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Abstract

This thesis explores how public-private partnerships (PPPs) can contribute to the development
of affordable private rental housing in the Netherlands. The current real estate market has a
huge shortage of affordable rental housing, which creates enormous pressure for various
social groups. The research focuses on identifying Critical Success Factors (CSFs) for PPP
and mechanisms to ensure the affordability of the development. Based on 2 cases; Strijp-S in
Eindhoven and Waalfront in Nijmegen, the findings from the literature are reflected in
practice. Through a combination of literature review and qualitative research methods,
including interviews, a broad insight into the operation and effectiveness of PPP projects in

practice was created.

The results show that the CSFs that emerged from the literature review, including
'Political support and stability', 'Trust and openness', 'Favorable and efficient legal framework'
and 'Appropriate risk allocation' are considered essential for the success of a PPP. In addition,
'Knowledge, skills and experience' and 'Clear agreements in advance' were found to be critical
success factors for such projects in practice. The results also show that affordability
mechanisms including contractual arrangements, risk sharing and monitoring and evaluation
are important to ensure affordability in PPP constructions. Additional mechanisms such as
reinvestment, revision of plans and cooperation with housing corporations have also emerged
from practice as mechanisms for affordability. Finally, it was found that the government can
also provide incentives for PPP projects with affordable private rental housing using
government incentives and support, diversity in housing supply, and clear planning and policy

formation.

Key words: Public-Private Partnerships (PPPs), Affordable private rental housing, Real
Estate Development and Critical Succes Factors (CSFs)
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Chapter 1 — Introduction

The Dutch housing market is facing substantial housing shortages. In fact, the current housing
shortage today is much higher than first imagined. Currently there is a shortage of 390,000
dwellings nationwide. This is over 110,000 more dwellings than the ‘static housing shortage’
the government first stated (Berg, 2022). All these housing ambitions are necessary to meet
today's market demand. Because of these housing shortages, the government has decided to
build a significant number of new houses in the Netherlands. The government's goal for the
future is to build 900,000 additional dwellings by 2030 (Ministerie van Binnenlandse Zaken
en Koninkrijkrelaties, 2022b). Because the contemporary demand far exceeds the current
supply, this results in high rental and housing prices (Custers, 2022). Hence, from
government’s perspective it is essential not only to address the need for constructing that
number of dwellings to meet the demand but also to ensure that a minimum of one-third of
these dwellings is made affordable. According to the established vision of the future, by
affordability for rental housing the government refers to housing that falls under the social
housing, rental housing from the social rent limit up to a maximum of €1000 per month and
dwellings for sale up to the NHG limit of €355,000 (Ministerie van Binnenlandse Zaken en
Koninkrijkrelaties, 2022b). To ensure this, the government has created the "Programma
Betaalbaar Wonen". This program states that it should become possible for more middle-
income people to find affordable housing. In addition, high housing costs should be
addressed, and tenants and buyers should be better protected in the future (Ministerie van

Binnenlandse Zaken en Koninkrijkrelaties, 2022a).

For this research, the focus is on the rental households, as they are the households
most likely to be in financial difficulty (Haffner & Boumeester, 2010). Focusing specifically
on the private rental sector, it becomes visible that dwellings within this domain are lacking in
affordability within the market. For example, in the first months of 2023, people paid a
monthly rent of as much as €1,248 (NVM & VGM NL, 2023). This is almost 25% more than
what the Dutch government considers affordable rent. In addition, this even shows a slight
increase from the last quarter in 2022. In fact, at that time the average rent was €1,240,
making a difference of +0.6%. This demonstrates that the actual housing shortage is not the
biggest problem, but rather the affordability component within the housing sector is the major

obstacle block (van Mourik, 2022). According to De Rijke (2023), research by the
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Hypotheker shows that more than 80 percent of new housing developments in the Netherlands
today are unaffordable for middle-income households. This exposes that even in housing
crisis like these, when affordable housing is so desperately needed, new development housing

still does not appear affordable on the market.

According to research among consultants involved in housing acceleration in the
Netherlands, according to Vastgoedjournaal (2021), it is necessary to use PPPs to bring the
realization of these developments to a satisfactory result. The study by Alteneiji et al (2020)
also indicated that PPPs can improve both the quality and availability of housing for lower-
income households. According to these studies, these partnerships can often be implemented
not only faster, but also at a lower cost. Because costs are so high within these collaborations
today, this gives a negative result for development in terms of affordability. Madden's (2011)
study of PPPs in affordable housing also concludes that financing is a major obstacle within
these realizations. This obviously has a negative effect on the affordability of the housing that
comes to the market because of these PPPs. Nevertheless, this study has chosen to focus on
these PPPs as they can offer many opportunities for the realization of affordable housing on
the market. Previous academic research has shown that PPPs are a unique way of sharing risk
across sectors, making it possible to achieve affordable rental housing (Zhang, 2023; Smith,
2023). Additionally, the study by Alteneiji et al. (2020) illustrates that PPPs not only promote
affordability but also improve the quality and availability of affordable rental housing.

Residential “Residentie Gerlachus” in Maastricht illustrates in practice a situation
where rental housing in the private sector has been marketed at higher rates than initially
promised. Sekhuis (2018) stated in De Limburger, even prior to the development, that the
investor indicated that rental prices would remain stable, ranging between €600 and €800 per
month. Nevertheless, findings by Hendrikx (2020), two years later, show that the developed
properties are being offered at rates ranging from €900 to well above €1500 per month, which
is not in line with the pre-communicated affordability of the properties. This example clearly
shows that in times like these, homes are not always offered affordably on the market. This is
despite this being communicated at the front. It can be concluded from this that there is

insufficient to no monitoring and enforcement on these projects.

The aim of this research is to identify ways to ensure the affordability of housing in the

private rental sector in the Netherlands through PPPs. Additionally, it will examine how to
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establish this guarantee for the development of affordable rental housing. The critical success
factors (CFS) related to the realization of affordable rental housing in the Netherlands will be

investigated. To achieve this goal, the following main research question have been drawn up:

To what extent can public-private partnerships in real estate development influence the

provision of private affordable rental housing in the Netherlands?

To answer the above-mentioned main question, this thesis will attempt to answer the

following sub-questions:

1. What is the share of public-private partnerships and which actors are involved in
relation to the development of the affordable Dutch rental housing?

2. What are the critical success factors (CSF) of public-private partnerships in relation to
the development of affordable rental housing in the private rental sector?

3. What specific mechanisms can be identified from the government's perspective to
establish an effective safeguard structure for monitoring public-private collaborations?

4. In what ways can effective supervision be implemented in development to ensure the

affordability of Dutch private rental housing?

As mentioned earlier, the Netherlands is facing a major shortage of affordable housing. The
importance of this housing crisis is underscored by the government's plans that emphasize
housing affordability. For example, the " Programma Betaalbaar Wonen " reflects the
government initiative to make housing affordable for middle-income citizens (Ministerie van
Binnenlandse Zaken en Koninkrijkrelaties, 2022a). Furthermore, contemporary private rents
indicate a current affordability crisis in society as they are significantly above the
government-established affordability standard of €1000 per month (NVM & VGM NL, 2023).
This crisis affects the financial stability and quality of life of many Dutch citizens. Any plans
by the government to counter this crisis have a direct impact on individuals and families

struggling to find affordable rental housing in the private sector.

Furthermore, the study examines PPPs within the development of affordable rental
housing in the private sector. The results of this research can reveal any negative impacts on
the affordability of housing coming to market. With the previously mentioned example of

Residentie Gerlachus, where rents fell far above affordable (Hendrikx, 2020), the need for
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adequate a safeguard structure is highlighted. At the same time, it highlights the importance of
ensuring agreement on affordability objectives between the private and public sectors. The
research not only aims to identify problems, but also contributes to solutions by exploring
how a structure can be shaped to ensure affordability of real estate developments for private

rental housing.

Additionally, the research provides policy recommendations for government agencies
for supervision and steering for the realization of affordable housing in the private rental
sector. As mentioned in the study by Klijn and Van Twist (2007), policy attention for PPPs
needs to shift. The role of managing on the government side is very important since achieving
results takes a lot of management effort. In addition, the outcomes of this research can be used
to improve the design of safeguard mechanisms. By doing so, this research has the potential to

mitigate the social impact of the housing shortage.

Previous research has emphasized the viability of PPPs as a strategic approach to affordable
housing (Madden, 2011). Nevertheless, the existing literature on PPPs in relation to affordable
housing is notably limited. The studies that have been conducted mainly focus on the critical
success factors (CSFs) for PPPs in relation to affordable housing (Alteneiji et al., 2020). The
limited published articles often exhibit geographic specificity. The majority of these cases
concentrate on developing countries within Asia and Africa (e.g., Yuan et al., 2012; Kwofie et
al., 2016; Muhammad & Johar, 2018; Kavishe & Chileshe, 2019). These studies generally all
arrive at the same CSFs for the PPPs in relation to affordable housing. However, there has
been no research on which CFSs occur in the Dutch housing market. This research contributes
to the existing literature by providing new perceptions into the factors influencing the
effectiveness of PPPs in delivering affordable housing in the private rental sector in the

Netherlands.

Previous research by Alteneiji et al. (2020) developed for governments, developers,
financial institutions, and researchers provided a list of CSFs needed from a research
perspective to establish partnerships for affordable housing. However, this research is mainly
based on prior studies that have occurred in developing countries and not in Europe. This
research not only provides a mechanism to get a better understanding of affordable housing in
PPPs, but it also provides a way to embed monitoring into the safeguard structure for PPPs.

The findings from this research provide tools to ensure in the future that new affordable rental

MASTERTHESIS JOERI LAHAYE

12



housing enters the private rental market in the Netherlands affordably at the ending of a PPP.
This completes the contemporary research gap as this has not been previously researched in

the Netherlands for the private rental housing market.

MASTERTHESIS JOERI LAHAYE

13



Chapter 2 — Theoretical Framework & Conceptual Model

2.1 Theoretical Framework

PPPs are found all over the world. However, not many researchers agree on exactly what
PPPs are. Some see it as a new governance tool that replaces the traditional method of
procurement (Hodge & Greve, 2007). Others see it as a new way of managing government
that adopts older ways of involving private sector organizations (Linder, 1999). Jamali's
(2004) research suggests that the PPP concept is used to identify possible relationships
between public and private actors in the delivery of joint projects and services. According to
the researcher, there is no single PPP model. Based on information from Gidman et al.'s
(1995) research on PPPs in urban infrastructure services, Jamali (2004) has created Figure 1.

This clearly shows the range of PPPs.

@—— Broadest Definition of “Public-Private Partnerships” —@
Passive
Traditional Public
Public Joint lnvgstment
Con(racting Ventures Eq!llf_\’. Debt
Design Co-ownership Guarantees
Build Co-responsibility Grants
Fully Fully
Public A A A Private
Sector ._v v ' v ® Sector
Building For-profit
Awareness Passive Service Build, Agreeing Non-profit
Private Contracts Operate Frameworks Building
Investment Operate and Invest Regulatory Awareness
Gov’t Maintain BOT Dialogue
Bonds Lease Concession Covenants
Public <4——— Investment Responsibility ——Jp  Private
Provider < Government Role » Enabler & Regulator

Fig. 1 The spectrum of “Public-Private Partnerships” (Jamali, 2004)

For the purposes of this study, the following definition of a PPP has been used: “a
cooperation between public and private actors in which actors develop mutual products
and/or services and in which risk, costs and benefits are shared” (Klijn & Teisman, 2003, p.
1). Policy makers argue that more cooperation between public and private parties will lead to

more effective and efficient outcomes and products. This is supported by the fact that private
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parties are involved in decision-making processes earlier and more intensively than in more

traditional relationships (Klijn et al., 2007).

Figure 2 below illustrates the possible forms of cooperation according to Gidman et al (1995)
and the indicators used to measure the type of cooperation. The figure clearly shows the

degree and extent of risk sharing.

Passive Traditional  Institutional PFI Passive
private public PPP (PF2  Original (concession Service public Agreeing
Nationalization investment procurement model) PPP model) NPDOs Lease contract investment framework Privatization

Characteristics of strategic alliances
Inter-firm relationship No No No No® Yes Yes Yes Yes Yes No No No
Long-term No No Yes Yes Yes Yes Yes Yes Yes No No No
interdependence
Shared control No No No Yes Yes Yes Yes No No No No No
Continuous No No No No No No No No No No No No
contribution

from both public and

private sector

Separate corporate No Yes Yes No Yes Yes Yes Yes Yes Yes Yes No
identity (i.e. public

Vs private)

Complex contract No No Yes Yes Yes Yes Yes Yes Yes No No No
Sharing of both No No No Yes Yes Yes Yes No No No No No
strategic and

operational risk

(management and

bearing)

ldentification of strategic alliances
SA, within public Yes No Yes Yes Yes Yes Yes No No No No No
sector

SA, between public No No No Yes Yes Yes Yes Yes Yes No No No
and private sector

SA; within private No No Yes Yes Yes Yes Yes Yes Yes No Yes Yes
sector

SA, between public Yes No Yes Yes Yes Yes Yes No No No No No
sector and voluntary

sector

SA involving 1,2, 3 No No No Yes Yes Yes Yes No No No No No
and 4

Notes: Yes/no is used when each characteristic of strategic alliance fits/does not fit with each form of collaboration. “The main difference concerns the role and the involvement of the
public sector. The PF2 is based on the creation of a public-private jointly owned SPV. ®The rationale for “NO" is attributable to the existence of intra-firm relationships within the SPV
rather than inter-firm relationships between a private-owned SPV and the public sector.

Source: Personal elaboration, “see the Appendix for more details regarding Table III.

Fig. 2 Identification of the forms of PPPs (Gidman et al., 1995)

According to d'Alessandro et al. (2014), cooperation can take different forms, including
original PPPs, institutional PPPs, and private finance initiatives (PFIs), as well as non-profit
distribution organizations (NPDOs). The main distinction between these and other forms of
cooperation is the degree of risk sharing. There is no significant difference between
institutional PPPs, original PPPs and PFIs. All three can be classified under the general term
PPP, the only difference being their strategic alliances (d'Alessandro et al., 2014). In this
study, the above forms are considered as the four types of PPP. Deloitte Real Estate Advisory
and Partnerships (2017) conducted a study on the most common for area development in the
Netherlands. The study found that original PPPs, where risks and rewards are shared without
prior allocation, are by far the most common. PPPs are becoming increasingly common in the
Netherlands (Klijn & Van Twist, 2007). In 2013, more than 240 municipal participations in

area developments were based on this type of cooperation.
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In addition, PPPs can be classified as PPP concessions/contracts and organizational
cooperation projects/partnerships (Teisman, 1998; PPP Knowledge Centre, 2002; Hodge &
Greve, 2005). In a PPP concession, design, construction, financing, and operation are all
integrated into one contract, leading to efficiency. Efficiency is necessary for PPP
concessions, but not sufficient to attract private or public sector interest. PPPs, as
organizational collaborations, bring together activities that were previously separate to create
value, allowing a financial trade-off between profitable and less profitable and socially
relevant activities. The cooperation forms a partnership in which different projects and
activities can be combined (Klijn et al., 2008). In addition, the concession form of co-
production is mainly limited to the initial phase, where tendering takes place, and the
emphasis is on monitoring. In the partnership form, co-production continues over a longer

period.

The policy debate on PPPs in the Netherlands has been strongly influenced by the
emergence of the PPP Knowledge Centre (Klijn & Van Twist, 2007). In addition, the Ministry
of Finance's quest for innovative contracting has also strongly influenced the discussion. The
assumption now seems to be that financial interest and good contracts are sufficient for
success, but research has shown that the organization of interaction processes, the choice of
scope and the provision of attractive content are essential (Klijn & Teisman, 2003). Detailed
below in Table 1 and 2 are the most important pros and cons of PPPs in relation to housing
provision. These advantages and disadvantages come from a study conducted on PPPs in

housing and urban development by Moskalyk (2011) relate to PPPs in a general sense.

Advantages

PPPs provide various forms of cost savings. These are mainly due to the role of the private

sector as a mutual partner within the project. In general, the drive for economic gain acts as
an incentive to continuously improve performance with the result that overall project costs

will decrease.

In PPPs, two or more phases of a project are combined into one bundle. This develops
economies of scale by motivating the private sector for an organization in an efficient
manner with maximization of return on investment.

Output-based contracting ensures payments on performance. This provides project
outcomes in terms of quality delivered rather than how services are delivered. It also

encourages the development of new methods and services at lower cost.

The design of these collaborations ensures that risks are transferred between the public and
private sectors.
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PPPs often ensure on-time delivery. This is because the financing risk is often transferred to
the private consortium. This can involve additional high costs, giving the private sector a
direct financial interest in timely deliveries.

Inviting the private sector ensures that public authority can transfer risks and
responsibilities related to day-to-day operations of different phases in a project. This
provides freedom for concentration on key policy issues.

PPPs help improve the delivery of projects and services to the population given the
collaboration of strengths with resources and different technologies.

These collaborations release funds through potential cost savings and access to private
financing.

Tab. 1 Advantages PPPs (Moskalyk, 2011)

Disadvantages

However, despite PPPs generally having low project costs, it can lead to additional costs.
For example, the competitive bidding process can lead to additional costs. In addition, the
long-term and comprehensive nature requires more time and resources. Finally, private
financing can lead to higher capital costs.

Private sector involvement can lead to reduced control over key decisions related to public
assets. Unintended decision making may be shared with private partners.

Managing risk is very important given the complexity of projects and the magnitude of
risks in various areas. Often the public authority bears the financial burden in the event of
unexpected project failure or other risks.

If contracts are not clearly designed, a loss of accountability can occur as they can lead to
overlapping roles and responsibilities.

Rigidity in long-term contracts points to concerns about the inflexible nature of contracts
within PPPs, limiting the ability to make changes from within the public sector.

Tab. 2 Disadvantages PPPs (Moskalyk, 2011)

Nowadays, PPPs are increasingly used to achieve affordable housing (Alteneiji et al.,
2020). Affordable housing is an often-neglected aspect of social infrastructure investment
(Yuan et al., 2012). As the amount collected from end-users is not sufficient to make a project
viable for an investor, government support is required (Susilawati et al., 2009), meaning that
today's returns are not attractive enough to encourage the private sector to provide affordable

housing itself. Governments around the world are increasingly seeking partnerships with the
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private sector (Moskalyk, 2011). One way they are doing this is by tapping into this sector for

potential funding opportunities for affordable housing projects.

This section discusses mechanisms that have been identified in the literature as important for
PPPs. These existing mechanisms can all be used to ensure housing affordability during the

collaboration.
Contractual arrangements

Contracts within PPP collaborations are important to set the terms and conditions between
different partners (Quick, 2003). This includes aspects such as risk management (discussed
later), dispute resolution arrangements and arrangements for dealing with (un)expected
circumstances. These agreements should be transparent and define the main lines of activity
(Quick, 2003). They can include mutual agreements and rules to ensure affordability.
Contracts can also include conditions and penalties if pre-agreed arrangements are not met.
These penalties involve the payment of a sum of money or another service to the other party if

a prearranged agreement is not met (De Graaf, 2013).
Risk sharing

Risk sharing is one of the most important mechanisms in PPPs (Karim, 2011). In PPPs, it
ensures a balanced distribution of responsibilities between different partners. In a study, Li et
al (2005) suggest that risk sharing refers to a primary measure of risk sharing between actors.
Here, clear communication between the parties is very important. Research by Shen et al.
(2006) supports this contention. This research argues that risk sharing is an advantage of PPPs
because risks can be shared between the public and private sectors and is related to contract
negotiations. The outcome of risk sharing is an important condition for successful
development within PPPs (Wang & Dai 2009). Wang and Dai's (2009) research identifies
three principles in structuring PPP projects. These include identifying the risks, assessing the
acceptance level of each risk, and assigning the risks to a party. Returning to ensuring
affordability, it is therefore important to identify affordability risks, what influences they may

have and to whom these risks can be assigned.
Monitoring and evaluation

Regarding the monitoring and evaluation of PPP projects, Marques' (2018) research addresses

three different dimensions. The first is compliance with project objectives. This involves
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assessing compliance with planned agreements. The contract manager or oversight body
monitors signed contracts to ensure compliance. The second dimension of the study relates to
the governance of the PPP contract. The main reason for referring to governance is that PPP
projects often involve public services or developments. Good governance is therefore
important because it can contribute to the desired outcomes and effectiveness of a project.
Finally, the third dimension relates to alignment with national policies. While this may not be
directly related to private sector performance, effective monitoring can still contribute to
actions and contractual changes to align project objectives with national or local policies
(Marques, 2018). This in turn dovetails well with ensuring affordability, as effective

monitoring of affordability in line with national policies can also be ensured in this way.

It is important to stress that ensuring affordability is not without its challenges. Van Hove's
(2006) study shows that balancing the interests of public and private entities can be
challenging. Navigating legal complexities and dealing with changing market conditions are

tasks that require careful consideration.

There is a clear definition of social rental housing in the Netherlands. In 2023, this concerns
rental housing with an applicable liberalization limit of a maximum of €808.06 (Ministerie
van Algemene Zaken, 2023). As clear as the definition of social rental housing is, the
Netherlands is ambiguous when it comes to affordable rental housing. As mentioned in
chapter 1.1, the government has only indicated in a vision document what it roughly considers
affordable in today's market. In it, the government mentions that affordable rent indicates
rental housing from the social rent limit up to a maximum of €1000 per month (Ministerie van

Binnenlandse Zaken en Koninkrijkrelaties, 2022b).

Czischke and van Bortel (2018) have previously investigated what is considered
affordable housing in the Netherlands. They argue that there are many local definitions of
affordable housing. These are generally delineated from the liberalization limit to the rent
level that is still affordable for households with the modal income that cannot or do not want
to buy a house. The setting of a ceiling also depends on local market conditions (Czischke &
van Bortel, 2018). For example, in Amsterdam, an upper limit of €1,175.72 per month is set
for a medium-priced rental apartment (Gemeente Amsterdam, 2023), while in Groningen, an
upper limit of €984.97 is used for medium-priced rental apartments (Gemeenteraad

Groningen, 2023).
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The research by Czischke and van Bortel (2018) found that, due to market conditions,
the upper limit of affordable rental housing was between €900 and €1000 per month. This is
also shown in Figure 3 below. This shows social housing on the left with a rent limit of up to
€710.68. It also shows the affordable housing that fills the gap between the upper limit of

social housing and the lower limit of €1000 at full market rent.

Max rent considered
affordable for
moderate-income
households
€900-€1000

Housing Allowance
Cap
€710.68

Social housing Affordable housing
NON-SGEI Full market rent

Fig. 3 Affordable housing in the Dutch housing market (Czischke & van Bortel, 2018)

The figure above is based on statistics dating back to 2018. Given that price increases in
recent years have made housing affordability an urgent issue, a composite definition was
formed for the definition of affordable rental housing in the private rental sector (Nijskens et
al., 2019). For the lower limit of affordable rental housing in the private rental sector, the
2023 liberalization limit of €808.06 (Ministerie van Algemene Zaken, 2023) was used instead
of the old limit of €710.68 used in the study by Czischke and van Bortel (2018). For the upper
limit, €1000 per month is assumed given that this amount is explicitly mentioned in both the
research by Czischke and van Bortel (2018) and the vision document of Dutch government

(Ministerie van Binnenlandse Zaken en Koninkrijkrelaties, 2022b).

To measure the successes of PPPs, it is crucial to establish measurable criteria. Vos and
Tjemkes (2013) have developed a framework that maps out indicators, as shown in Figure 4
on the next page. These indicators include input, process, outcome, and impact indicators. To
collect data on PPP performance, interviews or surveys can be conducted (Vos and Tjemkes,

2013). The operationalization of the conceptual model can be supported by this framework.
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Economic Strategic Operational Learning Relational  Social
Aspects Economic Strategic Operational Knowledge  Relational  Value for
value value processes and creation  processes society
Measurable  Hard to Measurable Hard to Hard to Hard to
Short term measure Short term measure measure measure
Long term Medium- Longterm  Long term
term future
Input Value, Quality of Quality and Investments  Familiar Urgence of
indicators  qualityand  market amount of in innovation with codes  relevan-ce to
promptness information,  resources and  and of conduct, societal
of target group  manpower knowledge trust problem
investments  information
Process Continuity Continuity Effectiveness,  Sharing Number of Inter-mediary
indicators ~ and stability  and stability  lead time, knowledge,  informal experi-ences
of (financial) of strategic speed, number of meetings, of target
investments  direction frequency, new contacts, Openness  groups
compliance Formaland  of
with procedure  informal commun-
meetings ication
Result Revenues, Market share  Quality of the  Market Number of  Perceptions
indicators cost- image, services or knowledge, conflicts and
reduction, opportunities  products Technologica solved, experiences of
budget , customer delivered 1 knowledge, extent of stakeholders
overrun satisfaction product trust
knowledge
Impact Reductionin  Attractivenes Quality of Including Social Awareness and
indicators  social costs s and communicatio  new cohesion behavioural
accessibility  nto internal innovative withinthe  change within
of an area and external products and  target the target
stakeholders services group group

Fig. 4 Theme’s and examples of indicators for measuring effects of a PPP (Vos &

Tjemkes, 2013)

The study by Alteniji et al. (2020) used literature review to identify what are generally the

most consistent CSFs in PPPs related to affordable housing. The four most reported CSFs that

emerged from the study are discussed below. It should be noted that most of the literature

used is from studies in countries concentrated in Africa and Asia and thus only give an

indication of such developments in Western countries such as the Netherlands.

Political support and stability

Political support and stability emerged as the most important CSF from all literature reviews.
This concluded that political influence is related to a stable political system (Muhammed and
Johar, 2018). The research shows that government incentive as well as political stability are
considered to be important motivating factors for privately funded schemes. In addition, it is
argued that political instability is a major concern in developments stemming from PPPs.

Given concession periods typically take decades, political stability should be maintained over
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a long period of time. However, the study by Alteniji et al. (2020) cites that this is especially

true for the application of PPPs in developing countries.

In studies of developed countries, the factor of political support and stability is less
significant. For example, research by Li et al. (2005) found that this factor was of low
significance for the growth of these partnerships within the UK market. This was attributed to
the endless support from different governments since the early 1990s for concepts of PPPs. In
Malaysia, political support for these partnerships is less significant given that, unlike Nigeria,
for example, the government provides standard support for PPPs (Ismail, 2013). From this, it
can be concluded that insufficient support from the government can lead to significant risk for
PPP projects, especially when PPPs are still in their early stages. Dulaimi et al. (2010) show
why this makes sense: the intervention of political leadership is necessary to build trust
among stakeholders for such schemes as PPPs. According to them, a consensus is present
within several researchers that political support and stability are essential for PPPs in relation
to housing development. Without such support, housing, especially for the private sector,
would be considered unattractive. Here it mainly concerns the initial phase or when there is

corruption or an in effective political system.
Trust and openness

In shared second place with favorable and efficient legal framework, trust and openness
emerged as CSF from all literature reviews. According to Tomkins (2001, p. 165), trust is
defined as "the adoption of a belief by one party in a relationship that the other party will not
act against his or her interests, where this belief is held without undue doubt or suspicion and
in the absence of detailed information about actions of that other party." Muhammed and
Johar (2018) indicate that trust and effective open communication between partners helps
each other better assess and understand other parties' interests. According to them, it can lead
to more efficient decisions that can contribute to PPP projects. An example is the
transportation project in Bangkok, Thailand. In this case, the lack of trust between public and
private parties led to the failure of the project (Tam, 1999). Researchers have previously
drawn attention to the important link between trust and associated risks in strategic
collaborations. Here, partners must implement effective risk management by understanding
the shared aspects of control and trust. They also emphasize that the entire development
process is less contentious when parties are well aligned when it comes to trust and openness.
Above all, it requires effort, understanding each other and setting common goals to achieve

desired outcomes (Alteniji et al., 2020).
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Favorable and efficient legal framework

A favorable and efficient regulatory framework concerns one of the crucial factors for the
successes of PPPs in relation to affordable housing. A solid regulatory framework is one of
the prerequisites for a successful PPP (Pongsiri, 2002). Zhang's (2005) research emphasizes
that the legal framework and project regulations are instruments that, among other things,
protect interests, rights and objectives of all parties within the collaborations. It also identifies
the importance of developing a practical legal and regulatory framework in accordance with
legal system of the country. This is important to enable the formulation of practical contract
mechanisms for PPPs. According to Zouggari (2003), the availability of a well-developed
legal framework also encourages the private sector to enter into long-term agreements, thus
clearing and clarifying uncertainties. Formulation of effective contractual structures for
partnerships are enabled in developed countries by well-developed legal frameworks (Al-
Saadi, 2015). Several researchers agree that an effective and clear legislative framework helps
to not hinder these collaborative projects (Alteniji et al., 2020). In addition, research suggests
that the inability to solve legal problems is a major reason for the failure of such projects.
Here, effective legal input in the early stages of a project is strongly emphasized to mitigate

problems. This can save time, effort and costs.
Appropriate risk allocation and risk sharing

Research by Ong (2003) shows that assigning specific risks to the right partners is the basis
for successful partnership. By this, the researcher refers to assigning risks to those who are
most capable of managing them and generally reducing risks to acceptable levels. Also,
according to Li et al. (2005), risk allocation is among the three most influential factors. Here it
particularly relates to funded PPP construction projects in the United Kingdom. Within most
PPP projects, the government is expected to assume the role of regulation and the developer
performs all development tasks. (Abdul-Aziz & Kassim, 2011). In short, the private sector
bears the risk assigned to the development phase and the government bears the commercial
risk. Research by Alteneiji et al. (2020) found that many PPPs were terminated due to
inadequate risk management. This shows that risk allocation is one of the unique features in
PPPs. Here, parties assume the risks and burdens according to the efficiency of each party,
that control costs and duration of the project benefit. Also, government interventions are
needed to reduce risk and encourage the private sector to offer affordable housing projects

(Alteneij et al., 2020). This contributes to making financial access easier for this target group.
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2.2 Conceptual model

Figure 5 presents the study's conceptual model, illustrating the relationships between the main
key concepts. The original PPP is shown at the top of the conceptual model. For the study,
only this form of PPP was zoomed in on as it is the most common form of PPP in relation to
area development in the Netherlands (Deloitte Real Estate Advisory and Partnerships, 2017).
An arrow pointing downwards depicts the development of affordable housing in the private
rented sector. This indicates that the use of PPPs can facilitate the development of affordable
rental housing in the private rented sector. However, this is only possible if mechanisms are in
place to oversee this development. An arrow indicates the development on the left side of the
figure, while the right side shows the CSFs that influence the success of housing
development. In short, the figure illustrates that affordable private rental housing can be
realized through the deployment of PPPs where mechanisms oversee this development and

CSFs influence this development..

Conceptual model

Original PPP
Contractual Risk sharing Monitoring and Supervise | Influence Political support Trust and Z?:grear?tlleega;g? A;m:fi:ﬁk
arrangements evaluation and stability openness el shang

Safeguard mechanisms Critical Success Factors (CSFs)
Developing

v

Contractual Monitoring and
arrangements evaluation
€808.06 €1000

Dutch rental sector

Fig. 5 Conceptual model created by author.

2.3 Operationalization

Table 3 below shows the operationalization of the study schematically.

Public-Private Partnerships (PPPs)

Variable Definition Indicators Measurements
Form of PPP The research highlights | Inter-firm Scale 1-5 (1 is weak
the four main forms of | relationship relationship, 5 is
PPPs, including This strong relationship)
concerns institutional Long-term Percentage of
PPP, original PPP, PFI, | interdependence collaborations with
and NPDOs. other companies
Shared control Create index with
degree of control in
scale
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Continuous
contribution

Number of
contributions from
each partner

Separate corporate
identity

Create index with
degree of separate
business identities

Complex contract

Assess based on
criteria for degree of
complexity

Sharing of both
strategic and

Using a risk index

operational risk
Safeguard

Variable

PPPs.

Definition

Variable Definition Indicators Measurements
Mechanisms Mechanisms that ensure | Contractual Presence/not
affordability is agreements
maintained during
housing development by | Risk Allocation Using a risk index

Consequents for

future developments

body monitors
Dutch rental housing

Indicators

Presence of contract
manager or regulatory

Social housing

All rental properties that
fall in the price range up
to the liberalization limit
set by the government.

When a rental property has a monthly rent up

to €808.06.

above the affordable

Affordable Affordable rental When a rental property has a monthly rent
housing housing falls in the price | between €808.06 and €1000.

range between the limit

of social rent and the

limit of the full market

rent.
Full market All rental properties that | When a rental property has a monthly rent
rent fall in the price range above €1000.

housing price range.
Critical Succes Factors (CSFs)

Variable Definition Indicators Measurements
Political The crucial role of Government Scale 1-5 (1 little
support and political influence and involvement during | government support
stability stability within the the project and 5 is much

political system in PPPs. government support)

It is essential to the

success of government-

sponsored projects.
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Trust and
openness

Mutual trust and
effective communication
between parties when
evaluating each other's
interests. This
contributes to efficient
decision-making and the
success of projects
resulting from PPPs.

Frequency of
information sharing

Scale 1-5 (1 is
infrequent and 5 is
frequent)

The degree of
openness in
communication and
decision-making

Scale 1-5 (1 is closed
and 5 is open)

Favorable and | The need for proper Assessment of speed | Scale 1-5 (1 is very
efficient legal | legal and regulatory of judicial processes | long and 5 is very
framework structure to protect related to cooperative | short)
rights and interests of projects
involved parties. This is
essential for PPPs, Assessment of clarity | Scale 1-5 (1 is very
especially in formulating | of laws and unclear and 5 is clear)
practical contract regulations
mechanisms and
avoiding legal problems.
Appropriate Allocation of specific Risk allocation Scale 1-5 (1 is low
risk allocation | risks to the parties best risk sharing to reduce
and risk suited to manage them. risk in PPP and 5 is
sharing This is critical to the high risk sharing to
success of reduce risk in PPP)
collaborations.

Tab. 3 Operationalization (Quick, 2003; Vos & Tjemkes, 2013; d'Alessandro et al., 2014;
Czischke & Van Bortel, 2018; Alteneiji et al. 2020; Ministerie van Algemene Zaken, 2023)
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Chapter 3 — Methodology

Research philosophy involves determining how a phenomenon should be investigated and is
based on three fundamental philosophical positions: ontological, epistemological, and
methodological (Moon & Blackman, 2014). This research adopts an objectivist
epistemological approach. This is concerned with the acquisition of knowledge and the
objective nature of reality. It rejects skepticism and subjectivism and advocates for a
systematic and integrated approach to knowledge. (Rand, 1990). The researcher maintains a
neutral and unbiased stance when collecting and analyzing data. Furthermore, the study's
findings are collected impartially (Moon & Blackman, 2014). The study aims to comprehend
the creation of low-cost private rental housing through PPPs while ensuring affordability. The
study is comparative, presenting different cases side by side. The examined cases all involve
PPPs in the development of affordable rental housing within the private sector. The purpose

of this scrutiny is to establish a means of ensuring affordability.

Critical realism is employed as an approach, which posits that reality exists
independently of our experience, but our knowledge of it is always mediated by faculties
(Collier, 1994). Critical realism posits the existence of only one reality (Guba & Lincoln,
1994). Easton's (2010) research proposes critical realism as a coherent and novel
philosophical position that not only provides a foundation for case study research but also has
implications for theoretical development within the research process. Finally, this research
assumes a post-positivist perspective based on epistemological views. This because this study
employs multiple qualitative research methods to provide a comprehensive overview (Moon

& Blackman, 2014).

This study examines methods for ensuring the affordability of rental housing
developed by private sector PPPs. The study looks at critical success factors (CSFs) that affect
this development, using a deductive approach that tests existing theories. The theoretical
framework is informed by existing knowledge and literature on PPPs and housing
affordability in the rental sector. This is in contrast to an inductive approach, where research
leads to the development of new theories. The sources cited in this text are Van Thiel (2014)

and Yin (2015).
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In this study, qualitative research methods were used, which allow for in-depth studies
of various topics in ordinary and everyday language. In Yin's (2015) research, five key
features are mentioned, including the 'explicit consideration of real-life contextual conditions'.
This demonstrates the relevance of real-world cases of affordable rental housing development
in contemporary market conditions and highlights the suitability of qualitative research for

this study.

In addition, this study adopted an in-depth multiple case study approach. This is
defined as follows: Case studies are the preferred strategy for investigating 'how' or 'why'
questions, especially when the investigator has little control over events and when the focus is
on a contemporary phenomenon in a real-world context (Yin, 2014, p.1). Multiple case
studies are recommended, for example, when independent innovations occur in different
places (Yin, 2014). This study focuses on the use of PPPs in the development of affordable
private rented housing. Here, the different development projects can be considered as
different locations, each representing a separate case. This approach also facilitates

comparisons between cases, which can further enhance the overall understanding.

The cases of Strijp-S in Eindhoven and the Waalfront in Nijmegen were used for this
study. These cases were carefully selected for the study. Although it proved practically
impossible to find specific PPP projects that exclusively provide affordable private rental
housing, these large-scale projects were chosen since they did integrate affordable private
rental housing into the larger area development. The projects focus not only on various types
of housing, but also the creation of an entire area in which to work and recreate. The selection
is based on similar size and objectives, making them similar results. Also, both are roughly at
the same stage of development, which also further aids comparability. Although specific
figures on the proportion of PPP projects nationwide are lacking, a conversation with BDP's
project director confirmed that these cases are virtually unique in the Netherlands being at this
stage (Project Director BPD, personal communication, May 1, 2024). It is true that PPP
projects are emerging more and more, but these are generally only in the initiation phase,

which unfortunately made them not useful for the study.

The geographical location in the (south) east of the Netherlands does not mean that
these cases are representative of the whole of the Netherlands. This is because regional market
conditions can vary, and the success of PPP projects cannot be guaranteed the same

everywhere. Nevertheless, due to their large scale of housing units, recreational spaces and
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collaboration of actors, the case studies offer valuable insights for the research (BPD

Bouwfonds Gebiedsontwikkeling, s.d.).

These characteristics allowed the researcher to examine specific successes and
outcomes that occur when integrating affordable private rental housing. Their unique
characteristics, goals and scope make them ideally suited for in-depth analysis within this
study. As a result, meaningful conclusions can be drawn about the potential of PPP projects
for the realization of affordable private rental housing. Further elaboration on the description

of these cases can be found in Chapter 4.

The study employed various methods to obtain answers to the main and sub-questions, which
are shown in Table 4. To obtain a comprehensive understanding, particularly in case study
research, it is crucial to use multiple data collection methods (Yin, 2014). This research
utilized semi-structured interviews, structured interviews and document analysis which are

explained in detail below.

Sub-questions Research method(s)
1. What is the share of public-private - Semi-structured interview
partnerships and which actors are involved - Media analysis

in relation to the development of the

affordable Dutch rental housing?

2. What are the critical success factors - Structured interview
(CSF) of public-private partnerships in

relation to the development of affordable

rental housing in the private rental sector?

3. What specific mechanisms can be - Semi-structured interview
identified from the government's perspective

to establish an effective safeguard structure

for monitoring public-private

collaborations?

4. In what ways can effective supervision be - Semi-structured interviews
implemented in development to ensure the

affordability of Dutch private rental

housing?

Tab. 4 Sub-questions with their research method(s) created by author.
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Conducting interviews is a method frequently used in case studies (Van Thiel, 2014). Semi-
structured interviews are set up using an interview guide. As this is a deductive study, the
research questions for the interviews are based on the operationalization of the variables from
the theoretical framework (Van Thiel, 2014). This form of interviewing allows for more in-
depth information to be gathered as this type of interview provides structure, but also gives
the opportunity to be able to ask pressing questions given that it is only an interview guide
(Van Thiel, 2014). The semi-structured interviews in this study were used to gain insight into
the PPPs discussed in chapter 3.2. The interviews allowed us to identify the stakeholders
involved in the projects, answering sub-question 1 of the study. Additionally, semi-structured
interviews with government officials enabled exploration of the mechanisms used in the cases
to ensure affordability. If this is not the case, it may be possible to discuss how this can be
addressed in the future. The interviews aim to explore various perspectives within the
collaborations and determine which of the mentioned mechanisms can be applied in practice

and how they can be better enforced in the future.

Conducting numerous interviews for a study can be time consuming, especially at a time
when the researcher does not yet know exactly what answers are being sought (Falck, 2014).
This is different with structured interviews. This type of interviews makes it possible to test
specific parts of the literature because questions are formulated specifically in advance
(Millwood & Heath, 2000). They are often predetermined based on existing theory (Van
Thiel, 2014). Bowling's (2005) research suggests that conducting interviews also yields more
responses than simply administering a survey because you can expect more complete answers
to the questions this way. This study uses structured interviews to test the extent to which the

CSFs identified in Chapter 1 are perceived in practice by stakeholders in Dutch PPPs.

It is important to consider the methodological aspects of document analysis, as it is often
taken for granted (Karppinen & Moe, 2012). Document analysis is a useful method for
discovering underlying thoughts by providing context and tracking changes in documents or
using them as secondary data (Altheide, 2000; Bowen, 2009). The original intention was to
gain insight into contractual arrangements and how the projects are structured through

document analysis. This was to be achieved by analyzing contracts between actors and

MASTERTHESIS JOERI LAHAYE



identifying mechanisms to ensure affordability. Unfortunately, this was not achieved during
the research because documents such as contracts and the like proved too sensitive to
implement in this study. This unfortunately made it impossible to obtain the necessary
documents. Nevertheless, the opinion is that even without these documents sufficient answers

were gathered by addressing them in content during interviews.

Media research is a valuable method for studying complex cases because of its ability to
capture multiple interpretations and perspectives of projects (McCombs & Shaw, 1972). By
gathering internal information as well as analyzing external news sources, it is possible to
gain a deeper understanding of the social impact and perceptions surrounding a case (Entman,
1993). In addition, Iyengar (1990) emphasizes that the media can highlight different aspects
of events, which affects public perceptions. Therefore, it is important to conduct media
research to identify any differences between internal information and external perceptions.

This promotes a more holistic understanding of the cases being studied.

A total of 7 semi-structured interviews were conducted for the study. Of these, 2 interviews
were conducted with the project directors in order to fully identify the two cases mentioned in
Chapter 3.2. In addition, 3 in-depth interviews were conducted with other project leaders and
actors in the PPP to identify the mechanisms for maintaining affordability. For the Strijp-S
case, this involves 2 semi-structured interviews and for the Waalfront case this involves 1
semi structured-interview. In both cases, also a resident of the area was interviewed in order

to examine the success of the cooperation from a different perspective.

All interviews were recorded and transcribed for uploading into Atlas.ti. The analysis
uses an abductive approach that combines deductive and inductive coding strategies. This
method allows existing theories to be tested and unexpected themes or patterns to be
identified. It ensures that important information is not missed (Linneberg & Korsgaard, 2019).
Deductive coding involves the use of a preconceived coding scheme based on core concepts
from the conceptual framework (Azungah, 2018). This approach ensures that the findings
from the transcripts can be linked to the theory. Inductive coding, on the other hand, helps to

identify important aspects that may emerge from the transcripts. This process involves three
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steps, beginning with open coding, followed by axial coding, and ending with selective
coding (Miles et al., 1998). In order to incorporate this information into the report, a table was
used to clearly map the codes for each interview. This provides a comprehensive overview of

the different findings and perspectives.

The study used 3 structured interviews to explore the CSFs of PPPs from the literature in
practice. Since these questions had to be answered by the same people within the case study,
it was decided to implement the structured interviews in the semi-structured interviews with
the other project leaders and actors within the PPPs in the case study. Thus, of the 7
interviews mentioned in 3.4.2, 3 interviews consist of two parts. The first part deals with the
CSFs of the PPPs and the second part deals with the monitoring of the affordability of these

collaborations.

The analysis of the interview results was also carried out using Atlas.ti. A deductive
approach, similar to the semi-structured interviews, was also used to generate insights by
systematically developing a coding scheme in advance. This scheme is derived from the
theoretical framework and provides a seamless integration of science and empirical findings
(Azungah, 2018; Linneberg & Korsgaard, 2019). This approach not only facilitates the
identification of recurring patterns (such as different CSFs), but also allows emerging themes
to be clearly linked to scientific elements (Miles et al., 1998). Finally, the findings were

compared to identify any differences or similarities that emerged from the coding.

The research used media analysis to further explore the cases and identify the less positive
aspects of the context, rather than focusing only on the internal positive sounds of the cases.
By using both internal sources of information and external news media, it was possible to gain
deeper insights into the social impact and perceptions of the cases. This contributes to a

holistic understanding of the situations.

The validity of research pertains to the accuracy and truthfulness of its findings. When
conducting qualitative research, ensuring validity involves several strategies (Golafshani,
2003). The first strategy is triangulation, which involves using multiple methods,

perspectives, or sources to validate findings (Denzin, 1978). This study employs semi-
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structured interviews, structured interviews, and document analysis to collect data from
multiple sources, ensuring the reliability and validity of the findings. The study employs the
strategy of 'member checking' to enhance validity. This involves sharing findings from the
preliminary research with participants in the Dutch context to explore whether these
experiences are reflected in practice (Lincoln & Guba, 1985). Another aspect of validity is
credibility, which refers to the extent to which findings accurately examine the phenomenon
(Lincoln & Guba, 1985). To increase the credibility of this study, all aspects of the research
process, including decision-making moments and reflections, were accurately recorded. This

ensures transparency and enhances the credibility of the research.

Validity encompasses both internal and external validity. Internal validity refers to
whether the research accurately measured what it intended to measure and corresponds to the
operationalization of appropriate theoretical concepts (Van Thiel, 2014). External validity, as
defined by Van Thiel (2014), refers to the generalizability of a study. In case study research, it
refers to the applicability of results, which are often limited to the specific context that was
studied (Flyvberg, 2006). Although case study research usually has limited external validity, it
has high internal validity. In this study, internal validity is ensured by the operationalization
of the critical literature review. The cases were selected carefully to create a representative
picture, as mentioned in Chapter 3.2. Although the results of this study are not statistical, they

may be representative of other applications of PPPs.

Reliability in a study refers to the accuracy and feasibility of the results obtained
through appropriate measurement methods and clear distinction of variable values.
Additionally, it refers to accurately representing the entire population (Joppe, 2000). The
interviewees and research sites are representative samples for collecting information about the
stakeholders involved in their respective cases. The research should be replicable under the
same circumstances, which is related to feasibility. This study used the triangulation strategy
(Golafshani, 2003; Van Thiel, 2014) to contribute to its reliability. The study's overall
reliability is increased by using multiple data sources and methods (Denzin, 1978; Van Thiel,

2014).
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Chapter 4 - Cases

As mentioned in chapter 3, two cases were used for the study. These cases are the Strijp-S
PPP in Eindhoven and the Waalfront PPP in Nijmegen. In this chapter, the case studies are
compared in order to provide an overall picture of the situations. First, the genesis of the cases
is discussed, then the actors and their responsibilities in each case are explained. The chapter
concludes with the current status and results of the cases to date. All information in this
chapter comes from interviews conducted with the project leaders or residents of both cases,

unless otherwise noted.

In the past, the Strijp areas were mainly known under the ownership of Philips. This changed
in 2002 and the area has become the epitome of Eindhoven, where a mix of living, working
and culture is sought (Gewest13, 2024). Strijp-S is currently in the process of being
transformed into a unique piece of the Eindhoven urban area. The challenge for the area is to
break the separation from the rest of the city and invite people to join the "forbidden city". To
achieve this, an important transition from the old city and the surrounding neighborhoods is
important. The area also offers opportunities to expand the cultural sector and thereby break

through Eindhoven's technology image (Restauratiefonds, n.d.).

In 2001, Philips organized a tender for the sale and redevelopment of the Strijp-S area,
which was won by Volkerwessels. This resulted in a PPP between Volkerwessels, and the
municipality of Eindhoven called 'Park Strijp Beheer'. The master plan was drawn up in 2002
and the land was purchased from Philips in 2004. During the redevelopment of the area,
attention was paid to aspects such as housing, cultural and catering facilities. Despite an
economic crisis, the cooperation between the parties led to a success as the PPPs have not
collapsed and have already achieved most of their objectives. (Restauratiefonds, n.d.). See

section 4.6 for further explanation.

The Waalfront in Nijmegen is a large-scale urban development project that will transform a
former industrial area into a lively residential and living environment on the banks of the river
Waal. The project is an important part of Nijmegen's major urban renewal effort to create an

attractive and sustainable urban district. This urban district should meet the contemporary
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modern needs of residents, businesses and visitors to the area (BPD Bouwfonds

Gebiedsontwikkeling, n.d.).

Development of the area began in the 2000s and includes several sub-areas, including
Handelskade, Dijkkwartier (Havenkade), Waalkwartier (Iris), Park Fort Krayenhoff and
Koningsdaal. The aim of the projects is to create a diverse mix of housing, amenities and
recreational opportunities with a focus on quality of life, sustainability and accessibility (BPD

Bouwfonds Gebiedsontwikkeling, n.d.).

The collaborations in Eindhoven and Nijmegen have different histories and characteristics,
but both illustrate a PPP as a key element in area development, with affordable private rental
housing interwoven. Both collaborations start with an obsolete site in need of redevelopment.
In Eindhoven, this was the Strijp-S site, formerly the domain of Philips, while the Waalfront
in Nijmegen was a closed and outdated business park. Both areas were out of step with

modern urban development goals and in need of transformation.

In both cases, private parties acted as catalysts for change. In Eindhoven, the
collaboration on Strijp-S began with an initiative by Volkerwessels, sparked by Philips' desire
to sell the site. This resulted in a firm purchase agreement, driven by the time constraints
imposed by Philips' plans. In Nijmegen, on the other hand, the cooperation on the Waalfront
arose from a municipal tender called "Koers West", in which Rabobank Vastgoed was

selected for the redevelopment, of which BPD Bouwfonds is a part.

This step marked a shift to PPP as the model for further development. The PPP model
offered flexibility and autonomy to act and make decisions more quickly, which proved
essential to the progress of the projects despite the challenges. External factors such as the
financial crisis and the withdrawal of potential partners, such as a pension fund for Strijp-S
and the 2008-2009 sales crisis for the Waalfront, posed challenges to project progress. These

obstacles highlight the vulnerability of such partnerships to external events.

In both cases, different actors play an important role in the development of the projects. Both
the redevelopment of Strijp-S and the Waalfront involve public and private parties, each with
their own responsibilities and expertise in different areas. Volkerwessels and BPD Bouwfonds

are the main private parties involved in the projects. Both private parties are responsible for
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the development and implementation of the projects. The Municipality of Eindhoven and the
Municipality of Nijmegen act as the main public parties in the developments. The parties
together form the basis for the creation of the PPP in both cases. A BV has been established
for both developments. Park Strijp Beheer BV and Ontwikkelingsbedrijf Waalfront Beheer
BV are the organizations that have a coordinating role in the Strijp-S and Waalfront projects.
They act as the main link between all parties involved, monitor the progress and ensure the

management of the projects.

In addition to these main parties, other parties are also involved. These include
housing associations, investors, contractors, architects and other local entrepreneurs. The
cooperation of all these parties is essential to the success of the projects. These other parties
act as stakeholders but are not contractually part of the PPP. This is discussed further in
Section 4.5.

Both cases involve the original form of PPP, where risks and rewards are shared without prior
allocation. In Eindhoven, the mix of public and private interests is central, with a focus on
healthy long-term returns. The PPP structure is used to ensure autonomy and agility, with
direct involvement of key stakeholders, including the municipality of Eindhoven and

Volkerwessels.

In Nijmegen, on the other hand, the focus is on the cooperation between BPD and the
municipality of Nijmegen, where the PPP structure is also crucial, but with different
challenges within development such as underwater land use and legal disputes over land
valuation. The 50-50 financing and risk sharing between BPD and the municipality is

highlighted as a model that ensures equal cooperation.

Although both cases fall under the umbrella of PPP as an organizational partnership,
they show differences in the details of financing and risk bearing. Eindhoven emphasizes
autonomy and agility, while Nijmegen emphasizes equality in cooperation through a
symmetrical distribution of responsibilities between the public and private partners. These
cases illustrate the importance of flexibility, transparency and cooperation between all parties

involved in the implementation of large-scale urban development projects.
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The current results of the redevelopment of Strijp-S show that the project has so far made
good progress and successfully transformed into the new cultural heart of Brabant (Ministerie
van Onderwijs, Cultuur en Wetenschap, 2020). Currently, about two thirds of the area has
been built and a large part of the program has been implemented. This shows that the
development is at an advanced stage. Preparations are currently underway for the final
planning phase, which will see the construction of between 15 and 16 hundred more homes in
the area. Another 40,000 square meters of office space will also be built in the area. The
cooperation between Volkerwessels and the Municipality of Eindhoven has already borne
fruit in the transformation of the area into a thriving and creative center. Flexibility,
willingness to make concessions and agility within the cooperation have helped to achieve the
goals set with a healthy return on land use. Not only have physical adaptations been made, but
the development has had a positive impact on the surrounding area and community, making
the area vibrant with creativity, collaboration and innovation (Ministerie van Onderwijs,

Cultuur en Wetenschap, 2020; Resident Strijp-S, personal communication, June 6, 2024).

The current results of the Waalfront also show a positive development when looking at
the results achieved. More than 900 apartments have already been built, creating a real
residential area. One of the most important aspects has been the realization of affordable
housing, where social rental housing, mid-rent housing and affordable housing for sale have
been realized in the area. In addition, the project has provided various amenities and
recreational facilities. Meanwhile, attention has also been paid to connecting the development
area with the city, which is considered a positive effect on the quality of living environment in
both the existing and the newly developed area. The results achieved so far show that the
cooperation has led to the successful realization of housing, the creation of an attractive living
environment and the provision of various amenities in the new area, which would probably

not have been realized to this extent otherwise.

Of course, a major area development never goes without obstacles. With the Waalfront in
Nijmegen there was much criticism of the closure of the Honig factory in 2009. The FNV
Bondgenoten was strongly against the closure given concerns about employment in the area
and the impact on workers (ANP, 2009). There was also opposition to the loss of culture in

the area if the Honig disappeared. Due to environmental circles over the Honig area,
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demolition was a long time in coming. This is because there was a slaughterhouse adjacent to
the Honig factory. The Honig factory had already been purchased at the time, but the
slaughterhouse had an environmental circle that ran over the Honig factory. Until the final
demolition, the original activities in the Honig factory made way for 8 years of temporary
filling of creative enterprises. The great success of this temporary creative infill eventually led
to determination by all parties involved to preserve the unique character of the Honig. "From
many ways, the Honig was able to develop in a very nice way and make itself visible in that
place. But that was actually because of the issues. These are the kinds of things we encounter
within area development." said Project Director BPD, personal communication, May 1, 2024).
Eventually a consensus was reached, and the original plan was revised, from which followed
the plan "The New Honig. Now it promises to be a modern urban district with a mix of
housing and amenities. This will preserve the old factory building, including the distinctive

Honig tower. It promises to become a lively area in the future.

In addition to the Honig, the Waalfront also had several discussions within the
development when it came to the water issue in relation to the river Waal in the area and the
construction of housing along the railroad track. However, according to BPD, it is natural for
conflicts of interest between parties involved to arise within PPP collaborations. In particular,
mediation, understanding and respect are important factors that can tackle these conflicts in

the collaboration in order to get everyone on the same path (Janssen, 2020).

An economic crisis can also have a major impact on such development. The start in
the development of Strijp-S went fluently, but the economic crisis caused a strong stagnation.
In 2005, it even caused all development to come to a standstill. Nevertheless, in retrospect it
turned out to be good for the realization of the area. In 2005, mainly classical planning was
ready, but the process actually became more organic due to the crisis. This led to the area
being characterized as the cultural heart of Brabant. During development, the ‘Crisis- en
herstelwet’ made it possible to rent out some of the buildings to be transformed. This led to
attracting young start-ups with little money which created a pleasant atmosphere and allowed
the area to develop in a healthier way (Ministerie van Onderwijs, Cultuur en Wetenschap,

2020).

One resident of Strijp-S stated that she enjoys living in the area. According to the interviewee,

the area is easily accessible, and all facilities are within easy reach. "The place is just nice.
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Everything in the neighborhood. You are so close to the Strijp-S station. The store and
everything are close. My work is close," said Resident Strijp-S (personal communication,
June 6, 2024). The architecture and mix of buildings in the area is perceived as pleasant.
However, the interviewee expressed concern about the increasing construction and
disappearance of green spaces: "It's really popping up here in terms of housing" (Resident
Strijp-S, personal communication, June 6, 2024). On the other hand, it is noted that the quality
of housing is very good. The mix of different types of housing and the differences in supply in
the area are perceived as pleasant. The interviewee was also informed about the PPP between
VolkerWessels and the municipality of Eindhoven for the development of the area. Although
the resident thinks that the commitment of the cooperation works for the development of such
projects, she still has her doubts when it comes to the concept of affordability, because in her

opinion the new houses cannot be called affordable.

The residents of the Waalfront report a mostly positive experience with the
development of the area. According to the interviewee, the pleasant living environment is
characterized by the new infrastructure, the facilities and the quality of the apartments. The
quiet residential location close to the city center and the train station is particularly praised:
"So it was just very close to the center, but also relatively quiet. I think it's a really good place
to live. (Resident Waalfront, personal communication, June 5, 2024). Regarding the PPP for
the use of affordable housing in the area, the resident is a strong supporter. For example, the
interviewee states, "Well, I think it was good because this made it affordable. Because this
was really unique, in 2017. So, I support that." (Resident Waalfront, personal communication,
June 5, 2024). Furthermore, the housing mix in the area is perceived as pleasant, with no
significant negative conflicts between residents of different housing types in the same area.
"No, it was well mixed. I haven't had any bad experiences with it at all." Says Resident
Waalfront (personal communication, June 5, 2024). This shows that the integration of

different housing segments has been successful.

It can be concluded that residents perceive the developers' goals for the areas as
successful. They are satisfied with the living environment, the amenities and the quality of the
housing. In both cases, PPP construction is valued for the development of affordable private

rental housing. They strongly support the use of this form of collaboration in both cases.
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Chapter S — Findings

This chapter presents the results of the research and aims to provide an understanding of the
CSFs that contribute to the development of affordable private rental housing through the use
of PPP projects. The chapter also presents the mechanisms that ensure affordability. These
include both mechanisms within the PPP and mechanisms that can be used by government

agencies such as municipalities.

The findings in this chapter are based on an analysis of the relevant academic literature and
interviews with the actors involved in the cases mentioned in Chapter 4. These interviews
provide valuable insights into the practical experiences of both public and private parties. The
findings are structured according to central themes that emerged from the analyses. The
presentation of these findings has provided a detailed picture of the successes and failures of
these projects. In addition, the findings have been related to the research questions to finally

formulate the conclusion of the study in Chapter 6.

Worldwide, PPP projects can be found as a method for the realization of joint projects and
services by public and private actors. Consequently, in several countries, this development
method is used for the realization of affordable housing. Alteneiji et al (2020) studied the
main critical success factors for these projects. From this research, as also mentioned in

section 2.1.4, four key factors emerged:

1. Political support and stability
2. Trust and Openness
3. Favorable and efficient legal framework

4. Appropriate risk allocation and sharing.

During the interviews with the actors within the cases, the above factors were presented in
order to test the extent to which these factors are noticeable in practice. These actors were also
given space to highlight additional factors that were noticeable in practice. A scale of 1 to 5
was used to compare noticeability in practice between the cases, with 1 representing no
noticeability and 5 representing full noticeability in the case. For each case, the average of the
responses formulated by the participants was taken. The results are presented in table 5 below

and are ranked displayed from most noticeable to least noticeable in practice.
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Strijp-S, Waalfront, Average
Eindhoven Nijmegen practical
experience
Political support and stability 4.5 4 4.25
Appropriate risk allocation and risk 4 4.5 4.25
sharing
Trust and openness 4 4 4
Favorable and efficient legal framework 3.5 3.5 3.5

Tab. 5 The importance of CSFs in practice compared.

As shown in Table 5, all CSFs are experienced in practice to an above-average to full extent.
The comparison shows that “Political support and stability” as well as “Appropriate risk
allocation” are perceived as the most important factors in practice with an average of 4.25.
Not much lower are “Trust and openness” between the different actors within a PPP with an
average of 4. The comparison shows that a “Favorable and efficient legal framework” is least
perceived as a CSF in practice by the experts interviewed. Nevertheless, this factor still scores
high with a 3.5 average. The reason for this is that it was found to be very important for the
success of the PPP, even if it was not always the case. These factors are discussed in more

detail below.

Not only in the literature, but also from the interviews it became clear that political support
and stability is seen as a crucial factor for the success of both Strijp-S and the Waalfront. It
therefore scores considerably high with an average of 4.25. The interviewees emphasized in
the interview that larger area developments require a long-term vision and depend on
consistent political policy, despite possible changes in political coalitions and administration
periods. For example, one interviewee from Strijp-S states: "Yes, that one is always
important. Why? Because an area development, well, Strijp has been around for twenty years,
it will be around for another ten years. So, at thirty years, that's a lot of coalition agreements
coming in between that." (Actor Park Strijp Beheer, personal communication, May 23, 2024).
This is supported by the statement of another interviewee from the Waalfront: "And it is just
of great importance indeed that politics or the administration, the boards, college and councils
are well aware of what a PPP is and what you want to achieve with it. And that you also make
it very clear at the front that it is something long-term, especially with area developments that
you definitely have to deal with over the next 10 years." (Project Director Waalfront, personal

communication, June 13, 2024).
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In addition, the political crisis is also cited. Thus, it appears that despite economic and
political fluctuations, it is important to maintain a stable and supportive political environment.
Thus, it is indicated that with a new coalition, the cards are reshuffled, and different priorities
may be set. This in turn can lead to project delays or revisions. Furthermore, the field research
has shown that it is crucial that political parties and officials involved have a clear
understanding of the long-term vision of the project. In doing so, they should have their noses
in the same direction without becoming too dependent. One interviewee stated: "Then it is
important that you can reasonably implement the dot on the horizon that you have set together
in a kind of continuity. Then it is important that you are not dependent on the whims of the

day of politics." (Actor Park Strijp Beheer, personal communication, May 23, 2024).

The study highlights that political support and stability are essential not only for the
initial approval of the projects, but also the progress and adjustments of the projects during
the term. Political support and continuity help achieve the long-term goals of area
developments. In addition, consistent policies reduce the likelihood of project disruptions and
revisions. The findings suggest that a successful PPP requires government officials and
political parties to be involved in the project from the early stages and throughout the
development cycle. This helps ensure a shared long-term vision, which contributes to project
stability and success. Based on these results, it can be concluded that practice supports the
literature in this case and that this factor has indeed proven to be crucial to the success of PPP

projects such as this one.

Not only political support and stability, but also trust and openness were found to be
noticeable factors in practice with an average of 4. Not only building trust came up several
times, but especially maintaining it was found to be very important. For example, one
interviewee stated: "So on trust you just have to work continuously." (Project Director Park
Strijp Beheer, personal communication, May 27, 2024). This clearly shows that continuous
effort is necessary to create and maintain a solid foundation of trust. Indeed, this is essential
for successful and effective collaboration. "If indeed you start in a PPP, if there is no trust,
then everything runs away. Then you don't get down to business, then you always remain in
tension towards each other. And that openness in that is very important." said Project Director
Waalfront (personal communication, June 13, 2024). This confirms what the literature says
about building and maintaining trust and openness. Maintaining this in particular has been

shown to be very important.
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Furthermore, open communication is also identified as a crucial factor within the
collaboration. Sharing information and showing transparency about decision-making
processes supports trust between actors and prevents potential conflicts. Openness and trust
are further strengthened by sharing information and showing transparency within set decision-
making processes. Thus, it is stated that it promotes a positive collaboration; "that is that open
communication and being honest and then also saying, and of course, that is also at Strijp,
then there are several problems that are there, so to speak, you throw them together. And you
then try to say that together, okay, and now we're going to move on again." (Actor Park Strijp
Beheer, personal communication, May 23, 2024). This clearly shows that the practical

experience matches the findings that emerged from the literature.

Favorable and efficient legal framework is also an important factor noted in practice.
Admittedly the least of the four CSFs with an average of 3.5. Nevertheless, this still proved to
be a crucial factor for PPPs in practice, encompassing not only the legal aspect but also the
vision laid down by contract. In the case of the Strijp-S case study, the legal framework
played an important role in the development. The procurement rules can be mentioned as an
example. There was stated, "state support may be a new one, but procurement rules. Because
of the tax and legal structure that has been devised, we are not bound." (Actor Park Strijp
Beheer, personal communication, May 23, 2024). In the case of Strijp-S, the procurement
rules ensured continuity of the operating company. Thus, the legal frameworks, including the
set procurement rules have had a positive influence on the development of the case. This also
confirms the literature that states that the legal framework helps encourage the private sector

to enter into long-term agreements.

Furthermore the interviews show that performing government tasks, such as applying
for a permit, is no faster with a PPP than without one. For example, the Waalfront project
director stated, “No, not when it comes to these kinds of executive tasks like permits and
things like that. Absolutely not.” (personal communication, June 13, 2024). Nevertheless, the
involvement of the municipality as a partner is perceived as useful. The short lines of
communication it creates can solve problems more quickly. As a representative of Park Strijp
Management points out, ““You have a business interest, that PPP is just a business. You have a
business interest that it does things within certain schedules. So then you do notice that often
faster a building permit not, but take a zoning process or things with it” (personal

communication, May 23, 2024). This shows that a PPP carries with it a certain responsibility

MASTERTHESIS JOERI LAHAYE

43



for the parties involved to make the project successful. Although legal proceedings are not
faster, cases are more often approved or reconsidered. This highlights the importance of clear

legislation and rules in PPP projects, which is consistent with the literature.

Finally, there is also recognition in practice when it comes to appropriate risk allocation and
risk sharing. This therefore scores high in the comparison with a 4.25. The correct allocation
of risks between the parties involved ensures stability within the collaboration. In the case of
Strijp-S, this proved to be an important theme, with clear agreements being made at the outset
about which actors bear which risks. The interviews also emphasized that a common goal
contributes to this. For example, one interviewee stated, "That's also when you're married.
You have to see it a bit like that. Then you don't just get divorced either. Then you're going to
try first anyway. I assume that if things don't go well for a while, then you work together to
make sure they do. Yes, that's how you have to see a PPP." (Actor Park Strijp Beheer,
personal communication, May 23, 2024). This of course includes taking joint responsibility
for the risks that may arise within the project. Not only identifying and managing these risks
have proven to be important, but also the more flexible approach to bend the risks into
benefits is important, according to interviewee. "So mainly try to bend them, which is what
we did here, to a benefit. And if you continuously just sit on risks, which you do see a lot in
government land, in other projects, then you end up in a kind of straitjacket." said Project

Director Park Strijp Beheer (personal communication, May 27, 2024).

In addition, the difference in approach between public and private partners also plays a
role. While public partners often focus on risk management and accountability, private
partners focus more on entrepreneurship and flexibility. This is also the strength of a PPP
since it leads to a more versatile and adaptive project approach than if another form of
cooperation were used. The task is to organize the risk management of a project together, but

above all to keep evolving during the development.

To the last point, it has become apparent that incorrect or unreasonable allocation of
risks can also lead to project failure. Indeed, a Waalfront interviewee stated, "Because if we
hadn't done that financing, is my belief, we probably would have fallen apart by 2008, 2009."
(Waalfront Project Director, personal communication, June 13, 2024). This statement refers to
the 50/50 risk allocation within the Waalfront project where the funding was divided fairly.
Had it not been so agreed upon, the interviewee suggests that the PPP probably would not
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have survived. This fits perfectly with what is stated in the literature about the proper
allocation of specific risks to the appropriate actors. Indeed, this is necessary for a project to

succeed.

In general, it can be concluded that all the factors from the literature have also proved
essential in practice. However, beyond the CSF that emerged from the literature, other factors
were also found to be important in practice. All interviewees unanimously agreed that clear
agreements at the front end of the project are essential for the success of a project. If clear
agreements are not made on the front end, this can lead to misunderstandings and conflicts
between the various actors. This is obviously not only true in projects where a PPP has been
deployed, but also in other projects. For example, one interviewee stated, "but of course it is
good to start with a clear set of agreements. And the fewer the better, but the agreements you
make, they have to last a whole process, so a whole project, a whole area development." (Park
Strijp Beheer Project Director, personal communication, May 27, 2024). Making these

agreements at the front end of the area development creates certainty for the actors involved.

Not only clear agreements, but also equality, knowledge and experience of the parties
involved is a factor that emerged clearly among all interviewees. "Yes, equality I have already
mentioned, expertise, being able to look across each other's borders and also understand what
is going on. I think that's a very important one." said Project Director Waalfront (personal
communication, June 13, 2024). The experience and knowledge of the actors involved are
crucial to the success of a development. It helps if people have knowledge and expertise from
both sides, public and private actors. This ensures that each other's interests and viewpoints
are better understood that more guarantees a successful project; "And knowledge and
expertise, that's also kind of.... Of course, it is very difficult to argue with people who have no
understanding of the matter." (Actor Park Strijp Beheer, personal communication, May 23,
2024). Not only is it important that the knowledge and expertise is present, but also the
sharing of this knowledge is very important. After all, this contributes to better cooperation
and understanding of each other's working methods and objectives. After all, cooperation is

central within PPP projects.
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5.2 Connections between all CSFs

To better visualize the results, this section discusses the relationships between the various
CSFs. These relationships are illustrated in Figure 6, which shows the relationships between

the various factors.

Favorable and
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Fig. 6 Connections between CSFs created by author.

1. Political support and stability

This factor affects both "Trust and openness" and "Favorable and efficient regulatory
framework. When politics supports a project, it creates mutual trust in the cooperation of the
PPP. Indeed, if the policy shows clear decision-making and mutual transparency, this has a
positive impact on the trust between the actors (Project Director Park Strijp Beheer, personal
communication, May 27, 2024). In addition, political support and stability are closely linked
to a favorable and efficient regulatory framework, as the government establishes the legal

and regulatory framework that is essential for the success of a PPP (Alteniji et al., 2020).
2. Trust and openness

This factor has a direct impact on "appropriate risk allocation and sharing". For example, the
research by Alteniji et al. (2020) states that effective risk management can only be
implemented through the shared aspects of control and trust. Openness is critical to

identifying all risks before they can be shared.
3. Favorable and efficient legal framework

This factor has a direct influence on "Appropriate risk allocation and sharing" and "Trust

and openness". Zhang (2005) emphasizes in the study that a well-developed legal framework
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is a tool that protects the interests of the parties involved, which implicitly means that such
protection contributes to risk allocation and sharing. In addition, a solid legal framework
promotes the establishment of long-term agreements, which helps to clarify uncertainties.
(Zouggari, 2003), which is crucial for the fairness of risk sharing and also for trust between

the parties involved.
4. Appropriate allocation and sharing of risks

This factor directly affects both "Trust and openness" and "Making clear agreements in
advance". Allocating risk to the right partners is essential for successful collaboration.
Effective risk allocation fosters mutual trust between the parties (Ong, 2003). In addition,
clear allocation of roles and risks allows clear agreements to be made from the outset. Clear
risk management agreements can prevent problems and uncertainties in projects (Abdul-

Aziz & Kassim, 2011; Alteneiji et al., 2020).
5. Knowledge, skill and experience

Although it is a complementary factor in the literature, it is very important. For example,
all respondents indicated that it is extremely important within the PPP. Therefore, this
factor also influences '"Trust and openness', 'Appropriate risk allocation and sharing' and
'Clear agreements in advance'. After all, knowledge and experience are the basis for

shaping these factors.
6. Make clear agreements in advance

This factor has a direct impact on the "Trust and openness factor' in a collaboration. For
example, research shows that setting common goals and agreements is the basis for
building trust between actors. It also requires effort and mutual understanding (Alteniji et

al., 2020).

Several safeguard mechanisms can be found in the literature to ensure affordability within
projects. These different mechanisms are mentioned below. They are further elaborated in

chapter 2.1.2.

1. Contractual arrangements
2. Risk Sharing

3. Monitoring and evaluation
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During the interviews with all actors, the above mechanisms were mentioned to test the extent
to which the professionals think these mechanisms contribute based on their knowledge and
experience. Room was also left for actors' own interpretation of new mechanisms to ensure

affordability within projects.

In the case of Strijp-S, clear agreements were made in advance between the Municipality of
Eindhoven and Volkerwessels that were laid down by contract. These agreements include the
distribution of rights and objectives for housing construction. For example, Volkerwessels has
88% of the first right of purchase of the land at the front, while the municipality uses 12% of
the land for social objectives such as the Klokgebouw. These agreements led to agreements
being made on the realization if 25% social housing, 50% medium and 25% expensive
housing. For example, one interviewee stated, "Only in the whole discussion around
affordability did we actually say in 2017 of yes, we actually need at least 25% social, 50%
medium duration and 25% above that expensive." (Park Strijp Beheer Project Director,
personal communication, May 27, 2024). This shows that clear agreements on the front end
are essential for achieving affordability goals. This confirms what is already suggested in the

literature that it is important to implement front-end agreements and clarity in contracts.

Also, at the Waalfront, clear agreements were made in advance when it came to
affordability. For example, one interviewee stated, "We said 40% must be affordable here.
Cheap was that. We had whole discussions about what is affordable and cheap and social. But
here then it was cheap. It was then 40%, of which 20% was in the owner-occupied sector and
20% in the social rental sector." (Project Director Waalfront, personal communication, June
13, 2024). Later, medium rent was added. This decision not only has to do with driving the
financial picture around, but also contemporary market demand. Indeed, there is a large gap in
the market with housing supply from 800 to 1,000 euros rent per month. For this study, these

ranges align with the definition of affordable private rent as mentioned earlier in section 2.1.3.

Risk sharing was implemented at the front end of the Strijp-S development. This confirms the
basis of the literature stating that it is crucial to implement this in order to share
responsibilities among the various partners within the project. Within Strijp-S, risk sharing
was made clear by VolkerWessels. In fact, they were initially willing to start construction at a

loss to ensure continuity during the economic crisis around 2014. This example shows that
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private parties in some cases accept strategic losses to create long-term stability and
continuity. However, risk sharing in relation to affordability was limited within the project.
For example, one interviewee said, "The government wants affordability, but we are not going
to build for the loss." (Actor Park Strijp Beheer, personal communication, May 23, 2024).
This indicates that despite VolkerWessels' initial willingness to start at a loss, there are limits
to this for private parties. Despite a PPP, a developer has limited willingness to do

developments without sufficient returns.

Risk sharing was also discussed at the front of the Waalfront development to ensure
affordability. The importance of equal risk sharing was stressed in the interviews. At the
Waalfront, both the Municipality of Nijmegen and BPD bear equal risk, even when it comes
to ensuring affordability in the project. For instance, one interviewee stated, "The risk sharing
of affordability. Yes each 50-50." (Project Director Waalfront, personal communication, June

13, 2024).

Monitoring of affordability was limited during the development of Stijp-S, this while the
literature explicitly states to have a supervisor to guarantee the success of a project. From the
interviews with stakeholders, this seems to be a conscious choice. The focus of the project is
more on the diversity of the housing supply and preventing "sameness" in the streetscape and
supply. For example, one interviewee stated, "With that, we actually already indirectly created
that affordability would come into that, so where we would already completely meet those
objectives that we had agreed on the front end." (Actor Park Strijp Beheer, personal
communication, May 23, 2024). This statement points to the collaboration with the housing
associations that were responsible within the project to provide the affordable housing.
Nevertheless, it did reveal that the actors interviewed saw monitoring affordability as
essential; "If you don't monitor it, you're not on the ball." (Actor Park Strijp Beheer, personal
communication, May 23, 2024). Although it was also recognized that monitoring by itself
cannot guarantee affordability without the right market conditions in the area. This shows that
it is not just about monitoring affordability as an objective, but also ensuring diversity and

mix in a neighborhood, taking into account market conditions.

In contrast to Strijp-S, in the Waalfront case study, affordability was monitored during
development. This monitoring was done by assigning development rights to contractors or

developers and by carefully determining where in the area the affordable housing was to be
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realized. This was done through the use of a plan map that was reviewed at each shareholder
meeting. For example, says one interviewee, "Look, at the end of the day the development
rights were issued to a contractor or a developer. And at the time that was issued, and we had
the map, the plan map for the whole thing. And there we kept looking at where do we want to

add affordable." (Project Director Waalfront, personal communication, June 13, 2024).

Apart from these mechanisms from the literature, the study also identified additional
mechanisms that contributed to ensuring affordability. One of these aspects is the
reinvestment of profits in the project. In the case of Strijp-S, profits from various projects
remained in the limited liability company Park Strijp Beheer. This was then used to improve
the quality of the environment without affecting the affordability of the housing in that area.
"There have been profits made on Strijp that have remained in the PPP." said Actor Park
Strijp Beheer (personal communication, May 23, 2024). Furthermore, interviewees also
indicate that adjusting plans to market conditions can be used as a mechanism. When taking
into account market conditions and construction costs during development, it is possible to
adjust projects to maintain affordability in the project. Consider, for example, adjustments in
housing size or types. For example, one interviewee says, "So then it stops. Or you have to
make the homes smaller. And there, of course, it's also a bit of the wishful thinking of we're

going to cut it down." (Actor Park Strijp Beheer, personal communication, May 23, 2024).

Finally, experts also see cooperation with housing corporations as a way to ensure
affordability in larger projects. Corporations have a stake in the development and therefore
offer housing at lower prices. However, this form of creating affordable housing only relates
to social housing rather than private affordable rental housing. This shows, this is certainly a

right way to ensure affordability, but unfortunately not for the private sector on the market.

Several mechanisms emerged from the interviews that experts believe can be used by
government agencies to ensure affordability within PPP projects. These mechanisms are

detailed below.

First, according to the experts in the field, government incentives and support for projects
could help to ensure affordability in the projects. Examples include subsidies, tax breaks or

the creation of appropriate policies. Government policies can be aimed at encouraging and
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enabling specific housing projects. Today, it is common for the government to apply strict
regulation to get projects done, which is often counterproductive in practice. For example, one
interviewee stated, "Of course it helps if there is policy that makes this partly possible and
also prescribes it, but the very coercive laying down of you should, you must, you shall, you
don't see that working in practice, because all those market parties say yes, then I won't get
my business case closed, so I won't build." (Park Strijp Beheer Project Director, personal
communication, May 27, 2024). This shows that, precisely according to the experts, forcing

requirements is not the way to achieve affordability in area developments.

It also showed that when the government creates clear planning and policies, it is
possible to support projects like this one and ensure affordability. Consider, for example, the
drafting of rent legislation to create continuity. Clear planning and policies can prevent plans
from failing or costing a lot of extra time and money due to subsequent adjustments or
resistance. For example, one interviewee refers to a method in Amsterdam where policy is
used to get developments done: "So then I think the Amsterdam method is actually
interesting, because first you actually very much consider from policy what do we want,
realistically. Then just make sure that you’re planning, and environmental laws are in order.
And then you put it on the market." (Park Strijp Beheer Project Director, personal
communication, May 27, 2024). In this method, policy first looks at what is necessary and
realistic. Then the planning and environmental laws have to be in order in order to put it on
the market. This not only at the best price, but especially at the best conditions. So stated the
Park Strijp Management Project Director: “ Thus, the more clear on the front end, without

shutting it down completely, the better.” (personal communication, May 27, 2024).

Finally, the government's commitment to housing diversity can also contribute as a
mechanism for ensuring affordability in PPP projects. By not focusing on the realization of
one form of housing, a diverse offer can be realized. "A kind of segmentation that also comes
more to have some kind of diversity in your neighborhood. Because otherwise you have
created a new Bijlmer." said Actor Park Strijp Beheer (personal communication, May 23,
2024). This diversity enables the financing of these projects by generating higher revenues
from the sale or rental of more expensive housing. Using this mechanism suggests a balanced
approach where different price categories complement each other. As a result, total
construction costs can be better covered, and affordable housing better realized. This also
reflects on the aforementioned quote from one of the interviews suggesting that a developer

will never build a development to create a loss.
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Chapter 6 — Conclusion, discussion and recommendations

This final chapter answers the main research question of the study. In addition, the chapter
offers a critical reflection on the methods and outcomes of the study. In addition, the chapter

will conclude with recommendations for follow-up research.

The aim of the research was to answer the following main question: "To what extent can
public-private partnerships in real estate development influence the provision of private
affordable rental housing in the Netherlands?". Based on the two case studies Strijp-S in
Eindhoven and Waalfront in Nijmegen, the development of affordable private rental housing
was analyzed in depth on the basis of (semi-) structured interviews. Below are the paragraphs

that answer the sub-questions to then answer the main research question.

The results from the study show that political support and stability are crucial for the
success of PPP in realizing affordable private rental housing. Practical experiences confirm
that long-term political vision and continuity in policy is necessary to make and maintain such
projects successful, despite changing political coalitions. Furthermore, the findings show that
trust and openness between public and private actors is also a crucial factor. Building and
maintaining this factor from the start of the collaboration is essential to avoid tensions and
make the collaboration successful. Not only the literature, but especially practical experiences
emphasize the importance of this factor. The third important factor is a favorable and efficient
legal framework. Although this has emerged less prominently in practice, a good legal
framework provides needed certainty and stability. This is thankfully also endorsed by
practitioners. Proper allocation of risks has also proven to be a crucial factor contributing to
the success of this form of cooperation. Allocating risks to the most appropriate parties not
only promotes cost and project duration efficiency, but also increases resilience to unforeseen
circumstances. Finally, the factors such as clear agreements on the front end and knowledge,
skill and experience have been found to be essential to the success of a PPP construction in

the eyes of practitioners.

As for the mechanisms that ensure affordability within these collaborations, both the
literature and practice show that contractual arrangements, proper allocation of risks, and
monitoring and evaluation are important. The use of these mechanisms establishes a

framework in which obligations, balance of responsibilities and monitoring of progress ensure
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compliance with affordability goals. Although monitoring was not employed in either case
study, it is a factor that both the literature and the other case study confirm as a working

essential mechanism.

In the context of Dutch area developments, it has become clear that government
agencies such as municipalities play an essential role in ensuring affordability in larger area
developments where PPP is applied. Using clear planning and policy developments, steering
for diverse housing supply and incentives, they can contribute to the success of such

developments.

Public-private collaboration enables large-scale PPPs to accelerate housing
development. Where private developers contribute capital and project development expertise,
public parties such as municipalities can provide spatial planning, policy frameworks and,
where necessary, financial incentives. This form of collaboration allows them to tackle large-
scale projects that may be too costly or risky for others to undertake alone. The ability to
address the housing shortage through such collaboration stems from their ability to promote

efficiency in both development and management of affordability.

The results of this study have shown that PPP is a potentially powerful tool for larger
area developments in the Netherlands to deliver affordable private rental housing in an
integrated manner. This is a promising way to alleviate the housing shortage in the sector. Its
success depends on a complex interplay of political support, trust, an effective legal
framework, risk management, and appropriate knowledge and experience of the stakeholders
at the table. In addition, various mechanisms to ensure affordability must be implemented in
the collaboration. By optimizing all these elements, it is possible to maximize the impact of
PPP projects on the market and to better guarantee affordable rental housing in the Dutch

context.

This section reflects on the findings of the study and discusses the implications and
limitations of the results. In addition, a critical evaluation of the methods used and
assumptions underlying the study is provided. Furthermore, a view of feasibility of realizing

affordable private rental housing because of a PPP is provided.

Although this study has been able to explore useful success factors and mechanisms, the study

entails some limitations. For example, only two case studies were used: Strijp-S in Eindhoven
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and Waalfront in Nijmegen. Although the cases are representative of large-scale urban
developments, the generalizability of the findings to other contexts or projects may be limited.
However, in the Netherlands today there are only a few projects where this form is used to
create affordable private rental housing, among other things. As a result, this research can
provide guidance as to how PPPs can be used for such developments in the Dutch market in
the future. Of course, it would have been an addition for the research if a PPP case had been
implemented that shows a less positive side. The research would probably have provided
broader insights the moment the cases did not show the same outcomes. However, due to
practical circumstances, this unfortunately proved impossible. Nevertheless, for future
research it is important to examine a wider range of projects where possible, including other
urban areas and smaller projects. This will help generate a fuller picture of the applicability of

PPPs in different contexts.

Furthermore, the reliance on qualitative data from (semi-)structured interviews may be
another limitation of the study. While this form of research allows for in-depth insights,
quantitative data analysis would be a valuable addition to strengthen robustness of the results.
Here, data such as financial performance of the collaboration would also benefit the results.
However, it should also be noted that the range of PPP projects in the Netherlands today is
limited. As a result, multiple comparisons between projects based on financial performance

have not been possible on a large scale.

Another point of interest concerns the nature of the cases studied. Both projects
involve a large-scale area development in a city where a mix of different housing types have
been realized. This included affordable-, expensive- and social rental housing as well as
expensive and cheap owner-occupied housing. As the results also showed, private parties are
rarely inclined to take on loss-making projects. An important view that emerges from this is
that affordable private rental housing can only be realized through a PPP construction if it is a
large area development in which a mix of different housing types is realized. This is because
the feasibility of such plans depends on this financial balance. This is because the diversity
creates a financial balance in which losses from the cheaper segment can be absorbed with
revenues from the more expensive segment. The moment a smaller PPP area development
creates only affordable housing, feasibility is an issue due to today's oppressive costs. That
said, PPP has still proven to be a very effective way to create affordable private rental housing

as part of a larger development.
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These findings from the study offer important implications for developers and
policymakers. Namely, it is possible to consider facilitating and supporting large-scale area
development based on PPP construction as a strategy to create more affordable private rental
housing. Consider financial support, cooperation with other parties and appropriate local
regulations. Indeed, the importance of political continuity has proven crucial. Furthermore,
this may help private parties such as developers see the benefits of participating in a PPP,
especially in large-scale projects. Not only does collaboration help create socially responsible
projects, but it also creates long-term and stable investments where shared risks can be

benefited from during development.

Despite the proven effectiveness of PPPs in delivering affordable private rental
housing, this method is not widely used in the Netherlands today. Apart from its integration
into large projects, this is also due to its financial feasibility. The private parties still need to
be able to bear the costs and are often reluctant to do so in today's market conditions. For the
same reason, the government is often unwilling to provide financial support in such cases.
This creates a gap, as the cases in this study were initiated in more favorable economic
conditions prior to the crisis. The current market and policy conditions are often even less
favorable for the new initiatives. This situation highlights the need for policymakers to
consider measures to improve the financial viability of PPP projects, such as subsidies, tax
breaks or other forms of support to make it more attractive for private parties to enter this
form of cooperation. These measures are essential to promote the use of PPPs in the delivery

of affordable private rental housing in the future.

In addition to using PPPs, there are other ways to market affordable private rental
housing. Cooperative housing and social housing offer interesting alternatives, especially for
smaller-scale housing projects. These approaches can be effective in specific contexts.
However, given today's housing shortage and the need to build in larger numbers, PPP
remains an important strategy. Large-scale housing projects can be completed more
efficiently and cost-effectively through PPPs, especially in urban areas where the social
problem of affordable housing is high. Future research should examine under what
circumstances the various approaches are most effective. This could help develop a hybrid
approach that leverages the benefits of each strategy depending on the specific needs and
circumstances of the project. If the aspects mentioned above are integrated into the promotion

of PPPs, it is likely that this form of collaboration will take a significant share of the market.
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Appendix A — Codebook 1

This appendix shows the codes from the Atlas.ti program in relation to the interview

transcripts with the project directors to map the cases.
Project: Thesis interviews Case study
Report created by Joeri Lahaye on 24-6-2024

Code Report — Grouped by: Code Groups
All (34) codes

Actoren
10 Codes:

e Aandeelhouders

e Initiatiefnemer planvorming
e Initiatiefnemer PPS

e Marktpartij

e Ontwikkelings BV

e Overheidspartij

e Primaire actoren

e Secundaire actoren

e Stakeholders

e VVoormalige eigenaar

Huidige situatie
7 Codes:
e Doelstelling project

e Doorstroming markt

e Marktverandering



e Marktvraag
e Ontstaan project
e Overheidseisen betaalbaarheid

e Realisatie project

PPS inzet praktijk
11 Codes:

e Lage merkbaarheid PPS

e Marktcrisis

e Marktkennis

e Positieve invloed betaalbaarheid
e Resultaat PPS

e Risico PPS

e Uitdaging ontwikkeling

e Uitdagingen PPS

e Visie betaalbaarheid

e Visie PPS

e Voordelen PPS

Soort samenwerking
6 Codes:

Ontwikkelniveaus

Reflectie betaalbaarheid
Samenwerking
Samenwerkingsafspraken
Samenwerkingsverandering

Vorm PPS
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Visie betaalbaarheid

1 Codes:

e Visie betaalbaarheid
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Appendix B — Codebook 2

This appendix shows the codes from the Atlas.ti program in relation to the interview

transcripts and project actors to map all CSFs to the cases.
Project: Thesis interviews results
Report created by Joeri Lahaye on 24-6-2024

Code Report — Grouped by: Code Groups
All (49) codes

Aanvullend algemeen
14 Codes:

e Ambities hebben

e Diversiteit woningaanbod

e Financiéle risico's

e Langjarig perspectief

e Marktveranderingen

e Mix in woningaanbod

e Monitoring diversiteit woningaabod
e Niet bouwen voor verlies

e Politieke procedures

e Scheefwonen woningmarkt

e Snellere communicatie

e Sturing markt in plaats van verplichting
e Wensdenken overheid

e Winstmarges private partijen




Betaalbaarheid
6 Codes:
e Beleid op betaalbaarheid
e Doelstellingen betaalbaarheid
e Eisen bewoning betaalbaarheid
e Financiering betaalbaarheid
e Geen consequenties betaalbaarheid

e Geen monitoring op betaalbaarheid

CSFs Aanvullend
14 Codes:

Bedrijfsbelang

Betrokkenheid actoren

Duidelijkheid van wetgeving en regels
Gelijkheid onderling

Helderheid in afspraken

Inspanning en energie

Institutionele structuur en autonomie
Kennis en kunde

Living lab

Personele continuiteit

Politieke urgentie

Risico's buigen naar een voordeel
Samenwerking en relatiebeheer

Verandering omarmen
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CSFs Literatuur
4 Codes:
e Adequate risicodeling en risicospreiding
e Gunstig en efficiént wettelijk Kader
e Politieke steun en stabiliteit

e Vertrouwen en openheid

CSFs praktijk
8 Codes:
e Adequate risicodeling en risicospreiding - 4
e Adequate risicodeling en risicospreiding - 4,5
e Gunstig en efficient wettelijk Kader - 3
e Gunstig en efficiént wettelijk Kader - 3,5
e Gunstig en efficient wettelijk Kader - 4
e Politieke steun en stabiliteit - 4
e Politieke steun en stabiliteit - 5

e Vertrouwen en openheid - 4

Mechanismen waarborgen betaalbaarheid literatuur
3 Codes:

e Contractuele overeenstemming
e Monitoring en evaluatie betaalbaarheid

e Risicodeling
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Appendix C — Codebook 3

This appendix shows the codes from the Atlas.ti program in relation to the interview

transcripts of the residents within the cases to map the cases more completely.

Project: Thesis interviews Residents
Report created by Joeri Lahaye on 24-6-2024

Code Report — Grouped by: Code Groups
All (45) codes

Beoordeling woonomgeving
10 Codes:

e Beoordeling behoud cultuurhistorie 3

e Beoordeling betaalbaarheid woning 4

e Beoordeling bruisend nieuw stadsdistrict 3

e Beoordeling duurzaamheid 2

e Beoordeling groei economie woonomgeving 4

e Beoordeling groenvoorzieningen woonomgeving 2
e Beoordeling levendigheid woonomgeving 5

e Beoordeling voorzieningen woonomgeving 4

e Beoordeling woonomgeving 7

e Beoordeling woonomgeving 8.5

Participatie
5 Codes:
e Communicatie bewoners
e Geen participatie belang
e Geen participatie mogelijkheden

e Hoge betrokkenheid
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e Lage betrokkenheid

Publiek - private samenwerking (PPS)
6 Codes:

e Bewustzijn PPS negatief

e Bewustzijn PPS positief

e Maatschappelijk belang door gemeente belangrijk
e Ontwikkelingsfase gebied

e PPS is belangrijke meerwaarde

e Verdienmodel Trudo

Woning
5 Codes:

e Betaalbaarheid woning

e Contrast betaalbaarheid omringende wijken
e Keerzijde procedure woning

e Procedure woning

e Woning

Woningmarkt algemeen
2 Codes:

e Scheefwonen

e Situatie woningmarkt

Woonomgeving

17 Codes:
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Architectuur bebouwing
Bereikbaarheid gebied
Bewonerswens omgeving

Bruisend nieuw stadsdistrict
Contrast omringende wijken
Drugsoverlast woonomgeving
Duurzaamheidstoepassing omgeving
Evenementen woonomgeving
Faciliteiten woonomgeving

Geen verbeterpunten woonomgeving
Groenvoorzieningen woonomgeving
Hoge bebouwingsdichtheid

Imago gebied

Levendigheid woonomgeving

Mix woningaanbod

Positief gevoel leefomgeving

Woningaanbod gebied
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