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Summary 
Shortage of housing is neither a new phenomenon nor an issue which is going to get better in 
coming years. This research will delve deeper into the reasons why plans are delayed or fail to 
be developed at all in a context where local governments are actively involved with the 
development. Building on existing literature from Buitelaar and van Schie (2018) we understand 
that there are roughly three phases in the Dutch development process with three planning 
moments after which delays could occur. First of all, between informal approval via indicative “ 
soft” plan documents masters plans etc. and the legally binding zoning plans. Secondly, it is 
between the zoning plans and the granting of the building permit. And thirdly, between the 
granting of the building permit and the completion of construction (Buitelaar, van Schie, 2018).  
Furthermore they distinguish four categories of delay. Namely: policy and regulations, feasibility 
problems, location issues and problems concerning landowners and developers. In the context 
of this research we have added market power, and investment strategies which include the 
availability of real options in real estate development. Our main research question is: 
 
“What are explanations for delays in area development projects within a context of active 
involvement by local governments” 
 
To answer this research question a case study was conducted, where five cases were selected 
which were already classified as delayed. Delay in the context of this research has been defined 
as 12 months or more between the establishment of an irrevocable zoning plan and the 
application for an irrevocable building permit or as 24 months or more between the application 
for an irrevocable building permit and the completion of buildings. For each case we have tried 
to conduct an interview with an individual form the municipality who had a role in the project and 
an individual from the project development who had a role in the project. Semi structured 
interviews were conducted with respondents   
 
The results showed that housing construction where the municipality is involved is a very 
complicated story where delays can occur at many different times and in many different ways. In 
almost every category for delay, causes were mentioned by respondents in every case. This 
brings us to our main question, and the answer is that delays can certainly occur in locations 
where the municipality owns land due to investment strategies. The municipality tries to fulfil its 
role as market master as best it can by making everything go as smoothly and financially 
favorable as possible within the framework of the law. However, if the development turns out to 
be financially unfavorable, the municipality also chooses to take the delay for granted and to 
look at possibilities to make the plan financially feasible.  
 
It was very interesting to see how the real option theory was indeed applicable to real estate 
development in the Netherlands. As stated in the theoretical framework, real estate 
development is a practice which is characterized by uncertainty, and a practice where because 
of changing insights or changing circumstances there is a lot of uncertainty. Because of this 
uncertainty managers, policymakers and  public servants are needed to display a certain 
amount of flexibility to change their plans to fit the new situation so they can capitalize on more 
favorable opportunities and reduce losses. This was very evident in the cases where the 
financial aspect was a problem. To make the plan financially feasible several of the real options 
as outlined in the theoretical framework came to practice. In some cases there was a certain 
amount of money that needed to be earned back, or where the development had suffered major 
financial losses. To counteract this the several actors displayed this flexibility by making 
adjustments to the plan to generate more money. In our cases this was done mainly by either 
compacting or enlarging the plan area. 
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Chapter 1: Introduction  

This first chapter will introduce the research topic of this thesis. The first paragraph will present 

the problem statement related to the research topic. The second and third paragraph of this 

chapter will discuss the research objective and research question. In the last two paragraphs of 

this chapter we will discuss the scientific and social relevance.   

1.1 Problem Statement 

The shortage of housing in the Netherlands has been steadily growing for years. House prices 

continue to rise, which is a clear sign that demand for housing far exceeds the supply. The 

National Housing Agenda 2018-2021 concludes that a housing shortage has indeed developed 

in the Netherlands in recent years (Rijksoverheid, 2018). To solve this problem, taking into 

account the demolition of 12.000 to 13.000 homes per year, some 700.000 homes would need to 

be built by 2025. This means an annual task of building 75.000 homes on average (Rijksoverheid, 

2018). In the report “Staat van de woningmarkt 2020”, the housing needs are set out in relation 

to the planning capacity. From the assessment of planning capacity for the period of 2020 to 2030, 

the net planning capacity has room for 837.000 dwellings (Ministerie van Binnenlandse zaken, 

2020). In the same period, the housing demand is expected to increase by 695.000 dwellings. 

The current housing shortage is 331.000 dwellings. So this actually means that there should be 

an excess of 4% of homes in the Netherlands. If all the plans from the assessment are realised 

in time, the housing shortage will decrease to just under 200.000 by 2030 (Ministerie van 

Binnenlandse zaken, 2020). This seems promising but in reality, even if the full planning capacity 

is met and 75.000 dwellings have been built per year, the housing shortage will be larger in 2030 

than it is now. This is because approximately 30% will not be realised due to plan failures or plan 

delays (Ministerie van Binnenlandse zaken, 2020).  

 

This research will delve deeper into the reasons why plans are delayed or fail to be developed at 

all. Private developers believe it is the fault of the government. In a letter from NEPROM 

(association for Dutch project developers) addressed to the Dutch government they argue that 

the housing shortage is increasing as well as the prices of dwellings for both owner-occupied 
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housing and rental housing (NEPROM, 2017). The Dutch association for project developers lays 

the blame on the dutch government for not allocating enough construction sites for newly built 

housing. They reason that because of a decrease of completion of new homes, there now exists 

a shortage on the market which drives housing prices further up (NEPROM, 2017).  According to 

the NEPROM there are plenty of opportunities for a higher production speed of dwellings, but the 

processes are slow, the objection procedures have an enormously delaying effect, often there is 

a shortage in official capacity, and more and more kinds of additional requirements are set, as a 

result of which housing sites become available at a very slow pace or not available at all 

(NEPROM, 2017).  

 

Spatial planning is often identified as the culprit for the lagging housing production. Planning 

capacity is a necessary condition, but it is not sufficient. In a research done by Buitelaar and van 

Schie (2018) it is shown that there are locations in the Netherlands which have acquired planning 

permission, but where, for whatever reason, no dwellings have been delivered. These locations 

are called ‘stalled sites’ in England. A stalled site is a planning area which is shovel-ready, 

meaning it is ready to be built upon and it already has acquired planning approval but no 

construction work has started yet (Buitelaar & van Schie, 2018). McAllister, Street and Wyatt 

explain a stalled site as a site where an abnormal time period has lapsed since the grant of 

planning consent and the commencement of development activity on-site (2016). McAllister, 

Street and Wyatt estimate that there are approximately somewhere between 450.000 to 600.000 

of these stalled sites in England (2016). In this research we will try to figure out why these 

locations that have received planning permission are not built upon in due time and why the 

development speed of these plans are slow when the need for housing is high.  

 

There are roughly three phases in the Dutch development process with three planning decision 

moments after which delays could occur. First of all, between informal approval via indicative “ 

soft” plan documents such as visions, schedules of requirements, masters plans etc. and the 

legally binding zoning plans. Secondly, it is between the zoning plans and the granting of the 

building permit. And thirdly, between the granting of the building permit and the completion of 

construction (Buitelaar, van Schie, 2018).  The question that now remains is, how is the available 

planning capacity not utilised or is utilised at a great delay. There are various reasons why zoning 

plans are not followed or delayed by building permits and why building permits do not lead to 

housing (or lead to housing in a delayed manner).  Buitelaar and van Schie distinguish four 

categories on the basis of existing literature and various provincial planning monitors (2018).  
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First of all, policy and regulations. According to Buitelaar and van Schie, there are a few policy 

factors that can cause delays after adoption of the zoning plans in the Netherlands. However, 

there may still be some obstacles after adoption. For example, an appeal can be lodged against 

the zoning plan with the Afdeling Bestuursrechtspraak of de Raad van State and later possibly 

also at court against the building permit. There are also a number of environmental law restrictions 

that apply outside the zoning plan. For example, it is possible that there is an established and 

irrevocable zoning plan, for which no exemption has been granted under the Nature Conservation 

Act (Wn) (Buitelaar, van Schie, 2018). The second category of reasons for plan delay or 

cancellation according to Buitelaar and van Schie are feasibility problems, especially of a financial 

nature, which may arise as a result of which the designated use and/or the issued building permit 

cannot be realised (2018). This can have various causes on both the revenue and the cost side 

of land exploitation. The third category according to Buitelaar and van Schie are location issues 

(2018). After planning approval, there may be specific problems at the location that cause delays. 

For example, the soil may be polluted, archaeological finds may emerge, or there may be 

problems with the groundwater level. Delays also occur when local residents turn against a plan 

at a location (Buitelaar, van Schie, 2018).  The fourth category concerns landowners and 

developers. Land owners and developing parties can also be the hindering factor. For example, 

there may be (passive) land owners who do not want to develop, but also do not want to sell to 

parties who do (Buitelaar et al., 2008). In addition, there may be developing parties who want to 

but cannot (due to financial issues). Developing parties may, however, also use delaying strategic 

land policy and land banking. Land banking is aimed at acquiring such a quantity of land that 

building production is secured for the long term. It is therefore not aimed at developing all land as 

quickly as possible (Buitelaar, van Schie, 2018; McAllister e.a., 2016). Also from the perspective 

of individual land positions, waiting or slowing down can be an efficient strategy.  This is the case, 

for example when (further) price increase of real estate is anticipated or when a financially more 

attractive political climate is hoped for (Buitelaar, van Schie, 2018). In fact municipalities are the 

largest landowners at the stalled sites that were identified in the research done by Buitelaar and 

van Schie (2018).  About 50% of all designated but not built-up land is in the hands of 

municipalities, 20% of natural persons, 6% of builders and developers, 4% of housing 

corporations and the remaining 20% is in hands of other legal entities such as investors. 
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1.2 Research aim and research questions 

The main aim of this research is to determine what the explanations are for delays in area 

development projects within a context of active involvement by local governments. There exists 

some literature on why plan delays or plan failure occurs (Buitelaar & van Schie, 2018). There 

also exists some literature about the role of project developers and their impact on the delay of 

plans. Most of the literature about the matter are conducted in a British context. A context where 

the government plays a much smaller role in land development, in contrast to the Netherlands. 

Furthermore the initiative lies almost exclusively with the developer in the British context. The role 

of the government in British context does not go much further than giving approval to planning 

permission. In the Netherlands the municipality traditionally plays a much larger role in land 

development . Either trough active land policy, public-private cooperation or even when facilitative 

land policy is applied, even then the role of the government is much larger in the Netherlands. 

Literature about why publicly owned land in the Netherlands experiences plan delay is almost 

non-existent. This research will attempt to identify why these delays occur in a context where a 

local government plays a much more active role in various ways. This research hopes to 

contribute knowledge to help solve the existing research problem. The knowledge accumulated 

in this research can help policy makers devise fitting policies to reduce housing shortages in the 

future. This contribution will be made by answering our main research question, namely:  

 

What are explanations for delays in area development projects within a context of active 

involvement by local governments.  

 

The main research question will be answered through the following subquestions: 

 

1. “What are the main causes for plan delay?” 

2. What options do land owners have in adjusting their investment strategies 

3. “Which ownership structures appear in residential development plans?” 
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1.3 Research relevance 

Conducting scientific research is not an objective in itself. The idea for conducting research may 

arise from social developments or because a researcher notices that a topic is underexposed  in 

the existing scientific literature (Bryman, 2012). Research can be relevant to society because 

scientific research can ensure that statements can be made about social development from a 

scientific basis. If a phenomenon has remained underexposed in science, there may be a gap 

within the existing scientific literature. Research can be relevant to science if this gap is filled so 

that scientific knowledge is increased. For this research, there is both a social relevance and a 

scientific relevance.  

1.3.1 Societal relevance 

As said before, shortage of housing is not a new phenomenon in the Netherlands. In an article 

that dates back to 1994, the authors conclude that even then the housing shortage amounts to 

3.5% of the existing housing stock. The shortage is ascribed to a growing number of households, 

elderly people who live independently for a longer time and more households with a maximum of 

one or two members (Kasteleijn, Nieuwenhuijzen, 1994). In this same article they explain that the 

most major problems in speeding up residential construction lie in necessary soil remediation, 

noise protection measures, the extensive public participation procedures and the large 

infrastructure projects. These matters often take much longer than expected (Kasteleijn, 

Nieuwenhuijzen, 1994). The reasons for plan delay that are summed up share a lot of similarities 

with the reasons for plan delay as described by Buitelaar en van Schie (2018) in the first 

paragraph, namely: policies and regulations, (financial) feasibility, location problems and  

landowners and land developers.  

 

It seems that the problem as described then still persists in the Netherlands  now. This is a clear 

indication of the societal relevance of the issue. This research shall focus on providing insight into 

what possible reasons may be behind the structural shortfall of the delivery of new housing. More 

specifically, how the ownership situation influences the structural shortfall of the delivery of new 

housing.  Through an in-depth analysis of plan delay, investment strategies and an extensive 

case study where significant delay has already taken place and to what extent these strategies 

cause delay in plans where the municipality holds land positions, this research hopes to make it 

possible for policy makers to respond to this phenomenon. Hopefully this will have a positive 
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contribution to the speeding up of housing construction since there will be more insight into the 

reason why the development process has been delayed. 

1.3.2 Scientific relevance 

Housing plans and the realisation of these plans play a central part in this research. To date, 

much research has been conducted about factors that determine the realisation of housing plans. 

Furthermore, research about the influence of planning restrictions on the production of housing is 

also limited. There has been some research conducted about these issues, but most of the 

research is done in an anglo-saxon context. There exists some Dutch literature about plan delay 

and the role of private parties on not realising the housing plans in a timely manner. But literature 

about the role of public parties on not realising the housing plans in a timely manner in Dutch 

context is especially scarce. Delays in the planning process often assume a specific British 

context. In this study, we would like to look at how these delays occur here in a context where the 

municipality traditionally plays a larger role.  Existing literature tells us that a solution is not as 

easy as just increasing the planning capacity by a certain amount and expecting the housing 

production to rise by the same amount. Bramley (1993) tells us that there is not much correlation 

between issued planning permissions and the number of houses that have been built. According 

to him, more planning capacity does not lead to more housing production. Bramley tells us again 

that 40% more planning capacity leads to 12% to 18% more housing (Bramley, 2014). “Bramley 

calls this the implementation gap”. Since this problem is also evident in the Dutch context, namely 

the planning capacity constantly being higher than the amount of housing built, we can assume 

that there also exists an implementation gap in the Netherlands. This research can shed some 

light on why this implementation gap exists.  

 

Furthermore, as discussed before, Buitelaar and van Schie (2018) have already proved that there 

are approximately 100.000 stalled sites in the Netherlands. Literature about these stalled sites is 

scarce, and most of the existing literature is about the English context (Mcallister, Street & Wyatt 

2016; Mcallister, Street & Wyatt 2013). This research can also help to fill the knowledge gap that 

exists about these stalled sites and reasons why these stalled sites emerge.  
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Chapter 2: Theoretical framework 

A number of concepts emerge in the research aim, and research questions section of chapter 1. 

To bring this study to its conclusion successfully, it is important to properly explain the concepts 

covered in the main- and subquestions. The following relevant concepts from the literature will be 

discussed: 

- Main reasons for plan delay 

- Real options theory  

- Fragmentation of ownership and rights 

2.1 Main causes for plan delay 

Spatial planning is often identified as the culprit for the lagging housing production. Planning 

capacity is a necessary condition, but it is not sufficient. In a research done by Buitelaar and van 

Schie (2018) it is shown that there are locations in the Netherlands which have acquired planning 

permission, but where, for whatever reason, no dwellings have been delivered. These locations 

are called ‘stalled sites’ in England. A stalled site is a planning area which is shovel-ready, 

meaning it is ready to be built upon and it already has acquired planning approval but no 

construction work has started yet (Buitelaar & van Schie, 2018). McAllister, Street and Wyatt 

explain a stalled site as a site where an abnormal time period has lapsed since the grant of 

planning consent and the commencement of development activity on-site (2016). McAllister, 

Street and Wyatt estimate that there are approximately somewhere between 450.000 to 600.000 

of these stalled sites in England (2016). In this research we try to figure out if this phenomenon 

occurs in the Netherlands and if it does, why does it occur when the need for housing is so high.  

 

The research conducted by Buitelaar and van Schie (2018) tells us that there are roughly three 

phases in the Dutch development process with three planning decision moments after which 

delays could occur. First of all, between informal approval via indicative “ soft” plan documents 

such as visions, schedules of requirements, masters plans etc. and the legally binding zoning 

plans. Secondly, it is between the zoning plans and the granting of the building permit. And thirdly, 

between the granting of the building permit and the completion of construction (Buitelaar, van 

Schie, 2018).  The question that now remains is, how is the available planning capacity not utilised 

or is utilised at a great delay. There are various reasons why zoning plans are not followed or 

delayed by building permits and why building permits do not lead to housing (or lead to housing 
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in a delayed manner).  Buitelaar and van Schie distinguish four categories on the basis of existing 

literature and various provincial planning monitors, these will be explained below (2018).  

 

First of all, policy and regulations. Buitelaar and van Schie conclude that in the Netherlands, few 

policy factors can cause delays after adoption of the zoning plans (2018). However, there may 

still be some obstacles after adoption. For example, an appeal can be lodged against the zoning 

plan with the Afdeling Bestuursrechtspraak of de Raad van State and later possibly also at court 

against the building permit. There are also a number of environmental law restrictions that apply 

outside the zoning plan. For example, it is possible that there is an established and irrevocable 

zoning plan, for which no exemption has been granted under the Nature Conservation Act (Wn) 

(Buitelaar, van Schie, 2018). The second category of reasons for plan delay or cancellation, 

according to Buitelaar and van Schie, are feasibility problems, especially of a financial nature, 

which may arise as a result of which the designated use and/or the issued building permit cannot 

be realised (2018). This can have various causes on both the revenue and the cost side of land 

exploitation. The third category, according to Buitelaar and van Schie, are location issues. After 

planning approval, there may be specific problems at the location that cause delays. For example, 

the soil may be polluted, archaeological finds may emerge, or there may be problems with the 

groundwater level (2018). Delays also occur when local residents turn against a plan at a location 

(Buitelaar, van Schie, 2018).  The fourth category, according to Buitelaar and van Schie concerns 

landowners and developers. Land owners and developing parties can also be the hindering factor. 

For example, there may be (passive) land owners who do not want to develop, but also do not 

want to sell to parties who do (Buitelaar et al., 2008). In addition, there may be developing parties 

who want to but cannot (due to financial issues). Developing parties may, however, also use 

delaying strategic land policy and land banking. Land banking is aimed at acquiring such a 

quantity of land that building production is secured for the long term. It is therefore not aimed at 

developing all land as quickly as possible (Buitelaar, van Schie, 2018; McAllister e.a., 2016). Also 

from the perspective of individual land positions, waiting or slowing down can be an efficient 

strategy.  This is the case, for example when (further) price increase of real estate is anticipated 

or when a financially more attractive political climate is hoped for (Buitelaar, van Schie, 2018). In 

fact municipalities are the largest landowners at the stalled sites that were identified in the 

research done by Buitelaar and van Schie (2018).  About 50% of all designated but not built-up 

land is in the hands of municipalities, 20% of natural persons, 6% of builders and developers, 4% 

of housing corporations and the remaining 20% is in hands of other legal entities such as 

investors. 
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In the context of this research we will be focussed on the last category of delay. Namely the one 

regarding land owners and developing parties. In this research we want to know to what extent 

the different investment strategies that public or private landowners have, lead to the delay in the 

realisation of projects.  In this research we will try to explain this delay caused by land ownership 

through the options theory. Because if a landowner chooses not to build,that must mean he has 

different, mostly more lucrative, options. The option and real option theory will be explained in the 

next paragraph.  

2.2 Real options theory 

2.2.1 Real options 

Many academics and practising managers now recognize that usual financial valuation methods 

(like the net present value rule and other discounted cash flow approaches) to capital budgeting 

are inadequate in that they cannot properly capture management's flexibility to adapt and revise 

future decisions in response to unexpected market developments. Traditional NPV makes implicit 

assumptions about an "expected scenario" of cash flows and presumes management's passive 

commitment to a certain "operating strategy" (for example, to initiate the project immediately and 

operate it continuously at base scale until the end of its pre-specified expected useful life) 

(Trigeorgis, 1999).  

 

The real-world marketplace, however, is characterised by change, uncertainty and competitive 

interactions, where the realisation of cash flows will probably differ from what management 

expected initially. As new information arrives and uncertainty about market conditions and future 

cash flows is gradually resolved, management may have valuable flexibility to alter its operating 

strategy in order to capitalise on favourable future opportunities or mitigate downside losses. For 

example, management may be able to defer, expand, contract, abandon, or otherwise alter a 

project at different stages during its useful operating life (Trigeorgis, 1999).  

 

Myers (1977) wrote in his article “ Determinants of corporate borrowing”  that the value of a firm 

consists of the value of current assets and the value of opportunities to acquire real assets at 

potentially more favourable future prices. The latter possibility Myers calls ‘ real options’ . In a 

dissertation done by Blokland (2009) a couple of definitions done by leading authors are grouped. 
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From the quotes grouped by Blokland (2009), the following characteristics of real options can be 

derived:Right to make favourable future choices regarding real asset investments. More precisely, 

a real option is an opportunity for voluntary future investment in a non-financial asset when at 

least a part of the required investment expenditure is certain or alternatively when at least a part 

of the required investment expenditure is not perfectly positively correlated with the project’s 

present value (Broyles, 2003, p. 111, from Blokland, 2009). 

 

Trigeorgis provides a good description of the function of real options.In a practice (like real-estate 

development), which is characterised by uncertainty, project cash flows will most likely deviate to 

some extent from the initial budget. When new information becomes available, managers may 

have the opportunity to exploit flexibility in the project by capitalising on more favourable 

opportunities and reducing losses (Blokland, 2009). “Management’s flexibility to adapt its future 

actions in response to altered future market conditions expands an investment opportunity’s value 

by improving its upside potential while limiting downside losses relative to management’s initial 

expectations under passive management (Trigeorgis, 1993, p.202). The following quote makes it 

clear that financial options as such are a product, whereas real options serve to support decision 

making, just as net present value calculations serve to support decision making. “The end goal of 

financial option pricing is to sell a marketable security, whereas, the culmination of Real Option 

Analysis (ROA) should be to improve decision-making (Miller & Park, 2002, p. 126).” So real 

options are valuable because they give managers the flexibility to acquire, sell, or switch certain 

assets when it appears to have benefits (Miller & Waller, 2003).  

  

The philosophy behind real options is fundamentally about the interplay between uncertainty and 

flexibility. Flexibility and uncertainty in projects lead to valuable real options. Uncertainty is a 

situation, where there is a lack of information about future outcomes. If the details of a 

development is completely fixed in advance, this leads to an undesirable situation in which the 

product does not meet the demand. Real options are predetermined possibilities to change 

physical elaboration of a project. Real options are valuable because they give managers the 

flexibility to acquire, sell, or switch certain assets when that proves to have advantages (Blokland, 

2009; Miller & Waller, 2003).  

2.2.4 Real options categories 

To give a more concrete picture of real options, the most common options in real estate 

development are described simplified in table 1 below (Trigeorgis, 1995): 
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Category Description 

Option to wait The developer holds the lease (or the option to buy) land which is 

suitable for construction and has the flexibility to wait and see how 

prices evolve which can justify constructing houses.  

Option to abandon The developer can choose to withdraw from the development plan as 

market conditions have declined drastically. Already paid expenses 

are taken as losses or assets are sold for lower margins.  

Option to scale The developer may choose to increase or decrease the number of 

houses in the plan through enlarging the plan-area or increasing the 

housing density of the plan. The same goes for shrinking the plan-area 

or lowering the density of the plan when the market conditions are less 

favourable. 

Option to switch The majority of developments have a certain programming which 

defines the mix of housing to be constructed and the share of land 

which is reserved for public space. A developer may change the 

programming to suit market conditions or better utilise plan-specific 

opportunities. 

Table 1- Real option categories (Trigeorgis, 1995). 

2.2.5. Theoretical models on real options 

The first to apply real option analysis on the real estate sector was Titman (1985). A research was 

conducted in Los Angeles, where the price of land was relatively high. Still some plots were 

underutilised and vacant. These plots were held by private investors who presumably wanted to 

maximise their wealth. The fact that investors choose to keep valuable land vacant or 

underutilised for prolonged periods of time suggests that the land is more valuable as a potential 

site for development in the future than it is as an actual site for constructing any particular building 

at the present time (Titman, 1985). Hence, in order to understand why certain urban lots remain 

vacant, we must determine how the land is valued under the two alternatives. Valuing the land as 

a site for constructing a particular building at the current time is fairly straightforward. It is simply 

the market value of the building (including the land) minus the lot preparation and construction 
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costs (this is referred to in the real estate literature as residual value).However, valuing the vacant 

land as a potential building site is not as straightforward since the type of building that will 

eventually be built on the land, as well as the future real estate prices, are uncertain (Titman, 

1985).  

 

The research conducted by Titman further demonstrates that  the amount of uncertainty about 

the type of building that will be optimal in the future is an important determinant of the value of 

vacant land (1985). If there is a lot of uncertainty about future real estate prices, then the option 

to select the type of building in the future is very valuable. This makes the vacant land relatively 

more valuable and makes the decision to develop the land at the current time relatively less 

attractive. However, if there is very little uncertainty about future real estate prices, the option to 

select the appropriate type of building in the future is relatively less valuable. In this case, the 

decision to develop the land at the current time is relatively more attractive. Another interesting 

conclusion drawn by Titman is that his analysis demonstrates that the range of possible building 

sizes provides a valuable option to the owner of vacant land that becomes more valuable as 

uncertainty about future prices increases. An implication of this relationship between uncertainty 

and vacant land values is that increased uncertainty leads to a decrease in building activity in the 

current period (1985). The research done by Titman is a good representation of how the owner 

of the land sometimes chooses the option to wait to maximise his own profits.  

 

In a different paper conducted by Williams (1991) real estate development is also looked upon as 

an option. He states that the owner of real estate can select the scale or density at which to 

develop his property. Also, if the costs of carrying an undeveloped property exceed its operating 

revenues, then the owner has an incentive to abandon his property. Both options affect the market 

value of the undeveloped property.  He illustrates that undeveloped land may produce negative 

cash flows as e.g. maintenance costs exceed rental incomes. This provides the incentive to 

exercise the option to abandon the development. In this paper real estate is valued as an option, 

and the optimal points at which to abandon and to develop property, as well as the optimal density 

of development are determined. These are good examples of ‘the option to abandon’ and ‘the 

option to scale’.  

2.2.6. Application to this study 

It is important to note that almost all of the literature about the real option theory is derived from 

the anglo-saxon context. As Ball (1998) tells us: the institutional context shapes the way actors 
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are related and how they operate, which in turn influences the way the development process is 

being organised. There are some important distinctions to be made if this theory were to be 

applied to the Dutch planning context. The most important distinction is the fact that in the 

Netherlands the municipality can also function as an owner and therefore also considers the 

different options that they have.  

 2.3 Fragmentation of ownership and fragmentation of rights bound 

to ownership 

Fragmented land ownership, high land prices and other acquisition problems can throw a spanner 

in the works with regard to urban transformation projects. ‘He who owns the land builds’ is an 

important adage in the Dutch practice of real estate development, and for good reason. The owner 

of the land determines how he uses it, naturally within the limits of public and private law 

(Buitelaar, Segeren, 2008).  

2.3.1. Acquisition problems 

If the landowner is not capable of does not want to contribute to urban transformation, and the 

municipality still wants to realise the other use, then it will have to acquire the property.  Often 

municipalities deploy public law instruments such as the right of first refusal for municipalities or 

expropriation, albeit with some reluctance. In particular, expropriation is not a popular tool. This 

is because of two reasons. The first reason being the protection of property, this touches the 

fundamental human rights. The second reason concerns with the high cost involved with 

expropriation. Municipalities may also choose to wait until another owner, who is able and willing 

to realise the new use of land, to acquire the land and any buildings. But this also will in most 

cases lead to high acquiring costs for the party that buys the land. The rights of the owner of the 

land may impede the progress, or lead to higher project development costs. Both of these factors 

are important reasons why a plan will delay the completion of the plan (Buitelaar, Segeren, 2008).  

 

In the research conducted by Buitelaar and Segeren (2008), it becomes evident that the degree 

of fragmentation in a transformation site tends to be high. Buitelaar et. al. (2008) defines a location 

as fragmented when there are more than five landowners (including the municipality) and not one 

owner owns more than 75% of the land. Important to note is that fragmentation need not only be 

visible on the floor pan, but can also occur three dimensionally, especially in multifamily housing. 
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Project developers and municipalities have to pay higher land prices  to acquire all the land 

needed in a strongly fragmented location. It is very hard for the original owners to develop 

according to a plan and the associated preconditions that include plots of land outside their 

ownership. For municipalities and developers, it is difficult to take many land positions because 

they have to negotiate with all owners individually. The consequence of this is that all parties are 

less able or less inclined to invest in transformation locations. Accidental acquisition opportunities 

determine the developments that do go ahead.  

2.3.2. Problems with development of land 

Private parties initiate the redevelopment of inner city locations. Fragmented sites also mean that 

private parties often appeal to the municipality. The municipality then has to acquire or use 

additional parcels of land to make the development possible. Municipalities also have to grant 

exemptions or revise the zoning plan to make the development possible (Buitelaar, Segeren, 

2008). Whatever the public-private division in area development is, the costs associated with land 

acquisition have an effect on the process, the cost sequence and the physical end result. The 

costs incurred by the developer during or prior to the land development, such as the land 

acquisition costs, must be covered by the developer in one way or another by the income from 

the property development (Buitelaar, Segeren, 2008). This refers to the real options that project 

developers have with regard to real estate development. The developer can choose to scale the  

housing density or the type of housing to cover the costs that are made.  

 

2.4 Market concentration in relation to housing construction 

The Dutch Housing market functions very poorly. There is a mismatch between supply and 

demand. Not enough suitable and affordable housing exists for different target groups, especially 

in the west of the country. One of the possible causes is the power that providers of housing have, 

such as construction companies and housing corporations. However discussions about the 

housing market are mainly about the demand side, and in particular about instruments that 

stimulate demand, such as housing benefits and the mortgage interest deduction. However, one 

aspect on the supply side is very important as well for a well-functioning housing market, namely 

the degree of concentration between suppliers (Buitelaar, Pouls, 2009). On the supply side of the 

housing market, we have seen a process of upscaling. The number of housing organisations is 

decreasing and their size is increasing. For example, in 1990 there were 824 housing 
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corporations, in 2008 there were only 455 left (Buitelaar, Pouls, 2009). There is also an increase 

in scale within project development. In addition, traditional large construction companies are 

increasingly active in housing construction (Buitelaar, Pouls, 2009). Here we see that three big 

construction companies (BAM, Ballast Nedam, Heijmans) had enough land to produce 66.000 

dwellings in 2004 (Priemus, 2007). On the supply side, it is also striking that the share of private 

commissioning in housing production has declined. In 2000 17% of all housing construction orders 

came from private individuals. In 2007 this had fallen to 10% (Buitelaar, Pouls, 2009). Homes are 

mainly built by construction companies, developers and corporations, and much less by private 

individuals themselves (Buitelaar, Pouls, 2008). Buitelaar and Pouls claim further that economies 

of scale appear to be important for the supply of housing in the Netherlands. It enables developing 

parties to realise homes at a lower average cost. However, upscaling can also lead to a decrease 

in competition.  A large market concentration can lead to limited freedom of choice for the 

consumer (Buitelaar, Pouls, 2009).  

 

A company (or several companies operating together) has ‘market power’ if it can raise the price 

above the equilibrium price, without the loss of sales (which is a consequence of the price 

increase) causing the profit to be lower than if it were sold at that old market price (Landes, 

Posner, 1981). In this situation the market concentration would be high. There is no concentration 

in the market if there is complete competition. This means that there is no individual supplier (or 

customer) who has influence on the market price. In most markets, however, there is market 

concentration to a greater or lesser extent. In the most extreme case there is only  one provider 

in the market, a monopolist.  Forms that lie between a monopoly and perfect competition are, for 

example, monopolistic competition and an oligopoly.  An appropriate measure for determining the 

degree of market concentration is the Herfindahl index (also called the Herfindahl-Hirschman 

index, HHI). The Herfindahl index is calculated by the sum of all squares of all market shares 

(Feinberg, 1980). This leads up to a number between 0 and 1, where 0 indicates the lack of market 

power (with regard to competition) and 1 a full market concentration (monopoly) (Buitelaar, Pouls, 

2009).  The actual index and how it is produced fall outside of the scope of this research. We will 

have a look at the market concentration in each case to see if the plan delay can be attributed to 

this factor. But this will be done in more general terms  
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3. Contextual framework 

3.1 Plan capacity  

It is important to highlight the definition of planning capacity, since in this research we are curious 

about the delay of residential housing plans and therefore about not meeting this planning 

capacity. We already explained in the introduction what planning capacity is in broad terms. 

Namely, an estimate made by municipalities of the number of homes to be built in the future. 

Within the concept of planning capacity, several distinctions can be made that are relevant within 

this study. The first important distinction is between gross planning capacity and net planning 

capacity. Gross planning capacity refers to the number of new homes to be built that are planned 

on current locations and those reserved for the future. With net planning capacity, the number of 

dwellings that will be demolished is deducted from the planning capacity (Scheele-Goedhart & 

van der Reijden, 2008). In this research we will work with gross planning capacity. This will be 

done because we are curious about housing plans that are not completed or are completed with 

a delay.  Gross planning capacity refers after all to the number of new homes provided for in 

plans. 

 

The second relevant distinction within the concept of planning capacity is that between hard and 

soft planning capacity. This is an administrative distinction based on the legal phase of the plan. 

The distinguishing feature is the presence of an established zoning plan for hard planning 

capacity. In the case of soft planning capacity, there is not yet a zoning plan adopted by the 

municipality. The distinction between the different types of planning capacity is relevant because 

the time required for procedures to arrive at legally available planning capacity is significantly 

longer for soft planning capacity than for hard planning capacity. Hard planning capacity can 

therefore lead more quickly to the actual delivery of new homes and has a greater chance of 

actually being used for housing ( Scheele-Goedhart & van der Reijden, 2008). So summarised, 

in this research we will be discussing the hard, gross planning capacity (see figure 1).  
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Figure 1-Judicial status of plancapacity (Scheele-Goedhart & van der Reijden, 2008). 

3.2 The development process 

To understand how plan delay occurs and whether ownership has an effect on it we have to have 

an understanding of the development process. Real estate development in itself is a complex 

assemblage of organisational systems which combine the necessary input to create the desired 

real estate product, often with an increase in value. The process of real estate development is 

inherently different from other production-processes, as it includes land as a factor of production, 

ultimately linking the market for land and associated property rights with the market for real estate 

(Needham, 2006; Beckers 2021).  Kenniscentrum PPS defines area development as follows: “ 

Area development is the collective term for projects of substantial size in which a particular 

function is developed- for example, living, working, shopping and recreation, whether or not in 

combination with each other or with the construction of infrastructure. This can involve both new 

development and the redevelopment of existing sites or areas and both urban and rural areas 

(Kenniscentrum PPS, 2004). The main result is the realisation of one or more spatial functions in 

an area. The following subsections will discuss the various phases of an area development . After 

this the terms complexity, dynamics and uncertainty will be linked. Then we shall give a 

description of the different actors involved in an area development.  

3.2.1. Phases of an area development  

Every area development project has a life cycle consisting of four main phases (Kenniscentrum 

PPS, 2004; Kenniscentrum PPS, 2006): 

- Initiation phase: in the initiation phase, the main issue is the substantiation of a planning 

area: how large is the planning area, what type of development is desirable:business park, 
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offices, housing, nature etc. This can be done by one of the parties or jointly by the parties. 

In the initiation phase, there is no written agreement between the parties on the basis of 

which they have obligations to each other. However, agreements are often made at the 

beginning or during the initiation phase to jointly explore whether the parties consider it 

desirable to develop the area in question and what the outlines of that development might 

be.  

- Feasibility phase: the initiation phase is followed by a phase in which a plan is elaborated, 

a financial foundation is drawn up to test whether the proposed plan is feasible and also 

whether the plan is otherwise (legally, environmentally and socially) feasible. This phase 

of “drawing, calculating and testing” is called the feasibility phase or the plan development 

phase. In this phase, the parties conclude a written agreement on their cooperation in the 

feasibility phase, but also with a view to possible cooperation in the realisation phase.  

- Realisation phase: the realisation phase focuses on the implementation of the plans 

developed and adopted during the feasibility phase. The realisation phase begins with the 

operationalization of the implementing organisation. The realisation phase includes two 

sub-phases, namely: 1) land exploitation, roughly the process of land acquisition, 

processing (preparation for construction and residential purposes, layout of the public 

area) and sale of the building plots and 2) property exploitation, or the process of project 

development and realisation of the property and/or the infrastructure works.  

- Management phase: once project realisation is complete, the management phase comes 

into play. If the cooperation between the parties is continued, this is limited to the 

management tasks.  

In the context of this research we are mainly interested in the realisation phase. We are interested 

in why plans are not started/ completed after the zoning plan has become definitive. The 

realisation phase is the phase in which the permit for building is usually applied for and where 

housing construction starts, or does not start.  

3.2.2 Complexity, dynamics and uncertainty  

The involvement of a large number of actors with divergent interests and objectives creates a high 

degree of complexity in integral area development (Blokland, 2009). In area development there 

is, in most cases, integrality. Different utilisation functions, whether combined or not, are realised 

in an area (Kenniscentrum PPS, 2004). From the above it can be concluded that area 

developments are almost always complex, because there is a multifunction and multi actor 

problem. One of the other characteristics of area development is the long duration (Blokland, 
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2009). Area developments take place in a dynamic environment; during the development there 

are constantly changing circumstances. The long duration in combination with the dynamics and 

complexity makes predicting future developments difficult and lead to the creation of uncertainty 

(Blokland, 2009).  

3.2.3. Different actors and their roles 

Several parties play a role in area development, whereby a distinction can be made between 

public and private parties. The primary objective of a private party is to achieve a certain return 

on the investments that are made. The core objective of public parties in area development is to 

achieve realisation of devised policies. The main stakeholders on the private side are project 

developers, investors and housing corporations. The main party on the public side is the 

municipality (Blokland, 2009).  

- Municipality: This actor has a relatively large amount of influence in the area development 

process through planning powers and responsibilities. The municipality’s involvement can 

be limited to a public law task,involving matters such as granting permits, or it can be quite 

extensive, when the municipality pursues an active land policy and takes the initiative for 

a development itself. The municipality’s aim is to organise the  use of space in such a way 

as to create living conditions (Blokland, 2009). 

- Developer: project developers are mainly active in the plan development and plan 

execution phases. Project developers have a commercial approach. They draw up and 

realise spatial plans for area developments and then sell the realised objects to investors, 

housing corporations or consumers (Blokland, 2009).   

- Investor: In practice, investors are mainly involved in the final phase of area developments. 

They invest in real estate in order to obtain a certain return on it over a longer period of 

time. Investors are an important customer and partner of project developers (Blokland, 

2009).  

- Housing corporation: today, housing corporations are no longer public parties, but they do 

fulfil an important social function. Originally, housing corporations provided for the 

construction, rental and management of social housing. Since privatisation of the 

corporations, they are also increasingly engaged in building owner-occupied housing and 

improving the quality of life in neighbourhoods. The involvement of housing corporations 

in area development stems from two interests: current ownership in certain areas and 

opportunities to participate in future developments (Blokland, 2009).  
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Ownership is distributed differently in different plans between the possible owners we have 

summed up above. We are curious about what we can say about this distribution of owners and 

how it has an effect on why a plan stays in place longer. Furthermore in a research done by Stec 

(2021), it becomes clear that publicly managed land is also often left unused. A stalled site in 

municipal ownership is actually even stranger than when privately managed land is left lying 

around since you can reason that the municipality also has a common interest in building up plan 

areas in a timely manner.  We can assume that different considerations are made by a public 

party than by a private party. This is the main research goal of this dissertation.  

3.2.4. Investment strategy of the municipality  

Until the 1990s, the land market for housing was largely in the hands of municipalities: they more 

or less had a monopoly on the market. They bought raw building land, made it ready for 

construction, and then decided which housing corporations and, in a few cases, which project 

developers could build on that site. In the early 1990s this changed with the implementation of 

Vinex, often through large expansion locations, but more so through a shift in the composition of 

building production from mainly (social) rental to owner-occupied (Buitelaar, 2021). Other market 

parties became interested in the land market because there appeared to be a lot of money to be 

made on it. Project developers, builders, housing corporations and other parties started to buy 

the still raw building land on future and potential housing sites on a large scale. The municipal 

monopoly on preparing the land for construction was thus broken. The profit that municipalities 

could almost always pocket when selling building land was no longer a matter of course for them 

because of these changed market conditions. This did (and does) not alter the fact that in many 

cases municipalities still had control over the land. When not through pure municipal exploitation, 

then through construction claim model or, in a limited number of cases, through a public-private 

exploitation company (Buitelaar, 2021) (see 3.2.5. for forms of collaboration). 

 

The role of the municipality in the Netherlands is special and different from most of the literature 

from the Anglo-Saxon context. The major difference is that Dutch municipalities are also active in 

the land market.  They are both market players and market masters. Market player because of 

their role as large landowners (the Dutch government owns over 20% of the land in the 

Netherlands, of which municipalities own 11%, Buitelaar, 2021), whereby they are facilitated by 

public law acquisition powers such as being able to establish a preferential right and use the 

expropriation power. In addition, they are market masters in that they set many of the rules that 
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directly affect land use, and thus land value and trade in land. The zoning plan is the most 

important instrument in this regard (Buitelaar, 2021) 

3.2.5. Collaboration models 

As mentioned above, the municipality is both a market player and a market master. This means 

that the municipality- to a certain extent- has the choice of different forms of land policy. These 

have different characteristics and each has a different set of instruments, with the accompanying 

advantages and disadvantages (Deloitte, 2019). The choice of land policy also determines the 

form of cooperation with the various actors. First, we will outline these different forms of 

cooperation. Then we will look at what instruments the municipality has at its disposal for each 

form of land policy.  

3.2.5.1. Forms of land policy 

Generally, the distinction is made between active and facilitative land policy. Where in the past 

municipalities often made a clear choice between active or facilitative land policy, the term 

situational land policy has made its appearance in recent years (Deloitte, 2019). Situational land 

policy means that for each development, a municipality assesses whether it is going to play an 

active or a facilitating role. The main distinction between active and facilitative is the economic 

risk-bearing role that goes hand in hand with active land policy and thus whether or not the 

municipality has the potential for profit or loss. Between active and facilitative, the two extremes 

of land policy, there are three mixed forms. These mixed forms are actually forms of public-private 

partnership (PPP)(Deloitte, 2019).  This is shown in the figure 1 below (Deloitte, 2019, p.27).  This 

figure shows which party is responsible for the project at which stage in the area development. In 

other words, for whose account and risk the relevant phase is carried out, the municipality or the 

private developer. 
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Figure 2- different cooperation models (own editing, Deloitte, 2019). 

3.2.5.2. Considerations in choosing form of land policy  

In the past, municipalities generally opted for active land policy, based on the idea that this would 

allow for more control and allow municipalities to make a profit.  After the crisis in 2008 there has 

been a sharp decline in municipal land acquisition fuelled by the experience of large write-offs 

that municipalities have had after this crisis. This suggests a decline in the use of active land 

policy (Deloitte, 2019).  

There are several relevant aspects that play a role in the choice of a form of land policy.  

Sometimes it makes sense to choose facilitative policies, while in another development the choice 

will fall on an active approach. Sometimes a simple sale of plots is sufficient, in other cases the 

municipality will have to develop an area in cooperation with market parties. Sometimes there are 

a multitude of landowners in an area. This makes the development extra complex. In this case 

the municipality can mainly take on a steering role, for which various instruments are available to 

municipalities (see later section on legal instruments). But the municipality can also primarily focus 

on the process role in which it tries to bring together the various interested parties. Certain 

developments require risk-averse institutions while in other projects risk can be taken (Deloitte, 

2019).  
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3.2.5.3. Active land policy 

With active land policy, the municipal governing function can be better fulfilled. Organizationally, 

legally and financially, there is more to direct than just drawing up a spatial plan. Another important 

motive is that the community can benefit from the increase in value of the building land to be 

developed as a result of public investment in roads and infrastructure. An important disadvantage 

of active land policy is that the municipality runs large financial risks. The main risks of active land 

policy are in the sales (pace, land price, size) and costs (acquisition costs, land remediation, 

construction and preparation for living).  In the context of this study we will mainly look at the 

costs, since the study is about the realisation of housing and the delay in this. In the phase when 

sales problems occur, the houses have already been built. With active land policy the municipality 

has the following instruments at its disposal (Deloitte, 2019), not all of these instruments have a 

function in counteracting plan delay. 

-Strategic land acquisition.  

- Amicable acquisition 

- Municipal right of first refusal 

- Expropriation  

- Temporary lease or rental agreement 

- Land issue agreement 

- Land price policy 

 

3.2.5.4. Facilitative land policy 

With regard to land policy, municipalities can opt for a facilitating role instead of an entrepreneurial 

and risk-bearing role. If this is the case, the municipality leaves the land exploitation to a private 

land operator (developer or corporation).  The municipality limits itself to its public law role, i.e.: 

establishing frameworks and preconditions for the development and monitoring this. This is mainly 

reflected in the adoption of the zoning plan. The main advantage of the facilitative land policy is 

that the municipality runs significantly fewer financial risks. The land exploitation risk is transferred 

to the market. In this case, the municipality's role is usually limited to establishing spatial plans 

and recovering the costs incurred for the construction of infrastructure and facilities from the 

operator (Deloitte, 2019). Facilitative land policy involves the following instruments 

- Zoning plan (or environment plan under the Environment Act). 

- Exploitation plan 

- Anterior or posterior agreement 
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- Property tax 

- Fees 

- Plan damage. 

3.2.5.5. Public private cooperation  

PPP can be described as a legally structured cooperation between one or more market parties in 

the field of land exploitation. All parties work on a joint project on the basis of their own objectives. 

Risks, costs and revenues are divided between the parties according to the chosen PPP mixed 

form. In essence, PPP is an instrument belonging to active land policy, but it marks the transition 

to facilitative land policy. The municipality takes the initiative (i.e. is active) in the process, but is 

also a facilitator in relation to the private partner. If the municipality has land positions, PPP can 

be used to gain influence on the development. So, in addition to active land policy and facilitative 

land policy, various mixed forms of PPP constructions can be used between the municipalities 

and private developers. These mixed forms are a  concession model, coalition model 

(construction claim) and alliance model  (Deloitte, 2019). Since these forms were not found in the 

case study, we will not elaborate on them here either.  
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3.3 Conceptual model and operationalization 

 

Figure 3- conceptual model 

 

Operationalization of conceptual model 

Policy and regulations 

As concluded before in the research conducted by Buitelaar & van Schie (2018), there are some 

policy factors that can cause delays after the adoption of the zoning plans. However, there may 

still be some obstacles after adoption. These obstacles can be: lodging an appeal with the Raad 

van State and later possibly at court against the building permit. Furthermore there are some 

environmental law restrictions that may apply. Questions regarding delay because of policy and 

regulations will be included in the interview guide to see whether or not the delay in the chosen 

case was because of this.  

 

Feasibility problems 

Feasibility problems are usually of a financial nature. Because of these problems This can be the 

reason why the established zoning and/or the issued building permit cannot be realised. As said 

before in the research conducted by Buitelaar & van Schie (2018) this can have various causes 

on both the revenue and the cost side of land exploitation. For example, the chosen housing 

programme may not meet local demand, due to an incorrect estimate or changing needs among 

the people who are searching for housing. Als development costs related to construction and site 

preparation or remaining land acquisitions may turn out higher than expected. Furthermore during 

construction, problems may arise such as labour shortages, a lack of building materials and high 
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construction costs (Buitelaar & van Schie, 2018). Questions regarding the delay because of 

feasibility problems will be included in the interview guide to see whether or not the delay in the 

chosen case was because of this.   

 

Locational problems 

After planning approval, there may be specific problems at the location that cause delays. For 

example, the soil may be polluted, archaeological finds may emerge, or there may be problems 

with the groundwater level. Delays also occur when local residents turn against a plan at a location 

(Buitelaar, van Schie, 2018). Questions regarding the delay because of locational problems will 

be included in the interview guide to see whether or not the delay in the chosen case was because 

of this.  

 

Landowner and developer problems 

These kinds of problems refer to passive landowners who do not want to develop but also do not 

want to sell to parties who do (Buitelaar & van Schie, 2018). Furthermore there can be developing 

parties that want to develop, but are not able to. Furthermore developing parties may, however, 

also use delaying strategic land policy and land banking. Land banking is aimed at acquiring such 

a quantity of land that building production is secured for the long term. It is therefore not aimed at 

developing all land as quickly as possible. Waiting or slowing down can be an efficient strategy 

when for example a better political or financial climate is hoped for in the future. Questions 

regarding the delay because of landowner and developer problems will be included in the 

interview guide to see whether or not the delay in the chosen case was because of this.  

 

Investment strategies 

With investment strategies we refer to the presence of real options for land owners and also the 

phenomenon of market power and how this can influence the delay of hard housing plans. First 

of all we will operationalize the real options that occur in real estate developments. As said before 

the different real options that can occur are the option to wait, to abandon, to scale and to switch. 

With regard to project development this can be translated to timing options, exit options, scaling 

options and flexibility options. The timing options being the option to defer, this translates to 

postponing a certain plan or the option to extend which translates to delaying a certain plan. Under 

the exit option we have one option, namely to abandon a plan.  Under scaling options we have 

two options namely contracting options or expanding options. Contracting options can be 

translated to diluting the program or reducing the plan area. Expanding options can be translated 
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to compacting the program or enlarging the plan area. Finally we have the option to switch under 

flexibility options. This translates to changing the segmentation of the program or changing the 

segmentation of the public area (Blokland, 2009).  

 

Secondly, a different phenomenon that can influence the investment strategies of land owners is 

that of market power of developing parties. One consequence of the location specific nature of 

land is that owners with significant land positions have a great deal of market power. As is usual 

for monopolies, this leads to a socially suboptimal supply of building land. This can give a small 

group of landowners a key position that they can exploit. A firm (or several firms operating 

together) has ‘market power’ if it can raise the price above the equilibrium price without the loss 

of sales (which is a consequence of the price increase) leading to a lower profit than if it had sold 

at the old market price (Buitelaar & Pouls, 2009). There are several ways to measure market 

power, but this falls out of the scope of this research. However some questions will be added to 

the interview guide to get a broad idea if market power has influence on the slow realisation of 

the plan. Questions about whether or not there are a lot of competing construction projects in the 

region and whether they play a role in the strategic consideration of postponing the project will be 

added. One can hypothesise that if there are many building projects in the region, postponing will 

be less desirable.  

 

 

Delay of hard housing plans 

This dissertation is about hard planning capacity and why hard planning capacity is unused for 

longer than desired. The “hardness” of a housing plan refers to the judicial status of the plan. In 

the selection of cases I have chosen the hardest plans. This refers to irrevocable zoning plans. 

The reason why I have chosen irrevocable zoning plans is because the process of objection and 

submission of views has already taken place. In this way, we get cases where this is not an issue. 

This should make the cases more interesting because there is more chance that investment 

strategies play a role in delaying plans. Furthermore, most delays in hard housing plans are 

because of these objection procedures and in the context of this research it would not be 

interesting to find out that every case that has been selected has been delayed because of these 

objection procedures. One of the cases however will have a zoning plan status of ‘established’. 

This is one step below irrevocable. This can be interesting to see how this affects the plan 

development.   
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4. Methodological framework 

To answer our main research question we need to conduct empirical research. In this chapter we 

will explain how this research is conducted. A research approach is the plan and the procedures 

for research that span the steps from broad assumptions to detailed methods of data collection, 

analysis and interpretation. The overall decision involves which approach should be used to study 

the topic as presented in this research. Informing this decision should be the philosophical 

assumptions the researcher brings to the study; procedures of inquiry (called research design); 

and specific research methods of data collection, analysis and interpretation. The selection of a 

research approach is also based on the nature of the research problem or issue being addressed, 

the researchers personal experiences and the audiences for the study (Creswell, 2014). In this 

chapter we will first of all discuss the chosen research approach, after this we will discuss the 

choses research design and we will conclude with a discussion about the chosen research 

methods.  

4.1 Research approach 

This research will be qualitative in nature. Qualitative research is an approach for exploring and 

understanding the meaning individuals or groups ascribe to a social or human problem. The 

process of research involves emerging questions and procedures, data typically collected in the 

participants setting, data analysis inductively building from particulars to general themes, and the 

researcher making interpretations of the meaning of the data. This approach is chosen because 

this form of inquiry supports a way of looking at the research that honours an inductive style, a 

focus on individual meaning, and the importance of rendering the complexity of the situation 

(Crewswell, 2014). Furthermore the research will be pragmatic in its approach. The pragmatic 

paradigm will fit this research the best since pragmatism as a paradigm arises out of actions, 

situations and consequences rather than antecedent conditions (as in postpositivism). There is a 

concern with applications and solutions to problems. Instead of focusing on methods, researchers 

emphasise the research problem and use all approaches available to understand the problem 

(Creswell, 2014). Creswell provides us the main views for pragmatic philosophical basis for 

research (2014, p. 39): 

- Pragmatism is not committed to any one system of philosophy and reality.  

- Individual researchers have a freedom of choice.  

- Pragmatists do not see the world as an absolute unity.  
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- Truth is what works at the time. It is not based in duality between reality independent of 

the mind or within the mind.  

- The pragmatist researchers look at the what and how to research based on the intended 

consequences.  

- Pragmatists agree that research always occurs in social, historical, political and other 

contexts.  

- Pragmatists have believed in an external world independent of the mind as well as that 

lodged in the mind. But they believe that we need to stop asking questions about reality 

and the laws of nature. 

 

In my opinion a qualitative pragmatic approach fits this research the best since this is the approach 

that fits a problem centred occurring in the real world the best. Furthermore pragmatism seeks to 

clarify the consequences of actions and is pluralistic in nature. Since the delay of hard housing 

plans concerns a multi-actor problem where each actor has their own strategies and interests and 

options, this research will focus on the assumption that this research approach will fit this the best.  

4.2 Research design 

The research design that is chosen to conduct this study is that of a case study. Thornhill (2009) 

defines a case study as ‘a strategy for doing research which involves an empirical investigation 

of a particular contemporary phenomenon within its real life context using multiple sources of 

evidence. Yin (2003) adds to this that a case study highlights the importance of context, adding 

that, within a case study, the boundaries between the phenomenon being studied and the context 

within which it is being studied are not clearly evident. Furthermore the case study design is of 

particular interest to us since we wish to gain a rich understanding of the context of the research 

and the processes being enacted. The case study design is also interesting for this study since 

we are looking to generate answers to the question ‘why?’ and ‘what?’ since we want to know 

why the development of housing plans is delayed. For these reasons the case study strategy is 

most often used in explanatory and exploratory research. Yin (2003) distinguishes between four 

case study strategies based upon two discrete dimensions: 

- Single case vs. multiple case 

- Holistic case vs embedded case.  

In this study we will make use of a holistic multiple case approach. The rationale behind this 

focuses upon the need to establish whether the findings of the first case occur in other cases and, 
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as a consequence, the need to generalise from these findings. Furthermore, a multiple case study 

is more robust than a single case study as the evidence arising from a multiple case study is more 

convincing than the evidence from a single case study.  For this reason we and Yin (2003) argue 

that multiple case studies may be preferable to a single case study.  The second dimension, 

holistic vs embedded, refers to the unit of analysis.  An embedded case study contains multiple 

units of analysis. A holistic case study does not distinguish between different sub-units and only 

analyzes the social phenomenon as a whole. The social phenomenon as a whole which we are 

interested in in the context of this research is the delay of hard housing plans. And because we 

will be researching this phenomenon with different municipalities and different housing projects 

where the delay of hard housing plans has already occurred makes it a multiple case study.  

 

 

Figure 4- Multiple case study (Yin, 2013) 
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4.3 Research methods 

In this research we are interested in plan delay and the role of the municipality in this. Research 

about the role of project developers and other market parties has been researched already. But 

in the Netherlands the municipality acts both as a market player and a market master on the land 

market. So in this research we are interested in cases where the municipality has been actively 

involved in one way or the other (either public land policy, public-private cooperation or facilitative 

land policy), but where plan delay has still occurred. In the context of this research we have 

defined plan delay as 12 months or more between the establishment of an irrevocable zoning 

plan and the application for an irrevocable building permit, or 24 months or more between the 

application for an irrevocable building permit and the completion of the buildings. If the project 

meets one, or both of these criteria we can conclude the site is stalled. This definition is based on 

a dissertation done by Visser (2019) where the role of project developers on stalled sites is 

researched. The definition comes from a dataset with stalled locations in the Netherlands, where 

the average time has been taken between the irrevocable zoning plan and the application for an 

irrevocable building permit and the average time it takes between the irrevocable building permit 

and the completion of the buildings for delayed projects in the Netherlands. 

 

Cases will be selected through collaboration with the consulting firm where I am currently 

interning, and through request mails to almost all municipalities in the Netherlands. In this request 

mail I have stated that I am looking for projects where the municipality has been actively involved 

in the development, and which criteria for plan delay it has to meet (12 months or more between 

the establishment of an irrevocable zoning plan and the application for an irrevocable building 

permit, or 24 months or more between the application for an irrevocable building permit and the 

completion of the buildings). Furthermore I have stated in these emails that ideally I would like to 

come in contact with one person from the municipality who has had a role in the development and 

one person from the project development who has had a role in the development. Through 

informal meetings at the interning firm and the request mails sent to municipalities, we should be 

able to compile a list of projects that meet our definition of delay. These projects will be assessed 

to see if they fit the criteria for delay set out above through document analysis (legal texts, 

newspaper reports, data in ruimtelijkeplannen.nl). If this is the case we can try to find contacts 

that are willing to participate in a semi-structured interview. For each case we are ideally looking 

for one case at the side of the municipality that has had a role in the development of the project, 

and one participant at the private side who has had a role in the development of the project. To 
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determine the kind of respondents that are needed for this study, the method of ‘non-probability 

sampling’ is used. This method is defined by van Thiel (2014): by drawing a non-probability 

sample, the researcher makes a purposive selection of certain units of study. Using this method 

is best suited to make a selection in respondents to guarantee the respondent has a certain 

amount of knowledge of the research problem in this study.  

 

Semi structured interviews are suited best for this study because these contain a set of topics 

and/or questions that I as a researcher wants to discuss. The set of topics and relevant questions 

are derived from the concepts that have been discussed in the theoretical and contextual 

framework. The method of semi-structured interviews enables me as a researcher to steer the 

conversation in a certain direction through the interview guide while maintaining a level of 

openness, which is important for gaining new insights and understandings. The main goals for 

the semi structured interviews are finding the reasons why plans are delayed. The reasons why 

plans are delayed will be coupled to the different (real)options the municipality has as an owner 

of land and as a player on the market. We will try to explain why the municipality has chosen for 

the different options that they have instead of developing a certain project. These options are 

summarised below:  
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Real option  Real option with regard to project development  

Timing options  

Defer To postpone the plan 

Extend To delay the plan 

Exit options  

Abandon To abandon the plan 

Scaling options  

Contract Dilute the program 

Reduce the plan area 

Expand Compacting the program 

Enlarging the plan area 

Flexibility options  

Switch  change segmentation program  

change segmentation public 

Table 2-Real options with regard to project development 

The real options, which municipalities in the role of land developer have to exploit opportunities 

and manage risks during the area development process, are not implementing or delaying the 

implementation of a (sub)plan, diluting or compacting the program, enlarging or reducing the plan 

area, delaying a (sub)plan and changing the segmentation of the program or public area. With 

regard to the qualitative usefulness of real options in area development, it is concluded that real 

options can be present in area development and the theory is therefore qualitatively useful. An 

important note, however, is that in addition to physical flexibility there are also other possibilities 

for dealing with uncertainty, such as the conventional risk management measures (control, limit, 

transfer and acceptance). These possibilities fall outside the scope of the study, but are certainly 

important. 
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 The respondents were aware of the topic and purpose of the study and agreed to participate in 

the study. They were informed that the interview was being recorded and that they had the 

opportunity to review the interview transcript afterwards and provide comments. By carefully 

informing the respondents about the purpose of the study, recording the interview, anonymizing 

them, and giving them the option to stop participating in the study, obtaining informed consent 

from the respondents was met. Obtaining informed consent among the respondents is an 

important ethical principle in scientific research (Bryman, 2012). 

 

4.3.1. Reliability and validity  

A high degree of validity and reliability enhances the quality of a study. However, the relevance 

of validity and reliability in qualitative research is debatable (Bryman, 2012). The validity and 

reliability of a research study consists of an internal and external component. First of all, internal 

validity. The internal validity of a research describes the degree of causality in the research results 

found (Bryman, 2012). Since qualitative research generally does not look for a causal relationship 

between different variables, which is also the case in this study, measuring internal validity is not 

necessary (Bryman, 2012). There are some things we can do however to at least increase the 

internal validity of the research. One problem that can occur when interviewing different 

stakeholders is that they do not want to tell us the (entire) truth. To counter this we try to talk to at 

least two different parties with each case. Namely one respondent from the municipality and one 

respondent from project development. In this way we can clarify the strategies of both parties and 

compare these results. Furthermore if one party claims a certain thing, and the other party denies 

the claim, we can conclude that the interviews have not been conducted truthfully. Next we have 

the external validity. The external validity of a research describes to what extent the obtained 

results can be generalised in a broader context than the one in which the research was conducted 

(Bryman, 2012). It is argued that external validity causes a problem in qualitative research 

because of the use of cases and small samples. Since this is the case in our research, this makes 

generalising the results of this research nearly impossible. However, there are some things we 

can do to at least increase the external validity. To increase the external validity we first of all 

make a distinction between two kinds of owners: the municipality and other market parties. 

Furthermore we will only look at specific cases in existing urban areas and expansion locations. 

Furthermore we will also look at the market concentration of developing parties. In some projects 

there is only one developing party who has land, so he has a lot of market concentration. But 

there are also projects with several market parties who own land, in this case there is not much 
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market concentration which may be influenced by the strategies that landowners use. Finally, we 

will want to know if this is the only area development in the municipality or whether there are 

competing area developments in the same municipality. We are not going to measure whether a 

particular market player has a lot of market power. But it does give us an indication of how much 

market power that owner has there. The assumption there would be: the more market power, the 

more attractive it would be to occasionally slow down or speed up the realisation of plans 

strategically. If this were to be asked to landowners there is a big chance that they will not answer 

this truthfully.  

 

The reliability of a study measures the degree of replicability of a study. Internal reliability indicates 

whether there is consistency among different researchers in what is observed in the study. Since 

this study was conducted by only one researcher, internal reliability does not pose a problem for 

the quality of the study. External reliability measures the extent to which it is possible to obtain 

the same results if the study is reproduced. Obtaining a high degree of external reliability in 

qualitative research is problematic because it is impossible to reproduce a qualitative study under 

the same conditions in which the initial study was conducted (Bryman, 2012). So the way in which 

the topic list for the interviews was created has been described making it possible to carry out this 

format in different studies. The description of how the data is gathered is one way to guarantee 

the external validity in this research.   
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Chapter 5: The cases 

The data from the semi-structured interviews form the basis for the results of this study. In this 

chapter, we will first look at the context and describe each case. All the data described in this 

chapter is obtained through the interviews. This data will form the basis for chapter 6 where we 

will examine per case where and why delays happened.  

5.1 Inbreidingslocaties Geldrop-Mierlo (Strabrecht College) 

 
Figure 5- Project area Inbreidingslocatie Geldrop-Mierlo (ruimtelijkeplannen.nl, n.d.) 

Inbreidingslocaties Geldrop-Mierlo 

Initial content of plan 8 dwellings 

Eventual content of plan Zoning plan off the table. Plans for  75-90 apartments are in 
the works 

Zoning plan status + date Irrevocable in 2015. But zoning plan is off the table because 
the contents of the plan have changed too much 

Form of land policy used Active land policy 

Ownership situation  Mostly owned by the school. Ownership of grounds that are 
freed up automatically go to the municipality 

Table 3-Summary of case "inbreidingslocaties Geldrop-Mierlo” 

The zoning plan in which the new developments at the Strabrecht College are dealt with is not 

very extensive. The plan names 10 relatively small locations in the municipality of Geldrop-Mierlo 

and each location has a reasonably concise elaboration. The initial interpretation of the plan, as 
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can be read in the zoning plan which was adopted in 2015 is that west of the school there is an 

undeveloped plot for which there are plans for new construction (BRO, 2015). The plan includes 

the demolition of the eastern parts of the school. This would initially free up land. A maximum of 

eight houses were initially planned on this vacant land. The zoning plan as drawn up at the time 

was irrevocably adopted on 14-12-2015. However, no activities have been carried out to date. In 

fact, nothing at all remains of the zoning plan as it was established at the time, due to many 

changes and changed insights. That makes this case useful for this research as it falls under our 

definition of delay. Namely, 12 months or more between the irrevocable zoning plan and the 

application for a building permit, or 24 months or more between an irrevocable building permit 

and the start of construction of the buildings.  For this case, a total of one interview was conducted 

with a municipal employee. It was not possible to talk to a property developer here, as they are 

not yet involved. The interviewee is responsible for the municipal land company and has been 

working on this plan from the beginning.   

After a quick scan with an urban planner, six to eight free plots were initially planned on which 

homes could be built on land released by the demolition of the school. The ownership situation in 

an educational destination is regulated in a special way. As soon as the school stops, the 

educational use is withdrawn and the ownership reverts to the municipality. So the ownership 

situation here is not very complex and there is absolutely no fragmentation here. The school has 

received a budget for a new building. Only then did further development of the plan reveal that 

the need was greater in financial terms (the cost of the new building was initially estimated at 

approximately €8 million, but after a number of increases this eventually became approximately 

€18 million) and spatial terms than had previously been proposed. The consequence of the 

increasing space for the school was that there was less and less room left for housing 

development. There was also still a book value of 1.9 million euros on the existing school because 

it had not yet been completely written off. So the municipality was given the task of earning back 

that 1.9 million euros from the housing development that became possible on the site. This made 

the story even more difficult because more and more money had to be earned back and the space 

that was available was becoming smaller and smaller. 

The other facet here was that developments were underway on the neighbouring plot 

(Berkenheuvel, a care complex). They still had an open site where they could build a new building 

for the 82 residents within the current zoning plan. The municipality and Berkenheuvel could not 

work it out, mainly because of the size of the buildings and a number of valuable trees that had 

to be cut down. The municipality then suggested making the buildings more compact and adding 
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a few extra stories. But Berkenheuvel did not agree to this because they wanted a maximum of 

two floors and a larger courtyard. Subsequently, the school decided to realise the initial idea for 

the extension partly on the terrain of Berkenheuvel, and then, in due course, the 82 residents of 

Berkenheuvel could move there. The disadvantage was that because of all the building plans, the 

area would be very intensively inhabited and the municipality actually did not want this. This gave 

rise to the idea of demolishing the west wing of the school and creating sports fields here for the 

school. The municipality asked the school if they would be willing to consider this. This is 

advantageous for the municipality because these developments would suddenly create more 

space for housing instead of less space for housing. The school then stated that they would be 

willing to consider this, provided that the municipality is willing to pay for a better layout of the site 

by moving and renovating the gymnasiums. The school was 160,000 euros short on this and so 

they asked the municipality to pay for it so that they could have better gymnasiums and a better 

layout of their site.  Agreement was reached on this, but it meant that the task of recouping 1.9 

million euros became even greater. However, the job was made a little easier by the extra space 

that was suddenly available. Because of this, it was decided to abandon the original plan to build 

six to eight homes. Now they were looking at building an apartment complex where about 40 to 

50 flats could be built. This would also be much more lucrative, so it was a favourable outcome 

for the municipality. However, a new problem arose because of all the developments that were 

taking place on the site. The municipality argued that if Berkenheuvel starts work on that care 

complex for 82 residents, and the municipality builds an apartment complex for 40-50 flats, the 

need for parking in the area would increase dramatically. So because of this, the municipality sat 

down with the two other parties to see if there was a better solution for parking and access to the 

area. Subsequently, the school again entered into discussions with the municipality that the 

originally agreed 160,000 euros was too little for the plans they had. The parties have still not 

reached an agreement on this and opinions are also strongly divided. The municipality has only 

stated that no more money would be made available and that the matter could only be discussed 

if more money could be obtained from the planned housing development. A quick scan is currently 

being carried out to see whether more flats are possible; between 75 and 90 flats are currently 

being considered for this area.  So it seems that a new spatial procedure will be started for the 

flats the municipality wants to realise. There has already been a lot of delay here, and the start of 

a new planning procedure means that this delay will increase significantly. The respondent also 

suspected that many more objections would be lodged to the new zoning procedure because the 

plans were much more extensive. The respondent attributed the delay not so much to policy and 

regulations but more to changed insights on both sides. He argues that it is not just the school's 
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fault, but also the Municipality's, because the Municipal Council had given the instruction to earn 

back the 1.9 million euros, this in combination with the further elaboration of the plans created a 

great deal of friction, so that both parties had to look for other solutions, which also caused delays. 

Feasibility problems on the cost side are not really applicable here. Feasibility problems on the 

revenue side are, however, applicable because the amount of land available for development 

became smaller and smaller, which meant that the company could earn less and less on it.  The 

ownership relations in this case are very simple. The land belonged to the school until the 

educational purpose was removed, after which the municipality immediately became the owner. 

The respondent stated that the problem mainly lay with the 1.9 million euro that had to be earned 

back, on top of which came the 160,000 euro. But that extra 160,000 in turn offered an opportunity 

to achieve more dwellings and earn more money back.  As for the future vision of the other parties, 

they are currently increasing the pressure with regard to the joint design of the public space. 

5.2 Akkerlanen Waalwijk 

 
Figure 6- Project area Akkerlanen Waalwijk (ruimtelijkeplannen.nl, n.d.) 
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Akkerlanen Waalwijk 

Initial content of plan 210 dwellings 

Eventual content of plan Unchanged 

Zoning plan status + date Established but not irrevocable in 2020 

Form of land policy used Facilitative land policy  

Ownership situation  Municipality owns 60%, developers own 35%, private 
parties own 5% 

Table 4-Summary of case "Akkerlanen Waalwijk 

The zoning plan for Akkerlanen provides a new legal planning framework for the development of 

up to 210 homes along Akkerlaan in Waalwijk (KuiperCompagnons, 2020). The function of the 

land before it was earmarked for residential development was agricultural and consisted mainly 

of grassland. Various parties have acquired land here in the past, a few of which have dropped 

out and surrendered their land to the two remaining parties. The Coolen project developer and 

the builder de Wilde. The development consortium entered into an anterior agreement with the 

municipality in 2018.  

It is important to mention here that this is one of the two cases where a facilitative land policy has 

been applied, and also the only case where the zoning plan has not yet been declared irrevocable 

due to proceedings before the Raad van State.  In this form, the municipality sells their land to 

the Waalborgh development combination. The zoning plan was adopted on 2 July 2020, after 

which an appeal was lodged with the Council of State. This case is still there and a ruling is 

currently awaited.  What is also interesting about this case is that it was submitted under the Crisis 

and Recovery Act. That would actually mean that a hearing should have taken place six months 

after the end of the appeal period. The Crisis and Recovery Act is an act aimed at speeding up 

infrastructural projects. It is quite interesting to see that this law has not had a positive influence 

on the development speed of the plan. The respondents state that the Raad van State has said 

that a lot of things were submitted in the framework of the Crisis and Recovery Act, and then 

corona was added on top of this. This means that there is a big pile of all kinds of projects that 

are all equally important and therefore cannot be dealt with quickly. After that, the Raad van State 

rejected a number of preliminary injunctions, as a result of which the zoning plan took effect (but 

was not irrevocable). This means that, in principle, you can start building and you have the basis 

to start granting permits. But that is for the account and risk of the executing party. If it turns out 

that the zoning plan does fall through, the land must be restored to its original condition. At 

present, some water permits and building permits have been granted and all the private plots 

have been sold. There are also a number of permit applications on the shelf. But in the 

background there is the constant consideration of what can and cannot be done in view of the 
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proceedings before the Raad van State. Furthermore, there is still a lawsuit pending before the 

Raad van State concerning nitrogen deposition. This is also ongoing. 

As for the ownership situation here. The municipality owned about 60% of the area. The 

Waalborgh development consortium about 35% and a few private individuals about 5%. As for 

the planning procedure, it started with an environmental dialogue. Subsequently, a discussion 

evening was organised. Subsequently, the municipal council accepted a rough urban 

development plan as a basis for further elaboration. A conscious decision was made to take many 

intermediate steps, knowing that there would be many people who would not like this development 

because of its location in the natural area. Taking into account everything that has been said, the 

municipal council subsequently agreed to this urban development plan as it now stands, which is 

how the green light for this plan was given in mid-2017. After this, work was started on subdivision 

studies and this is how the plan came about, more or less as it is now.  

Interesting site characteristics of this area are also its location in the foothills of a beautiful nature 

reserve, and the water on its eastern side. The project area lies next to the Loonse en Drunense 

dunes, which makes it very unique. One problem that has arisen at this location is a badger that 

has been sighted here. This is protected, so a number of measures have been taken to deal with 

it. This would normally also involve some delay. However, in this instance, the delay was 

simultaneous with the delay at the Raad van State. 

They try not to do too much work in this project before there is some clarity from the government. 

However, some work has already been done.  The site has already been cleaned and they are 

now preparing it for construction. Some trenches have already been dug and they are slowly 

starting to install utility pipes. They have also started on the TEO system (thermal energy from 

surface water) because the houses will be sustainable (zero on the metre houses). 

As for policies and regulations, they certainly had an impact in this case. The research shows that 

policies and regulations caused most of the delay in this case. On the one hand, the objection 

procedures that took a lot of time, and on the other hand, the rules surrounding the nitrogen policy 

for which the Council of State wanted additional information. The problem with the nitrogen here 

is not the houses, because they emit nothing. The problem with the nitrogen here is not the 

houses, because they don't emit anything, but the traffic movements, which cause a certain 

amount of deposition. Before the development, there were horses in this meadow, they emitted 

some nitrogen, but now there are no more. Instead, there will be extra traffic movements. It is 

currently being assessed whether the difference between the old and the new situation will have 
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a negative or positive impact on the nearest vulnerable habitat (Drunense dunes). If this is 

approved, this piece of policy and legislation will no longer be an obstacle. 

Now a piece on feasibility issues. First of all, feasibility problems on the cost side. There have 

been some expensive purchases in the past in order to get hold of all the land. In addition, it is 

said that when you are already busy with the planning and this is then made public, the price does 

not benefit from this. Furthermore, this is already a long-term project and the interest that has to 

be paid keeps ticking up. However, these matters have had no effect on the speed of development 

of the plan. The respondents indicated that this did threaten to happen. But here a consideration 

was given and it was decided to pay more money for the purchases in order to counteract this. 

The respondents also indicated that they wanted to try everything before thinking of expropriating, 

because this would not benefit the time frame and therefore the amount of interest.  As for 

feasibility problems on the revenue side, this is not really the case. The current times and the 

need for housing fortunately dampens some of the expensive land purchases that have been 

made. It is actually a very good time to sell homes because of the high demand and rising prices.  

The parties' vision for the future is that they will have finished everything in about five years. The 

vision of the project developer and the municipality are in line because everything was decided 

together. Both parties experience the cooperation as pleasant. 
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5.3 Pastorie/ Tussen de kerken, Alphen aan den Rijn 

 
Figure 7- Project area Pastorie/Tussen de kerken (received from correspondence with municipality, n.d.) 

Pastorie/ Tussen de Kerken. Alphen aan den Rijn 

Initial content of plan Concerns two plans. First plan consists of 12 dwellings. 
Second plan consists of 86 dwellings 

Eventual content of plan Unchanged 

Zoning plan status + date Irrevocable in 2015 

Form of land policy used Facilitative land policy  

Ownership situation  100% owned by developer 
Table 5-Summary of case "Pastorie / Tussen de Kerken" 

In this case, an interview was conducted with a project manager from the municipality. The project 

developer in question was approached, but he did not want to speak to us because it is a sensitive 

process that is currently still ongoing with the municipality. These cases actually consist of two 

spatial plans, both of which are intended to be implemented by the same project developer who 

is also the owner of the land.  "De Pastorie'' concerns two buildings with a maximum of 12 flats 

each.  A garden will be laid out between the apartment buildings, and an accessible outdoor area 

will also be created between the church and the southern apartment building. Parking will be 

provided partly under the buildings and partly on the elongated strip on the eastern side of the 
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plan area.  The problem of this development is the accessibility. The access road is located at a 

relatively short distance from Bruggestraat. The traffic situation here will be strongly influenced 

by the increased traffic movements this development will bring about. In 2014, an anterior 

exploitation agreement was concluded for the proposed development of the location "De Pastorie" 

and a zoning plan was subsequently drawn up. In 2015, the zoning plan was adopted and became 

irrevocable. However, there is no realisation to date. The reason for this lies in the fact that the 

project developer is linking the realisation of the "De Pastorie (purple area in figure 7)" site to the 

development of the "Tussen de Kerken" site. This location is situated to the west of the "De 

Pastorie" site and consists of the following sub-areas: Zuidwijk (32 dwellings, orange area in figure 

7), MedoClean (10 dwellings, green area in figure 7) and Bijkerk (26 dwellings, blue area in figure 

7).By cleaning up Zuidwijk (empty commercial buildings), Bijkerk (agricultural company) and 

MedoClean (company with contaminated land), an injection of quality is given to the planning 

area. The project developer would prefer to link up the access to the "De Pastorie" site with the 

access to the "Tussen de Kerken'' site. This access point is at a greater distance, which means 

there is less pressure on the traffic flow of the nearby area. The MedoClean company has 

meanwhile relocated. However, bringing the zoning plan for the development of the "Tussen de 

Kerken" site into procedure depends on reaching agreement with the landowners. The 

remediation work has meanwhile been completed. The groundwater is not yet clean, which means 

that the soil is not yet suitable for housing. The spatial procedure for this must therefore still be 

completed. 

Our respondent from the municipality of Alphen aan den Rijn further told us the following. 

Regarding the ownership situation, the project developer owns all the land for both projects. He 

is therefore making a quality improvement in that area. At the time, the project developer asked 

the Municipality whether anything was possible with regard to forming zoning plans because he 

was already investing in the area. That is how the ball started rolling. In 2014, the first steps were 

taken to conclude an agreement and ultimately to have a zoning plan drawn up. 

One problem of this location, also mentioned earlier, is the poor accessibility of the area. Virtually 

all the traffic has to cross an old monumental bridge (see figure 8) that is actually not at all suitable 

for the large amount of traffic that crosses it. The main players in this story are, of course, the 

developer himself, the province, which owns the church adjacent to the site. As for the cooperation 

between these actors, according to the respondent this went quite well. The zoning plan has only 

produced one real objection and that was mainly to do with the accessibility problems at play. 

That objection did not make it through the objections committee. Ultimately, an appeal was 
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lodged. But the appeal was not heard because the project developer and the person lodging the 

objection came to an agreement privately. 

 

Figure 8- Monumental bridge near project area (maps.google.com, n.d.) 

There are currently no activities at all in the realisation phase. The project has therefore been at 

a standstill for a long time. Furthermore, no environmental permit or something similar has been 

applied for yet. The interesting thing about this case is that the same project developer owns the 

land of the adjacent development. A major problem at these locations is the heavily contaminated 

soil and groundwater, for which monitoring is still being carried out, making the location unsuitable 

for housing as yet. The development is therefore largely linked to the sanitation issue at hand. 

This is the main reason why this plan is not yet in procedure and why the development of “De 

Pastorie” has not yet gotten off the ground. There is also some political sensitivity in Koudekerk 

because it has not been built here for years. There were plans for a development of around 270 

homes, but this did not get off the ground due to some odour contours of a neighbouring company. 

This made politicians look at the other side of Koudekerk and they ended up with these two 

developments. So, politics is very much looking at this project developer as if, well, let's start the 

work. Our respondent did not dare to say whether this pressure was entirely justified, but the 

project developer did feel it. The developer also feels a great deal of pressure from the local 

community because the local residents also want the construction work to get off the ground. 

In terms of policy and regulation, this has not really been a big problem here. An anterior 

agreement was concluded fairly quickly. Which normally makes it a quick development on a 
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planning basis. Furthermore, only one objection was submitted, which the parties quickly resolved 

between them. So the zoning plan was declared irrevocable very quickly. The respondent 

therefore felt that policy or regulations in this matter had not really blocked anything or made it 

difficult. 

Further reasons for delay here is the fact that the project developer enjoys a certain degree of 

market power because he owns all the land for both projects. It seems that he is using this position 

of power to make the municipality pay for the access road situation. He wants to connect to the 

infrastructure that will be built for the adjacent project. The agreements that have been made 

between the municipality and the project developer are that the project developer will pocket the 

leap in value from agrarian land to land intended for housing. In exchange, the project developer 

would pay the planning costs, the super-district facilities would be paid for by the project 

developer, and he would pay for everything else in his own plan. In addition, he pays a certain 

amount to the municipality for each house that is to be built. The municipality puts these 

contributions into a fund from which further super-district facilities are paid. 

There have been no feasibility problems in this case. Not on the cost side because there are no 

plans to build at all. There is no purchase price because the land has been in the possession of 

the developer for a very long time. As for feasibility problems on the revenue side, this is not an 

issue either. On the contrary, it is an excellent time to sell homes because sales prices are rising 

sharply.  According to the respondent, the main problem here is therefore accessibility. It is 

interesting to note that the project developer did not initially make a problem of the accessibility 

situation. According to the respondent, this only started to play a role after some time, from the 

time when the developer started the new development in the adjoining site because he wanted to 

combine the access here from a financial point of view, presumably. The project developer's 

position in this story is that if the municipality does not want to make it possible for me to improve 

access on the other side of the projects, it will not happen for the time being. According to the 

respondent, the municipality is willing to consider this, but they feel it will take a long time. The 

Municipality believes that the project developer has a dominant position, partly thanks to the 

anterior agreement that has been concluded. This states that they can only impose a fine on him 

if he has not started building before a certain time. The municipality chooses not to impose this 

penalty yet, because they have to weigh up the situation: what is the reason that he has not yet 

started? And it is also the case that both parties are in favour of the same solution. In summary, 

we are told that there is a financial reason for the location “Tussen de Kerken” and that it has not 

yet been built. Soil remediation has been carried out there, the government has put money into 
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it. But for “De Pastorie”, it's purely a story about opening up the area. The municipality is of the 

opinion that it is perfectly possible to open up the area, but the project developer would prefer it 

not to be. What also plays into the hands of the project developer with regard to his power position 

is that he has owned this land for a long time and has not had to make any expensive acquisitions 

for it. That would mean that decisions had probably been made much earlier, but that is not the 

case here. 

5.4 Drielanden-Harderweide phase 2, Harderwijk 

 
Figure 9-Project area Drielanden-Harderweide phase 2 (ruimtelijkeplannen.nl, n.d.) 

Drielanden-Harderweide phase 2 Harderwijk 

Initial content of plan 850 dwellings 

Eventual content of plan 950 dwellings 

Zoning plan status + date Irrevocable in 2018 

Form of land policy used Active land policy  

Ownership situation  100% owned by municipality 
Table 6-Summary of case "Pastorie / Tussen de Kerken" 



48 
 

In 2011, there was a structural vision Drielanden-West. However, because the developments in 

Drielanden stagnated due to the economic crisis, this structural concept was rewritten in 2015. 

The original urban plan was then modified to a plan that assumes more extensive building. It was 

also decided to link up with both the landscape and urban planning characteristics that can be 

found on the Veluwe. The leading motive in this plan is the realisation of the appearance of a 

Veluwe village. Drielanden-West, now renamed Harderweide, is currently under construction and 

preparations are being made for the second phase. This second phase is also our case, so not 

the entire development in Drielanden-Harderweide (3 phases).  

The Drielanden residential area is an expansion district on the south side of Harderwijk, south of 

the A28 national highway, and provides for a large part of the housing needs in the city or region. 

The Drielanden district should eventually consist of three different parts: Music Land, Harderhout 

and Harderweide. Muziekland and Harderhout have meanwhile been completely released. 

Muziekland and Harderhout together form about two thirds of the planned residential area. 

Harderweide is being realised in different phases. First of all, a start has been made with 

educational accommodation. In addition to the educational facilities, sports facilities, a church and 

green areas were also developed in this phase. Then the housing construction was started, which 

is currently still under construction. The present zoning plan makes the second phase of the 

housing development possible, again the construction of a water storage area and soundproofing 

facilities along the A28 which runs here. After the second phase, a third phase of housing 

construction will be developed. The zoning plan Drielanden-Harderweide subplan 2 was 

irrevocably adopted in July 2018. For this case, interviews were conducted with a project manager 

from the municipality of Harderwijk, and with a project manager from the largest claimant of what 

concerns the developers who own land in this development. Below is outlined what further 

information emerged from these interviews. 

As mentioned earlier, Drielanden is a very large area development of approximately 3500 homes. 

The developer that was spoken with is the largest claimant in the area. In the remaining plans 

approximately 850 homes will be built, of which approximately 550 will be for the account of this 

project developer. The function of the site before it became a housing project was that of pasture. 

As for the ownership situation here, this project developer has owned lands for a very long time, 

the first lands came into their possession around the year 2000. Around 2012 they took over some 

land from another developer who went bankrupt so they increased their share. So there have 

been strategic land purchases far in the past because there was an expectation that the 

municipality of Harderwijk would organise an expansion here in the future. For this reason several 
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agreements were made with the farmers here in the past. From the bankruptcy estate money has 

been paid to take over the building rights. The project developer therefore had land in this area, 

which was exchanged with the municipality and building rights were received in return. So for 

ownership it is as follows. Before, and after that the zoning plan was there, the municipality owned 

everything. So there is no degree of fragmentation. The two developers together hold 80% of the 

market share in this project. Of which our respondent's company holds 70% and another 

developer holds 10%. 

Regarding the plan-making process. First, a cooperation agreement was signed between the 

developer and the municipality circa 2011. This contains agreements for development of this area. 

At some point a working framework was drawn up to elaborate on this and this stated who was 

going to do what for a longer period of time. When subplan 1 was completed, the requirement to 

build without gas was introduced. That changed a few years ago from building with gas to building 

without gas. This costs a lot of money so new agreements had to be made about land prices.  The 

municipality also made a demand for a different building program quite late in the process. Instead 

of certain homes, they wanted an x number of affordable homes, which did not help the speed of 

the project. So the addition of affordable housing was already relatively late, these were homes 

of 158,000 euros and 211,000 euros. Based on this, a new subdivision plan was drawn up. After 

the subdivision plan was drawn up, there was another requirement from the municipality to add 

100 social housing units to the plan. This raised questions about what could be built at all for 

these low prices, and furthermore, there was a problem in the allotment which made it difficult to 

fit all these homes in.  This was experienced as very frustrating by both the developers and the 

project managers of the municipality. After many years of negotiations, there were finally new 

agreements on land prices, new agreements on products and new agreements on numbers. This 

has all been incorporated into a subdivision. Then the City Council unilaterally decided that an 

additional 100 social housing units had to be built in an allotment that was already fixed. This is 

the main problem this project faced. Which started with a relatively simple question, which is, we 

have to build gasless, and what does that mean. The questions kept piling up due to renewed 

insights and renewed demands of the municipality. 

In terms of site specifics that were particular to this project are its location on the highway, which 

created problems related to noise pollution. This means that you can't just go up everywhere 

which translates to problems in the parcelization. Furthermore, the main road structure was 

already there, which means that you have to develop something within the existing structure. As 

for site specific problems that have occurred during this project that contributed to its delay was 
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that there is a lot of flooding. The subsoil in the project area was not favourable for residential 

development. Drainage of the area was very poor causing a lot of flooding after heavy rains. 

Furthermore, there was a protected species in the area, namely a badger. This caused the 

municipality some problems in consultation with Milieudefensie. 

The main actors and stakeholders in this story are the municipality, two developers and a housing 

corporation. This housing corporation has been in the game since the amendment was 

implemented requiring additional social housing to be built. The cooperation between these actors 

is that the project developers are both basically working independently. But they have chosen to 

work together in the talks with the municipality.  In this way the project developers always 

communicated a uniform opinion or point of view. 

In response to the question of how much policy and regulation influenced the plan's development 

speed, the answer was a great deal. This started at the beginning with the change from building 

with gas to building without gas. Furthermore, a subsidy of about eight million euros was applied 

for by the municipality for the site. In order to receive this subsidy, there are also a number of 

requirements that the plan must meet, such as a minimum amount of affordable housing. This 

subsidy application was not passed on to the project developer, which meant that he was 

suddenly confronted with it. So the municipality had applied for a subsidy and subsequently they 

had made a plan so that they could receive the subsidy. It is good to note that this change to the 

plan does not concern the addition of social housing. These were then added at the very end of 

the process, unilaterally by the City Council. The respondent from real estate development 

suspects that this is due to the municipal elections that quickly followed. With the arrival of the 

new municipal council after the elections, changes were quickly made to the existing program to 

put their stamp on the project. Furthermore, our respondent from project development also feels 

that a major flaw of the city council is that they generally have no substantive knowledge of how 

a housing development works, but then make many different demands and plan adjustments that 

realistically make the plan unfeasible.  The ad hoc nature of the municipality's questions are 

perceived as slowing down the project development. 

Regarding feasibility issues on the cost side of the development. According to the respondents, 

these also had a great influence on the development speed of the plan. The exploitation was 

under water so the municipality had to raise several million euros extra. Initially they were about 

10-12 million euros short. Now with the subsidy that was applied for, combined with changes to 

the program, this deficit has been eliminated. The whole problem with this project was in the 

feasibility for the municipality because the whole plan cost too much money and brought in too 



51 
 

little. Problem was that all those affordable housing units did not have a positive impact on the 

feasibility issues at hand.  But of course the subsidy from the state is actually meant to achieve 

affordability. Furthermore, the gasless construction was therefore a problem with regard to the 

financial resources that were available. So at one point we looked at how homes could be made 

smaller, for example, in order to save money. The respondent summarises this as: in order to 

make the ground exploitation neutral it was decided to adjust the programming and architectural 

level.  As for the feasibility problems on the revenue side. These don't seem to be too bad because 

the housing market is rising substantially. The only problem you have on the revenue side is when 

you can sell houses for a maximum of 158,000 and 211,000 euros, then you have to think what 

kind of product you can make for that. Then you are talking about apartments of 38 m2. Of course 

you immediately get the question who wants to live on the outside of Harderwijk in a small 

apartment, but unfortunately there is nothing you can do about it according to the respondent. So 

it is actually a cost problem, but to a lesser extent also a sales problem, because you actually 

want to sell the homes for more money. 

In this project, the respondent from the project development sector mainly blames the municipality 

for the delay. Again, the ever-changing insights and ever-changing requirements and the ad hoc 

nature of this are experienced as very delaying. Furthermore, in the beginning there was a lot of 

delay, also thanks to the municipality, because of very long discussions about building costs for 

gasless buildings. The respondent also says that in this project the delay is also mainly due to 

financial reasons.  
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5.5 Two residential towers Rotterdam 

 
Figure 10- Project area two residential towers Rotterdam (ruimtelijkeplannen.nl, n.d.) 

 

Two residential towers Rotterdam 

Initial content of plan 96 dwellings 

Eventual content of plan Unchanged 

Zoning plan status + date Irrevocable in 2013 

Form of land policy used Active land policy  

Ownership situation  100% owned by municipality 
Table 7-Summary of case "Residential towers in Rotterdam" 

First of all, it is noted that the project developer spoken with has demanded that the name of the 

project and everything else be properly anonymized from this project. This is because the sale of 

the homes has recently started and they did not want any form of publicity before this process 

was started. Therefore, a description of the work to be carried out and a description of the area 

in which it lies will be given. It involves two residential towers. Residential tower A will consist of 

18 floors including a semi-sunken parking garage. The tower and the underlying garage will be a 
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whole. There are a maximum of four apartments per floor, which means that this tower will 

ultimately contain 72 apartments. The majority of these apartments have a maximum surface area 

of 100 m2 (BOdg, 2014).  Residential tower B will consist of seven floors. Because the 

environment of this tower is dominated by parking at ground level, the first floor will serve as 

entrance, bicycle storage and storage space. There are 4 to 5 homes per floor, so that Living 

Tower B will contain a total of 24 apartments. All of these also have a living area of approximately 

100 m2 (BOdg, 2014). 

For this case, an interview was conducted with a project manager from the municipality of 

Rotterdam, and a project manager from the project developer currently responsible for the 

realisation of the project. The zoning plan for this location was declared irrevocable in late 2013. 

The function before it became a housing project is for residential tower A a puddle, and for 

residential tower B this was a parking lot at ground level. This has been public space so the 

municipality of Rotterdam was the owner of these grounds.  The planning process was a very 

long one, where initially the municipality of Rotterdam had an agreement with a housing 

corporation to make investments in the area. The agreement was that if investments were made 

in the area, there would have to be more construction.  This deal collapsed around 2015 because 

of a change in the housing law. The problem with this case is that it has been going on for so long 

that it is difficult to talk to people who have been on the project from the beginning. Both of our 

respondents have only been on it recently, so they can't provide us with much information. After 

the deal with the housing corporation fell through, the municipality decided that they were going 

to do the housing development themselves on these sites. The very first discussions about the 

realisation of this project were held around 2008. For the realisation of this project a tender 

procedure was initiated in which the current project developer emerged as the winner. No housing 

corporation is involved anymore. The respondent from the municipality suspects that if the zoning 

procedure had been more flexible, this project would already have been realised.  However, this 

did not run smoothly because of many objection procedures up to the Raad van State, which 

caused many delays. The objections had to do with building in the pond of tower A, which was 

partially located in a park which was seen as a common good by local residents. According to the 

respondent of the municipality there were approximately 400 objections. The objections also had 

to do with the height of residential tower A, which would block the view that local residents 

currently had. The Council of State declared all views as non-dependent and thus the zoning plan 

became irrevocable. After the zoning plan was declared irrevocable, the agreement with the 

housing corporation went awry, which meant that even more time was lost in carrying out a tender 

procedure and finding a project developer. Subsequently, environmental permits were applied for 
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so that construction could begin, but the granting of these permits was met with many objections.  

Currently the groundwork has been started and it is expected that the work can be commenced 

in mid-2022. There have also been some technical aspects that have contributed to the delay. 

The location in the lake makes it a very difficult location to build.  
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Chapter 6: The emergence of delays in housing 

construction 

In this chapter, based on the semi-structured interviews, we will try to find out what the reasons 

for delay were in our studied cases. From our theoretical and contextual framework, we have 

already answered the first three sub-questions. In order to answer our main question in chapter 

seven we first need to look at why delays have occurred and to what extent these delays can be 

attributed to the causes we have dealt with, namely: policy and regulations, feasibility problems, 

location problems, problems with landowners or by investment strategies, which we have split 

into having real options or market power. This chapter forms the basis for chapter seven. In table 

8 below we have noted every case and every indicator. A + means the indicator had a positive 

effect on the delay of the plan, a – means it had no effect on the delay.  

 

Cases 
 

Indicators 

Geldrop/ 
Mierlo 

Akkerlanen Pastorie/Tussen 
de Kerken 

Drielanden-
Harderweide 

Residential 
towers 

Rotterdam 

Policy and 
regulations 

+ + - + + 

Problems with 
landowners 

- - - - - 

Locational 
issues 

- + + + + 

Feasibility 
issues 

+ + - + - 

Real options 
 

+ - - + - 

Market power 
 

- - + - - 

Table 8-Summary of all cases and which indicator had a positive or negative effect on the delay. 

6.1 Policy and regulations 

As discussed in the theoretical framework, there are a few policy factors that can cause delays 

after the adoption of the zoning plan. However, there may still be some obstacles after adoption. 

The most significant delaying factor with respect to policy and regulation is appeals and 

objections. In three of the five cases, this was mentioned by the respondents and they attributed 

it to slowing down the development speed of the plans. In Geldrop-Mierlo, for example, the zoning 

plan as it first stood has fallen through due to new insights. In order to recoup a large sum of 
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money, new solutions had to be found so that the zoning plan as drawn up previously was no 

longer good enough. A change was made here so that much more had to be built. In the future, 

a new zoning plan will be drawn up for this, but our respondent expects that, because of the more 

intensive construction, there will be many more objections and appeals than there were before.   

 

“I do think if we are really going to try to realise 50 to 90 apartments in that area.  Then I do think 

that we can expect objections and appeal proceedings. And for that you have to prepare, say, the 

draft of the zoning plan. Because such a procedure takes a long time depending on the number 

of reactions that are received. If you want to make a draft decision, you probably need a year.  

And if the objection and appeal procedures are also followed afterwards, well, that's another year 

and a half. So two and a half to three years. Yes, you have to take that into account for this 

location (Respondent 1A, 11-2021)”. 

 

In Waalwijk, there were also many problems related to objection procedures. Here the plan was 

even put forward under the Crisis and Recovery Act, which would mean that this plan would be 

given priority or at least have shortened procedures. Unfortunately, in reality little has come of 

this, according to the respondents, due to many applications submitted under this law, in 

combination with corona. The problem here with view procedures is that, due to a process that is 

currently being completed at the Council of State, the zoning plan has currently entered into force 

but has not yet been declared irrevocable. Many environmental permits and the execution of 

various works are being delayed because if the zoning plan does not go through with the Raad 

van State, the entire project area must be restored to its original state. This is then the reason 

why many works are delayed, as protection from making unnecessary expenditures.  

 

“Building work has already begun, but there is constantly in the background those considerations 

of what can and cannot be done. Digging a cunet costs relatively little money, but the moment 

you actually start to build a heat network. Yes, then the costs go up quickly (respondent 2A, 03-

2022)”.  

 

The same goes for the case in Rotterdam. Again, the delay is mainly due to objection procedures 

that have run up to and including the Raad van State which have taken quite some time. 

Furthermore, a large part of the delay is also due to a break in the cooperation of the municipality 

with a housing corporation which would be responsible for the implementation of this project. Due 

to a change in the housing law in 2015, this cooperation has come to a standstill. However, we 
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have not been able to get more information than this from either the project developer who joined 

the project later, or the municipality.  

 

Policies and regulations, beyond objection procedures, have caused delays in the cases I 

examined in other ways. In Waalwijk, for example, there were still problems with nitrogen. The 

policy on nitrogen was changed in the middle of this project so that the Raad van State had 

additional questions about nitrogen. All these delays with policy and regulations made it very 

difficult in this case for both the development consortium and the municipality to know where they 

stood with regard to investment decisions and communication to the future residents. In 

Harderwijk it was also the case that during the project new legislation was implemented in the 

context of gasless building which meant that large parts of the plan had to be revised. This in 

combination with long discussions between the municipality and the project developer who had 

to finance these changes. Furthermore, during the process a subsidy application was made in 

Waalwijk in the context of the housing impulse. In order to meet the requirements for obtaining a 

subsidy, a quantity of affordable housing had to be added to the plan, which also led to delays 

because the plan had to be revised. In Harderwijk an amendment was also introduced at the end 

of the process, as a result of which 100 social housing units had to be included. This subsequently 

led to another delay. 

 

“What we encountered was the fact that we had to build gasless, of course. And that did bring 

delays because you have to change everything. And also the developers then ask the question, 

but guys, that’s changing the rules halfway through the game. We don't want to finance that 

completely ourselves. So we had to discuss this at length. Yes, it always comes down to money 

as far as that's concerned (respondent 4A, 11-2021)”.  

6.2  Problems concerning landowners 

Land owners and developing parties can be a hindering factor in the development of housing 

projects. As Buitelaar and van Schie (2018), and Mcallister (2016)  tell us, there may be 

landowners who do not want to develop, there may be developing parties who want to develop 

but are not able to. And furthermore there may be made use of strategic land policy and land 

banking. Furthermore also from the perspective of individual land positions, waiting or slowing 

down development can be an efficient strategy. In our cases the problems with regard to 

landowners and developers are almost non-existent. Three of our cases involved active land 
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policies. Namely Geldrop-Mierlo, Harderwijk and Rotterdam. In the other two cases, Waalwijk and 

Alphen aan den Rijn, there was facilitating land policy. We will first look at whether there have 

been any problems related to landowners in the three cases where active land policies have been 

implemented. Then we will do the same for the other two cases where facilitative land policies 

were implemented.  

 

In the case of Geldrop-Mierlo, no problems have occurred at all with regard to landowners. The 

function before it became a housing project was that of 'education'. It is legally arranged that if 

the educational purpose is removed, the municipality automatically regains ownership of the land. 

So here there were absolutely no problems with landowners or fragmentation of ownership. So in 

Harderwijk, active land policy has also been used. Strategic acquisitions have been made in the 

past by various property developers. Furthermore, a number of project developers have gone 

bankrupt over time. As a result, the other developers who were still in the game have taken over 

the building rights from this bankrupt estate. In the run-up to the establishment of the zoning plan, 

the ownership of all land was transferred to the municipality. The municipality conducts the ground 

exploitation, after which project developers take care of the building exploitation. But as for 

problems with owners of land, here the respondents from the municipality and project 

development do not attribute any problems to this, nor for problems related to the fragmentation 

of ownership. In the Rotterdam case, there were also virtually no problems with landowners or 

fragmentation. Again because active land policy was applied here and the municipality is the 

owner of all land. Before it became a housing project, the location was public space, namely a 

parking lot and a lake with an extension to a park. In the past, agreements were made with a 

housing corporation, but this cooperation broke down due to a change in the housing law in 2015. 

Currently, another developer is responsible for the building operation. But problems related to 

landowners or fragmentation of ownership are not at issue here.  

 

With regard to the cases in Waalwijk and Alphen aan den Rijn, the cases where facilitative land 

policy was used, there is also not much going on, but slightly more than in the previous cases. In 

Waalwijk the municipality owned about 60% of all land before it became a housing project. The 

development consortium that was interviewed owned about 35% of the land and a number of 

private individuals still owned 5%. Neither the municipality nor the developer experienced any 

problems here with regard to landowners who did not want to cooperate. The only thing that 

played a role here is that in the past the project developer made a number of expensive 

acquisitions because a number of private individuals had gotten wind of the plans to build a 
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housing project here. Both the municipality and the developer wanted to avoid expropriation at all 

costs because of the long lead times and high costs involved. Therefore expensive acquisitions 

were made, given the development times. Furthermore, in Alphen aan den Rijn, the developer 

was the owner of the land for both projects. So with respect to fragmentation of ownership, there 

was no issue here. The planning went reasonably smoothly here. An anterior agreement was 

quickly concluded. However, the developer refused to start the project because he had a fairly 

strong negotiating position. With this position he is trying to achieve another access road through 

the costs of the municipality. For the time being, the developer refuses to apply for an 

environmental permit for this reason. In the anterior agreement it is said However, the municipality 

is reluctant to do this because of the risk of financial loss. 

6.3 Locational issues 

In the case in Geldrop-Mierlo, no location problems were observed. In Waalwijk some location 

problems occurred with a protected species that lived near the project area. Namely a badger. 

For this reason, under the supervision of an ecologist, measures were taken to provide a good 

alternative habitat for the badger. A blessing in disguise in this case is that the delay caused by 

this protected species coincided with the delay caused by the objection procedures at the Raad 

van State. Otherwise, this would also have resulted in an extra year of delay. In Alphen aan den 

Rijn, there was a major problem with access to and from the area. All traffic now has to cross a 

cramped monumental bridge, which is suspected of not being able to handle these traffic 

movements. This is currently the subject of discussions between the developer and the 

municipality because the developer is trying to use his strong negotiating position to force the 

municipality to do something about it. Furthermore, the development in this case is also partly 

related to a soil remediation that has taken place, and where there is currently still a strong 

groundwater contamination that is currently being monitored. In Harderwijk there has been a lot 

of flooding. The subsoil at the site was not good for residential construction. There were many 

problems with drainage so after heavy rainfall the basements of the houses were flooded. The 

location near the highway was a minor problem. Because of the noise barriers, it was not possible 

to build in the air. There was also a protected badger in the area. As far as Rotterdam is 

concerned, the only location problems that have occurred here are mainly constructional in 

nature. This is due to its location in the lake and further, the area is also very low relative to sea 

level.  
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6.4 Feasibility problems 

As concluded by the research conducted by Buitelaar and van Schie (2019), feasibility problems, 

especially those of a financial nature, can also be a reason for plan delay or cancellation. These 

problems may arise as a result of which the designated use and/ or the issued building permit 

cannot be realised. In our cases there have been some instances where feasibility problems have 

occurred. First of all the case in Geldrop-Mierlo. Feasibility problems have occurred because 

initially there was a certain amount of land left over on which homes could be built in order to 

cover the deficit of 1.9 million euros. In this case, this had a strong impact on the revenue side of 

the development because less and less could be earned back because fewer and fewer homes 

could be built, as the land to be issued became smaller and smaller due to the developments that 

took place. This development has also dropped out altogether. These feasibility problems have 

led to having to invent new ways to make the development profitable. However, we will not go 

into that here. We will look at this in section 6.5 because these changes are more of an investment 

strategy. Second of all, the case in Waalwijk. In this case, some feasibility issues did arise. We 

start on the cost side of the development. On the cost side, respondents tell us that there have 

been some expensive acquisitions in the past. The time frame is also mentioned as a major cost. 

The plan is already fairly delayed, and so the interest counter is constantly running up here. On 

the revenue side, it is again mentioned that this was not really at issue here due to the high sales 

prices of homes in the housing market today. Both respondents do not call the feasibility problems 

on both cost and revenue side a delaying factor in this project. Next is the case in Alphen aan den 

Rijn, According to the respondent, in this case there were no feasibility problems on the cost side 

of the development. The only thing mentioned here was that there were increased construction 

costs here, just like everywhere else in the Netherlands. No expensive land purchases had been 

made because the land was already owned by the developer. Furthermore, the land owned by 

the developer had changed destination. Namely from agricultural to land intended for housing. 

The developer put this increase in value almost entirely in his own pocket. So there is no question 

of feasibility problems on the cost side of the development. Just the opposite is going on here. As 

for feasibility problems on the revenue side, according to the respondent this is not the case either. 

The respondent mentions the fact that the sales prices of homes have increased so much that 

financial feasibility was not perceived as an obstacle in this case. In Harderwijk, the feasibility 

problems were somewhat more prominent. This phase of the development was the final piece of 

a very large development in this area. The respondent from the municipality tells us that the losses 

from the previous phases had accumulated in this plan which made it very difficult to get to a 
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neutral final position. The respondent from project development tells us that the land exploitation 

was about 10-12 million Euros in the minus. This was solved by a large subsidy from the 

government as part of the housing impulse, and some adjustments to the programming and the 

building, it ended up being fine. But the whole problem here for the municipality was that the plan 

was going to cost too much and yield too little. On the revenue side, there were fewer problems 

thanks again to the high sales prices of homes in today's market. The only problem here on the 

revenue side was that the municipality had already set the maximum selling price for a large 

portion of the homes (158,000 euros to 211,000 euros). As a result, the developer started to build 

smaller and smaller houses in order to make this profitable. But otherwise on the revenue side, 

few problems are expected due to the state of the housing market.  

 

“Well in today's market everything does get taken away. Doesn't really matter what you build. 

Everything is taken away. And we have to get rid of them (respondent 4B, 2021)”. 

 

And finally the case in Rotterdam, there were no feasibility issues here. On the cost side, 

increases in construction costs are mentioned. On the revenue side, the favourable state of the 

housing market is again mentioned here.   

6.5 Investment strategies 

As explained in previous sections, by investment strategies we refer to the presence of real 

options and market power. In section 6.5.1 we will first consider the presence of real options in 

cases. So as explained earlier real options will consist of the categories: timing options, exit 

options, scaling options and flexibility options. Under timing options we have one possibility 

namely the option to defer. Under exit options we have one possibility namely the option to drop 

out. Under scaling options we have two possibilities namely downsizing options (dilute the 

program or reduce the plan area) or expansion options (densify the program or increase the plan 

area). And finally, we have the option to switch under the flexibility option. This translates into 

changing the segmentation of the program or changing the segmentation of the public area 

(Blokland, 2009). In section 6.5.2 we will look at whether there was market power in the cases we 

dealt with. We defined market power as a situation in which landowners with significant land 

holdings can use them to raise prices above the equilibrium price without losing sales. Or where 

strong bargaining power can be used to enforce things with, for example, the municipality.  
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6.5.1. Real options 

In two of the five cases, it was clearly observed that the presence of real options led to a delayed 

development speed of the plan. Namely in Geldrop- Mierlo and in Harderwijk. In the other three 

cases this was not really the case so the other cases will not really be discussed here. First of all, 

Geldrop-Mierlo. In this case, there were very clear examples of real options. As explained earlier, 

the situation here was that a school was moving to a new location. The cost to be recovered was 

the remaining depreciation of the school of 1.9 million, and the ever-increasing cost of the school 

to be built. The municipal land company was given the task of recovering some of these costs by 

building houses on the land that would become available. However, the amount of land on which 

to build became smaller and smaller, which meant that fewer houses could be built, resulting in 

little income to cover the deficit. This situation caused the municipality to consider other options 

in order to generate more income from the new plans. First of all, the sports fields that were 

needed were looked at to see if they could be abandoned so that more space would be available 

for housing again. It would be looked at whether the students could play sports in a nearby park. 

This is a clear example of an expanding option under the scaling category. Furthermore, at one 

point we also looked at the neighbouring parcel where there were also developments going on, 

where there was open land. And whether that open terrain could be included in order to create 

more space for new housing, in consultation with the neighbours' property owners. This is also a 

clear expanding option under the scaling category. This is where the municipality and the owners 

of the neighbouring parcel did not come to an agreement. This is because the municipality wanted 

the open land and so in exchange the neighbours would have to build an apartment complex 

three stories high instead of two. This is a clear example of an option to switch under the flexibility 

options because the housing program was changed to make the plan feasible. Then there was a 

collaboration between the school and the neighbouring parcel, where part of the land was 

exchanged from the school and this was realised on the neighbouring parcel. In exchange, the 

residents of the neighbouring plot were allowed to move after some time which is another clear 

example of a scaling option, namely the option to expand. This eventually did not happen because 

the municipality found that the area was too intensively built up so this option was not the option 

to implement the plan. Then it was decided that the original west wing of the school would be 

demolished and the sports field would be built on the site of the west wing, which meant that 

instead of there being less space for housing, suddenly there was much more space available for 

housing. Again, this is a very clear example of a real option, namely a scaling option where the 

plan area is increased in order to generate more revenue. Initially, there was talk of up to eight 

ground-level homes. Now there is talk of an apartment complex with 40-50 apartments and 
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currently an urban planner is looking at whether this number can be increased to between 75 and 

90 apartments, which is another very clear example of a scaling option, namely the compacting 

of the plan area. So in this case there is clearly a delay and the presence of real options clearly 

influences this. Only in this case it is not so much that we are always looking at how we can make 

as much money as possible. But rather because a certain amount is needed to realise the project, 

and how can we bring in that amount to realise the development through an initial money 

shortage.  

 

The second case where the existence of real options was present was in Harderwijk. In this case, 

there have been a lot of real options. First of all, there was the requirement of the City Council to 

adjust the housing programming. Outside of the normal programming, the city council wanted to 

have x number of affordable housing units added. In order to achieve this, a new subdivision plan 

was drawn up where these affordable homes were incorporated. This is already a good example 

of a scaling option, namely densifying the plan area to allow more to fit in. This eventually 

happened. Then came another amendment from the municipality where there was a further 

requirement to fit 100 additional social housing units into the plan, again this is a clear real option 

under the scaling type because again the plan area had to be compacted. All these adjustments 

made it increasingly difficult to make the plan financially feasible. The first requirement of 

affordable housing has been to qualify for the housing impulse subsidy, to qualify for this subsidy 

you have to have a certain amount of affordable housing in your plan. So this change to the 

original plan has a clear financial motive. Furthermore, the architecture has also been downsized 

in order to have more money left over. This is also a clear example of a real option under the 

flexibility kind where the segmentation has been modified. In order to realise affordable housing, 

smaller and smaller buildings were built because the selling prices had already been set by the 

municipality, namely between 158,000 and 211,000 Euros. In order to make this profitable, it was 

decided to build apartments, which was not the original intention. This is also a clear example of 

applying a real option under the scaling type because the plan has been significantly densified 

without increasing the plan area. The respondent from the project development explains the 

cause of the delay to the municipality because adjustments were constantly made to the plan that 

actually made the plan unfeasible. Each time, programming was adjusted, or height was built into 

the plan in some places, or the plan was compacted in other ways to still make it feasible.  

 

“I do think it's largely up to the municipalities. Yes. And of course, if we had already said 'hey, 

here's eight million, good luck with that'. Then it would have been solved, but of course it doesn't 
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work that way. I think that the ad hoc character of the questions of the municipality contribute to 

a slow process (respondent 4B, 2021)”.  

6.5.2 Market power 

There is only one case where this has been brought up, and that is in Alphen aan den Rijn. Here, 

as explained in the previous chapter, a developer is in the process of realising two housing 

projects. It started with the project "De Pastorie", but after some time he started here with a second 

project, namely "Tussen de Kerken". For the project "De Pastorie'' a zoning plan was drawn up at 

the time and it was declared irrevocable. For the project "Tussen de Kerken'' there is currently no 

zoning plan change in progress because the municipality and the developer have not yet come 

to an agreement. Koudekerk aan de Rijn is a small village with 4105 inhabitants and few housing 

projects. This means that a developer who is going to build here has a large market share pretty 

quickly.  So the developer here initially got the green light for the first project. However, the 

developer quite quickly told the municipality that he is working on making an improvement in the 

quality of the habitat. It was stated that he is busy investing in the area and that he actually wants 

to realise the second project as well, asking whether there are any possibilities for realising this. 

The main problem was the accessibility of the area. Almost all the traffic has to cross a small 

monumental bridge (see picture). If both projects are realised the number of traffic movements 

will increase, and according to the municipality this bridge cannot handle these traffic movements. 

The first development concerns 24 apartments that will be built. It was agreed with the municipality 

that for this development use could still be made of the existing access across the bridge. This 

was also okay with the project developer at the time. However, the project developer has changed 

his mind about the access since the plans for the second development came to light. Since this 

second development came to light, the project developer feels that the current situation with 

regard to accessibility is no longer in order. For the second plan, there are already plans to build 

a new access road, and he now wants his first plan to also connect to the access of the second 

plan so that you have an access road a few hundred metres further down. This is still being 

discussed between the municipality and the project developer. The municipality is of the opinion 

that it is now taking a very long time, while the developer states that they are willing to move with 

the project to achieve a win-win situation. At the moment, however, this is not yet the case.  
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Chapter 7: Conclusion 

In this chapter, the first paragraph will establish the conclusion of this research by answering the 

central research question. The second section will consist of a discussion and reflection on the 

research conducted, followed by recommendations that may be of interest for follow-up research.  

7.1 Where does the delay come from? 

This research sought to answer the following central question through two sub-questions: 

 

“To what extent do public landowner investment strategies delay the development of projects.“ 

 

Through the theoretical framework, we answered the first sub-question, "What are the main 

causes of plan delays?" From this we learned that in the Dutch development process there are 

roughly three phases with three planning decision moments after which delays can occur. First, 

between informal approval via indicative "soft" plan documents and the legally binding zoning 

plan. Secondly, between the zoning plans and the granting of the building permit. And third, 

between the granting of the building permit and the completion of construction. There are four 

categories of causes that can lead to plan delay between these times, namely policy and 

regulations, feasibility issues, site issues, and landowner and developer issues. Furthermore, we 

also saw in chapter two that fragmentation of ownership can slow down area development.  

 

The theoretical framework also provided the answer to the second sub-question, "What options 

do land owners have in adjusting their investment strategies?"  We explained the options land 

owners have by means of the real option theory. Four options emerged that can be applied to 

area development. Namely the option to wait, the option to abandon, the option to scale and the 

option to switch. Having market power was also called an investment strategy, and from this we 

also saw in the theoretical framework that companies can influence sales prices without suffering 

a loss of sales. Furthermore, in chapter three, the investment strategy of the municipality was 

outlined. From this we have seen that the municipality not only sets the rules of the housing 

market, but is also an active player in the market for land, so you can say that the municipality as 

a player in the market will make the most financially beneficial decisions.   

 



66 
 

In chapter three, we answered the last sub-question. Namely "Which ownership structures appear 

in residential development plans?". From this it became clear that there are different forms of land 

policy, namely either fully active or fully facilitating with three public-private constructions in 

between and each with their own public and private law instruments. Whereby each form of land 

policy has its own ownership structures. In active land policy, the municipality usually owns all the 

land and the project developer is only responsible for the building operations. And in facilitative 

land policy where almost everything is done by the project developer, and where the municipality 

only has a small role in the land exploitation and management of the public area, and where 

usually most of the land is owned by the project developer.  

 

With the answers to the sub-questions, combined with the case study conducted, outlined in 

chapters five and six, it has become clear that delays in housing construction at locations where 

the municipality owns land is a complex story where delays can occur at many different times and 

in many different ways. In almost every category for delay, causes were mentioned by 

respondents in every case. Almost every case experienced delays due to policy and regulation, 

this was almost always due to objection procedures that were filed. In general, there are no 

problems with owners in the cases where purely active land policy has been followed. This is very 

logical because the municipality was the owner of all or most of the land in this form of land policy. 

In the cases where a facilitative land policy was pursued, there would have been a greater chance 

that there would be problems with landowners, but this was hardly ever the case in the cases 

studied. Delay was also often discussed in relation to location problems. For example, delays 

were observed in our cases due to a protected species, problems with soil remediation or at all 

poor soil conditions or accessibility problems in the nearby area. Feasibility problems have also 

been prominent in the studied cases, not so much on the revenue side as each respondent did 

not see this as a problem due to the state of the housing market with the ever increasing prices 

and high demand for housing. But on the cost side, there were clear problems in two of the five 

cases. Either the entire operation was deep in the negative, or the municipal land company is 

tasked from the start with recovering a certain amount of money to make the plan feasible. In 

these cases, it has clearly been the case that delays have occurred because in these cases, other 

real options and other additions to the plan have been sought all the time in order to make the 

plan financially feasible. The most common real options that municipalities have used to get out 

of it more financially were mainly densifying the plan area, or enlarging the plan area. The 

feasibility problems cannot be separated from the investment strategies. Because the financial 

feasibility problems lead to adjusted strategies to make the plan still feasible. Furthermore, in one 
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case it was clearly observed that there was a developer with great market power, who used his 

strong position to not build for now. This brings us to our main question, and the answer is that 

delays can certainly occur in locations where the municipality owns land due to investment 

strategies. The municipality tries to fulfil its role as market master as best it can by making 

everything go as smoothly and financially favourable as possible within the framework of the law. 

However, if the development turns out to be financially unfavourable, the municipality also 

chooses to take the delay for granted and to look at possibilities to make the plan financially 

feasible.  

7.2 Discussion and recommendations for further research 

In this last part of the dissertation we first will reflect and interpret the results, after this we will 

shed a light on the limitations of the research and give further recommendations for future 

research.  

7.2.1 reflection on research results 

It was very interesting to see how the real option theory was indeed applicable to real estate 

development in the Netherlands. As stated in the theoretical framework, real estate development 

is a practice which is characterised by uncertainty, and a practice where because of changing 

insights or changing circumstances there is a lot of uncertainty. Because of this uncertainty 

managers, policymakers and  public servants are needed to display a certain amount of flexibility 

to change their plans to fit the new situation so they can capitalise on more favourable 

opportunities and reduce losses. This was very evident in the cases where the financial aspect 

was a problem. To make the plan financially feasible several of the real options as outlined in the 

theoretical framework came to practice. In some cases there was a certain amount of money that 

needed to be earned back, or where the development had suffered major financial losses. To 

counteract this the several actors displayed this flexibility by making adjustments to the plan to 

generate more money. In our cases this was done mainly by either compacting or enlarging the 

plan area. In our research we did not find the same reasons as Titman (1985) did why real options 

were used, namely to leave a plot undeveloped and wait for better market circumstances so more 

income can be generated. But some of the options as summed up by Trigeorgis (1995) were 

used, exactly as stated in the theoretical framework. Of course real estate development is a 

practice with a lot of uncertainties partly because of the long time frame in which it takes place. 

But the use of real option theory within real estate development provides a good framework for 
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managers and policy makers to devise plans on what to do when a certain uncertainty takes 

place. Or as said before, the culmination of real option analysis should be to improve decision 

making and this research proves that it is certainly able to do just that.  

 

7.2.2 Limitations of the research and recommendations for further research 

A big problem of this research was the search to find suitable cases and respondents that were 

willing to conduct an interview. This took a fair amount of time and even after this the results were 

not what was hoped for. When there finally were sufficient cases, we realised that in the case of 

Geldrop-Mierlo, there was no project developer anymore because of the changed insights and 

the need for a new spatial procedure which would take up quite a lot of time. Furthermore in the 

case in Alphen aan den Rijn, the project developer was not willing to speak to us because of some 

ongoing issues he had with the municipality and where he did not want to share sensitive 

information for fear of problems with the municipality in the context of ongoing issues that had 

taken place. Furthermore in Rotterdam, the case had been going on for a long time. This meant 

that from the municipality there were already a handful of project leaders that had worked on the 

project and left already, meaning that not one person knew the full story. Furthermore the project 

developer we spoke to for the case in Rotterdam, had just won a new tender procedure and so 

were very new to the project, so they knew even less about the case. But this was to be expected 

of these situations where the initial phase of the planning procedure had taken place a long time 

in the past.  Another limitation is that a quantitative approach for this research question had suited 

the research better. This was initially the plan, but after a lot of hassle with the Kadaster 

organisation, who own a lot of data that can be used to answer our main research question, their 

conclusion was not to release the data. Since the research question was very interesting there 

was a choice to keep the research question and change the approach to a more qualitative way 

of doing research. A big issue with the qualitative way of doing research is that the data is very 

dependent on what the respondents tell you, this has a direct effect on the internal validity of the 

research. To counteract this the plan was to speak to two different parties per case, namely 

someone from the municipality and someone from the project development. But this was in two 

of the five cases not possible as explained above. It is possible that there is still a validity problem 

because it is obviously about sensitive information and because we are talking to two parties who 

may have conflicting views so we do not always have the complete information. Another question 

that arises with regard to external validity is to what extent can we generalise the findings to 

project development in the Netherlands in general. This is also difficult because the information 
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from the cases are very specific and unique with regard to specific locational characteristics. This 

is not abnormal with a case study. This research tried to keep the external validity at a high level 

by choosing a mix of cases that are all rather small in scale. In this way, we can say something 

useful about these smaller cases and how certain patterns or causes may have a role in the 

delays of these types of projects. This brings us to recommendations for further research and this 

brings us back to the qualitative aspect of the research. I think it would be very interesting if the 

same kind of research could be done but in a more quantitative aspect with a large dataset across 

the entire Netherlands. This would also have a positive effect on the external validity of the 

research and make the results more generalizable and would also have a positive effect on both 

the internal and external reliability. A final point is the scientific relevance of this research. In this 

research we have chosen to take a look at the specific context of Dutch planning practice with 

intensive cooperation between the municipality and developers. As said in the theoretical 

framework, most of the literature about the subject stems from a Anglo-Saxon context. The main 

difference between the Anglo-Saxon context and the Dutch context is of course the role of the 

municipality in planning. In the Netherlands the municipality is both market master and market 

player. In contrast to Great-Britain where the municipality traditionally only is a market master. 

This difference in planning practices is important and changes the playing field entirely. With 

regard to the implementation gap that Ball (1998) speaks off , the institutional context shapes the 

way actors are related and how they operate, which in turn influences the way the development 

process is structured, which is quite evident after we have conducted the case study.  
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9. Appendices 

9.1 Overview of respondents and interviews 

 

Code respondent Authority  Date Duration 

Geldrop-Mierlo 

1A  

Municipality  26-11-2021 31:27 min 

Waalwijk 

2A+2B  

Municipality + 

Developer 

22-03-2022 47:09 min 

Alphen aan den Rijn 

3A  

Municipality  04-03-2022 40:05 min 

Harderwijk 

4A 

4B 

Municipality 

Developer 

29-11-2021 

08-12-2021 

33:05 min 

1:02:16 min 

Rotterdam 

5A 

5B 

Municipality 

Developer 

09-12-2021 

09-03-2022 

28:27 min 

24:18 min 
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9.2 Interview guide 

 

Onderwerp Vraag 

Inleiding - Voorstellen opnemen van gesprek, anonimiseren, 

onderzoek inleiden en uitleggen.  

- Vragen naar functie en rol van respondent.  

- Doorspreken verloop van interview.  

Context, betrokken 

actoren en gebruikte 

middelen 

- Wat voor functie had het terrein voor het een 

woningbouwproject werd? 

- Grond in eigendom van ontwikkelaar/gemeente en vanaf 

wanneer? 

- Hoe is de planvorming naar aanloop van het vaststellen van 

het bestemmingsplan gelopen 

- Zijn er locatiespecifieke kenmerken die bijzonder zijn voor 

dit project?  

- Wie waren de belangrijke actoren en stakeholders in dit 

project? Op welke manier is er samengewerkt tussen de 

verschillende actoren en stakeholders? 

- Op welke wijze zijn middelen aangewend? (Denk hierbij aan 

kostenverhaal,  financiers die eisen stellen, gronden die 

onteigend moeten worden etc) 

- Kunt u een omschrijving geven van de activiteiten die 

uitgevoerd zijn in de realisatiefase?  

- Zijn er momenten geweest gedurende deze 

activiteiten waarop de voortgang werd versneld of 

vertraagd.  

Beleid en regelgeving - In hoeverre hebben beleid en regelgeving invloed gehad op 

de ontwikkelsnelheid van het plan? 
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Haalbaarheidsproblemen - In hoeverre zijn er haalbaarheidsproblemen opgetreden aan 

de kostenkant van de ontwikkeling  

- Hoe heeft dit invloed gehad op de ontwikkelsnelheid 

van het plan? 

- In hoeverre zijn er haalbaarheidsproblemen opgetreden aan 

de opbrengstenkant van de ontwikkeling  

- Hoe heeft dit invloed gehad op de ontwikkelsnelheid 

van het plan? 

Locatie problemen - Hebben er locatiegebonden problemen opgetreden 

gedurende dit project?  

- Werd het project tegengewerkt door omwonenden? 

Eigenaren en 

ontwikkelaars 

- Hoe waren de eigendomsverhoudingen voordat het 

bestemmingsplan er kwam? 

- Grote mate van fragmentatie van eigendom? 

- Zijn er afspraken gemaakt tussen de ontwikkelaar(s) en de 

gemeente naar aanloop van het het onherroepelijk worden 

van het bestemmingsplan? 

- Zijn er acquisitie problemen geweest mbt de grond die nodig 

was voor het project? 

- Hoe waren de eigendomsverhoudingen in het projectgebied 

nadat het bestemmingsplan onherroepelijk werd? 

Investering strategien + 

marktmacht 

 

- Is het plan vertraagd tot gang gekomen of uitgesteld om 

financiële redenen?  

- Is er gekozen om af te zien van delen van het project?  

- Zo ja door wie en waarom?  

- Zijn er nog aanpassingen geweest mbt tot de 

programmering (vergroten, verkleinen, verdichten, 

verdunnen, wijzigen segmentatie openbaar/programma) 

om het kostenverhaal rond te krijgen? 

- Zo ja door wie en waarom?  

- Zijn er concurrerende nieuwbouwprojecten in de stad of 
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regio?  

- Spelen die concurrerende projecten een rol in het vertragen 

van het project? 

Verhouding gemeente-

ontwikkelaar 

- Hoe wordt het contact met de gemeente/ontwikkelaar 

ervaren? 

- Liggen de gemeente en de ontwikkelaar wat betreft het 

tempo van de ontwikkeling op 1 lijn? 

Toekomst ontwikkeling - Hoe ziet de toekomstige ontwikkeling eruit? 

- Wat is de visie van de overige betrokken partijen op de 

toekomstige ontwikkeling? 

Afsluiting - Laatste opmerkingen 

- Bedanken voor interview, transcript kan worden 

toegestuurd, eveneens de scriptie 

 

 


