social and economic reasons for this shift in
paradigm in the Netherlands. First of all they identify the policy ‘Mooi Nederland’ made by the
predecessor of the Ministry of Economic Affairs, Agriculture and Innovation as a reason (VROM, 2007).
That particular policy states that the scarce available open spaces should be used more careful and
efficient and therefore the focus should be on brownfield remediation in order to keep the remaining
countryside open and untouched. The second reason for ‘brownfield remediation’ the authors fetch up
are outdated and neglected business parks. The Netherlands has 23,000 hectares of these business parks.
By updating or renewing these parks, new companies can be attracted which can provide new jobs. To
give you an idea of this number: if only 25% of this area is transformed in residential areas with an average
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housing density of 25 houses per hectare, 150,000 houses can be created. The last reasoning for the
emergence of this paradigm was the ambition of the Dutch government to plan initially 40% of the newlybuilt houses within the urban fringe between 2007 and 2011. This percentage was later on downscaled to
25-40% (Ministerie van Algemene Zaken, 2007).
Although these two kinds of developments may seem not that different, there is a huge difference.
Brownfield remediations are in comparison with greenfield developments characterised by the more
fragmented ownership of land, higher land prices, less expensive type of dwellings (social housing,
apartments), relatively small scale locations, demolition and decontamination issues. This makes it is hard
to achieve the aimed development goals and a positive financial output and makes these developments
very complex. The financial yields of a brownfield location are on average minus €10,000 per dwelling
while this is a positive yield of €8,000 on a greenfield location (Van Hoek et al., 2011). It explains also the
differentiation in living area between the two locations. In order to try to make brownfield developments
feasible, high density housing is required, giving these developments a more 'urban' characteristic
whereas greenfield developments are generally characterised by more spacious and 'green' living areas.
The study by Hoek was carried out between 2004-2007 (just before the economic crisis arose), the
economic situation has placed the economic viability of brownfield sites in additional jeopardy, again, not
only in the Netherlands, also in the rest of Europe and South East Asia (Evans et al., 2009; GLA Economics,
2008; Parkinson et al, 2009; Sato, 2010; Shirley, 2009). In order to enable the development of brownfield
developments in the previous economic better times, the positive yields of greenfield developments were
often used to compensate the negative yields of brownfield developments. It is very unlikely these
compensations still can take place now the economic tide has changed.
Another obstacle for particular brownfield development in the Netherlands is the law concerning noise
nuisance which is being revised at this moment and would become effective per 1 April or 1 July 2012
(DHV, 2011). In brief: instead of measuring noise nuisance inside a building, this must be measured at the
façade of a building. Noise isolating techniques, such as so called 'blind walls' are in that way sidelined.
This law affects in particular areas situated next to rail- and highways, and is in such a strict way revised,
circa 4% (50,000 houses) of new residential developments cannot proceed. Consequently, the
implementations of this law affect metropolitan brownfield developments the most since the density of
rail- and highways is generally higher than in the surrounding areas (DHV, 2011).
Besides these mentioned differences between brownfield and greenfield developments, there are pro’s
and con’s when it comes to society interest as well. Citizens value for example the development in the
countryside as disturbing but condemn inner-city developments even more if this happens at the expense
of urban green (Van Hoek et al., 2011).

1.1.4 Politics
Another actual factor effecting property development is the further growing uncertainty concerning the
proceedings of a number of policies and law topics, now that Cabinet Rutte has resigned on the 21th of
April 2012. This Cabinet needed to put through extensive budget cuts as a result of the economic crisis,
among others in order to answer the requirements set by the European Union concerning the national
debts. To do so, they made, among other things, plans concerning the nature policy, home mortgage
interest deduction and transfer taxes. Two tax laws that are of particular interest for property
development are elaborated hereafter.
The first tax law that influences property development concerns the home mortgage interest deduction
(hypotheekrenteaftrek) which allows taxpayers who own a home on which a mortgage is in force to
reduce their taxable income by the amount of interest paid on the debt service. It is because of this home
mortgage interest deduction Dutch house buyers can become earlier active on the housing market and
can afford themselves a more expensive house. This structure would lead to a higher demand which
normally results in an increase in the quantity and quality (more expensive) of housing supply. However,
because of the restrictive land use policy this home mortgage interest deduction has led to higher house
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prices (Segeren, 2007). Because of the necessarily national budget cuts, this topic was already subject
under Cabinet Rutte since the government misses out large amounts of tax revenues due to this
deduction. Although the name of this tax was often mentioned, Cabinet Rutte did not make a decision
over what to do, resulting in uncertainties. One eagerly awaited for clarification. Without going in to
difficult details, the demissionary coalition has decided to reassess this tax but came back to this point and
has indicated that more time is needed to do research on the (possible) impacts of this reassessment.
Therefore, this topic is postponed yet again until after the elections.
Of the same order is the transfer tax for housing. Under the reign of Cabinet Rutte, this tax was already
reduced from 6% to 2% in order to stimulate the housing market. But because they decided to reduce this
tax for the duration of one year, it was uncertain what the Cabinet would decide to do after this year
(Rijksoverheid, I). The demissionary coalition has on this point decided to stick with the 2% rate.
In this research these taxes and laws are largely ignored, these points are raised to indicate that they do
have impact on property development, more important is to highlight the consequences of the
uncertainties that go along with these specific budget cuts and governmental perils but as well the policies
that come along with planning processes in general.

1.1.5 Demography
Changes in the demographic structure are expected as well. First of all, quite some municipalities and
areas in the Netherlands deal with a shrinking population. Already in 2006, almost 50% of the
municipalities dealt with a declining population. It is expected this trend will persist, except for the
municipalities situated in the Randstad, here the population will continue to grow, however this trend is
more flattened. Municipalities whereby the population shrinks deal in general with the aging of their
population since the population of younger people (0-40 year) decreases and the number of elderly (40+)
increases. Despite these prognoses, the total population of the Netherlands will only decrease up from
2034. This means that the population distribution is not equally divided over the Netherlands (CBS, 2007),
on top of this, the renounce of a nationwide urbanization policy facilitates these growing regional
differences (Ministerie van Infrastructuur en Milieu, 2011).
Next to this, the population structure will change: people are getting older and on the other hand birth
rates are decreasing. This results in the aging of the Dutch population (CBS, 2011a; CBS, 2011b)
The last trend to mention here is the individualisation of the society. This trend results in the increasing
number of households. This is partly a result of the aging of the population (elderly are more likely to live
individually), partly due to the growth of the population and partly because of people in the age of 35-64
who decide to live alone (CBS, 2011c).
The above mentioned trends can have far reaching consequences for property development. Buitelaar
(2011) proposes for example an adaptive planning approach, characterized by a facilitating role for
municipalities, flexible and small-scale developments in order to deal with the uncertainties forthcoming
out of the demographic trends and regional differences.
All in all it can be concluded that municipalities, provinces, housing associations and developers have to
cope with some struggles these days, it is not without a reason Janssen-Jansen (2010, p.3) stated: "Land
use planning finds itself in a crisis, too". All of this in addition to the ever-presented dilemma’s such as
power plays, uncertainties, emotions that are provoked in plan making processes, the growing
interference and participation of the society, the effects on the housing market, sustainability goals et
cetera.
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1.2 Problem Statement and Research Objective
Summarized, it is due to the economic drawback that consumer confidence is at its all-time low, (largescale, (in this research defined as 1000 houses or larger)) property developments are postponed or even
cancelled, banks are not willingly to grant loans, land prices concerning ‘red functions’ are decreasing and
land owners (not being a farmer or (private) investor) try to get rid of their lands. This resulted in a
standstill of property development, this despite the fact new housing is certainly necessary in the
Randstad due to the increasing (individualisation of the) Dutch population. On national level the housing
shortage in 2010 is 1.7% (120,000 houses) and will even increase to 2.8% in 2020. This results in the need
of 700,000 new houses the upcoming 15 years (CBS, 2009; Overdijk, 2010).
The new planning paradigm -favouring brownfield remediation over greenfield developments- is hardly
feasible, even in economic high conjuncture (Van Hoek et al., 2011). These losses can barely be
counterbalanced with other incomes in these economic difficult times. Thereby comes the broad scope of
these effects, not only municipalities or project developers are involved, homeowners, home seekers and
investment companies are involved as well.
Consequently, there is a current debate about the ins and outs about what did, what will and what is
happening because of all the different points of view and the comprehensive nature of this topic. This
research can contribute to a solid foundation for the discussion.
From the above mentioned, the practical and societal relevance of this study is stated. However, nothing
is said about the scientific relevance yet. Needham (1995) stated the importance of property development
as a scientific study in the title of his inaugural lecture as: "It is about the grounds of our existence" ("De
gronden van ons bestaan").
Besides this saying, there are a couple of other reasons. First of all, as stated in paragraph 1.1,
understanding of the land market is important. The development of a project requires a certain quality
and quantity of building plots which can be acquired by the payment of a certain price. In this way,
property development is an economic issue wherefore knowledge about economic processes is necessary
(Van de Krabben, 2011). Secondly the economic crisis has some consequences on the planning paradigm
in the Netherlands. This connects the economic and sociological viewpoint of this research, which has
subsequently a strong correlation with policy (Van der Krabben, 2011; Regt, 2003). According to Needham
et al. (2011, p. 162): "Choosing effective policy requires reliable knowledge of the mechanisms by which
land is exchanged, by which the price is determined, etc". The economic crisis can for example have
influence on the expected and on the (wanted) shift from greenfield- to brownfield development as well
as on the type of land policy (active, public-private, facilitating) and has therefore consequences on the
living environment. Questions hereby are for example, which type of land policy is most effective to use
under a particular set of circumstances and goals?
Most of the effects of the economic crisis in general, and the effects of land use planning in particular, are
such burning issues that its full effects are only now beginning to unfold. At this moment there is only a
limited basis of data of effects available to draw conclusions upon, which is probably a reason why not
much research has been done yet to the consequences of the economic crisis on greenfield developments
in the Netherlands. The first objective is therefore to gain more knowledge about the consequences of the
economic crisis. To do so, the consequences for a number of decisive economic indicators are
extrapolated to consequences upon social processes in project development. Because some general
consequences of the economic crisis on land use planning are already mentioned, it is not the question íf
there are consequences, but whát these consequences are for greenfield development.
The second research objective is related to my practical point of view on land use planning. I consider land
use planning as an applied science. Because the first research objective comprehends a more theoretical
point of view and is merely about looking to the past, I test and amplify my findings by comparing and
testing them on the basis of a practical example which is further explained in chapter 3.
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1.3 Research Questions
In the above given background information diverse disciplines and approaches are used to give a profound
basic understanding of the influencing factors that (currently) play in the land use planning field that affect
property development. In order to structure this field of research the following research question is
formulated:
“What are the consequences of the economic crisis for property developments at greenfield locations?”
Although this research question has already some detailing, it still grasps unto a comprehensive and broad
research field. Therefore this research question is answered on the basis of two main approaches; an
economic and social approach, instead of making use of a number of sub research questions that each
discusses a certain defined part of the research topic.
In the theoretical framework the economic sided research is conducted by a literature study wherefrom a
number of indicators are derived that are used to state the economic consequences of the economic crisis
from a theoretical point of view. These economic aspects are influencing the social processes of property
development. The economic theories are therefore extrapolated to the impacts of the economic crisis on
social processes. In order to find out what is happening in practice and whether this is in line with my
‘theoretical’ findings, a case study is selected. By studying this practical example and by interviewing
involved actors the changes in the plan making process are revealed. In chapter 3 I elaborate further upon
the exact used research methodology and the selected case.

1.4 Report Arrangement
Now that the field of research, the goal of this research and the current processes in land use planning are
known, the next chapter sets out the theoretical framework in which the most important concepts and
definitions for this research are explained and wherefrom a number of indicators are derived. Chapter 3
elaborates upon the used research methodology. Chapter 4 elaborates upon the development of the
indicators mentioned in chapter 2. With use of these indicators the 'theoretical' consequences of the
economic crisis upon property development are revealed in chapter 5. Chapter 6 seeks for the same
consequences but from a practical perspective instead, using the Bloemendalerpolder case. Chapter 7
discusses the findings of the research and give recommendations for future research. Finally, the main
research question is answered, which makes chapter 7 the conclusion of the report.
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2. Theoretical Framework
Although a thorough general knowledge basis is formed in the introduction of this paper, a number of
inevitable economical mechanisms have to be discussed in further detail before effects upon property
development are and can be assigned to the economic crisis. This is done by structuring a theoretical
framework, clarifying and describing essential concepts and definitions wherefrom a number of indicators
emanate which are used explaining the consequences of the economic crisis upon property development
at greenfield locations. These indicators guide and define the applied economic approach for this chapter.

2.1 The Economic Crisis and its Impact on Property Development
When assigning impacts of the economic crisis upon property developments a basic knowledge about the
economic crisis is essential. Therefore in the previous chapter, Textbox I, a better understanding of the
economic crisis is already given which covers the needed knowledge for this research. Furthermore it is
necessary to know how this economic crisis has its impacts upon the property development field. This
explanation is not found within the property development sector itself but can be explained by the
structural cohesion between property development and the economic conjuncture (EIB, 2009, Hoek,
2008). The development of the gross domestic product (GDP) (bruto binnenlands product) is an example
of a referent for the economic conjuncture, another is the production in the industrial sector (Kranendonk
et al., 2003). The blue line in Figure 3 displays the GDP for the Netherlands between 2002 and 2011
whereas property development is represented by the production of residential, commercial and industrial
real estate. It clearly portrays the economic setback of 2008 and the strong correlation between the GDP
and the production of real estate. Construction production profits disproportionately compared to the
development in GDP but in the case of an economic setback, construction production is hit relatively
harder. It is obvious that these effects have had its impacts on the specialty of residential property
development at greenfield locations.
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Figure 3: Construction production of residential, commercial and industrial real estate and the development of the
gross domestic product 2002-2011 in the Netherlands (CBS, 2010).
Note: The construction production of 2011 is provisional.
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2.2 The Land Market
Of a different matter is the overarching concept of the land market, from which a number of necessary
underlying understandings and decisive indicators arise. To begin with, 'land' is considered as an economic
good with a special nature. Compared to other economic goods such as cars or bread, land is not
interchangeable, every plot and house upon that plot is unique. Land and its buildings is therefore a
heterogeneous product. Because of governmental intervention and due to the hardly reproducible
character of land, the price of land is not completely determined by an unbounded supply and demand
mechanism. Hence, one can have one's doubts about the existence of 'the land market' since this
mechanism of supply and demand is one of the main characteristics of an ordinary free market.
In order to support or reject the existence of the land market, a definition of a market is needed. Lindblom
(2001) speaks of a market when: "a good or service is exchanged voluntarily and regularly and where there
is either a large number of buyers, or a large number of sellers, or both… …A market is not a place but a
web, not a location but a set of coordinating performances" (p.40). Many more definitions of a market can
be found in various publications in which more or less corresponding definitions are given. When using the
above given definition the land market can be seen as a fully-fledged market, despite the fact that there
are restrictions to the free functioning of the land market by, for example, governmental intervention.
These interventions structure the land market, but do not completely expel the market mechanism
(Segeren, 2007). The existence of the land market is therefore also endorsed by many other authors, such
as Buurman (2003), Needham et al. (2011) and De Regt (2003). In addition, it must be said that the 'good
or service' mentioned in the definition above -in this case land- is not so much exchanged, but the right to
use land in a specific way and for a specific period (Alchian & Demsetz, 1973).
Now the existence of the land market is stated, it should be stated there is not just one 'general' land
market which covers all possible land exchanges. The designation of a particular function to an area or
plot, usually excludes other functions on that same plot. For example, an area with a residential function
excludes an agricultural function. Since every type of land has its own value, the distinction between
different land types leads to a segmentation of land markets, by which each type of land has its own land
market, for example for agriculture, forest, nature, recreation, investment, commercial- and residential
real estate. However, these different land markets are not totally isolated from each other. The land
market for property development at greenfield locations is for example closely related to the agricultural
land market. An agricultural plot can, for example, be designated as an urban area in the future, which
provided an average value increase of 25 times the value in agricultural use in the recent prosperous
years. The potential of a functional change in zoning plans results in buyers, not being farmers, on the
agricultural land, who are willing to pay a higher land price than the actual agricultural value in its current
use which has consequently its price-raising impact on the agricultural land market (Needham et al., 2011;
Segeren et al., 2005; Luijt, 2002).

The Land Market for Property Development at Greenfield Locations
Even within the different types of land markets a subdivision in sub land markets can be found. For
agricultural land there is for example a difference in the needed type of land intended for food production
or grassland. For each type of agriculture a particular size of land with certain geomorphologic
characteristics, such as acidity, soil type, fertility et cetera is needed. The same applies for the land market
for property development which is discussed in this section.
In the preceding, different stages of land designated for greenfield development are already mentioned.
In general it all starts with a plot with an agricultural function. If a plot is purchased with a potential to be
designated in the future as a building location but has still an agricultural function according to the zoning
plan, this stage of land is called: 'potential raw land' (potentiële bouwgrond). Think for example of
agricultural lands situated at the fringe of urbanised conglomerations that could be designated for urban
expansion. Mainly institutional investors, project developers, speculators and associations are active on
this sub land market. It is in this sector important to be aware of the factor risk, it may take namely a long
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time before the development of these lands may be allowed. It even can be the case these lands will
never be designated as a development location.
The next stage of land towards actual property development is the legally recorded change of an
agricultural function towards a residential function by, for example, a zoning plan. In this case, this type of
land is called 'raw land' (ruwe bouwgrond). This means the plot is still in use for agricultural purposes, is
allowed to be built but is technically not yet suitable to be built.
In order to make land technically suitable for property development, land has to be serviced, developed
and subdivided which means the land has to be levelled, old buildings have to be demolished, public
utilities such as infrastructural structures and electricity connections have to be installed et cetera. When
this is done, land gets the title: 'serviced and developed land' (bouwrijpe grond).
With each step towards the actual development of real estate, the price and/or value of land increases
due to an increasing expectation value or because of the addition in value by developments. See for
example Figure 4 for the price increase for the 12 Dutch provinces in 2010. Whereas the price of 'potential
raw land' is just above the price of the land in its current use, in the latter stages, the land price is many
times higher than agricultural land prices; according to the data used in Figure 4, an average increase of 68
times was recorded.
It has to be stated that land is not necessarily transacted in all three stages. It might be the case, even if
the land has potentials, land is not transacted as potential raw land but immediately as raw land.
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Figure 4: Value increase per stage of land for property development per province in 2010 in euros per m 2
(Bouwkosten.nl; DLG, 2011).
*: Less than 5 transactions were registered and because of privacy considerations expelled.
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2.3 Market Cycle
Just like the land market is characterized by a hardly (only in the long term) reproducible economic good:
land, the total number of houses on the housing market has a more or less similar nature (the total
housing stock has only a small annually grow rate). Because of this characteristic, 'prise explosions' occur,
often followed by a substantial price decrease, also known as a burst of the 'bubble'. This has as effect
that buyers and sellers act strategically upon these markets. If sellers expect an increase in price they will
hold on to their economic goods what results in a decrease in the number of transactions. If the price
increases like expected, the number of transactions will increase since sellers will capitalise the increased
value of their economic good. This happens until the price is that high, buyers will withhold themselves of
buying until the buyers do not expect a further decrease in price (Luijt, 2010). To support this theoretical
explanation by a visually expressed Figure, I make use of the market cycle of agricultural land in Figure 5
since this market has shown such a development around the early years of the 21th century.

Figure 5: Agricultural market cycle from 1992 until 2010 (Luijt, 2010).

However, although the land market is an important aspect of this study it is not the market cycle of
agricultural land that is of interest. For this study the housing market cycle is of vital importance, on the
basis of the typical curve of this market cycle a prediction can be made about what will happen in the
upcoming years. The housing market cycle makes use of the number of sold houses and house prices
instead of the number of hectares and price per hectare to indicate the development in time. In that way
the housing market represented by the indicator number of sold houses and house prices are of
importance. The latter two concepts do not need a further detailed explanation but are dealt with in
chapter 4.

2.4 Land Prices and Land Value
Finally, two more definitions have to be discussed. Here above the definitions land price and land value
are used side by side. It is important to be aware of the difference between the two. Although they might
seem quite the same, the contrary is the case. The land price is the price that is established between seller
and buyer for a certain quality and quantity of land. This price can differ from the intrinsic value, also
known as the actual land value.
When determining the value of land for residential property development, different calculation methods
can be used. The four most used and important methods are:
1. Residual land use method,
2. Comparative method,
3. Land quote system,
4. Cost price method.
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Residual Land Value Method
According to many (scientific) authors (Buitelaar en Witte, 2011; Deloitte, 2010; Nozeman, 2010) the
residual land value method is most favourable when calculating land values. When using this method, the
value of land is derived from the difference between the expected yields of the development of a
particular function and the expected costs forthcoming of this development (Buitelaar et al., 2008). This
type of reasoning is also called 'backward pricing'. This means this method is derived from the famous
theory of Ricardo (1817, p.74): "Corn is not high because rents are high, rents are high because corn is
high" which is mentioned before.
If the 'rural' focus of Ricardo is transformed into a more 'urbanized' point of view, used in this research,
the value of land determines not the price of the property like is often thought, but the price of the future
built property determines the land value. To be more specific, the land value for housing plots is
determined by the difference, also called residue, between the price of the property ('vrij-op-naam' (VON)
price in Dutch) and the sum of the building costs, taxes and profit percentage of the developer (Nozeman,
2010). This means that this calculation method is only useful in case of calculating serviced and developed
land since the variables underlying this method, such as the type of housing and housing numbers, are in
that stage more or less set (Buitelaar, 2012; Overwater, 2009).
Subsequently, the new property itself derives its value from the price of neighbouring 'existing' houses,
interest rate, environmental factors such as the presence of green and blue functions, the status of the
neighbourhood, accessibility, employment facilities and the physical housing characteristics such as the
type of property, size and the presence of a garden (Visser & Van Dam, 2006).
Figure 6 visualizes the way in which the residual land value is derived from the housing prices and building
costs (including taxes and profit percentage) for the 'free housing sector' in the Netherlands between
1989 and 2008. The increase in land value is clearly noticeable in this Figure.

Figure 6: Development of residual land value in the 'free housing sector' (Buitelaar & De Kam, 2011).

It is important to be aware of the fact the residual land value method not always results in a positive yield
like in the example above. The decisive factor hereby is the function of a plot in the current situation and
the function of the same plot in future use. If the land value in present use is higher than in the future use,
a negative residual value is the consequence (Buitelaar en Witte, 2011). As stated before, in the case of
agricultural land with a designated urban function, the value increase was substantial in the foregoing
prosperous years. Therefore, technically, a negative residual value can only be the case at brownfield
developments where for example an operational high-tech factory has to make place for social housing.
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Comparative method
Although the residual land value method is the most favourable valuing method according to the theory,
the planning practice deals with an economic crisis, resulting in changing circumstances which has its
impact upon the calculation method too (Smit, 2011). Buitelaar (PBL) would not be surprised if the
comparative method will be used more often. This method compares land prices of comparable lands
within a certain area and is mostly used for calculating 'raw land' prices. This method is used by
municipalities for a longer period of time for the purpose of calculating land prices designated for business
parks. This is because there used to be, and still is, fierce competition between neighbouring
municipalities for attracting companies within their municipality resulting in prices below the actual
commercial values. The same is now applicable for municipalities that acquire land positions intended for
property developments. They are trying to get rid of their land since the value of these lands devaluates
and the annual interest incur. Therefore municipalities are likely to apply this calculation method likewise
for land prices of residential property since they do not want to outcompete themselves.

Land quote system
This quote is only applicable when a municipality possesses land, services and develops the subdivided
plots and sells them to a developer. The land value is in this case determined by a certain in advance
determined percentage of the VON price. Usually, if a project includes different types of properties
(detached villas, social housing), an individual percentage or quote is set for each property type. The
quote is mostly derived from quotes used in surrounding municipalities or by using the residual land price
theory at a reference project (Deloitte, 2010). The use of this calculation technique will be used less
frequent; if house prices increase, the land yields for the municipality will subsequently increase as well.
But adherence to this method when house prices decrease this results on the other hand in lower land
yields.

Cost price method
Like the name already suggests, this method sums up all the costs made for purchasing, servicing and
developing building plots. This method is often used to calculate the minimal land price when a non-profit
profile is applied, for example when a municipality pursues a facilitating land policy and a cost-covering
approach is the minimal requirement (Deloitte, 2010).
Although there are several ways of calculating land prices the use of the one does not expel the use of the
other. In addition, because calculating land prices is a delicate process which can have major impacts upon
the overall implementation of the project, the above mentioned methods are often used side by side in
order to gain more certainty (Nozeman, 2010). It is also for this reason there is not an explicit choice made
for one calculation technique that is used in this research.
Besides, market land values (derived from one of the above mentioned calculation techniques) can differ
from personal values. This is partly because of informal rules; unwritten conventions, codes of behaviour,
traditions, religious beliefs et cetera that are set besides the known formal rules (laws, constitutions)
which influence market outcomes within an institutional economic perspective (Buitelaar and De Kam,
2012). Take for example emotional attachment, "A farmer will not easily sell a plot when it has been in the
family for generations. It has been the efforts and sweat of the parents and grandparents that have
cultivated the land. The stories and memories about the past 'belong' to the land and the people that own
it" (Needham et al., 2011, p. 171). Furthermore, agricultural transactions between family members are
often for a considerably lower price then exchanges outside the family (DLG, 2011; Perry et al., 2001;
Polman et al., 1999).
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2.5 Indicators
Within the above given introduction and description of concepts and definitions a number of decisive
indicators are mentioned implicitly when it comes to doing research for the consequences of the
economic crisis upon residential property development at greenfield locations. The indicators are
primarily related to the housing market and land market and are selected since they did stand out from
the used literature as most important indicators for this research. Besides the fact these indicators are of
importance for answering the formulated research question, these indicators demarcate the
extensiveness of the research field. The indicators derived from the above are explicitly mentioned as
follows:
1: Economic conjuncture,
2: Consumer confidence,
3: Mortgage accessibility,
4: Number of sold new houses,
5: The development of house prices,
6: The development of land prices,
7: The housing market cycle.
A last remark has to be made about the characteristics of these indicators. The indicators are not only
subject to change under the impacts of the economic crisis but are also, because of the interwoven
character of some indicators, affected by each other. Take for example the housing market cycle which
relies on two indicators: the number of sold houses and the house prices.
Figure 7 shows the same schematic overview as Figure 2 and is updated with a number of above
mentioned indicators which are of importance when looking for consequences of the economic crisis for
property developments at greenfield locations. This scheme provides an overview for the structure of this
research. However, this overview is not a fixed element, each science has its own influencing factors,
professions and indicators. This means the overview provides the backbone of the research but it is
possible some other elements, not named in this overview, are included in the research as well.

Figure 7: Schematic overview of the interaction of land use planning and property developments with its affiliates
subjects added with a number of indicators of interest for the research to the consequences of the economic crisis for
greenfield developments.
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3. Research Methodology
This chapter sets out the used methodology for this research. The choice for a mixed methods approach is
explained whereby qualitative and quantitative data is used in a concurrent way. Besides explaining this
choice, the way in which this approached is carried out is explained. The same applies for the
implementation of a literature study, a document study, interviews and surveys.

3.1 Research Approach and Research Strategies
It can be said land use planning and property development is a more or less social topic (Samsura et al.,
2010). It is about emotions, trust and the way actors (inter)act within a given framework of rules, norms
and values. On top of that, this research is because of its orientation, economical sided as well.
In order to comprise this broad and multiple sided research subject in its full extent, this research is seen
from a pragmatic point of view; referring to my real-world orientated view whereby practice and theory is
linked by taking the research problem as focusing point and in such a way using plural research
approaches and different kinds of suitable data collections and analysis methods (Creswell, 2009).
Meaning a mixture of quantitative as well as qualitative research is used, rather than subscribing to one.
Giving the freedom to choose the methods, techniques and procedures of research that best meet the
need and purpose of this research, instead of being bound to a limited scope of instruments (Creswell,
2009).
In addition to this pragmatic view, the adhered economical orientation for this research has to be
explained. In the introduction of this thesis a number of 'neo-classical economists' is mentioned which
endorse the existence of a 'perfect market' whereby actors have complete knowledge when acting on a
market and whereby a price is set by demand and supply between multiple buyers and sellers. They
ignore the idea of the steering influence of formal and informal rules. On the contrary, Institutional
Economists assume there is not a perfect market due to asymmetric information, uncertainty and
opportunism and do include these formal and informal rules, also known as institutions. As a result,
transaction costs arise that prevent the market from functioning perfectly. Transaction costs are for
example search and information costs.
For this research I follow the mindset of the institutional economists which is fully consistent with this
research which has an economic and sociological viewpoint. Property development does not function
without institutions, shaping economic behaviour such as social norms and bounded rationality. In
addition, the use of this economic movement increased in the land use planning after years of
disappointing results when using neo-classical calculation measures to clarify the different outcomes
between predicted and observed land prices within a region (Needham et al. 2011; Segeren et al., 2005).
Basically, this means the theories formulated by the famous (neo-classical) economists such as Ricardo
and Von Thünen mentioned in the introduction do still stand, but need some add-ons in the form of social
aspects, such as bounded rationality.
Returning to the mixed method research approach, this approach knows different strategies of inquiry
models that provide a specific direction for research. For this research I make use of descriptive
quantitative research and a case study as qualitative research in a concurrent nature; both quantitative
and qualitative data are collected at more or less the same time and then converged and integrated in the
overall results (Creswell, 2009). The descriptive quantitative study consists of a literature study and digital
survey. This approach is used in the theoretical framework to identify the mentioned indicators explaining
the consequences of the economic crisis upon property development from an economic perspective. In
the next chapter this quantitative approach is used to clarify and describe these trends in a further detail.
The reason for this method is multilateral. Firstly, this economic orientated research has, just like
quantitative research, a more numeric character. Secondly, because the topic of this research is still
actual, the findings of the qualitative research are updated by gathering the latest trends, attitudes and
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opinions by means of a digital survey. The use of quantitative research ensures the more textual reasoning
is subscribed with (data based on) economic 'mathematical and statistical' alike reasoning. The last reason
is that the findings of the specific case are compared and complemented with more general trends of
more or less comparable projects in the Netherlands.
Creswell (2009, p.4) describes the qualitative case study strategy as an "inquiry in which the researcher
explores in depth a program, event, activity, process, or one or more individuals" and "collects detailed
information using a variety of data collection procedures". For this research the ‘program, event, activity,
process’ covers property development at greenfield locations which is represented by a practical example
which serves as a case and is selected further on in this chapter. Taking the social aspect of property
development in consideration, the qualitative research approach "is based on participants' meanings"
(Creswell, 2009, p.8). By the selection of a greenfield development project as a case, various actors are
involved automatically, which certify the social input of this research. Furthermore, by studying a practical
example, a better understanding of property development in practice is ensured, bridging the well
recognized gap between theory and practice. The detailed qualitative information where Creswell is
referring to is collected by applying a set of different methods, being a document analysis, interviews and
a digital survey.
Figure 8 gives a schematic representation of the research methodology used in this study when answering
the formulated research question. The used viewpoints, research approach and strategy are already
discussed in the foregoing. The last column shows the research methods whereby also the special quality
of the digital survey is stated, which is used both quantitative as qualitative. Just like the other used
research methods, they need some more clarifications and are therefore discussed hereafter.

Figure 8: Schematic representation of the used research methodology.

21

3.2 Selecting a Case
As mentioned, this research makes use of an existing greenfield housing project in the Netherlands,
serving as a case study. The use of a case study has advantages in comparison with a solely literature study
in general and for this particular (kind of) study as well. As Flyvbjerg (2006, p.223) mentions: by using a
case study the researcher bases the research on the actual situation by staying close to the learning
process, which is an effective remedy against academic blind alleys where “the effect and usefulness of
research becomes unclear and untested”.
A suitable case was selected by creating a set of preconditions, which are as follows:
1. The project deals with a greenfield development whereby the main focus is on the development
of houses in a 'traditional' kind of way (which is explained in chapter 5).
2. It deals with a large-scale greenfield development project of which the implementation is put
through. It is especially interesting to do research to a large-scaled development, the effects of
the economic crisis stand out in greater extent.
3. Some of the proceeds from the development of houses are used to finance the 'green', 'blue' and
(certain) 'grey' functions in the plan area, also known as compensation schemes (het toepassen
van verevening) because this method is under pressure due to the economic crisis.
4. The project contains a significant blue, green program, again, the effects stand out in greater
extent.
5. Multiple different actors are -in a variety of interest- involved in the project, making it possible to
do multiple interviews and gather different perspectives upon the effects of the economic crisis.
6. Private and/or public parties possess land positions in the plan area that are acquired before the
emerge of the economic crisis. Now that land prices are decreasing it is the question what the
consequences are for the project.
7. The project is not finalised yet and the plans do not have a legally fixed character yet, plans are
still susceptible to change. The impact of the economic crisis can be examined upon the plan
making process, the actual implementation of the project is hereby of less important.
Furthermore, the plan and decision making is still fresh in memory of the involved actors which
contributes in a positive way to the interview results.
Following these preconditions the case 'Bloemendalerpolder' was selected, meeting all the set conditions.
This project is located in the south of the province North-Holland and covers the area of two
municipalities, Muiden and Weesp (see Figure 9 for a schematic overview), which covers approximately
490 hectares and whereby 2350 to 2750 houses are developed at one third of the surface, the remainder
hectares should serve as nature and recreation area. In chapter 6 I discuss this case in further detail.
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Figure 9: Schematic overview location Bloemendalerpolder (Ontwerp Structuurplan Bloemendalerpolder).

The reason for choosing 'only' one case study comes forth from the unique situation of property
developments. Not only when the Dutch situation is seen from a more international perspective (Faludi &
Van der Valk, 1994), but also within the borders of the Netherlands, projects differ substantively in
context, policy and decision making, involved actors et cetera. Therefore, it is hard and not that useful to
compare different projects with each other. On top of that, property development projects are quite
comprehensive, considering the limited time frame, a thorough understanding of one project which is
used to generate generalized applications for the planning field is more helpful than the partial
understanding of a number of cases.
To do so, the case study is used to investigate if and how the consequences of the economic crisis, which
are derived from the literature study, do affect the case Bloemendalerpolder. If the case is effected, much
emphasis is put upon the reasoning, is this only applicable for this project, or is this more of a general
structure? Why? And what can be concluded from that for other (future) projects?

3.3 Research Methods
The use of a mixed method approach comes with various forms of data collection, analysis and
interpretation. Previously I already mentioned shortly which of these methods I used for this study. In this
section I discuss the exact interpretation of these methods.

Literature Study
In order to answer the research questions formulated in paragraph 1.3, a comprehensive review on
existing empirical literature is carried out. This literature is derived from scientific publications and
professional journals. The literature study shares the results of previous studies that are related to this
research and provide a framework for comparing the results with findings that are detracted from the
findings of the practical example, interviews and surveys (Creswell, 2009). These books and articles are of
an economic nature and are used by setting up the theoretical framework and to explain the
developments of the indicators in the next chapter.
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Document Analysis
Besides of economic scientific publications, non-scientific documentation is used as well, such as books,
newspapers, reports, governmental documents, maps, websites et cetera which represent the social sided
aspect of this study. It is used to get additional information about this research topic and to get familiar
with the selected case and its peripheral issues, on which I elaborate further in the next paragraph.
Besides a profound understanding of the case, the perspectives of all different involved parties concerning
the case are of importance to judge the objectivity of all the (other) publications and interviews. Therefore
I included all possible sources such as publications of the three governmental levels (municipalities,
province, Rijksvastgoed- en ontwikkelingsbedrijf (RVOB)), of the public-private partnership, (local) political
parties, professionals, (land use planning) institutions, newspapers etc.
A last reason for the document analysis is one of timing, the publication of a scientific article takes a
longer period of time than a non-scientific document. Because this research deals with an actual research
topic the latest thoughts, developments and trends in the land use planning field are kept in mind as well.

Interviews and Correspondents
The documents that are used to get a profound understanding of the case Bloemendalerpolder are mostly
of an official and prudential tone, meaning that the final conclusions or agreements are mentioned but
less attention is given to the individual points of view, the negotiation processes, underlying thoughts,
ideas and more of that kind perils. Therefore, to include this data in this research I have interviewed a
number of involved actors. Hereby I am interested in their personal view and in the perspective of the
organisation they represent. In order to encourage the interviewees to speak freely and to ensure the
interviews are of a lively and open nature, the interviews have a semi-structured character and comprise
in-depth and open-ended questions. My part as an interviewer is to adapt a (as best as possible) neutral
position.
By setting up a number of topics, I withhold the interviews of loosing track. Each topic includes a few in
advanced fixed key questions, for example the topics of greenfield development, the economic crisis, and
the case Bloemendalerpolder. New questions have as a starting point the responses given by the
interviewee. The in advanced formulated questions, which are more or less identical for the different
interviewees (depending on background of the interviewee), are of importance. They indicate the level of
detail for the interviews and allow making a comparison between the responses and perspectives of the
interviewees.
Returning to the fifth reason for selecting the case Bloemendalerpolder, the involvement of many actors,
has consequently a twofold advantage. First, it is possible to investigate how these actors act individually
and act with respect to each other within the framework of the economic crisis. The second advantage is
of practical nature, there are various possible actors to interview. In order to get a representative
interview panel, for every 'kind' of actor involved in this case, a correspondent is questioned; an official
and policymaker of the municipal and provincial level, a former Executive of the province and an official of
the national level are interviewed. The seventh interviewee represents the private parties and is an
involved project developer.
Actor (public/private)
RVOB (public)
Province
North-Holland
(public)
Province
North-Holland
(public)
Municipality Weesp (public)
Bouwfonds
(private)
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Ontwikkeling

Representative
Ms. C. Schippers, projectdirector
Ms. S. van den Noort and Mr. W. Roosemalen,
respectively program manager and plan economist
Ms. L. Driessen, former Executive (June 2009 – April 2011)

Date
03-05-2012
07-05-2012

Mr. J. van der Hoeven and Mr. M. Tromp, Aldermen and
team leader of the spatial planning department
Mr. H. Janssen, director developments region North-West

19-04-2012

29-05-2012

23-05-2012

Besides interviewees linked to the Bloemendalerpolder, a senior researcher of the Planbureau voor de
Leefomgeving, an employee of the Dutch Land Registry Office (Kadaster) and an employee of the
Agricultural Economic Institute are interviewed. The latter three do all have affection with a certain
segment of property development and are therefore asked, as an expert, for specific knowledge
complementing the literature study. Moreover, the senior researcher of the Planbureau voor de
Leefomgeving (PBL) is asked for his general opinion concerning property development at greenfield
locations and for his point of view of the Bloemendalerpolder project in particular to ensure an objective
point of view of an outsider is included as well.
A last remark concerning the interviewees concerned in the project Bloemendalerpolder, because of the
negotiating position these actors are currently located in, the interviewees could not go into every detail
since the plan making process is not yet finalised; revealing sensitive information could obstruct these
activities.

Digital Survey
The final research method which is used is a digital survey which has two purposes. Firstly, the output of
this survey collects specific information which is not found in one of the previously mentioned research
methods. Secondly, to empower the outcomes of the previously mentioned research methods with
additional and up-to date data. In this way, the survey takes in a special position in the research methods.
It suits the quantitative data as well as the qualitative data.
To gather this mixed data, all 415 Dutch municipalities were asked to fill-in a digital survey (see Appendix II
for the questions) which compass 19 questions concerning the 'land market', 'housing market' and
questions of general nature, consisting of multiple choice, closed-ended and open questions.
The survey was sent to municipalities since this concerns a large representative group and it is more likely
to get respond because of the public function municipalities have, instead of a commercial focus whereby
the given answers are far more delicate, not to mention the limited number of and different types of
developers.

3.4 Data Analysis
By describing the procedures and different steps, which I take during the case study and digital survey
when collecting and analysing information as accurate as possible and by explaining my purpose and
expected output I ensure the findings are consistent and reliable. Besides taking care of the consistency
and reliability of the research, validity is an important aspect as well. The output of the different research
methods, originating from the case study (scientific literature study, document analysis, interviews) and
from the digital survey, is used to converge and compare the several sources of data which contribute to
the validation of the research. Nevertheless, the case, interviews and digital survey research method
deserve special attention.

Case
In order to fully compass the situation in the Bloemendalerpolder and to ensure the 'overall' impacts upon
property developments at greenfield locations can be extrapolated to and compared with the situation in
the Bloemendalerpolder, the indicators are once more analyzed. The indicators mentioned in the
theoretical framework cover namely the overall situation in the Netherlands. There might be a difference
between the national trends of these indicators and the actual situation in the Bloemendalerpolder. To do
so, the indicators are examined for the specific region of Amsterdam, boarding the west flank of the
project and consequently the main sphere of influence. The mortgage accessibility is an exception, this
indicator is location-independent and has therefore the same characteristics in whole the Netherlands.
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Interviews
For the use of the interviews, I have already mentioned -not explicitly though- some validity aspects in the
foregoing. Like I said, I make use of a diverse group of interviewees in order to get a representative panel.
I mentioned it is likely not all actors are able to speak absolute freely since the plan making and
contracting process is still in progress. When analysing the output this should be taken into consideration.
Thirdly, the full time span of the case Bloemendalerpolder is investigated. This means all possible
information sources are included, from the very first moment this project was mentioned until the latest
publications in order to be fully up to date about all the ins and outs of the project and consequently being
able of placing all processes in the right context.
What I did not mention yet is, the interviews are recorded and transcribed verbatim afterwards. In order
to be able to compare the outcomes of the different responses and perspectives of the interviewees I
coded the answers. Coding is the process of naming meaningful and relevant fragments by giving them a
summarizing code with the purpose of transforming the interview data into findings which consequently
can be used to connect and compare the output of the different interviews (Boeije, 2010). For this
research the codes are used to compare the perceptions of the different interviewees with each other.
Hence, no quantitative research is done to the number of times a code is mentioned.
Although there are similarities in the ‘buzz words’ the interviewees used, they all had their own
vocabulary. Because the interviews have, according to my interpretation, much more similarities, the
output of the interviews is not used literal in the coding process but in an indicative way instead. For
example, in the interviews the topics concerning (pre-)financing, risk and new development strategies
were discussed frequently which all got an individual summarizing code.

Digital Survey
Although a large panel was formed, only 125 municipalities (30%) responded to the request filling in the
digital survey. In addition, these 125 respondents did not answer every question. Various reasons are
given for partially filling in the digital survey, such as the survey being too time consuming, the respondent
did not possess the needed knowledge or because the concerned municipality did not have greenfield
locations which makes answering the survey needless. Therefore, the data output from this digital survey
only forms a minor input for this research, no SPSS analyses are used and municipalities are not
categorized to size, instead the output of the survey is used as additional and incentive data.
So far the needed background information is gathered, the most essential concepts and definitions are
clarified and described, seven main indicators are determined and the research methodology is revealed.
In the next chapter I apply an economic perspective once more in order to point out the processes and
trends that the indicators are subject to. Once this is done the social sided impacts of the economic crisis
upon property development can be discussed.
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4. Current State of Affairs of the Indicators
In this chapter the trends and developments of the main indicators, triggered by the interdependency
with the economic crisis, are expressed consecutive from an economical point of view. The consequences
of the economic crisis upon property development, which are stated in chapter 5, follow as a logical
sequence from the trends and development of these indicators.

4.1 Economic Conjuncture, Consumer Confidence, Mortgage Accessibility and the
Number of Sold Houses
Like the theoretical framework started by explaining the economic crisis and its impact on property
development in the Netherlands, I start this chapter by discussing the indicator of economic conjuncture
which is more or less the malefactor of the consequences upon property development in the Netherlands.
In the theoretical framework the strong impact of the GDP upon the construction production is already
stated in Figure 3. According to calculations made by the Centaal Planbureau (CPB), it is expected the GDP
will be 0.5% lower in 2012 than in 2011. It is among due to the GDP and the consumer confidence, which
is at this moment nearly at its lowest point ever, the conjuncture indicator shows a decrease the
upcoming year (CBS, 2012b; CPB, 2011). Besides impact upon this aspect, the economic situation affects
the accessibility of mortgages as well. Mortgages are relatively more difficult to access now banks are
more hesitant to lend money. These three indicators influence consequently the number of sold houses.
However, an even more precise and detailed explanatory indicator than the consumer confidence rate is
the consumer confidence indicator drafted by the Dutch association for house owners, 'Vereniging Eigen
Huis' and the Delft University of Technology. This indicator focuses upon the owner-occupied house
market by making use of a monthly questionnaire among a representative number of Dutch, including
topics about mortgages rates, the development of house prices and the general situation upon the
housing market for the past and the upcoming 12 months (VEH, 2012).
Figure 10 shows this consumer confidence indicator (right axis) and the sales numbers for newly-built and
existing houses (left-axis, quarter 1 2007=100%) between 2004 and 2011 whereby the clear correlation
between these two aspects is stated. The Figure tells us more: although the economic crisis did unfold in
2008 in the Netherlands, as discussed in chapter 2, the trends below show a decrease up from 2007. An
important explanatory factor is the development of the interest rate which was already increasing since
2007 as a result of the, at that time, credit crisis in the USA (see Appendix III). Secondly, the consumer
confidence indicator increased after 2008 due to a decrease in transfer tax, but is, just like the consumer
confidence rate recorded by Statistics Netherlands, at this moment at a historically low point (Fokkema
and Hofman, 2012).
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Figure 10: Number of sold new owner-occupied houses and the number of existing sold houses (left axis) versus the
market indicator (right axis) quarter 1 2007 =100% between 2004 and 2011 (MNW, NVM and VEH).

A look at Figure 10 from a housing market point of view shows that fluctuations of the market indicator
have a bigger impact on new property developments than on existing housing. In the fourth quarter of
2008 only 12% of all the sold houses concerns newly-built houses while this sector has generally a share of
approximately 20%. While the number sold newly-built houses was already falling in 2007, the number of
sold existing houses was still more or less at the same level in that year. Only by the second quarter of
2008 the sales numbers of existing houses decreased, but in a lesser degree than newly-built houses. This
method is also true in the inverse direction, the sales numbers of newly-built houses increased relatively
harder than the existing house sector after 2009.
Specific data of the type of sold owner-occupied houses tell us that the sales numbers of all house types
decreased but especially the high-prices houses (up from 305.000 euros) fell behind whereas the less
expensive sector (less than 203.000 euros) is more or less stable (Fokkema and Hofman, 2012).

4.2 Development in House Prices
Besides the drop back in the number of sold owner-occupied houses, a correlated trend is seen in de
development of house prices. In Figure 11 the average sold price of new and existing owner-occupied
houses is shown, the both are decreasing from the fourth quarter of 2008. However, this average sold
price is not a very accurate indicator for the development in price of owner-occupied houses. These
numbers only represent the average price of a sold owner-occupied house in a certain period. As told, the
number of high priced (for example multi-family) houses felt behind the sale of less expensive (singlefamily) houses. In this way the average price of sold owner-occupied houses will display a downward line
because of the difference in the number of sold houses, even if house prices did not decrease. This issue
can be solved by making use of a 'price index' correction which is made by Statistics Netherlands and
represented by the green line in Figure 11 (Van der Wal and Tamminga, 2008). When analyzing this line it
is seen that house prices are, according to the price index, even below the level of 2005 (99.3% in April
2012), and prices are still declining.
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Figure 11: Development of new and existing owner-occupied house prices (left axis) and the development of the
existing owner-occupied house price index (2005=100%) in percentage (right axis) between 2004 and 2011 (Fokkema
and Hofman, 2012).

Another outstanding aspect shown by the Figure is the difference in the average transaction prices for
new and existing houses. This difference in average price, which is about 15-20% can be explained
because new houses are generally of a higher quality and are relatively larger in size (Buitelaar and De
Kam, 2012; Fokkema and Hofman, 2012).
An explanation for this decrease in house prices can be found in many aspects that occur from the
economic crisis, such as the development in consumer confidence (indicator), inflation, income and
interests (De Vries, 2010). According to Hoek (2008) this last aspect is an important explanatory factor. In
the Netherlands, an increase of 1 percentage point of interest rate can have a 10% negative influence on
house prices. As mentioned in chapter 2, banks and other financial institutions did increase their interest
rates after 2008. Although interest rates did decrease in the meantime to a level comparable with the
percentage of before 2004-2006, this does not say anything about the accessibility of the mortgages;
banks made more stringent conditions before consumers qualify for a mortgage (Fokkema and Hofman,
2012).
Three footnotes have to be made when pointing out the consequences upon property development in the
next chapter: First, this price index is only constituted for existing owner-occupied housing. Despite the
missing price index for new housing it can be said the corrected average price of new owner-occupied
houses did decrease, but to a slightly lesser extent than the green line in Figure 11 indicates. Secondly,
although the Figure makes no difference in regions, prices did decrease in every province. Differences in
rate of decline persist though, house prices in the periphery did decline harder than in the Randstad
(CBS/Kadaster, 2012a; CBS, 2012c). Thirdly the focus upon greenfield development could not be made
entirely since the number and price of new sold housing include both greenfield as well as brownfield
developments. Individual numbers of the two development models are missing, but it is likely that if a
distinction is made, the prices displayed in Figure 11 would be slightly lower; comparable houses within
city centres have a higher price than those at the urban fringe (De Groot et al., 2010). Nevertheless, these
are the best data available and it can be supposed the numbers are sufficiently representative to make
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use of, moreover because brownfield development has a smaller share in the total national housing
renewing; 38% versus 47% for greenfield development between 2002 and 2008 (15% for 'remaining
areas', not in the surrounding of city centres) (Nabielek et al., 2012).

4.3 Land Values and Land Prices
As seen in the previous paragraph, house prices decreased since 2008. This implies that, when using the
residual calculation methodology explained in paragraph 2.4, land prices decreased as well. This reasoning
can be verified by updating Figure 6 which shows the development of house prices and building costs until
2008. In this Figure an increase in land values is noticed since the house prices increased relatively harder
than the building costs in that particular period.
Figure 12 shows these updated data, it expresses the development of the average prices of new owneroccupied housing (Figure 6 makes use of all owner-occupied houses, hence the difference in house prices
between Figures 6 and 12) and the average building costs per new owner-occupied house in a period
between 1998 and 2011. Since the housing prices declined relatively harder than building costs after 2008,
the residue or land value did decrease. Although the building costs decrease after 2010 as a result of
stable salaries and declining prices for construction materials (Taal, 2009), it is expected building costs will
increase in the future (ceteris paribus) due to increasing scarcity of raw materials and because of
increasing quality and sustainability requirements (Hoek et al., 2011).
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Figure 12: Development of average prices of new sold owner-occupied housing and average building costs of owneroccupied housing in thousands euros per year (CBS/Kadaster, 2012b; Monitor Nieuwe Woningbouw).

Despite the average new owner-occupied house prices are not corrected for differences in housing type
by a price index, the average house prices can be used to clarify the effects of the decreasing house prices
upon land prices by a simplified calculation example sketched in Table 2. In this numerical example the
average house prices and building costs in 2007 and 2010 are used to calculate the average residual land
value. I simplified this example by assuming average building costs did remain at the same level, in fact
building costs increased to 145,000 euros. The Figure shows that were the average house price decreases
with 7.7 percent, the land value decreased with 14 percent. This simplified example implies that land
values react theoretically disproportionately upon fluctuations in house prices and building costs. The
extent of this fluctuation depends on the proportion building costs that cover the total house prices; the
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bigger the share, the bigger the percentual fluctuation. It should be noted that this mechanism is also valid
in the opposite direction, in case of increasing house prices, land values increase percentual harder, this is
what happened in the years prior to 2008.
Table 2: Average new owner-occupied house prices and building costs in 2007 and 2010 in euros. In order to simplify
this example the building costs for 2010 are kept at the same level as 2007. Whereas the average house price
decreases with 7.7 %, the land value decreases with 14%.
Average house price
Building costs
Residual land value

2007
€ 297,000
€ 131,000
€ 166,000

2010
€ 274,000
€ 131,000
€143,000

The above mentioned gives a (simplified) theoretical approach of the development of land values.
Additional costs such as taxes and profit percentages of the developers are for example not included to
keep the example simple. The Dutch organisation 'Dienst Landelijk Gebied' (DLG) does record the paid
price per transaction per hectare like was stated in the introduction that the prices of 'raw land' did
decrease with 23% between 2009 and 2010. In Figure 13 these numbers are shown for raw land and
agricultural land prices. Although the publication of land prices for the year 2011 is not made public yet,
DLG gave a preview of the average land price. Compared with the raw land price in 2009 a decreased of
30% is recorded. Although it is not necessary to know the exact land prices it is clear the achieved profit
margins in the prosperous times are not met anymore. The given downward spiral is adequate for
reasoning the impacts upon property development at greenfield locations.
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Figure 13: Development of average agricultural and raw land prices for the Netherlands between 2004 and 2011 (DLG,
2011; Kadaster, 2012).

The agricultural land prices are included in the Figure to make clear that the price of agricultural land is
not, or hardly subject to the impacts of the economic crisis. This can be explained by considering the
ongoing up scaling in the agriculture, the recent fruitful years and because of the specific financing culture
whereby banks are more willingly to grant loans because of the certainty of good financial collateral in the
form of lands and buildings (DLG, 2011 and Luijt, 2012).
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4.4 Housing Market Cycle
Now the development in the house prices and the development in the number of sold houses are known,
the market cycle of the housing market can be composed. This housing market cycle is a good indicator
when it comes to making a prediction of what is going to happen the upcoming years. In paragraph 2.3 an
example of the development of such a market cycle is expressed by making use of an agricultural market
cycle. In Figure 14 the cycle for the housing market is shown until 2010. When reasoning from the
underlying theory of this cycle, explained in paragraph 2.3, in combination with some predictions for the
housing market from different authorities (Deloitte, 2011; Fokkema and Hofman, 2012; ING, 2012; Luijt,
2012; Rabobank, 2012) it is most certain the housing market will make a cyclical movement. The black
dashed line indicates this cycle up from 2010, however, it says nothing about the exact numbers or the
time it takes to fulfil this cycle. It is in any case expected the house prices are not yet at their lowest point,
the black dashed line might even show a further decrease in the direction of 90% of the price index of
2005.

Figure 14: Housing market cycle from 2000 until 2010 and the expected trend up from 2010 using the price index
(vertical axis) and the number of sold houses (horizontal axis) (Luijt, 2010).
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5 Theoretical Consequences of the Economic Crisis upon
Greenfield Developments
With everything said in the introduction and theoretical framework and with use of the trends of a
number of key indicators given in chapter 4, the ‘theoretical’ consequences of the Economic Crisis upon
property development can be explained. To do so, the social sided perspective is included in this chapter
extrapolated from the economic theoretic aspects discussed above. These social aspects are still of a
general nature, which means that the impacts could apply to every greenfield development in the
Netherlands. Besides processes that already did take place and processes that are taking place, expected
and future processes in the Dutch property development discipline are mentioned.

5.1 Financial Impacts for Actors
A first known and logic consequence of the drop back in house prices, the number of newly sold houses,
consumer confidence and mortgage accessibility is for example the postponement and cancelling of many
projects. Projects are not only cancelled or postponed in the periphery of the Netherlands, which is
characterised by areas with a shrinking population. Also in the Randstad, where demographic growth is
continuously recorded projects are on hold. Even in cities were the housing demand is expected to be
high, projects do not proceed. Take for example Amsterdam, the capital and the biggest city of the
Netherlands, situated in North-Holland, west of the Bloemendalerpolder. This municipality decided to
freeze all the new development plans. Only the projects that have already started or whereby the
financing is guaranteed are implemented. Hundreds of other projects are on hold (Gemeente Amsterdam,
2010). The province of South-Holland has, together with 45 urbanized municipalities decided to postpone
the construction of 70,000 houses until 2020, which is 40% of the total housing development plans (ZuidHolland, 2012).
In this way, the once ‘money making’ property development activity is turned into a high cost activity now
that municipalities are missing big sums of expected incomes and have to deal with extra costs resulting
from interest obligations. In Textbox II, Table 1, an overview was given of the positive revenues of
municipalities on land developments from 2000 until 2008. This Table is updated with the realised
incomes and expenditures of 2009 and 2010 concerning land developments of all Dutch municipalities and
is represented in Table 3 (CBS, 2012d; Korthals Altes, 2008; Van der Krabben, 2010). It is immediately
apparent that the positive revenues have turned into red digits up from 2008.
Table 3: Realised income, expenditure and balance of all municipal revenues concerning land developments per year
from 2005 up to 2010 in millions euros.
Incomes
Expenditures
Balance

2005

2006

2007

2008

2009

2010

6,835
6,230

8,405
7,486

8,362
7,744

8,720
8,117

7,878
8,291

7,171
7,894

605

919

618

603

-414

-723

Source: CBS, 2012d; Korthals Altes, 2008; Van der Krabben, 2010.

In first instance this is an unpleasant occurrence but not a problem ‘an sich’. In the municipal annual
reports there are undoubtedly other items that are loss making. However, these losses become a
problem, in the case a municipality does not foresee these losses and convergences its total municipal
budget, among others, to the expected positive yields forthcoming from land developments. This is exact
what happened in the last two years; Table 4 shows the expected municipal incomes and expenditures of
all municipalities concerning land developments between 2005 and 2011 (CBS, 2012d).

33

Table 4: Municipal budget estimations of all municipalities concerning land developments per year from 2005 up to
2012 in millions euros.
2005

2006

2007

2008

2009

2010

2011

Incomes

3,427

4,523

5,126

6,676

6,880

7,207

6,386

Expenditures

3,217

4,088

4,665

6,169

6,370

6,836

6,345

211

435

461

742

510

371

41

Balance
Source: CBS, 2012d.

While the expected revenues were largely surpassed by the recorded yielded revenues up to and including
2007, this made a huge turn after 2007. It was in 2008 the first time that expected yields were not met,
however, the revenues were still positive. This changed dramatically after 2008. While the municipalities
still expected positive yields in 2009 and 2010, the actual recorded figures show significant deficits. This
difference is expressed in a negative yield between the realised and estimated budgets of respectively 924
and 1,094 million euros, leading to a major finance gap in the municipality balance. Many municipalities
have therefore to recall on their financial buffers. Like mentioned in the introduction, it is expected
municipalities have to deal with more losses; 2.4 to 3 billion euros the upcoming years (Deloitte, 2011).
Some municipalities will have an insufficient buffer to overcome these losses and will be forced into
receivership (Deloitte, 2010, Voors, 2011).
The budget estimations for the year 2011 clearly state the restraint of Dutch municipalities when it comes
to acknowledge that future land developments will not generate revenues anymore but are more likely to
require financial provisions. This attitude of municipalities is also indicated by an earlier research carried
out by Deloitte (2011) and by the survey feedback wherein most of the municipal respondents state they
do not need to revise their book value downwards. Because of the continued impact of this problem via
the National Municipal Fund, every Dutch citizen is effected by the actions of a number of municipalities.
On top of that, the recorded numbers above mentioned do not include interest costs forthcoming from
the loans that were taken by municipalities in order to pre-finance the purchase of land positions. Losses
and deficits on the municipal balance will therefore even be higher (Deloitte, 2011). In combination with
the extensive budget cuts made by the Dutch government, municipalities will receive a quarter billion
euros less from the national government in 2013, some municipalities will have even more difficulties to
get their affairs straight (Binnenlandse Zaken, 2012).
Like stated in the introduction, not only municipalities possessed land positions, also provinces,
developers and housing associations were active on the land market and acquired land positions. The
situation for these actors is therefore not essentially different. 48 housing associations (of the total of 353
associations) wrote off 134 million euros in the last 5 years (14% of the purchase value) (CFV, 2011). On
the basis of the published annual results of some project developers that are quoted on the stockexchange, the extent of which they wrote off assets is revealed. For example, Heijmans wrote off 43
million euros, while BAM wrote of 127 million euros the year before (BAM, 2011; Heijmans, 2012), these
are only two of the many developers. Whereas municipalities cannot practically go bankrupt, this is
different for developers. According to one of my interviewees 30% of the project developers went
bankrupt.

5.2 Role of Actors
Due to these impacts, the role and the attitude of actors changed and is changing. In the years prior to
2008 it was a 'must' to possess land positions. If not, all the yields would slip through your fingers.
Likewise, it became a kind of prestige project to acquire land positions. Associations and municipalities
wanted to join the 'big boys', which all ended in a ‘rat race’ in search for land positions as a guarantee for
building possibilities. Research conducted by De Kam (2012) has shown that all the 353 housing
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associations together have land positions with a value of 2.1 billion euros, municipalities for 13,1 billion
euros and project developers have an estimated land position of 1 billion euro. It is hard to make accurate
calculations of the total building potential forthcoming from these numbers. However, the same research
examined the building potential of housing associations and estimated that some housing associations
possess a building potential of multiple decades, some even with a potential up to 230 years.
Subsequently, from here it can be concluded that multiple municipalities, property developers and
housing associations have an excess of land positions with respect to the demand on the housing market.
Land acquisition has become an isolated entity of project development in the past years, the relationship
between means and ends is lost (De Kam, 2012). Janssen-Jansen (2010) add to this that even without the
economic crisis it can be argued if some of the plans made, pertaining to particular purchased land, would
be feasible. Also she argues that these lands were purchased as 'a consequence of excessive optimism in a
buoyant housing market' whereby 'develop as much as possible' strategies were applied.
A remarkable trend to notice is that this ‘rat race’ made a drastic turn, instead of ‘fighting’ for land
positions, an opposite trend is notable; municipalities, project developers and housing associations try as
best as possible to get rid of their lands. Buitelaar (PBL) argues for example that municipalities probably
will pursue more often the comparative method calculating method in the future in order to not out
compete themselves when being in fierce competition with a neighbouring municipality. Furthermore, a
trend is noticed whereby (potential) raw lands are repurchased by farmers or that lands are increasingly
rent to farmers (LTO Vastgoed, 2010; Luijt, 2012; Dagblad van het Noorden; 2010).
Although a study in 2010 to the consequences of the economic crisis on land policy has shown that an
economic crisis has only a minor impact on the pursued land policy (Lahpor, 2010) it would be interesting
to see what the results of the same research would be if it was carried out at this point. At the time
Lahpor carried out her research the economic crisis was seen as a ‘small dip’ or ‘of temporary nature’
according to all my interviewees but also according to some economists. These expectations are now, two
years later, revised by all the interviewees. Therefore it is more likely municipalities will pursue a more
facilitating land policy instead of an active approach.
Although the trend in pursued land policy is more an expectation since this is not monitored at national
level, one thing is certain: actors involved in the project development discipline have changed their
attitude and strategy. This can be for instance stated when looking at the current activities of these actors
on the land market concerning raw lands. The land mobility decreased drastically after 2008. Both the
total number of transactions as well as the total transacted hectares did collapse. Within two years, the
number of transactions decreased from 991 in 2008 to 529 transactions in 2010. Because a single
transaction generally covers multiple hectares land the decrease for the total number hectares shows an
even greater decrease; from 3,217 hectares in 2008 to 1,157 hectares in 2010. A regional point of view
does not make any difference. Only in two regions (Zeeland and East-Gelderland) of the total 20 regions
DLG distinguishes, the number of transactions and hectares did show a small increase (DLG, 2011).

5.3 The Financing of Projects
In line with and forthcoming from the above mentioned topic are the perils concerning the financing of
projects; none of the players involved in property development want to eat into one's liquidities. This is as
follows: in the foregoing prosperous years, banks and other financial institutions such as insurance
companies were gladly willing to pre-finance projects due to the increasing property values and high
transaction sums. These pre-finances were characterised by low interest rates and attractive conditions,
the risk premiums were for example more or less taken for granted. In this way banks made, on the basis
of project developments, profits as well. However, since the emerge of the economic crisis, banks are not
longer willing to provide these guarantees since their finance buffer becomes marginal and risks are too
high because of the declining property and land values and increasing interest rates (De Jager, 2011).
According to three of my interviewees developers are characterized as ‘afraid’ and ‘risk averse’
entrepreneurs. Besides addressing to banks and other financial institutions, developers addressed
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themselves to governmental institutions for these guarantees. These parties took often a considerable
share in the pre-financing of projects (Janssen-Jansen, 2010). Now that governmental institutions have to
deal with budget shortages and losses, have to put through budget cuts and since development risks are
too high, governmental institutions are neither willing to pre-finance such projects anymore.
Consequently, developers depend on their own liquidities which is not totally new, in recent times the
positive yields of finalized projects were used to financially secure new developments which, as known,
hardly belong to the possibilities today. All this has lead to a whole new finance problem.
Thereby comes the growing concern about refinancing problems. Although this research focuses on
residential property, most property developers also have a commercial real estate branch. Without going
into detail, commercial real estate makes use of loans that cover a certain period of time to finance the
real estate. In the upcoming three years, more than half of these loans will end, which is approximately
530 billion euros. As said, banks are not willing to refinance this ‘funding gap’. Developers are in this way
forced to complement their own funds or to sell their commercial real estate. In case of the latter in
combination with the poor current (and expected upcoming) market situation, big losses are the result
(Göbel, 2011; De Jager, 2011). It is doubtful if every project developer can deal with these perils.

5.4 Changing Types of Development Strategies
The difficulties of financing a project do have impact on planning processes related to property
development projects as well. Large-scale developments require high pre-funding sums and entail relative
high risk profiles. In combination with the financing difficulties and the drop back in newly sold houses,
these ‘blueprint planning’ or ‘traditional’ type of developments, which characterized the VINEX-period, are
outdated. Nowadays a number of ‘new’ type of development strategies are introduced such as ‘organic
developments’, ‘slow urbanism’, ‘spontaneous developments’, 'cocreation' or ‘(collective) privately
commissioned housing developments’ (Duivensteijn, 2012; De Zeeuw 2011a; De Zeeuw 2011b). The
interviewees mentioned these new development types frequently as well. A specific code is therefore
given to this topic and is discussed in chapter 6 as well.
Although there are differences between the definitions of these types of developments, a number of key
processes keep coming back which characterise project development in this changing economic situation.
First of all, it is about small scale developments. Instead of integrally developing hundreds of houses at the
same time, the focus is currently on more graduate developments. Large-scale developments are
characterized by a relative more time consuming implementation process, making these plans easily
subject to changing circumstances, and difficult connectable to the existing environment. The new
development strategies cover on the other hand smaller development proportions and comprise a limited
time scheme. Leading to more flexible plans that can more easily react to changing market conditions
which consequently reduce the risk level. Furthermore, the plans are better (financially) manageable and
are better aligned with the existing surroundings by which the spatial quality can be improved (Van de
Laar, 2011).
Secondly, the housing market makes a shift from a supply to a demand market. In the previous years,
property developments provided houses that did not totally meet the wishes of the consumers. But
because of the tightness of the housing market, newly built houses were nevertheless sold. Now that this
has changed, the consumer is put in the centre of attention; a 'bottom-up' approach is applied instead of
the traditional 'top-down approach'. (Collective) privately commissioned housing is a typical movement
that meets this shift, it is hereby not only and necessarily about the design of the house. Especially
sustainability requirements and energy supply challenges play a key role in this movement. An example of
a privately commissioned housing development is the Roombeek district in Enschede whereby a whole
residential district is developed on the basis of this principle and is widely known and esteemed (ECTP). In
Figure 15 the old (left) and new (right) hierarchy in the triangle of consumer, government and project
developer is shown.
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Figure 15: Old (left) and new (right) relationship between the consumer, government and project developer seen from
an initiating point of view. The consumer is in the top of the triangle but has to work closely together with the
government and project developer to make developments successful.

The last two processes that partly emanate from the previous two processes focus upon a more future
expected trend and are based upon the output of the interviews. This is about the changing role of
developers, housing associations and municipalities itself and about the relationship between actors.
Instead of being an initiator the three parties fulfil a more facilitating position in this process.
Municipalities ensure for example the need of infrastructural and public facilities whereas the project
developer acts more as a mediator between the consumers and all different instances that are involved in
developing projects. The developer should coordinate the planning process whereby he has to make use
of his specific knowledge in development matters. Although the consumer is on top of the spill, the tree
should work closely together in order to make developments successful.
Concerning the relationship between actors, whereas in the peak of the housing- and real estate market
the negotiations run smoothly because 'the sky was the limit', nowadays these negotiations have become
a more delicate topic according to Bouwfonds. Contracts and agreements, such as obligations concerning
the tempo and amount in which houses have to be developed, are especially from the developers and
associations point of view attempted to be revised (AKD, 2012, interviews, survey).
The 'new' development types, mentioned at the beginning of this paragraph, do exist already for a longer
period of time. Take for example the project Roombeek, the implementation of this project started
already in 2001. However, these developments are part of an entirely different context by which the crisis
has accelerated these development processes. Despite these development strategies are according to
some more focussed upon brownfield developments, the described processes are just as well applicable
for greenfield developments. An example of a development strategy that is in a less way connected with
greenfield developments is the urban farming movement. Bare lands in city centres that are intended to
be developed but due to the sketched economic situation are prolonged undeveloped are hereby turned
into (food-producing) gardens. Another movement concerns the redevelopment of ‘old’ buildings. Instead
of demolishing all the abandoned properties and setting up a whole new comprehensive masterplan that
reasons from a ‘tabula rasa’, the existing qualities and opportunities that arise from the old buildings are
used. Existing buildings are converted into new properties with often a modified function that suits the
local and current circumstances.

37

It may seem clear that a lot of initiatives are taken that respond to the consequences of the economic
crisis, these shifts are not only policy dependent but are also influenced by the market. Although the
sketched processes may differ, they all aim more or less for the same goal, which is: less risk, more
flexibility, less pre-funding, stimulating construction works which should finally improve the quality of the
living environment. Which ultimately keeps up property developments.
Whether you look at the trends, impacts, processes or consequences, they all imply to the same output:
the end of a period characterized by large-scale greenfield development at the urban fringe. But because
the practice is always more stubborn than the theory, I examine what is happening in the actual property
development field. To do so I include the Bloemendalerpolder case in the next chapter.
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6. Consequences of the Economic Crisis for the Project
Bloemendalerpolder
This chapter aims for a better understanding of property developments in practice. Like mentioned
before, every property development project is unique, including the project Bloemendalerpolder. In the
previous chapter different impacts are described as a reaction on the economic crisis, but how are these
in this project? In order to draw conclusions on this case, it is necessary to get a better understanding of
the ins and outs of this particular project. Therefore this chapter starts with discussing the project and the
local situation in further detail. With this in mind and with the output of the document analyse and
interviews, a conclusion is made about (this) project development in practice.

6.1 Ins and Outs of the Bloemendalerpolder
The project Bloemendalerpolder comprises an area of a total of 490 hectares in two different polders
(peatland): the 'Bloemendalerpolder' and the 'Gemeenschapspolder'. The both have mostly an agricultural
function. It is situated in the metropolitan area of the Randstad, in the vicinity of Amsterdam. The area is
demarcated by the Amsterdam-Rijnchannel in the west, the Vecht river in the east, the highway A1 in the
north and the railway connection between Amsterdam and Bussum with rail station Weesp in the south
(see Figure 9 and 16). The project is characterized by the principle 'red for green', meaning the revenues
generated by selling houses are used to finance the blue-green structure.

Figure 16: Overview of the plan area and current situation in the Bloemendalerpolder and the Gemeenschapspolder
(Google Maps).

6.1.1 Governmental Policies and Plan Making Instrumentation
The project is firstly mentioned in a newspaper in October 1992 as a 'sensitive residential development
location' (Stil, 1992), the actual plan making process started before 2001 (Financiele Dagblad, 2003). It was
until 2004 the project was firstly included in a national policy. The Dutch national government mentioned
the Bloemendalerpolder project in the policy document 'Nota Ruimte' as a search area for future
developments (Ministerraad, 2004). Furthermore it stated the importance of housing developments near
Weesp and Muiden in order to meet the housing demand in the region. The municipalities Muiden and
Weesp did in fact not agree upon certain aspect of these plans. They opposed for example against the
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development of the polder in general and especially against the extensive number of planned newly built
houses. The Board of Aldermen in the municipality Muiden resigned at 17 June 2004 because of the
opposition of the municipal council and of the local citizens against the plans. 4 days later, the Provincial
Executive in that time, Henry Meijdam, threatened taking over control if the municipalities would not
agree upon the housing developments before 8 July 2004. The municipal council of Weesp succumbed to
the proposed plans with a slim majority at 1 July 2004 because of the pressure from the province. Because
Muiden did not change its standpoint, the province North-Holland decided to take over the initiative of
the project and composed a regional plan for the area (Streekplan Noord-Holland Zuid, Uitwerking
Bloemendalerpolder/KNSF-terrein) which was established at 19 December 2006 by the Provincial
Executive Council. This plan had still a more or less general character without any legal status and
mentioned the Bloemendalerpolder as follows: "The Bloemendalerpolder is an easily accessible location,
both by car as by public transport. The area has because of this quality a good connection with other parts
of North-Holland. We find it important this location is developed in the short run in order to reduce the
housing demand in the area. In the vicinity of rail station Weesp are opportunities for a high density living
area while in the areas with a greater distance lower density developments are imaginable. A blue-green
area, focused upon recreation is developed in coherence with the property developments. We have
proclaimed the Bloemendalerpolder area as a housing development location due to the lack of other
suitable locations that can meet the housing demand in the region. Consequently the municipalities
Muiden and Weesp set up a plan for the exact spatial design of the area" (p.15).
However, by the introduction of the new Spatial Planning Act of July 2008, the legal instrumentation was
modified in such a way that provinces were from that moment able to take up the role of legal planning
authority (Van Straalen and Van den Brink, 2010). The successor of Meijdam, Provincial Executive
Hooijmaijers, decided in March 2009 to make use of this modified instrumentation by excluding the
municipalities from the juridical plan making process. The province chose to take up the role of legal
planning authority by setting up a provincial zoning plan (inpassingsplan) because the plan making process
was slowed down due to the political and governmental perils between the province and the
municipalities of Muiden and Weesp.
Hooijmaijers was besides for the spatial planning agenda of the province North-Holland responsible for
the financing portfolio. As the province risked losing 78 million euros in October 2008 as a result of the
bankruptcy of the Icelandic bank 'Landsbanki' due to the economic crisis, Hooijmaijers had to resign in
June 2009. His successor, Executive Driessen, decided to revise the provisional plans since the plans
contained some extravagant ideas which were not in line with the spatial characteristics of the area, such
as a skyscraper. It has to be said that such extravaganza did fit within the mindset of this discipline in that
time. Hooijmaijers was at least not the only public executive with such plans.
The new plans were composed by Driessen together with the other involved public (excluding Muiden)
and private parties in a so called 'public-private partnership' (publiek-private samenwerking (PPS)). In such
a partnership public and private parties split up the risk, expenditures and incomes, normally in a 50-50
construction, but this percentage may vary.
These final plans were published in a provincial 'concept-masterplan' in January 2010. One year later,
begin 2011, the private and public parties noted that the plans drawn up in the concept-masterplan were
no longer feasible in the at that time current economic situation. They decided therefore to reassess the
plans. These provisional reassessed plans were more in line with the interests of the municipality Muiden.
For example, no housing developments were located at the Vecht banks and the number of newly built
houses was set between the 2350 and 2750 dwellings. Therefore Muiden considers at this moment if they
should rejoin the partnership. If they do so, they join the negotiation process at the moment that most
plans have already been recorded. The Figure below (17) sets out the Bloemendalerpolder timeline from
1990 until 2015.
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Timeline Events Bloemendalerpolder
19-12-2006: Provincial regional
plan published
01-03-2009 Province exclude
munici. from plan making
2001: Start plan making process

1992: Project first mentioned

1990

1995

01-01-2010: Concept-masterplan

Project developers pursue land
positions

2000

2005

01-02-2011: Concept-masterplan
not longer feasible

2010

01-07-2004: Weesp succumb to
plans
21-06-2004: Province Executive
threatened taking over control
17-06-2004: Aldermen Muiden
resigned

2015
2020
01-07-2011: Start new
negotiations
01-09-2012: Expected new
contract
2016: Expected start
implementation

24-04-2004: Mentioned in 'Nota
Ruimte'

Figure 17: Bloemendalerpolder timeline from 1990 until 2015.

The reassessment negotiations are at this moment in a final stadium. The last 'juridical' issues have to be
crystallized and the uncertainties concerning a policy forthcoming from the vicinity of the airport Schiphol
have to be solved before the actual contract can be signed by all involved actors. This policy, the
Structuurvisie Mainport Schiphol en Haarlemmermeer (SMASH) has to ensure no large-scale housing
developments are situated within the noise contours of airport Schiphol. A research to the future growth
of Schiphol might cause these contours are expand or relocated which consequently can obstruct the
made plans. Despite these last 'obstacles' it is expected the contract can be signed before 1 October 2012.
Although the exact plans are therefore not yet (juridical) fixed, a number of main objectives are already
known. Comparing the new and old objectives gives the following similarities and differences:
Objective
New Plan
Old Plan
Implementation
Consortium of seven private parties PPS
Green, blue, grey functions
Development by private parties
Development by public parties
Blue, green area
2/3 of the total area, developed 2/3 of the total area, developed
simultaneously with red functions
before the red functions
Number of houses
2350-2750
2800-3000
Location of houses
Both
Bloemendalerpolder
and Bloemendalerpolder,
Vecht
Gemeenschapspolder
banks, also near the A1 highway
Phasing character
Flexible
Fixed
150 kV and gas pipeline
Same location
Relocated
Once all the involved actors agree upon the plans, the last obstacles are eliminated and the contract is
signed, the actual juridical plan making process can be started by making an Environmental Impact
Rapport (Milieu Effecten Rapportage) and by setting up a zoning plan. The exceptional situation wherein
the plan area covers the territory of a municipality that is not involved in the plan making process makes it
interesting what will happen when the negotiations are finalized regarding the juridical plan making
process. In principle three options are possible: 1) Muiden joins the collaborations; an inter-municipal
zoning plan is made, 2) Muiden does not join this group; a provincial zoning plan complemented with a
municipal zoning plan for the territory of Weesp is made, or 3) Muiden does not join; the province sets up
an integral provincial zoning plan for the whole area.
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Regardless which option is used, if everything goes as scheduled, the construction works will start in 2016.
This is 4 years later than planned according to the concept-masterplan from 2010 and even 8 years later
than the original regional plans (Streekplan and Structuurplan) made by the province in 2006 and 2007.
The set deadline when the total realization has to be finalized will not be meet as well. This deadline was
set for 2020 in first instance, in the new plans no obligations concerning the tempo are made but the
private parties expect the development will take 10 years.

6.1.2 Actors
The directly involved actors have gathered themselves in a steering committee in which they hold
consultations. These actors are distinguishable in public and private actors:
Public parties:
- The National Real Estate and Development Agency (Rijksvastgoed- en ontwikkelingsbedrijf,
RVOB),
- Province North-Holland,
- Municipality Weesp,
- The local water board (Waterschap Amstel, Gooi en Vecht, (AGV)).
The following private parties have united themselves in a consortium:
- AM,
- Ymere,
- Adriaan van Erk,
- Van Wijnen Groep,
- Bouwfonds Ontwikkeling,
- Blauwhoed Eurowoningen,
- Delta Lloyd Vastgoedontwikkeling.
One of the public parties that was only mentioned shortly is the RVOB. The RVOB is involved in a project in
the event multiple national objectives are at stake and whereby different ministries are involved. The
RVOB represents in this case the former ministries of 'Economic Affairs, Agriculture and Innovation' and
'Infrastructure and the Environment'. The RVOB is the coordinator and spill between these ministries and
has to look after the objective 2/3 of the area (295 ha) will exist of a blue-green environment, suited for
recreational purposes and has to align the Bloemendalerpolder plans with the relocation of the A1
highway which is implemented by the department of Rijkswaterstaat. Because these targets were already
set before the plan making process started, the RVOB was already involved in the project from 2006.
One should be aware of the special role Muiden takes in this project. The plan making process includes the
territory of Muiden but the municipal council decided to reject the plans and therefore did not make part
of the steering committee. The steering committee composes plans that influence Muiden while Muiden
is incapable to influence the decision making process. Besides the municipality Muiden, many more actors
are involved such as local residents and special interest associations. These actors are up to now largely
excluded from the plan making process and are of no importance for this research.

6.1.3 Land Positions
The moment project developers sensed the upcoming plans for the development of the
Bloemendalerpolder and once different governmental institutions announced their intention to develop
the area, the project developers started to acquire land positions in the area in order to secure their
building positions (Farjon, 2004). In November 2000 less than 20 hectares was owned by project
developers. In March 2002 developers possessed 60 hectare while this was already 160 hectare in January
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2003. As a response to this, the province of North-Holland bought land to counterbalance the property
developers (Van Straalen and Van den Brink, 2010). This battle for land positions has had major impact
upon the land prices in the area as well. In 2001, the price per hectare was still around the 150,000 euros,
in 2003 this price increased to 230,000 up to 500,000 euros per hectare, leading to an average land price
of 250,000 euros per hectare. At that time this price was 5 up to 10 times the value of the current
agricultural price (Luijt, 2002; De Regt, 2003) which can be considered as high when taking into account
the status of the land; 'potential raw land', which is usually just above the price of land in its current use.
In the meanwhile practically the total 490 hectares of the plan area were pursued by private and public
parties. See Appendix IV for an overview of the made transactions.
In order to allow the private parties to develop the area, they need the possession of the lands acquired
by the province, which are managed by the national Land Management Service (Bureau Beheer
Landbouwgronden (BBL)). Therefore the private parties took over these lands from the BBL. The province
has enforced in the consultation that these lands are taken over from the BBL for the exact same price
that the province paid for these lands, including interest costs and other expenses.

6.1.4 Situation in the Bloemendalerpolder
Starting with the economic conjuncture, Statistic Netherlands recorded the local GDP for the specific
region where the Bloemendalerpolder is located. It shows a GDP that is on average just under the
development of the Netherlands, while Amsterdam has a GDP that is on average just above the national
level (CBS, 2012e). A same trend is noticed for the local consumer confidence, which is slightly more
positive in Amsterdam than the Dutch view on the economic situation (Gemeente Amsterdam, 2012a).
With regard to the number of new sold houses in Amsterdam, no difference is seen compared to the
national trend. The number of new sold houses dropped back to a historically low level (Gemeente
Amsterdam, 2012b).
The development in house prices in the region Amsterdam can be compared with the relation between
new and existing house prices in the Netherlands. In case of increasing house prices, house prices in
Amsterdam increase harder, while in the case of a national decreasing trend, house prices decrease
relatively harder in Amsterdam. Overall this resulted in a slightly lesser decrease in house prices compared
to the Netherlands (CBS, 2012c). Using the market cycle theory, by means of the number of sold houses
and the development in (new) sold house prices it can be perceived the area Amsterdam is in a same
housing market cycle as the rest of the Netherlands.
All in all it can be concluded the situation for Amsterdam does not structurally differ from the general
situation sketched in chapter 4. A last point to take in mind is about a topic mentioned in the introduction,
the Bloemendalerpolder is situated in an area where demographic growth is expected.

6.2 Developments in the Bloemendalerpolder Plan Making Process
Despite everything said in the foregoing, the implementation of the Bloemendalerpolder is carried
through. In order to get a better understanding of the underlying reasoning, seven correspondents
involved in the project were interviewed. The verbally transcribed interviews are analyzed and coded in
such a way the results can be presented in the following. The coding of the interviews afforded a number
of topics that correspond to several impacts upon greenfield developments mentioned in chapter 5. The
reasons why this particular development does proceed are discussed and whether or not the economic
crisis does have an impact on the project Bloemendalerpolder.

Implementation of the project Bloemendalerpolder
Let's start with the most important question: why is the implementation of this project carried through
while so many (large-scale) projects are postponed or cancelled? Even when the plans had to be revised
because of the current situation in begin 2011? Firstly, it is remarkable to notice the concept-masterplan
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was set in January 2010 while the economic crisis did already originate in 2008. Only one year after the
masterplan came into force, the steering committee found out the sketched plans were no longer
feasible. Two reasons are put forth by the interviewees: 1) the province had to come up with a conceptmasterplan, they could not pull back from the plan making process due to all kinds of contracts with
private parties. Terminating these contracts would have cost the province millions euros, 2) the
correspondents indicated that at that time it was expected the economic crisis was a 'small dip’ and of
'temporary nature'. After that period one expected the developments would be continued in the same
way as before the crisis.
Despite the fact one acknowledged the economic crisis as a structural set-up, the decision was made to
put though implementation of the project in a revised setting. Two main arguments can be ascertained
from the interviews. The first and most important argument mentioned is the location of the
Bloemendalerpolder. Because of its central situation in the Netherlands, in the vicinity of Amsterdam, in a
green environment with the ‘best’ accessibility by car and public transport, all seven interviewees expect
this project will be successful, even in the current economic situation. In this polder, a living environment
can be shaped which is not found in the Amsterdam metropolis. Being spacious homes with gardens,
parking lots and lots of recreational possibilities. Hence, a vast need for this type of living area is noted. 'If
this is not working out over here, it will not work out anywhere’.
A second reason which is mentioned by Buitelaar (PBL) and Bouwfonds has to do with the extensive land
positions that were already possessed for a relatively high price in the early years of 2000. In this way the
private developers passed past the point of no-return in an early stage of the project. Bouwfonds
mentioned frequently that the possession of these land positions makes the actual development of the
project crucial.
Despite the fact the implementation of the project is carried through, this is not without a profound
reassessment of the original plans and development strategies. In the following paragraphs the
reconsidered aspects are discussed which are intended to make this project successful and 'economic
crisis proof'.

Role of Actors
Once it became clear the plans composed in the concept-masterplan were not feasible anymore due to
the economic crisis but one still was convinced of the potential of the project, renewed negotiations were
started whereby one of the major changes concerns the role of the actors. The 'old' masterplan was based
upon a PPS construction whereby the public parties would pre-finance the implementation of the 150
million euros costing blue, green and grey structures. This sum would be retrieved from the private parties
later on. The private parties financed this consequently from the revenues from selling houses. The private
parties are in the reassessed plans fully responsible and risk taking for the total implementation, of the
blue, green, grey and red structures.
The province fulfils hereby a facilitating role, setting up a number of preconditions. In the interviews
multiple reasons are put forward for this changed role of the province. The most important statement
concerns the risk taking profile that derives from a PPS construction. It was mentioned by six of the seven
interviewees that public parties, in this case the province, act more risk-averse due to the economic
situation. In combination with a number of other issues that did arise from projects whereby the province
is involved such as Chipshol, Wieringerrandmeer and the Icesave debacle, the province North-Holland
decided to not participate actively in this project anymore. The reason why public parties participated in
PPS constructions in the earlier times lies partly in the 'risk-averse' and 'afraid' attitude of developers. In
order to finance the ‘financial gap’ and accelerate the implementation of certain projects, public parties
were involved. This was possible in the previous years since in most of the plans revenues were made. It is
in the current situation expected these PPS constructions have come to an end which is in line with the
sketched adopted facilitating role of public parties (municipalities) in chapter 5.
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Aside from the risk profile, a number of other decisive factors are noted regarding the changed division of
tasks. These are the possession of land and the exclusion of interdependency between public and private
parties. Let me explain this second and third factor. In the case of the possession of lands, private parties
purchased already in the years 2001, 2002 and 2003 for many millions of euros land positions in the area.
Therefore they are under pressure to develop these lands in the short run since the interest costs increase
further and further which endangers the further feasibility of the project. Now that the public parties are
no longer willing to take a share in the risk, private parties are ‘forced’ to take more risks. 'By not doing
anything the project stays in an impasse which is even worse'. This forced change in attitude of the project
developers is made possible by taking away the interdependency between public and private parties that
characterized a PPS construction. By taking away this interdependency more flexibility in the
implementation is created. By making the private parties responsible for the integral implementation of
the project and by giving them more flexibility in phasing, they gain control over the moment when costs
are made and the moment when revenues are made. In line with this argument it is mentioned by public
parties that private parties are better capable of implementing the blue, green and gray structures since
this is not a primary task of the government. However, Buitelaar (PBL) sees this argumentation as an
excuse for the fact public parties saddled oneself up with so many risks. This statement can be easily
endorsed when looking at the (PPS) projects that are finalized in the recent years. It shows that public
parties charged most of the time the responsibility of the construction of the public area. The fact that the
province took so many risks in this project is confirmed by the municipality of Weesp and Executive
Driessen. For example, Executive Hooijmaijers had the intention to take over all the land from the private
parties, his successor Driessen was just in time to withhold this transaction from happening.
Besides the role of the actors I discussed the topic concerning ‘collaboration between actors’ and the
impact of the crisis upon this collaboration, since this has always been a hot issue and a stumbling stone in
plan making processes. It was stated that the relation between the actors and the negotiation processes
did not change substantially after the steering committee jointly acknowledged that the economic crisis
has had its known impact on the project. The only difference between the situation before and after the
economic downturn has to do with the mindset. Whereas the sky was the limit before the economic
downturn, choices have to be made between primary and secondary matters in the current negotiations.
However, although relatively many actors are involved it is stated the negotiations are of a prudential
tone but are not unfriendly. This is mainly explained by the shared interests of all actors. All the actors
agree upon the development of the area, all the private actors possess land positions in the area and both
private and public parties have to make offers in order to allow the further implementation of the
Bloemendalerpolder. This latter aspect has its impact on the project and is elaborated further under the
heading 'quality'.

Financing of Projects
An important aspect in the renewed plan making process is the financing of the project by the private
parties. Because it is hard to finance large-scale plans since public parties and banks are not willing to take
these financing risks the private parties try to avoid high pre-finance costs. Therefore no duties concerning
the number of houses that have to be built in a certain period of time are made, which is in line with the
flexibility topic addressed above. In this way the development of the 2350 to 2750 houses is divided in
smaller proportions whereby the actual market demand dictates the tempo, the number and type of
houses that are developed. The only commitment made is about the simultaneous development of the
houses and blue, green and grey structures. In this way the private parties tried as best as possible to
reduce the financing gap (financieringsbadkuip). Nevertheless, forthcoming from the fact the land
positions are already acquired and the fact that these houses will be developed in peat land, high costs
(and so high pre-finance costs) are involved for the site preparations.
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Changing type of Development Strategy
In the interviews different buzz words related to new development strategies are coded when referring to
future developments. For example, ‘organic‘ and ‘collective privately commissioned housing
developments’ are mentioned explicitly, in the same context also sustainability, architecture, energy
supply and quality is quoted. Even Bouwfonds did admit that in the foregoing years, the needs and desires
of the customers were merely excluded and this ‘got out of hand’ since the houses were sold anyway.
Despite this all, none of these last mentioned aspects is mentioned when it comes to the development of
the Bloemendalerpolder itself. Besides the more flexible character of the construction process which in
fact does correspond with the new development strategies, the Bloemendalerpolder is still developed
following in a ‘traditional’ development pattern.
In my first interview conducted with Buitelaar (PBL), he already did predict this course of events. Project
developers and organizations in general, are not used to change their working method. ‘Because of
opportunistic considerations they pursue a kind of organic development, but the moment the economic
situation improves, they would preferably continue in the same old way’. ‘It depends on the extent of the
economic crisis if these new development types will become of a more structural nature, but at this
moment they use these kinds of developments as a temporary solution’. Schippers (RVOB) mentions in
this context the attitude of the developers concerning sustainability. In order to build and develop houses
in a sustainable way developers still subscribe to a fund of the province which they can use to meet the
consumers sustainability and energy wishes. According to Schippers this procedure is characterized by a
typically 'traditional' development strategy. Whether or not the flexibility aspect fits within the new
development strategies can be questioned since Bouwfonds noted that they will still develop in larger
portions 'because otherwise it is not efficient anymore'.

Quality
A topic not yet mentioned in chapter 5 but emerged from the interviews concerns the quality
requirements of the project. Because the private parties needed the land positions possessed by the BBL
(province), these lands were bought by the private parties for the exact same price paid by the BBL at the
time they possessed these lands, including interest costs and other expenses. This was a precondition of
the province since they did not want to make any loss in this project besides the costs for the plan making
process. In this way a mutual negotiation position was created between the private and public (province)
parties. The quality of the project did not increase because of this understanding, on the contrary, some
expensive but quality improving features of the initial plan had to be excluded to ensure the private
parties could still develop this area with a closed business case. While the new development strategies
focus on more quality and a better connection with the urban conglomeration, quality requirements are
downscaled in the Bloemendalerpolder project. In the first initiated plans the 150 kV electricity pylons
that are situated above-ground in the area and the underground main gas pipeline would be relocated in
such a way these aspects would fit in the spatial quality goals of the initial plans. The decline in the
expected proceedings due to the decreased house prices, made it inevitable these costly interventions are
skipped. The 150 kV electricity grid and the gas pipeline are now guiding for the plan making process
instead of the other way around. Because of the disturbance contours of these two features the total
number of built houses does not spatially fit within the actual Bloemendalerpolder area anymore. In order
to ensure this number can be met, the Gemeenschapspolder is allowed to be built as well, whilst in first
instance this was a taboo and was strictly observed. Furthermore, because the blue-green area had to
serve recreational needs a recreational lake would be created. In the new plan there is still a lake created
but it is not the big sailing lake anymore that it used to be in the initial plans.
Also the urban qualities are downscaled. Underground parking lots, stone quays and more expensive
aspects are excluded in the renewed plans. Although I did not mention this in chapter 5, this is a national
trend. In the municipality of Utrecht money is for example saved by revising roads and bridges (JanssenJansen, 2012; survey).
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Nevertheless, besides the downscale in quality requirements the public parties decided to downscale the
maximum number of newly built houses from 2800-3000 to 2350-2750 houses. This can be interpreted as
a quality improvement, the housing density per hectare is lower or a smaller area is built, benefiting the
nature and recreation area. The public parties could also decide to stick to one or more of the quality
requirements mentioned above and increase the maximum number of houses in order to generate more
revenues make the financing of these features possible.

6.3 Conclusion; Consequences of the Economic Crisis for the Bloemendalerpolder
Although the economic crisis does have impacts on the implementation of the Bloemendalerpolder these
impacts are 'overruled' by the location qualities. The central location within the Netherlands, with respect
to Amsterdam and the rest of the Randstad, the accessibility and the environmental qualities are of such a
quality they surpass the effects of the economic crisis. It is largely for this reason in combination with the
vast need in the region for the type of living environment that is developed in this area, the public and
private parties put through the implementation of the project and do have confidence in the ultimate
success of the project.
Besides this excellent location, interests are at stake which makes the development of the area crucial.
Because private parties possessed extensive land positions that were pursued for an average price of 25,euros per square meter, most of them in the early years of 2000, the private parties have interest in the
development of the area since interest costs increase yearly. A point of no return was reached quite early
in the plan making process. Waiting and doing nothing is subsequently not an option anymore. In order to
get a sound business case and reach agreement with all the different parties jointed in the steering
committee some important reassessments had to be made.
The first reassessment has to do with the role of the public and private parties and the high risk profile
that emerges from property development. The province is not longer willing to take these high risks and
adapted a facilitating role instead of an active role. All the risks, (pre-)financing perils but also all the
profits are for the account of the private developers. An end came to the initial PPS collaboration
agreement. The private parties were willing to meet this new division of tasks under the condition that
some aspects of the plan would be excluded or revised.
This brings me to the second reassessment concerning the quality of the new plans. In order to make a
closed business case some expensive aspects of the concept-masterplan are excluded. This is necessary
because of the fact house prices are decreasing and the expected revenues that are used to finance these
aspects are not met anymore. Therefore, the recreational features and urban design will be less exclusive
and of a less high quality. Furthermore, the relocation of the 150 kV electricity grid and main gas pipeline
is cancelled. This effects the overall quality of the plans in itself, the concept-masterplan even mentioned
for example that the 150 kV has to be relocated because of the related nuisance contour and it does not
fit within the set quality parameters for the Bloemendalerpolder. On top of that, this particular
reassessment has, in turn, further impacts upon the quality. The total number of newly built houses could
not be spatially incorporated in the Bloemendalerpolder anymore. In order to meet the maximum of 2750
built houses, the Gemeenschapspolder is developed as well. While also this aspect was not intended in
the initial plans. It shows the complexity and interrelationship between different aspects of property
developments. In the plan making process almost everything is aligned to each other to get the most out
of the plan. A setback influencing one aspect of the plan making process can result in the fact a whole plan
is not feasible anymore or extensive reassessments will have put through.
The phasing of the project is subject of the third reassessment. No obligations concerning the tempo and
number of houses are made in the new plan. Private parties are in such a way more flexible to respond to
the quality and quantity demand from the market. The phasing of the development of the 2/3 blue-green
area and the construction of the highway are also modified. Instead of creating firstly the blue-green
recreation area and the infrastructural works, these aspects are simultaneously developed with the
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construction works of the red functions. In such a way the private parties bypass the need of extensive
pre-finance costs and gain more control over the moment when costs and revenues are made.
A last rather remarkable reassessment is the number of houses that are built in the area. Where this
number was initially set between the 2800 and 3000 it is revised downwards to 2350-2750 houses.
Because every sold house contributes to the budget of which the public facilities are paid off, the
development of more houses results normally in a larger budget. Despite the quality requirements of the
plan are revised downwards, the public parties stuck to the maximum of 2750 houses instead of
increasing this number and renouncing some of the reassessments. In turn, this reassessment can be seen
as a feature that improves the quality of the area.
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7. Discussion and Recommendations
This discussion aims for a reflection and evaluation of the used methodology and of the findings of this
research. Furthermore it gives some recommendations concerning the possibilities for future research. In
the discussion below these topics are divided into three sections; discussion on the used methodology,
discussion on property development practice and theory and recommendations.

7.1 Discussion on the Used Methodology
The literature study provided an extensive amount of data from which a number of indicators were
derived which helped me to make a focus on this broad and comprehensive subject. The indicators
selected stand out from used literature, being important and decisive indicators when answering the
formulated research question. However, a whole range of other possible indicators is available when an
economic viewpoint is used. The used viewpoint is decisive in this respect as well. A more house
production orientated viewpoint could for example result in the use of indicators that state the number of
implemented projects, the number of applies for building permits, the extent of project areas, the number
of implemented houses per project et cetera. It goes without saying the selection of indicators influences
the outcomes of the study.
Furthermore it should be stated that the actual research does not include all the topics provided in the
introduction in its full extent. The research focuses in first instance upon economic aspects in order to get
the impacts of the economic crisis straight. Later on, these economic impacts are converted to the more
social impacts and processes. Due to the interwoven nature of property development it is important to be
aware of the fact not all the gathered output is solely and for a 100 percent accountable to the economic
crisis. It might be the case that effects upon property development emanate from another, or a
combination of, events and processes. Think for example of the topics of governmental policies and public
participation. The impacts of these topics upon property developments are largely excluded in this
research.
To ensure the social context of this study was included as well, I made use of a case. I already reasoned
why I chose 'only' one case that is even not yet finalised. I also reasoned why the use of this one case has
advantages over the use of multiple cases that are already implemented and finalised. Nevertheless the
possible shortcomings have to be stated as well. Interviewees could for example not answer every
question since the negotiations are still in process. For the same reason, some interviewees required to
keep this paper confidential until the contract is officially signed by all the involved actors, expected to
take place at the 1th October 2012. Although this is within the foreseeable future, it is until then that
plans are still subject to change. For example when an unexpected occurrence is taking place or if the
SMASH policy does unfold differently than expected. If such an event takes place, the research can be
supplemented by an extra enclosure, describing these changes. However, even after the contract is
signed, changes in the implementation are not unlikely since the period of development comprises a
relatively long period. The flexible character of the plans makes it possible the revised plans might be
changed after all. Only after the finalising of the project it becomes clear whether the plan making process
did turn out as expected in 2012.
In the research methodology I stated that I make use of four different research methods pertaining to the
qualitative and quantitative research approach. During the writing process I was however inspired and
influenced by many more information sources. I performed this research both at the university as well as
the Overwater office. Talks with fellow students and with the employees of Overwater did provide me
knowledge-based and practice-based input for my research. Moreover, a visit to the fifth International
Architecture Biennale: Making City in Rotterdam -which I can recommend to everyone- gave me pause for
thought. The theme of this exhibition is 'How do we make city'? The exhibition gives a lookout to the year
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2050 when more than seven of the nine billion people on earth will live in cities, using the forthcoming
challenges of ongoing urbanization and political, social, economic and ecological issues. Although this
research is carried out as objective as possible, these talks, the visit to this exhibition, my personal life
experience and the verbal and non-verbal expressions of the interviewees resulted in a certain bias that
gave direction to this research. Having that said, one should be aware of this fact.

7.2 Discussion on the Theoretical and Practical Impacts upon Property Development
The economic crisis originated only relatively recently. On top of that, the first two years of the crisis were
seen as a small dip of temporary nature. Many developers, housing associations and municipalities
therefore only started recently changing their working procedures. Because such organizations cannot and
do not change easily in their working procedures in combination with the ongoing economic crisis, it is still
not sure what exactly will happen. From here and in combination with the theoretical and practical
impacts of the economic crisis upon property development, a wide range of topics is to be discussed.
Hereafter I discuss the most eye-catching topics that have a mostly future focus, for example issues
concerning the attitude of actors and the possible upcoming housing shortage. Although these topics are
not the same as the processes mentioned in chapter 5 and paragraph 6.2 (role of actors, financing
projects, development strategies etc.), these processes are of influence.

Revenues
A frequently heard comment is: what did happen with all the yields made in the period until 2008 by
municipalities/provinces, housing associations and project developers. By means of the number of
municipalities, housing associations and developers that is in financial difficulties one can conclude
financial mismanagement is frequently experienced in these organizations. These parties did not use these
yields to secure their risk profile. But what have they done with these yields instead? When answering this
question a differentiation between the public and private organizations has to be made since these are
not comparable.
Public parties, municipalities in particular, used the revenues from property developments to finance
affiliated facilities such as blue-green areas, infrastructure, art works, swimming pools etc. Moreover, the
revenues were used to finance (indirectly) other municipal expenditures such as maintenance of public
space and to support the general reserves. The 'booming' years in property development made it possible
for municipalities to invest in the quality of the public space. Now that the revenues forthcoming from
developments are lacking and budget cuts are put through, it is the question if this quality level of the
public space can persist this same level. In the example of the Bloemendalerpolder it is for example seen
that the quality requirements are downscaled in order to make a closed business case possible. This will
become an interesting topic in the upcoming years.
Municipalities used these yields for the acquisition of new land positions as well, in order to secure their
building portfolio. This spending pattern is also seen by the private organizations; housing associations
and project developers. Some of them possess building potentials of multiple decades or more. Despite
large investments were made in land positions it can be questioned if all the revenues are spent on land.
And if not, where did these yields go to? One can argue that the rat race in search for land positions and
financial profits has led to the exclusion of risk, financial management and ethical conduct. Property
development has lost its original purpose; developing houses that meet the wishes of the consumer and
taking care of the best possible integration in the spatial environment. It became a discipline that is rather
driven by making money than by creating an ideal living environment. Fraud became a topic that is often
linked to the property development discipline due to some extensive scandals.
For example, the housing association Vestia possessed extensive positions in derivates. Due to the
declining interest rates, Vestia risked a bankruptcy. In the financial bailout plan that is made to rescue this
housing association, it is decided that Vestia itself pays 1.4 billion euros, the banks pay 600 million euros
and the collective of all the other housing associations pay 700 million euros (Ministerie van Binnenlandse

50

Zaken en Koninkrijksrelaties, 2012). Because of this, Vestia is raising the house rents and cancelled 4700
construction and renovation projects for a total value of 1.1 billion euros (Vestia, 2012). A quite similar
construction is the National Municipal Fund whereby all the financial healthy municipalities bear the costs
of the municipalities that are in financial troubles (Janssen-Jansen, 2012). It suggests ordinary citizens
have to pay for such misbehaviour.
From these issues, the question arises of who is, and who can be held responsible. In case of private
organisations, those who are responsible and suspected of committing an offence are investigated and
prosecuted in the case the public prosecutor indicts someone. In case of public officials that overtook
acceptable risk profiles and performed financial mismanagement it is the question who is and can be held
responsible. Public officials that are still in charge, such as Aldermen and Provincial Executives, take in
such cases often responsibility for their actions by resigning from duty, just like in the given example of
the Aldermen in Apeldoorn. Otherwise, the Alderman is expelled by the municipal council by a motion of
no confidence. On top of that, because of the limited time span of such functions (Aldermen and
Executives are normally nominated for 4 years) it is also possible the consequences of the actions of the
Aldermen are revealed at the moment a successor is already in charge. In such cases it rarely happens that
a (former) public official is under private law prosecuted.
After reading all the articles and brochures wherein the new development strategies are mentioned, more
or less intended to clean up the reputation of project development, it is the question if these actions and
such behaviour belong to the past. Does this crisis result in a more decent way of development and will be
of a structural nature or will these officials and developers fall back in their ‘old’ behaviour when the crisis
is over, like Buitelaar expects?

Housing Demand
In the introduction I mentioned the need of 700,000 new houses the upcoming 15 years (CBS, 2009). It
can be questioned if these numbers will be made. The fact that many (large-scale) projects are cancelled
or postponed jeopardizes these needs. In 2010 the lowest number of newly built houses was completed
since 1952. Although the number of completed houses did increase ever since a little, these numbers are
still relatively low. Using the prognoses and the number of building permit applies, it is not expected these
numbers increase substantially the upcoming years what so ever (CBS, 2011). The new housing
development targets will therefore probably hardly be met. Even in the ‘booming’ VINEX period the target
for the yearly number of newly built houses was not met, although these numbers where higher at that
time (80,000 versus 50,000 houses per year) (EIB, 2008).
This brings us to the brownfield-greenfield discussion. Many of us agree upon the fact the rural area
should remain its open character and the development of abandoned and neglected areas within the city
centres has priority over the development of greenfield locations. Apart from the fact that these projects
are hardly financial feasible (Van Hoek et al., 2011) it is the question if production targets concerning the
housing demand can be met if this approach is pursued since brownfield locations are generally of a
smaller-scale. In the long term the impacts of the economic crisis upon the building production and
favouring brownfield developments over greenfield developments may cause an increase in housing
demand. If the crisis comes to an end a consequence may be that house prices will increase rapidly in the
parts of the Netherlands where the demand and population still increase. In that case, the housing market
will be characterized by a supply market again. The Association of Netherland Municipalities expects the
financial setbacks will be compensated when economic growth is recorded (VNG, 2010). These processes
might entail developers and public parties will again be tempted to fall back in their 'old' behaviour.
Property development faces at this moment a dilemma. At one hand, the development of brownfield
locations, sustainability requirements and energy supply issues are aiming at the improvement of quality
norms, both for the living environment as for properties itself. At the other hand, the economic crisis
(eventually) results in lower municipal incomes and increasing housing shortage. Leading to the
nullification of these quality issues.
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Development Strategies
This latter point brings me to the discussion of the 'new' development strategies and especially the new
role of developers. In almost every brochure, magazine or dossier that deals with property development
the new development strategies are mentioned. Especially the 'wish of the client' is heightened. It seems
developers but also public officials are glorifying these new development strategies. Maybe in the hope
consumers fall for these 'sales talks' so that developers can proceed their business. I mention ‘sales talks’
on purpose since I wonder in what extent these idealized images will make it into practice. In my opinion
this depends among others on the attitude of the developer. But first I discuss the role of public parties
concerning this attitude.
I think most of us agree upon the fact provinces and municipalities will adopt a more pragmatic and
facilitating role. One can think of the province as a director of spatial needs whereby the province aligns
and allocates the necessities to municipalities. Municipalities facilitate the further developments. By
means of their juridical instrumentation they can ensure even public functions are developed. Public
parties are going back do their roots by fulfilling their primary tasks.
However, for project developers things are slightly different. In the intended new development strategies
the developers are no longer at top of the development process and have to comply with the wishes of
the consumer. This is a rather major change for developers being used to initiate projects, develop large
uniform entities and sell the constructed houses afterwards. Applying the new development strategies
and honouring the individual desires of the consumer make an end to these 'old' procedures. It can be
questioned if this role fits all project developers. This discussion point can be endorsed by including the
Bloemendalerpolder project. In this project the province did indeed take a steering and facilitating role by
setting up the preconditions for the project. However, while one of the private parties mentioned features
that characterise the new development strategies when it comes to the future implementations of
projects, the Bloemendalerpolder is still developed following a mostly traditional development strategy.
The only thing to do is await and see whether or not these new structures are a temporary 'hype' or will
become of a more structural nature leading to high quality development whereby the wishes of the clients
are answered.

How to Initiate Future Developments
This research did focus especially on the question what will happen in the property development
discipline concerning social topics. Another urgent question in the property development field concerns
the question: how further? Hereby the emphasis is upon actions and measurements that stimulate
property development. Dozens of advices, urgent letters and debates are dedicated to this topic during
the last months wherein all kinds of incentives are proposed. One example to stimulate property
development is already explicitly mentioned, these are the new development strategies. In addition,
instances such as Fakton and the Delft University of Technology did focus for example on the policy and
municipal land positions issues (Daalhuisen, 2012; De Zeeuw et al., 2012). Besides, the discussion and
recommendations are not limited solely to the property development field. It focuses on the triggering of
the housing market as well, referring for example to the advice of the Association of Dutch Brokers with
the purpose of reorganizing the housing market in a more efficient way. The action plan composed by 22
leading economists proposes also to revise the housing market and includes the mortgage and fiscal
system as well (NVM, 2012; Bartelsman et al., 2012). Almost every organization did in fact publish a kind
of recommendation to stimulate one or another aspect of the related fields. Notable hereby are the
mutual criticisms upon these reports afterwards. It states the ignorance concerning what is happening and
what will happen. Again, time will tell who is 'wrong' and who is 'right'. Anyhow, it may be clear property
development is surrounded by uncertainty at the moment. The topic of uncertainty was mentioned
shortly in the introduction of this paper because it has always been a bottleneck in property development,
among others due to the long duration of projects. The described developments made that uncertainty
takes an even more predominant role in this discipline nowadays.
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7.3 Recommendations
This study made a focus upon the consequence of the economic crisis upon property development from
an economic and social viewpoint. Future research could approach this topic from numerous other
viewpoints, like the political viewpoint mentioned in paragraph 7.1. In this section I focus upon remainder
research vacuums that are of interest for future studies as well.

Correlation between House and Land Prices
In paragraph 2.4 of the theoretical framework, the land market and land value mechanisms are the
subject of research. Hereby the strong connection between land prices and house prices is stated; house
prices determine land values. In paragraph 4.2 and paragraph 4.3 the developments in land prices are
stated, explained on the basis of the obtained knowledge in paragraph 2.4. For this research the exact
numbers or the moments whereon changeovers in trends are recorded are not of crucial importance, it is
about the main line in the developments. However, when the trends in house prices and land prices are
compared, remarkable differences are noticed. The moments when upward or downwards trends are
noticed do not correspond. Even the fluctuations in the trends are not in line with the gained knowledge
about land values, take for example the increased land prices until 2009 while house prices did already
decrease up from 2008. Further research could focus on these unexplained varieties.

Progress of the Bloemendalerpolder
This research is finalized when the completion of the plan making process of the Bloemendalerpolder is
almost reached. In the case changes are made in the proposed plans mentioned in chapter 6, additional
research can be done for the underlying thoughts for these changes. Even after the contract is signed by
all the actors a follow-up research is a suggestion. It could be examined which aspects of the revised plans
made the project a success and which did not. For example, in the plan making process the private actors
requested for flexibility in the implementation of the actual plans. It is interesting to see if they made use
of this arrangement. If so, why? Did the economic situation enforce the developers to change direction? If
not, why not? Is the project developed as expected, within ten years?

Impacts on other Projects
Although projects are context and situation dependent and are therefore unique, the impacts of the crisis
upon the planning processes of another greenfield project can be subject of future research. The
measures taken in the plan process in the Bloemendalerpolder can be ‘compared’ with the measures in
another project. It may be possible private and public parties came up with a whole different solution in
another project or idea for the financing issues, development strategies or the compliance of quality
requirements. It can serve as an eye-opener for future developments which can consequently contribute
to the feasibility of future projects.

After the Economic Crisis
The question what will happen in the long term can only be answered over several years. At that time it
can (probably) be investigated what happened when the economic crisis did come to an end. Not only
concerning the role of the project developers and the other actors but also concerning finance issues,
quality requirements, corporation processes, development strategies and so on. Of course property
development is an ongoing discipline whereby the state of the art is changing in time due to all kinds of
processes. Whereby not all processes can be exactly compared with the state of affairs of today.
Nevertheless it might be interesting to do research to property development in the context of time.
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8. Conclusions
In this final chapter, conclusions are made by answering the research question formulated in paragraph
1.3. The research question is: "What are the consequences of the economic crisis for property
developments at greenfield locations?” In order to answer this question I started this research by
performing a literature study with an economic viewpoint. From this study a number of decisive indicators
was derived that states the impact of the economic crisis upon property development and that indicates
the situation wherein the property development discipline finds itself. These indicators are: economic
conjuncture, consumer confidence, mortgage accessibility, number of new sold houses, development of
house prices, development of land prices and the housing market cycle. With the use of the theoretical
mechanisms and trends of the indicators and the use of the Bloemendalerpolder case study, the social
consequences of the economic crisis upon property developments at greenfield locations is reasoned.

Economic viewpoint
The economic viewpoint forms the backbone of this research. Although this chapter aims especially for
the more social impacts a short concluding summary of the mentioned indicators will provide a profound
context from which the sociological consequences emerge. The situation in the Dutch economic
conjuncture can be derived from the BBP which is expected to decrease in 2012. Just like the consumer
confidence, the number of new sold houses is at a historically low level, especially the sale of newly built
houses is affected. Due to the financial malaise house seekers have to deal with stricter conditions before
they can qualify for a mortgage which partly explains the latter developments. Consequently, house prices
show a decreasing trend, being currently at the same level as in 2005. The housing market itself is
characterized by a demand market while before the crisis this market was characterized by a supply
market. Given that land prices are derived from house prices, also the indicator concerning land prices
shows a decreasing trend. Using the given and the expected developments of the indicator concerning
house prices and the number of new sold houses the housing market cycle can be drawn. This cycle can be
used to derive the awaited developments in the housing sector. This cycle indicates no significant
improvements are expected in the short run.

Sociological viewpoint
The main conclusion of this research is that the development of large-scale greenfield projects came to its
end due to the consequences of the economic crisis. Only a very limited number of large-scale greenfield
developments will be implemented when a number of requirements will have complied. What these
requirements are depends on the context of a project, nevertheless a number of requirements are of
more general nature and applicable for every large-scale greenfield development:
First, the location of a project is of crucial importance. In certain areas of the Netherlands (Randstad) the
population is still growing leading to a continuing demand for housing. In this area large-scale greenfield
developments are still needed. Second, the demand for a greenfield living area is vital. Greenfield
developments fulfil generally a different type of living area than brownfield projects do. A demand from
the market for spacious houses with gardens, parking lots, excellent accessibility by car and public
transport and recreational possibilities is needed. Third, developers need to feel the incentives before a
project is developed. For example, if doing nothing is more expensive than pushing through the
development of the project. The fourth requirement concerns the financing of the project. Banks, other
financial institutions and public parties are not willing to take considerable shares in the needed prefinancing of projects due to the high risk profiles and the economic situation. Developers need to be
capable of relying on their own liquidities or have to come up with other financing models. Besides these
general needs projects have context dependent requirements that differ from each project.
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Since it is not that easy to comply to those requirements due to the economic situation, traditional largescale developments are hardly implemented. The property development discipline finds itself at a
crossroads. At the one hand there are the traditional large-scale developing strategies and at the other
hand new development strategies arise, both with their own characteristics. The traditional large-scale
developments are among others characterised by a period where in the 'sky was the limit' and whereby
many actors were driven by a 'money making' attitude. The different involved actors were in a rat race for
land positions whereby the relation between means and ends got lost. Public parties acted actively in
projects by means of PPS-constructions whereby they took considerable shares in the (pre-)financing of a
project. The implementation processes had a fixed 'blueprint' character whereby houses were developed
in large entities. Because the housing market was characterised by a supply-sided market and by
increasing house prices, the wish of the consumer was largely excluded. The financing of projects was not
a problem due to the money making potential from which financial institutions could also benefit when
guaranteeing the needed investments.
The new development strategies are characterised by features that try to respond to the changed and
changing economic circumstances. Now that the housing market is characterised by a demand-sided
market the focus is more upon the need and the wishes of the customer which requires a more
customized development strategy. Much attention is therefore paid to sustainability and energy issues
when designing houses and the living area, quality requirements play a more important role in property
development. The rat race for land positions made a drastic turn, actors try to get rid of their lands
instead. Public parties are acting risk averse and take a facilitating role whereby they setup the
preconditions which the project has to meet. PPS-constructions have come to an end, private parties are
fully risk taking and have to look for other financing models now that public parties and financial
institutions are not willing to do investments anymore. Therefore the phasing of a project is important,
pre-investments are tried to be minimized by the simultaneously development of functions that generate
money such as red functions and functions that need money such as and green, blue and grey functions.
Projects that do proceed are of a smaller scale whereby the concept of flexibility plays a key concept in the
implementation process. This flexibility makes it possible to meet and respond to the market demand.
It is consequently a crossroads whereby the property development discipline can go to the direction of its
original purpose. Whereas the traditional developments are driven by making money, the new strategies
use an approach that is close to the actual purpose of property development: developing houses that
meet the wishes of the consumer and taking care of a best possible integration with the spatial
environment in order to create the ideal living environment.
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Appendix I: The Economic Crisis Explained

Figure A.1: Subprime Mortgage Originations

Figure A.2: Monthly House Price Index for USA. Purchase-Only, Seasonally Adjusted Index, January 1991
– Present (Federal Housing Finance Agency).
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Figure A.3: Mortgage Delinquencies by Loan Type

Figure A.4: Cost of Interbank Lending
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Figure A.5: Federal Funds Rate USA (Economist's View, 2010).
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Appendix II: Digital Survey
Geachte meneer/mevrouw,
In het kader van mijn scriptie Planologie aan de Wageningen Universiteit doe ik op dit moment onderzoek
naar de gevolgen van de economische crisis op woningbouwontwikkeling op uitleglocaties. Als aanvulling
op de bevindingen uit mijn literatuurstudie gebruik ik de uitkomsten van deze enquête.
De enquête omvat maximaal 19 vragen (afhankelijk van uw antwoorden) welke de periode 2004 tot en
met 2011 beslaan. Indien u een vraag voor een bepaald jaartal niet kan beantwoorden, kunt u deze velden
leeg laten. De door u verstrekte informatie wordt vertrouwelijk behandeld, uw naam zal niet aan de
enquête gekoppeld worden. De data wordt op gemeentelijk niveau verwerkt. Het invullen zal niet langer
dan 10 minuten van uw tijd in beslag nemen.
De definities van woningbouwontwikkeling, inbreidings- en uitleglocaties zijn als volgt:
Woningbouwontwikkeling
Het ontwikkelen van alle type woningen (zowel (sociale)huur als koop) in een gebied. Projecten waarbij
zowel woningbouw als andere functies (kantoorlocaties, maatschappelijke voorzieningen etc.) worden
ontwikkeld worden ook meegerekend. Waar mogelijk heeft het de voorkeur om de woningbouwlocatie als
aparte entiteit te zien en dit gebied af te bakenen.
Inbreidingslocatie:
Een locatie binnen de bebouwde grenzen van een gemeente waarbij bestaande bebouwing plaats maakt
voor woningbouwontwikkeling of waarbij een braakliggend stuk terrein wordt ontwikkeld.
Uitbreidingsloactie:
Hierbij worden nog niet ontwikkelde locaties (natuur, agrarisch land, bos etc) aan de randen van de
bouwgrens ontwikkeld.
Afsluitend wil ik u er op attenderen om na de laatste vraag op de button 'klaar! verzenden' te klikken
alvorens u de browser afsluit.
Mocht u nog vragen en/of opmerkingen hebben kunt u mij een e-mail sturen: hugoterheegde@gmail.com

Bij voorbaat dank voor uw medewerking!
Hugo ter Heegde
1.
Algemeen
In welke gemeente bent u werkzaam?
Op welke afdeling bent u werkzaam?
Wat is uw functie?
GRONDMARKT
2.
Hoeveel ha gronden heeft uw gemeente verworven op uitleglocaties in de volgende jaren?
0 tot 5 ha
2004
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5 tot 10 ha

10 tot 50 ha

> 50 ha

onbekend

2005
2006
2007
2008
2009
2010
2011
3.
Hoeveel ha gronden heeft uw gemeente verworven op inbreidingslocaties in de volgende jaren?

0 tot 5 ha

5 tot 10 ha

10 tot 50 ha

> 50 ha

onbekend

2004
2005
2006
2007
2008
2009
2010
2011
4.
Heeft uw gemeente een grondprijsbrief vastgesteld voor het jaar 2012?

Nee
Ja
5.
Indien u een grondprijsbrief heeft vastgesteld voor het jaar 2012, wat voor trend laat deze gemiddelde
prijs zien ten opzichte van vorige jaren?

Stijgend
Stabiel
Dalend
Nvt, dit is de eerste keer dat een grondprijsbrief is opgesteld
6.
Van welke rekenmethode heeft uw gemeente gebruik gemaakt voor het berekenen van deze prijzen?
(meerdere antwoorden zijn mogelijk)
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Residuele grondprijs methode
Kostprijs methode
Comparatieve methode
Grondquote methode
Weet ik niet
Een andere, te weten:
7.
Heeft uw gemeente in de periode 2004-2011 moeten afboeken op grondposities (dwz, de waarde die op
de balans staat naar beneden moeten bijstellen)?

Nee
Ja
8.
Indien u heeft moeten afboeken, met welk bedrag? (in miljoenen euro's)
2004
2005
2006
2007
2008
2009
2010
2011
9.
Indien u heeft moeten afboeken, heeft dit uw gemeente in financiële problemen gebracht (algemene
reserves niet toereikend waardoor een art. 12 status dreigt)?

Nee
Misschien
Ja
Weet ik niet
10.
Heeft uw gemeente in de onderstaande jaren gronden verkocht (al dan niet met winst of verlies) en zo
ja, aan wie? (meerdere antwoorden mogelijk)
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2004

2005

2006

2007

2008

2009

2010

2011

Nvt

Aan ontwikkelaars
Aan boeren
Aan speculanten
Aan beleggers
Aan
woningbouwcorporaties
Overige, te weten

11.
Heeft uw gemeente in de onderstaande jaren gronden aangekocht van private partijen, en zo ja, van
wie? (meerdere antwoorden mogelijk)

2004

2005

2006

2007

2008

2009

2010

2011

Nvt

Van ontwikkelaars
Van boeren
Van speculanten
Van beleggers
Van
woningbouwcorporaties
Overige
12.
Verwacht u dat uw gemeente de aankomende twee jaar (2012, 2013) moet afboeken op grondposities?

Nee
Ja, hoeveel? (miljoenen euro's)
Weet ik niet
13.
Hoeveel procent van het totaal aantal woningbouwprojecten op uitleglocaties

heeft doorgang
heeft doorgang
gevonden volgens het gevonden in
bestemmingsplan
gewijzigde vorm

is uitgesteld

is volledig van de
baan

2004
(tezamen
100%)
2005
(tezamen
100%)
2006
(tezamen
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100%)
2007
(tezamen
100%)
2008
(tezamen
100%)
2009
(tezamen
100%)
2010
(tezamen
100%)
2011
(tezamen
100%)
14.
Hoeveel procent van het totaal aantal woningbouwprojecten op inbreidingslocaties

heeft doorgang
heeft doorgang
gevonden volgens het
gevonden in
oorspronkelijke
gewijzigde vorm
bestemmingsplan

is uitgesteld

is volledig van de
baan

2004
(tezamen
100%)
2005
(tezamen
100%)
2006
(tezamen
100%)
2007
(tezamen
100%)
2008
(tezamen
100%)
2009
(tezamen
100%)
2010
(tezamen
100%)
2011
(tezamen
100%)
15.
Indien u hierboven heeft aangegeven dat projecten wel doorgang vinden maar in een gewijzigde vorm,
wat wordt er gewijzigd? (met toelichting)
Woningbouwtype (soort huizen)
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Woningbouwvolume (meer/minder)
Plangrootte (groter/kleiner
Tempo (versneld/getemporiseerd)
Anders
16.
In hoeveel juridische procedures met private partijen (ontwikkelaars, bouwbedrijven etc) bent u
betrokken geweest met betrekking tot de ontwikkeling van woningbouwlocaties in de volgende jaren:
2004
2005
2006
2007
2008
2009
2010
2011
TOT SLOT
17.
Zijn er/verwacht u nog andere gevolgen van de economische crisis voor uw gemeente op het gebied van
grond en ruimtelijke ordening naast de zaken die hiervoor zijn behandeld? Zo ja, welke gevolgen zijn
dit?
18.
Heeft u interesse in de uitkomsten van deze enquête?
Nee
Ja ik ontvang graag een exemplaar van de scriptie op het volgende email adres:
Ja, ik ontvang graag de bewerkte data van deze enquête op het volgende email adres:
19.
Heeft u verder nog vragen en/of opmerkingen?
Hartelijk dank voor uw medewerking!
Met vriendelijke groet,
Hugo ter Heegde
hugoterheegde@gmail.com
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Appendix III: Mortgages and Consumer Confidence
180000
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% interest rate
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Figure A.6: Total number of mortgages (left axis) and average mortgage interest rate (right axis) between
2004 and 2011 (CBS, Kadaster, 2012).
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Figure A.7: Consumer confidence index corrected for seasonal change (CBS, 2012b).
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Appendix IV: Land Prices Bloemendalerpolder
Vergelijkingstransacties Bloemendalerpolder t/m februari 2008
datum
oppervlakte ha
12-04-01
14,66,50
12-04-01
13,00,85
31-08-01
8,55,90
20-02-02
4,78,70
25-10-02
16,42,75
28-02-03
36,05,17
28-02-03
10,81,00
28-02-03
10,75,80
8-01-04
12,07,05
29-12-06
34,16,35
28-02-08
41,09,12
202,39,64

koopsom
€ 2.994.609,00
€ 2.213.624,90
€ 1.747.757,10
€ 2.268.901,08
€ 7.752.653,48
€ 7.770.785,18
€ 2.526.262,53
€ 3.185.464,50
€ 4.931.456,50
€ 7.960.000,00
€ 8.218.240,00
€ 51.569.754,27

koopsom per m2
€
20,42
€
17,02
€
20,42
€
47,40
€
47,19
€
21,55
€
23,37
€
29,61
€
40,84
€
23,30
€
20,00
€
25,48

nabetaling
nee
nee
nee
nee
nee
nee
nee
nee
4,54 per m2
nee
3% per jaar
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Appendix V: Comments of the province North-Holland.
The content of this thesis is, among others, based upon a number of interviews. One of the interviewees,
the province of North-Holland, wanted to have the possibility to have insight into the final results before
the official publication of this thesis. Because this thesis is assessed before the comments of the province
North-Holland have been incorporated, the comments are included separately in this Appendix. Besides,
because the other interviewees did not have the chance to react on the comments of the province, the
report would be too one-sided if the comments would be incorporated into the actual text without
adversarial of the other interviewees. This could subsequently put the scientific nature of the thesis into
question.
Future publications, building upon this thesis, have to take the following comments of the province NorthHolland in mind:
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Pag. 40 bovenaan `4 days (…) Council’: alinea bevat aantal aannames over besluitvormingsproces.
Wat is hiervoor de bron? De tekst zoals die er nu staat is te ongenuanceerd over de provinciale
rol en niet voorzien van bronvermelding. Kern is dat de provincie het initiatief overnam. Deze
alinea dient te worden aangepast/genuanceerd/voorzien van bronnen.



Pag. 40 onderaan `The new plans (…) may vary’. De PPS bestond toen al.



Pag. 40 hieronder: het betrof geen provinciaal concept-masterplan maar een plan van de
samenwerkende partijen.



Pag. 41 in de tijdlijn: de nota Ruimte is vastgesteld door de Eerste Kamer in 2006.



Pag. 41 in de tijdlijn: De provincie heeft de gemeenten (Muiden) niet uitgesloten van de
planvorming zoals hier staat, de gemeente besloot begin 2009 de financiële en ruimtelijke
afspraken van augustus 2008 die er toen lagen niet te ondertekenen. De samenwerkende
partijen hebben hierna aan Muiden meegedeeld de samenwerking zonder Muiden voort te
zetten.



Pag. 42 bovenaan `This deadline (…) 10 years’. In het Akkoord is geen einddatum opgenomen. In
de SUOK die nu voorligt bij de besturen wel, hierin is bepaald dat de gebiedsontwikkeling in
principe voor 2025 is gerealiseerd.



Pag. 42 alinea over het RVOB: de tweederde groen-opgave is geen rijksdoel meer. RVOB hoeft
deze dus ook niet meer monitoren. Het RVOB bestond in 2006 nog niet. In dat jaar ontstond het
GOB, de voorloper van het RVOB. Hier dus opnemen dat niet het RVOB sinds 2006 is betrokken,
maar het rijk.



Pag. 42 alinea over Muiden, 2e regel aan het eind: toevoegen dat Muiden niet langer deelnam
sinds 2009.



Pag. 43 1e zin: hele eerste regel verwijderen. De provincie heeft geen grond zoals hier bedoeld
gekocht. Dit slaat ook terug op de volgende alinea in dit blok` In order (…) BBL))’ de provincie
heeft geen grond gekocht die wordt beheerd door BBL. In 2006 is grond aankocht door het rijk
die wordt beheerd door BBL. Rest van de alinea klopt ook niet. Dit is nog steeds rijksbezit. De

private partijen hebben dit nog niet overgenomen. Deze hele laatste alinea dient te worden
aangepast.


Pag. 44 bovenaan: hier staan twee verklaringen die door de geïnterviewden zijn gegeven voor
hetgeen jij als opmerkelijk benoemd nl. dat de het concept masterplan in 2010 werd vastgesteld
terwijl de economische crisis al in 2008 uitbrak. De eerstgenoemde verklaring is feitelijk onjuist.
Wat is hiervoor je bron? De provincie had geen verplichtingen of contracten met private partijen
die dwongen tot een concept-masterplan. Er was dus ook geen sprake van schadeclaims. Dit
dient te worden aangepast.



Pag. 44 paragraaf Role of the Actors: hier staat in de 4e regel dat de publieke partijen zouden
voorfinancieren en dat het om een bedrag van 150 miljoen euro ging. Dit is beiden onjuist: de
publieke partijen financierden niet voor en het betrof een bedrag van 75 miljoen euro.



Pag. 44 laatste alinea halverwege `In combination (…) anymore’. Hier wordt een link gemaakt
tussen een aantal projecten en ontwikkelingen en de keuze voor de nieuwe rol in het project.
Hierbij spreek je over Chipshol en de Iceave affaire. Deze hebben geen enkele directe invloed op
de keuzes binnen het project gehad. Deze horen in deze opsomming niet thuis.



Pag. 45 1e blok laatste regels `The fact (…) happening’. Deze informatie is te ongenuanceerd.
Zinnen verwijderen of zo aanpassen zodat duidelijk is dat het een uitspraak is van de
geïnterviewde.



Pag. 46 onder Changing type of Developement Strategy concludeer je dat te Bloemendalerpolder
nog steeds volgens een traditioneel patroon wordt ontwikkeld. Wat is daarvoor je
onderbouwing?



Pag. 46 opmerking van Carolien Schippers over attitude van de private partijen t.o.v.
duurzaamheid. Heb je deze conclusie aan haar teruggelegd?



Pag. 46 onder Quality 1e 3 zinnen `A topic (…) process’. Deze informatie is onjuist: zie ook 9e
bullit. De BBl grond is niet van de provincie. Deze gronden zullen ook nog worden overgenomen
door de private partijen, er staat nu dat dit al is gebeurd. De prijs ligt vast in het Akkoord van juni
2011. Informatie over de prijs zoals door jou gesteld is onjuist. De provincie is geen eigenaar, de
voorwaarde zoals door jou verwoord in de laatste zin van dit stukje is dus ook niet correct.



Pag. 47 laatste alinea onderaan `The phasing (…) modified’. Zie bullit 6 voor informatie over de
tijdsduur. Informatie die hier nu hierover staat is onjuist. Je spreekt hier bovendien over de
`highway’. Wat bedoel je hiermee? Als je op de A1 doelt is de informatie onjuist: geen invloed
vanuit project op de fasering. Als je op de uiteindelijke ontsluitingsweg van het gebied doelt, dan
is het correct. Advies om dit te verhelderen.



Pag. 42 de gemeente Muiden neemt weer deel aan de samenwerking m.i.v. 27 juni 2012 en
Delta Loyd Vastgoed neemt niet langer deel aan de private samenwerking.
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