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Abstract

Based on the projections of population growth in 2022, it is expected that the Dutch population will
reach a total of 18.4 million individuals by 2030. In order to accommodate this growth, it is necessary
to transform existing undeveloped urban areas, which often entail high costs and physical interventions.
These interventions include among other things the provision of public goods and infrastructure that are
essential for supporting urban development. Following the economic crisis in 2008, the responsibility
for providing such services has shifted from the public sector to the private sector. Even in society there
IS an increasing expectation that private entities should take responsibility for addressing issues within
the public domain. However, there is a lack of understanding regarding to the extent to which private
developers are willing to contribute financially to public goods and infrastructural provisions in urban
development projects in the Netherlands, in case of passive land policy. Therefore, this research aims to
explore the conditions under which private developers are willing to contribute financially to public
goods and infrastructure in urban development projects in the Netherlands via development agreements.
To achieve this objective, the research employs a literature review, interviews and in-depth desk research
on the ‘Dutch policy Context’. Through the analysis of the collected data, the research generates valid
and reliable conclusions regarding to the extent to which private developers are willing to contribute
financially to public goods and infrastructure in urban development projects, as well as the factors that
drive their willingness to do so.

Key words: developer obligations, land value capture, public goods and infrastructure, willingness to
pay.
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Summary

The population growth in the Netherlands is expected to grow to 18.4 million people by 2030. To
accommodate this growth, existing (undeveloped) areas must transform in the coming years. Especially
in cities where people live smaller and without (much) outdoor space, comfortable public space proved
to be a necessary commodity. High-costs and physical interventions are required, which include among
other things the provision of public goods and infrastructure. Traditionally in the Netherlands, the public
sector is responsible for the provision of all public goods and infrastructure that are necessary to support
sustainable urban development. However, related to a general trend, municipalities are not anymore
expected and/or able to be the only one responsible for financing these public provisions. Land value
capture instruments, and among them negotiable developer obligations, gained more attention as these
capture part of the increment value of land to finance the provisioning of public goods and infrastructure.
Negotiable developer obligations can be negotiated between a private developer and municipality and
included in a development agreement, in case of passive land policy. However, negotiable developer
obligations often capture only a small part of the public costs as it is partly dependent on the willingness
of private developers to contribute to these costs. Municipalities lack insights in why private developers
make certain choices on negotiable developer obligations and would benefit when they have these
insights. Therefore, this research tried to answer the following research question:

‘Under what conditions are private developers in the Netherlands willing to contribute financially to
public goods and infrastructure in urban development projects via development agreements?’

In order to answer this research question, a theoretical framework was created based on a literature
review. To test whether the theoretical framework was true or not, interviews were held with 10 private
developers and an in-depth desk research was carried out on policy documents. So, this research was
based on a deductive approach to theory development and used a qualitative research method. The
research led to the following results:

Firstly, the research revealed that three important variables can be identified as conditions for private
developers when considering about financial contributions on public goods and infrastructure. The three
conditions revealed by the research are: (1) a favorable investment environment, (2) economic viability
of the development and (3) the provision to contribute to must meet the private developers principles.
The principles of a developer are formed by three components. First, the provision they are considering
to contribute to, must benefit their development. Secondly, there must be a causal relationship between
their development and the provision. Lastly, if surrounding areas also benefit from the provision, costs
must be equally distributed. However, most private developers already want to develop areas with good
public space, as they consider it important for future residents to end up in a comfortable living
environment. Thus, it is not essential for all the conditions to be entirely fulfilled, but the better these
conditions are fulfilled, the more private developers are willing to contribute to public goods and
infrastructural provisions.

Besides the fact that these conditions enhance the willingness of private developers, they often encounter
restrictions that limits their ability to contribute. Private developers frequently face numerous ‘extra’
ambitions on top and beyond the legal framework imposed by the municipality. This leads to a reduction
of their financial capacity to make additional contributions to public space and infrastructure. Besides,
private developers are confronted with unpredictable municipalities as they can change, the (non-legally
binding) agreements made with a developer too easily, based on new policies. As area developments
already face multiple unpredictable factors (e.g. economy, market conditions), predictability and mutual
trust among municipalities and private developers are of great importance in their willingness to
contribute. Lastly, municipalities often prescribe certain costs to the development, which do not align
with the criteria of benefit, causality and proportionality. This contradicts the principles of private
developers and restricts them from contributing financially towards these costs. So, to increase a higher
willingness of private developers to contribute, these key restrictions must be removed.
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Dutch Terminology

Anterieure overeenkomst:

Besluit Ruimtelijke Ordening:

Bestemmingsplan:
Exploitatiebijdrage:
Exploitatieplan:
Omgevingsvergunning:
Ontheffing:

Wet Ruimtelijke Ordening:

Development agreement
Physical Planning Decree
Zoning plan

Developer obligations
Developer obligations plan
Environmental permit
Exemption

Spatial Planning Act



1. Introduction

Public goods and infrastructure are an important part of cities and urban transformation projects. During
the COVID-19 crisis, imposed restrictions made citizens aware of the need for good and sufficient public
goods, space and infrastructure to their homes. In cities where people live smaller and without (much)
outdoor space, comfortable public space proved to be a necessary commodity. Especially now when the
world’s population is more than three times larger than it was in the mid-twentieth century. The global
human population reached 0.8 billion in mid-November 2022 from an estimated 2.5 billion people in
1950, adding 1 billion people since 2010 and 2 billion since 1998 (United nations, n.d.). This dramatic
growth has been largely driven by increasing numbers of people surviving reproductive age, the gradual
increase in human lifespan, increasing urbanisation, and accelerating migration. This global trend can
also be observed in the Netherlands. According to the population projections of the CBS in 2022, the
population is expected to grow to 18.4 million people by 2030 (CBS, 2022). This population growth
increases pressure on the already existing Dutch housing crisis. The Dutch housing crisis is largely
caused by the structural lag of new housing construction compared to the expected demand, leading to
an increasing shortage. The construction task for the period 2019-2030 is estimated to be over 95
thousand houses annually. This would both accommodate the expected population growth and solve a
part of the current housing shortage (van der Krabben, 2021).

To accommodate this growth, existing areas must transform where high-costs and physical interventions
are required, which include among other things public urban infrastructure, road infrastructure, parks,
health and educational facilities, affordable and social housing, etc (Mufioz Gielen & van der Krabben,
2019). In many countries, the discussion about the legitimacy and practicability of public value capture
in urban development is related to a general trend of decreasing public responsibility in the financing of
these public goods (in urban development realm, public value capture regards the financing of public
goods). The public sector (especially municipalities) is not anymore expected and/or able to be the only
one responsible for paying for them and public bodies do increasingly pursue innovative funding
sources, often based on private financing (Lenferink & Mufioz Gielen, 2018).

In 2008, the Dutch government introduced a new Spatial Planning act to improve public value capture
in the increased practice of private land development (Mufioz Gielen et al., 2017). Since then, for the
first time, municipalities were entitled to prescribe a minimum package of non-negotiable developer
obligations that force private developers to contribute financially to public goods and infrastructure.
Beside this relatively new Spatial Planning Act, municipalities had already the ability to use many
different sorts of value capture tools to finance part of the public goods and infrastructure, for example:
tax upon transfer title, betterment tax, operational contributions. In exchange for contributing financially
to public goods and infrastructure, private developers receive a building permission and benefit from
the value increase of their land. However, the current system is designed to make it mandatory for private
developers to cover part of the public costs (prescribed in the new Spatial Planning act), but it does not
include all other costs of public goods and infrastructure. The remaining costs can be negotiated via a
development agreement and is partly dependent on the willingness of a private developer to contribute
to these remaining costs.

The willingness to pay, sometimes abbreviated as WTP, is the maximum price someone is willing to
pay for a product or a service (Stobierski, 2020). From an economic rational perspective it is conceivable
that private developers would invest in public goods, because they receive a building permission and
expect that (future) property values will increase. But on the other hand, developers may be willing to
invest in public goods, because they feel responsible to develop an area with a comfortable
living/working environment in which public goods and infrastructure play an essential role. In addition,
by directly shifting the primary responsibility of providing such services to the private sector, what we
call “privatisation”, society also expects private parties to take responsible for problems in the public
domain (Carroll, 2016). In a study on public-private partnerships for urban infrastructural developments,
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Koppenjan and Enserink (2009) established variables that influence a private developers willingness to
pay. Zhang et al., (2005) established factors of success in public private-partnerships. But the question
that remains in here is, under what conditions are private developers actually willing to contribute
financially to these public goods and infrastructural provisions?

1.2 Research problem

As explained before, the need for sufficient public goods and infrastructure will become more important
in the coming decades. Traditionally in the Netherlands, the public sector is responsible for the provision
of all public goods that are necessary to support sustainable urban development, including public urban
infrastructure (Mufioz Gielen & van der Krabben, 2019). Public authorities increasingly rely on private
financing of this infrastructure. As a consequence, land value capture instruments, and among them
developer obligations, are gaining more attention in urban development projects. Land value capture
(LVC) refers to the capture of the increment value of land, created by efforts of public bodies. It refers
not to the capture of value created by efforts of the landowner himself, because there is no discussion
that this value belongs to him (Mufioz Gielen & van der Krabben, 2019). Land value capture is based
on the rationale that landowners who profit from public bodies — making decisions on land-use
regulations that increase the economic value of their land and buildings — should contribute to public
costs. Two studies on the influence of infrastructure and parks on property values, show that sufficient
infrastructure and parks nearby have a positive effect on the property value (Crompton, 2001) (Ajibola
et al., 2013). Land value capture thus provide an opportunity for municipalities to capture part of the
value increase to finance public goods and infrastructure.

One specific type of land value capture tool is the developer obligation (DO’s). DO’s can be either
negotiable (NDO’s) or non-negotiable (N-NDO’s). DO’s refer to the financial contributions that
developers are required to make towards the provision of infrastructure and public services, such as
parks and roads, in exchange for public bodies decisions on land-use regulations that increase the
economic value of their land and building (Mufioz Gielen & van der Krabben, 2019). So, based on the
rationale that private developers should contribute to public goods and infrastructure in exchange for
public bodies decisions on land-use regulations that increase the economic value of their land and
buildings, the use of DO’s for financing public goods and infrastructural provisions seems appropriate.
However, research suggest that when it comes to a negotiation between a private developer and a
municipality about the content of a development agreement, NDO’s only capture a small part of the
costs, but play a crucial role in closing the budget (Mufioz Gielen & Lenferink, 2018). As a result of
this, municipalities have cancelled between 20% (e.g. municipality of Dordrecht) and 40% (e.g.
municipality of Tilburg) of their infrastructure projects (Mufioz Gielen & Lenferink, 2018). This is
because, municipalities lack insights in why private developers make certain choices on NDO’s, but
they would benefit when they have these insights. So, in order to have a better understanding why private
developers make certain choices on NDQ’s, it is necessary to gain knowledge on the concept of the
‘willingness to pay’ of private developers to public goods and infrastructure via development
agreements. On the concept of ‘willingness to pay’ in the context of urban area development, some
research has already been done (Koppenjan & Enserink, 2009; Laarakkers, 2022), but has to be extended
in order to understand the conditions under which private developers are willing to contribute financially
to public goods and infrastructure via development agreements.
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1.3 Research objective and research questions

The main objective of this research is to gain understanding in the conditions under which private
developers are willing to contribute financially to public goods and infrastructure in urban development
projects via development agreements. Therefore, it aims at contributing to the scientific literature and
existing knowledge of how land value capture can be used effectively as a financing tool for public
goods and infrastructure. In relation to this, the research question for this study is:

‘Under what conditions are private developers in the Netherlands willing to contribute financially to
public goods and infrastructure in urban development projects via development agreements?”’

In order to answer the research question, the following sub-questions will be answered:

1. “What are the most important factors that influence a private developer to contribute financially to
public goods and infrastructure in urban development projects?’

2. ‘“To what extent do municipalities have influence on the willingness to contribute financially to public
goods and infrastructure of private developers in urban development projects?’

3. ‘What are the main restrictions for private developers to contribute financially to public goods and
infrastructure in urban development projects?’

1.4 Relevance of the study

This research aims to contribute to the existing knowledge and scientific literature around land value
capture for public goods and infrastructure. In the following two sections it will be clear that is research
is both societally and scientifically relevant.

1.4.1 Societal relevance

Public space performs its function almost as a matter of course. Even if that space is not equally
accessible to everyone at all times, we do occupy it to get around and relax. People use streets to get
around, parks to recreate or unwind, playgrounds for children to have a fun afternoon, green spaces to
relax, etc. Especially in cities where people live smaller and without (much) outdoor space, comfortable
public facilities and infrastructure proved to be a necessary commodity. The Dutch government has the
task to build 95 thousand additional homes annually until 2030, as the population forecast shows a
substantial increase in the population growth (CBS, 2022). The Netherlands will become busier in the
coming years and people need to be able to move around in a well-developed public space with public
goods and infrastructure available. Because of this housing challenge, many development agreements
will be concluded between municipalities and private developers to (re)develop certain urban areas in
the coming years. The negotiations between municipalities and private developers on the content of the
development agreement, gives municipalities the opportunity to make use of developer obligations
(DO’s) as a way of financing the necessary public goods and infrastructure. However, no less than three
quarters of the municipalities counts on public deficits in urban (re)development projects and
developments in inner-city expansion locations. On average, there is a public deficit of €14.900 per
dwelling, which is calculated in a study by Rebel (2021) on behalf of the urban transformation
programme. These public deficits are partly caused by investments of municipalities from which no
profit can be generated, including public goods and infrastructure, and have a delaying effect on the
housing task at all. By the end of 2022, the Dutch government has made 300 million available in the
form of a housing subsidy, namely ‘housing impulse’ (de woningbouwimpuls). Municipalities can apply
for this subsidy to speed up construction, increase the number of homes in a project or increase the
affordability of those homes (Ministerie van BZK, 2022). In broad terms, it can be observed that the
Dutch citizens pay taxes, part of which is distributed as a housing subsidy to municipalities to finance a
part of public goods and infrastructure, which in the end have a positive effect on the land and property
values, from which private developers ultimately benefit. This actually contradicts to the direct rationale
that the land value increase belongs to the community (Mufioz Gielen & van der Krabben, 2019). By
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acquiring more insights into the willingness of private developers to contribute financially to public
goods and infrastructure, municipalities can adjust their negotiation strategies, based on private
developers ‘behaviour’, in order to capture more part of the land value increase. As a result of that,
municipalities create more financial capacity to finance public goods and infrastructure that supports
sustainable urban development.

1.4.2 Scientific relevance

After the national crisis in 2008, the degree of financial risk and substantial land holdings led by
municipalities has been widely reported and criticised. Since then, the discussions ensued about
alternative models and considerations of instruments that do not rely on growth nor are driven by public
sector (van der Krabben et al., 2015). Because of the criticism and the discussions a lot of research has
been done on identifying planning and financial instruments from other countries as possible tools in
the Netherlands to stimulate investments and broader participation from market players in planning and
development processes (Heurkens, 2012; van der Krabben & Needham, 2008; Mufioz Gielen & van der
Krabben, 2019). One of these instruments is the conept of ‘developer obligations’ (DO’s). DO’s are
contributions of private developers and landowners to public goods and infrastructure made in exchange
for decisions on land-use regulations, that increase the economic value of their land and buildings, made
by municipalities. The share of DO’s is often the result of negotiations between private developers and
municipalities within a development agreement. The concept of DO’s has been studied as one of the
alternative compensating financial tools to finance public infrastructure after the economic crisis in 2008
(Lenferink & Mufioz Gielen, 2018). Different research methods have been used — e.g., surveys,
interviews and case studies — to come up with decent conclusions, but have been conducted in a research
focussing on a governmental perspective, by doing these interviews and surveys with public bodies and
using policy documents. In most studies, research has been done from the perspective of the government,
rather than from a private developers perspective. But as Mufioz Gielen and van der Krabben (2019)
mention, public bodies increasingly rely on private financing for public urban infrastructure, since they
address the financial feasibility of an urban (re)development. By doing this research the concept of DO’s
will be further developed and enhanced by incorporating the private sectors perspective on the concept
of DO’s and especially their willingness to contribute to DO’s.

Besides, the willingness to pay (WTP) is a concept used to determine how much an individual is willing
to spend on a particular good or service. It is a critical component of market research, pricing strategies
and decision-making processes for businesses and policymakers and has been widely researched in
various fields, including economics, marketing and psychology (Brandt & Hanemann, 1991; van
Ommeren & van der Vlist, 2016). These studies gain knowledge to understand how individuals make
purchasing decisions and how businesses can optimize their pricing strategies. Therefore, they provide
valuable insights into consumer behavior and can help businesses and policymakers to make more
informed decisions. As described before, the share of developer obligations is often the result of
negotiations between private developers and municipalities. At the moment, some research has been
done on the concept of ‘willingness to pay’ of both companies and developer obligations to public goods
and infrastructure (Koppenjan & Enserink, 2009; Laarakkers, 2022; Zhang, 2005), but this is still at a
minimal level and not clear. Referring to Brandt et al., (2007), municipalities could optimize their
negotiation strategies if they understand how private developers make purchasing decisions on
developer obligations. By conducting research on the concept of ‘willingness to pay’ from a private
developers perspective, factors that drive their ‘willingness to pay’ will be investigated. Therefore, this
research will contribute to the already existing literature on the behavior of private developers
(Koppenjan & Enserink, 2009; Laarakkers, 2022; Zhang, 2005) and expand the concept of ‘willingness
to pay’ by looking at this concept on a company level. So, by expanding the concept of ‘willingness to
pay’ on a company level and incorporating the private developers perspective to the concept of DO’s —
and especially their ‘willingness to contribute to DO’s’ —, this research contributes to the existing
academic body of knowledge about the concept of ‘willingness to pay’ and the concept of ‘developer
obligations’.
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2. Literature review and theoretical framework

This chapter provides an overview of several concepts and theories that are relevant to the research
question. Firstly, in section 2.1, the concept of ‘land value capture’ is described in order to understand
the concept of developer obligations as a land value capture tool. In section 2.2, the concept of developer
obligations will be discussed in the ‘Dutch policy context’. In section 2.3, the theory of ‘willingness to
pay’ is described in order to relate it to the concept of developer obligations. It is explained in section
2.4 how the response variable and explanatory variables are measured. The last section 2.4, provides a
theoretical framework and operationalisation table, based on the concepts and theories described in the
first four sections.

2.1 Land value capture

Land value capture, which is a loosely defined concept, stands for a variety of policies and strategies
aiming at recapturing part of, or all, surplus (increment value) in land value that can be attributed to
governmental action in land-use policy, which is increasingly used by governments around the world
(Canelas & Noring, 2022). It is widely agreed that land value capture refers not to the capture of value
created by the efforts of the landowner himself, because there is no discussion that this value belongs to
him. Land value capture refers thus to the capture of land value, increased by efforts of public bodies
(Mufoz Gielen & van der Krabben, 2019). It is based on the rationale that landowners who profit from
public investments (e.g. in public goods and infrastructure) should contribute to the public costs.

To capture part of, or all increment value of land and property, public authorities (e.g. municipalities)
can use direct or indirect public value capture instruments. Direct instruments seek to capture all or some
increment value, based on the rationale that the increment value belongs to the community and not to
the landowner, because it has not been caused by him. They are considered wealth redistribution
instruments, and thus often seen as a tax (e.g., ‘capital gain tax’ or ‘tax upon transfer of title’), that needs
an explicit and detailed legislative base at regional or national level (Mufioz Gielen & van der Krabben,
2019). Indirect instruments are more pragmatic and seek to capture the increment value under different
motivating rationales other than the rationale that the value increase belongs to the community. The
most common rationale is that landowners and developers should internalise the costs of mitigating the
impacts of their building plans, e.g., to pay for the maintenance of existing public infrastructure, or to
pay the new public infrastructure (Mufioz Gielen & van der Krabben, 2019). An example of an LVC-
tool that is based on the indirect rationale is ‘exploitatiebijdrage’. A second indirect land value capture
tool consists of contributions in money, land or construction services to be paid by property owners or
developers in exchange for land-use regulation decisions of any kind (Lenferink & Mufioz Gielen,
2018). Public authorities require these contributions when owners and developers want to modify the
use and/or building possibilities of their land and buildings. Alterman (2012) names these contributions
‘developer obligations’ (Do’s). Most of these DO’s belong to the category of indirect instruments, but
some, to the direct category (Alterman, 2011).

2.2 Developer obligations in the Dutch policy context

As just mentioned before, developer obligations (DO’s) are contributions in money, land or construction
services to be paid by property owners (e.g. private developers) in exchange for land-use decisions by
local authorities that intend to increase the value of the land. There are two sorts of developer
obligations: negotiable developer obligations (NDO’s) and non-negotiable developer obligations (N-
NDQ’s). N-NDO’s have a statutory character, which means that they are prescribed in national/regional
legislation, and/or in legally binding policy and can be prescribed without negotiations (Lenferink &
Mufioz Gielen, 2018). N-NDO’s are thus contributions in money, land, or construction that a
municipality can charge legally on private developers through the development contributions plan. In
case land-use regulation decisions rezone land (e.g. from agricultural land to any urban use) and/or
increase the building possibilities (e.g. from single family dwellings to apartments), and provided that
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there are costs to be made for public infrastructure which had not yet been secured (Mufioz Gielen &
van der Krabben, 2019), the municipality must approve a development contributions plan together with
the land-use regulation decision. In the Netherlands, this is laid down in the articles 6.12 and 6.13 of the
Spatial Planning Act (Dutch Wet ruimtelijke ordening) and in the articles 6.2.3 to 6.2.5 of the Physical
Planning Decree since 2008, that regulate in detail the costs that can be included in a development
contributions plan and charged to the landowners. These are mostly local, site-specific, on-site public
infrastructural provisions.

Besides, municipalities have the legal possibility of negotiating developer obligations (NDO’s) in a
development agreement. Municipalities and private developers can agree on who is going to pay for
public goods and infrastructure. These typically include often the provision of community benefits such
as parks, playgrounds, affordable housing, etc.. This development agreement is complete voluntarily
negotiated and signed before the approval of the new zoning plan. When the development agreement
indeed secures all costs that need to be made for public goods and infrastructure, it is not necessary
anymore to prescribe N-NDQO’s in a development contributions plan (Mufioz Gielen & van der Krabben,
2019). Thus, NDO’s contain N-NDO’s and can contain some more developer obligations on public
goods and infrastructure. In time many countries, included the Netherlands, expanded this link to include
infrastructure located outside the development area and ‘soft’ or ‘social’ infrastructure (e.g. schools,
green spaces, parks, affordable housing) (Hendricks et al., 2021). The possibilities to charge public
goods and infrastructure though NDQO’s are larger than through the N-NDO’s, because the legislative
framework of private law leaves much room for private developers and municipalities to negotiate. As
a consequence of this, Dutch municipalities introduced policy that ‘properly’ underpins the contributions
as they are allowed to negotiate with private developers. These contributions for public goods and
infrastructure are far more wider than allowed in a development contributions plan (Mufioz Gielen &
van der Krabben, 2019). This is one of the reasons that explains why municipalities do not prefer the
approval of a development contributions plan, but prefer the development agreement.

2.3 Willingness to pay

A huge number of studies have been considered in the context of ‘willingness to pay’ for different
product or service types. However, little empirical evidence has shed on the willingness to pay for public
goods and infrastructure. The willingness to pay, according to Biswas et al., (2016), is: “the willingness
to pay encompasses individuals maximum willingness to pay for availing a particular service or for
consumption of a particular product”. This individuals maximum can vary from a particular person to a
company and is influenced by a variety of factors, such as income and personal preferences.
Understanding the ‘willingness to pay’ can help businesses and policymakers to make informed
decisions about pricing and resource allocation (Hanemann, 1991). However, municipalities still make
decisions without a profound understanding of the private developers willingness to pay for public goods
and infrastructure. In a study on public-private partnerships for sustainable urban development
(Koppenjan & Enserink, 2009), three explanatory variables for the ‘willingness to pay’ for a sustainable
urban environment are identified, namely: (1) prospects for return, (2) risk management, (3) political
certainty. First, projects that will be developed need to create a positive cashflow. When projects create
a positive cashflow private developers are willing to invest. So, if projects are unfeasible, private
developers still may be willing to invest if it is combined with other profitable activities, which is called:
creating prospects for return on investments. Secondly, it is important for municipalities to have a clear
view of the conditions that determine private developers investment decisions and therefore go to great
lengths to persuade private developers to invest. For example, practices to get private developers to
invest include providing subsidies, giving financial guarantees with regard to operation and currency
risk. This is what they named as managing risk perceptions of private developers. The last variable that
influence the willingness to pay is reducing political uncertainty. Investments in urban infrastructure
and public goods can only be recovered on a long-term basis and therefore private developers (investors)
are very sensitive to political change that increases their risks and decreases their willingness to invest.
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Besides this study of Koppenjan and Enserink (2009), Laarakkers (2022) conducted research under what
conditions private developers are willing to contribute financially to climate adaptive measures in
private land developments within the Netherlands through private law agreements. In her research, the
factors that Koppenjan and Enserink (2009) have been used to explain the conditions that drive a private
developers willingness to contribute to climate adaptive measures. As a result of the research, another
factor has been added to the theory of Koppenjan and Enserink (2009), which is ‘chain integration’.
According to Laarakkers (2022): “with chain integration is meant that all actors of the chain work
together towards a climate adaptive future. This includes investors, developers, governments and
consumers. To solve the issue of fragmented factors, concepts to promote integration and repetition
within the chain can be applied such as partnering arrangements”.

Besides, in a study of Zhang (2005) on critical success factors for public-private partnerships in
infrastructure development, four factors that influence the success of public-private partnerships in
infrastructure development have been established which are: (1) favorable investment environment, (2)
economic viability, (3) appropriate risk allocation, (4) sound financial package. According to Zhang
(2005), the willingness of private sectors developers to develop public infrastructure projects depends
greatly on the environment where these projects operate. For example, private developers are hesitant
to pursue projects in an environment where local authorities viewed as having poor credit quality and
contracts are not easily enforceable (Zhang, 2005). To make private developers to invest there should
be a favourable political, legal, economic, and consumers environment. As second factor, Zhang (2005)
established the economic viability of the infrastructure project, which is critical to the success of any
kind of project. In a public-private partnership there are several factors that influence the economic
viability (e.g., long term cash flow that is attractive to the lender, long-term availability of suppliers
needed for the normal operation of the projects). The third factor is appropriate risk allocation via
reliable contractual agreements, which includes that the identification of risks and gaining a certain risk
and integration of actors, are an important issue for private sector to invest. Various risks can be
effectively managed by allocating them to parties that best able to control them through appropriate
contractual arrangements, i.e., a concession agreement, operation agreement, to reduce the risks for
private investors. The fourth and last factor is sound financial package. A sound financial package makes
external financing for a development more attractive. This could include for example fixed and low
interest rates and low financial charges (Zhang, 2005).

By comparing those theories, the factors of Koppenjan and Enserink (2009), and Laarakkers (2022), are
strongly related to the factors of Zhang (2005), namely:

- The first factor of Koppenjan and Enserink (2009), the ‘prospects of return’ is related to the
economic viability of Zhang (2005). Both factors are aimed at creating a positive cashflow to
receive a positive return on the investment;

- The second factor of Koppenjan and Enserink (2009) ‘risk management’ is related to the factor
‘appropriate risk allocation’ of Zhang (2005), because they both intend to reduce risks for
investments;

- The third factor of Koppenjan and Enserink (2009) ‘political certainty’ is related to ‘favorable
investment environment’ of Zhang (2005), because Zhang (2005) mentioned in his research that
a favorable investment environment is created when there is a stable political system and
government support, thus related to ‘political certainty’;

- The fourth variable ‘Chain integration’ of Laarakkers (2022) is related to the theory of Zhang
(2005), because in his research ‘supportive and understanding community’, ‘concession
agreement’, ‘Supply agreement’ are one of the success (sub)factors and attend to include actors
involved in the process, which Laarakkers (2022) names ‘chain integration’.

In order to conduct research on the ‘willingness to pay’ the theory of Koppenjan and Enserink (2009)
will be completed with the theory of Zhang (2005), which also includes the factor of ‘chain integration’
that Laarakkers (2022) discovered.
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2.4 Measuring the conditions under which private developers are willing to contribute
Since this research has a focus on the conditions under which private developers are willing to contribute
financially to public goods and infrastructure, this research will further focus on two central concepts
that can be derived from the theories, which have been discussed in section 2.2 and 2.3, namely:

- Developer obligations on public goods and infrastructure;
- Willingness to contribute to public goods and infrastructure.

The concepts derived from the theories have a very theoretical approach and aren’t measurable in
practice yet. In order to make these concepts measurable, the concepts are operationalised into
measurable indicators. This is done by making sub-variables for both concepts, whereafter relevant
indicators were identified in scientific literature.

2.4.1 Measuring developer obligations on public goods and infrastructure

In order to measure developer obligations on public goods and infrastructure a distinction is made on
developer obligations in a development agreement (private law) and in a development contributions plan
(public law). This distinction is made because Dutch municipalities have first the legal possibility of
negotiating developer obligations in a development agreement to secure all costs to be made for public
infrastructure, whereafter municipalities have the legal obligation to prescribe non-negotiable developer
obligations through a development contributions plan if costs to be made for public infrastructure aren’t
secured (Mufioz Gielen & van der Krabben, 2019). It could be argued that the development contributions
plan serves as a ’kind of” back up when not all costs are secured. It means that there are certain limits to
which private developers and municipalities are willing to continue in the development agreement and
move to a development contributions plan (Hendricks et al., 2021). This theory reveals two variables to
measure developer obligations on public goods and infrastructure (see table 1).

Variable 1 Indicators
‘“Voluntary® on-site contributions to spatial developments
(bijdragen ruimtelijie ontwikkelingen) (e.g. road

Developer obligations that cannot be infrastructure, regional recreational facitlities).
covered through N-NDOs (development | Off-site infrastrucural provisions that benefit multiple areas
agreement) (bovenwijkse voorzieningen), without the BCP-criteria.

Off-site cost equalisation (bovenplanse kosten/verevening),
without the BCP-criteria

Variable 2 Indicators

On-site infrastructure costst can be charged to developers as
Developer obligations that can be covered | compulsory, as long as they belong to the type of costs that
through N-NDO’s (development have been specified in the law (kostensoortenlijst).
contributions plan) Off-stte infrastrucural provisions that benefit multiple areas
(bovenwijkse voorzieningen), with the BCP-criteria.
Off-site cost equalisation (bovenplanse kosten/verevening),
with the BCP-criteria.

Table 1: measurable variables of developer obligations (own work)

The BCP-criteria are in place which help to define the size of the DO, which are: Benefit, causality and
proportionality. Proportionality refers to the costs of off-site infrastructure that can be charged to a
private developer who is developing a building location. If this off-site infrastructure benefits other
living areas as well (new and existing), only a proportional part of these infrastructure costs can be
charged to the developer, assuming that remaining costs will be charged to other developers that benefit
or will be covered by alternative funding (Hendricks et al., 2021).

2.4.2 Measuring willingness to contribute to public goods and infrastrcuture

In order to measure the ‘willingness of private developers to contribute financially to public goods and
infrastructure’, the theory of Koppenjan and Enserink (2009) is used and has been completed with the
theory of Zhang (2005), which also includes the factor of ‘chain integration’ that Laarakkers (2022)
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discovered. The choice for this theory has been described in section 2.3. Based on these theories, four
main explanatory variables are distinguished:

- Explanatory variable 1: Favorable investment environment;
- Explanatory variable 2: Risk allocation;

- Explanatory variable 3: Economic viability;

- Explanatory variable 4: Sound financial package.

Explanatory variable 1: Favorable investment environment

The willingness of private developers to develop public goods and infrastructure greatly depends on the
environment where these projects operate. To specify this first explanatory variable into measurable
indicators, the variable has been divided into three sub-variables. The first sub-variable is a favorable
governmental environment, where three indicators are determined:

- Government support;
- Predictable and reasonable legal framework;
- Stable political system.

Private developers are hesitant to pursue projects in an environment where local authorities are viewed
as having poor credit quality and contracts are not easily enforceable (Zhang, 2005). Private developers
are less hesitant in an environment where governments support their projects. However, governments
are in a better position than any other party to eliminate fears of the private sector to create a predictable
and reasonable legal framework and stable political system. For example change in laws during the
projects, delays in approval of various permits and certain force majeure risks (Fitzgerald, 1998), create
a less favorable investment environment for private developers.

The second sub-variable is a favorable economic environment, which has one indicator:
- Promising economy/ economic growth.

Private developers develop and invest to meet future market demand. As urban developments have on
average a long duration, it is important to have a favorable prognose of the economy. If the economy is
falling, then private developers will cut back on investments, but if the economic prospects improve
and/or the economy grows, then private developers will increase investments as they expect future
demands to rise. An example of this is the Dutch economic crisis in 2008.

The third sub-variable is a favorable consumers environment, which has one indicator too:
- The project is in public interest.

Appropriate public relations and activities are needed to win public understanding and support of the
project (Levy, 1995). It is important to consider the needs and aspirations of a community when
developing an area to ensure that it meets their expectations and that they feel involved in the process.
Therefore, it is important to involve the community early in the development process and have an open
dialogue to ensure that their needs and wishes are heard/included in the development plan. In a study of
Stren and Polése (2001), it is highlighted that community involvement in urban development projects
can lead to better relations between communities, local governments and private developers and increase
the acceptance of changes taking place.

Explanatory variable 2: Risk allocation

The willingness of private developers to develop public goods and infrastructure partly depends on the
risks they can allocate in order to reduce the risks. To specify the second explanatory variable into
measurable indicators, the variable is firstly divided into two sub-variables. The first sub-variable is:
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risk management tools. These are tools used by governments to incentivize certain behaviours and to
achieve policy objectives. In this research, the indicators for risk management tools are:

- Subsidies to realise cost recoveries;
- Granting tax exemptions;
- Formulating supportive regulations.

In order to get private developers to invest in public goods and infrastructure in a way that enhances
sustainable urbanisation, governments go to great lengths to persuade and trigger private parties to invest
(Koppenjan & Enserink, 2009). Risk management tools to reduce or eliminate risks, therefore, need to
be used to make investments attractive to private developers. Practices to get private parties to invest
include providing subsidies in order to realise full cost recovery, granting tax exemptions and
formulating supportive regulations (Chang et al., 2003).

The second sub-variable is risk allocation via contractual arrangements. This sub-variable can be
determined by three sorts of arrangements:

- Concession agreement;
- Loan agreement;
- Supply agreement.

The identification and allocation of risks are an important issues in contractual arrangement (Gordon,
1994; Diekmann & Girard, 1995), which dictates both the type and content of the agreement. Various
risks can be effectively managed by allocating them to parties best able to control them though
appropriate contractual arrangements. These include among other agreements, a concession agreement,
loan and a supply agreement (Zhang, 2005).

Explanatory variable 3: Economic viability

To specify the third explanatory variable into measurable indicators, the variable has only one sub-
variable, which is the long term viability. A distinguishment is made between three indicators that
determine the long term viability:

- Sufficient profitability;
- Long-term availability of various suppliers needed for the normal operation of the project;
- Long-term demand for the products/services offered by the project.

The economic viability is always critical to the success of any kind of project. If a project is not economic
viable, then private developers are not willing to invest. The economic viability is dependent on a
number of factors, particularly on sufficient profitability of the project, long-term availability of various
suppliers needed for the normal operation of the project and long-term demand for the products/services
offered by the project. (Zhang, 2005). For projects that would not be financial viable but are of big
economic vale and political/environmental objectives, governments are willing to provide necessary
flexible project-specific support to make them financial viable. These project-specific provisions are not
included as a variable, but need to be mentioned as they can have influence on the economic viability
of a project.

Explanatory variable 4: Sound financial package

A sound revenue stream of the project is the basis of project finance as private developers have resource
to no funds (Merna & Dubey, 1998). However, private developers are dependent on external or internal
loans to finance their project at the beginning. Therefore, a sound financial package to finance the
projects is favorable, as this reduces overall financial costs, that enhances space for quality additives to
the projects. To specify this fourth explanatory variable into measurable indicators, the variable has been
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divided into two sub-variables. The first sub-variable, financial interest rates, includes two indicators,
which are:

- Fixed and low interest rate financing;
- Abilities to deal with fluctuations in interest rates.

Fixed and low interest rates can influence a private developers investment decision by affecting the
profitability of the investment and the costs of financing (Zhang, 2005). Low interest can make
investments more attractive as financing costs are lower and returns on the investment can be higher.
Fixed interest rates provide certainty and stability for the private developer and make it easier to plan
the costs of financing. However, the ability to deal with fluctuations in interest rates (at a non-fixed
interest rate) is crucial, when private developers take certain investment risks.

The second sub-variable, financial charges, and has only one indicator:
- Low financial charges.

Low financial charges do influence the investment, as it increases the profitability and improves the cash
flow of a project, which in turn provides additional investment opportunities. Private developers with
low financial charges have more investment opportunities to quality additives, because they have more
financial space to invest.

2.5 Theoretical framework and operationalisation

Based on the discussed concepts and theories, a theoretical framework is made, which conceptualises
the main theory of this research (see figure 1 and table 2). The theoretical framework indicates that the
willingness of a private developer to contribute to public goods as response variable, is influenced by
four explanatory variables: (1) risk allocation, (2) economic viability, (3) favorable investment
environment and (4) a sound financial package. Nevertheless, municipalities can have an influence on
three explanatory variables, which in turn influence the response variable. This theoretical framework
will be tested, by doing research on the four explanatory variables in order to extent or reject this.

— — Risk allocation

l Negotations
| Private developer €———————— Municipality
| !
| 1
F—» Economic viability |
| |
| |
I |
I Favorable investme Willingness to contribute |
=3 avorable invesiment o A |
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goods and infrastructure |
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Figure 1: theoretical framework (own work)

19



Explanatory variable Sub-variable Indicator Reference
Government support Zhang (2005)
A favorable governmental | Predictable and reasonable legal Chang et al . (2003)
environment framework
Stable political system Zhang (2005)
Favorable investment A favorable economic Promising economy/economic Zhang (2005)
environment environment growth
A favorable consumers The project 1s in public interest Zhang (2005)
environment
Subsidies to realise cost recovery Eoppenjan & Enserink
(2009)
Granting tax exemptions Eoppenjan & Enserink
Risk allocation Use of risk management (2009)
tools Formulating supportive regulation Eoppenjan & Enserink
(2009)
nsk allocation via Concession agreement Zhang (2005)
contractual arrangements | Loan agreement Zhang (2005)
Supply agreement Zhang (2005)
Sufficient profitability Zhang (2005)
Long-term availability of vanous Zhang (2005)
Economic viability suppliers needed for the normal
Long term \.l.ablllt}’ operation of the project
Long-term demand for the Zhang (2005)
products/services offered by the
project
Fixed and low interest rate financing | Zhang (2005)
Sound financial Financial interest rates | Abulities to deal with fluctuations in | Zhang (2005)
package interest rates
Fmancial charges Low financial charges Zhang (2005)

Table 2: operationalisation of the concept 'willingness to pay' to public goods and infrastructure (own work)
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3. Methodology

This chapter, outlines the selected methodology to guide the research process. In order to outline the
methodology of this research, the research onion of Saunders et al., (2016) is used (see figure 2). The
first section, section 3.1, describes the research philosophy and is followed by approached to theory
development in section 3.2. After that, in section 3.3, the methodological choices made in this research
are described. Subsequently, the research strategy in section 3.4 and time in 3.5 are described. In section
3.6, a description of the techniques and procedures are described, which include data collection and data
analysis. Lastly, the validity and reliability of this research is described in section 3.7.
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Figure 2: research onion (Saunders et al., 2016)

3.1 Research philosophy

The first layer of the research onion is research philosophy. Research philosophy refers to a system of
beliefs and assumptions about the development of knowledge (Saunders et al., 2016). In every stage of
the research a number of assumptions are made consciously or not. These include assumptions about
the nature of reality (ontological assumptions), assumptions about human knowledge, what constitutes
acceptable, valid and ligitimate knowledge (epistimological assumptions) and about the extent and ways
the researchers values influecne the research process (axiological assumptions). These assumptions
inevitably shape how the researcher understands its research question, the used methods and how the
findings can be interpreted (Crotty, 1998). A well considered and consistent set of assumptions will
shape a trustworthy research philosophy, which will underpin the methodological choice, research
strategy and data collection techniques and analysis procedures (Saunders et al., 2016).

Saunders et al., (2016) distinguish five major philosophies in business and management, which are:
positivism, critical realism, interpretivism, postmodernism and pragmatism. Positivism relates to the
philosophical stance of the natural scientist and entails working with an observable social reality to
produce law-like generalisations. This emphasises the positivist focus on strictly scientific emperiricist
method designs to yield pure data and facts influenced by human interpretations or bias (Saunders et al.,
2016). Here, the researcher is detached, neutral and independent of what is researched and maintain an
objective stance in order to generalise the outcomes as one true reality. The second research philosphy
that Saunders et al., (2016) describe is crititcal realism. Critical realism focuses on explaining what we
see and experience, in terms of the underlaying structures of reality that shape the observable events.
Critical realism claims that there are two steps to understanding the phenomena under research. First,
there are the sensations and events we experiene. Second, there is the mental processing that goes on
sometime after the experience, when we ‘reason backwards’ from our experiences to the underlying
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reality that might have caused them. Research based on ‘critical realism’ therefore focuses on providing
an explanation for observable organisational events by looking for the underlying causes and
mechanisms. Critical realists, due to this fact, take often the form of in-depth historical analysis of social
and organisational structures and how they changed over time (Reed, 2005). The third research
philosophy is interpretivism. Interpretivisim emphasises that humans are different from physical
phenomena because they create meanings. It argues that humans and their social worlds cannot be
studied in the same way as physical phenomena, because people of different cultural backgrounds, under
different cirumstances and at different times make different meanings, and therefore social sciences
research needs to be different from natural science research. The purpose of interpretivist research is to
creat new, richer understanding and interpretations of social worlds and context (Saunders et al., 2016).
The fourth research philosophy is postmodernism. Postmodernism emphasises the role of language and
power relations, seeking to question accepted ways of thinking and give voice to alternative
marginalised views. Postmodernists believe that any sense of order is provisional and foundationless
that can only be brought about through language with its categories and classifications. The goal of
postmodern research is to challenge radically the established way of thinking and knowing (Kilduff &
Mehra, 1997). The last research philosophy is pragmatism. Pragmatism asserts that concepts are only
relevant where they support action. It does this by considering concepts, theories, hypothesis and
research findings not in an abstract form, but in terms of the roles they play as instruments of thoughts
and action (Saunders et al., 2016). A pragmatist research starts with a problem and aims to contribute
practical solutions that inform future practice.

Now that the five major research philosophies have been described, the differences between them have
also become clear. As described previously, the willigness of private developers to contribute financially
to public goods and infrastructure greatly depends, according to theory, on the specific legal-, economic-
and institutional context in which they operate (see figure 2). As the aim of this research is to have a
better understanding of under what conditions private developers are willing to contribute financially to
public goods and infrastructure by looking at explanatory variables that influence a private developers
willingness to contribute financially to public goods and infrastructure, it is believed that this
understanding from a private developers perpective depends on this specific legal-, economic-, and
institutional context. It are actually the underlying structures that explain why private developers make
certain decisions. So, on the one hand it is observed in the real world that private developers make certain
choices, which is called the ‘emperical’ reality. But, on the other hand this reality is not direct accessible
through our observation and knowledge and need therefore be researched to give an explanation of what
has been observed. Therefore, the philosophy of critical realism does suits best for this research, as it
focuses on “explaining what we see and experience, in terms of the underlying structures of reality that
shape the observable events” (Saunders et al., 2016).

3.2 Approaches to theory development

As this research involves theory, the extent to which the research is concerned with theory building or
theory testing raises an important question regarding the design of this research. This is often portrayed
as the contrasting approaches to theory development, which can be deductive or inductive as the main
approaches, or abductive as alternative approach (Saunders et al., 2016). In a deductive study, an
explanation for the research problem is sought by using existing theories. Derived from available theory
on the research subject, a theoretical framework that gives a general explanation or description of the
research problem is constructed. The aim is to investigate whether the explanation suggested by the
theory holds true (van Thiel, 2007). This is done by collecting data, analyzing it, and determine wether
the findings support or reject the explanation suggested by the theory in the theoretical framework. By
testing the theoretical framework it will become clear to what extent the current knowledge is lacking,
and whether the theory applied provides a sound explanation for the research question. Contrary to that,
inductive reasoning is an approach where emperical observations lead to new theoretical insights. The
observations made are subsequently translated into generalisations, which can serve as a basis for
building a theory or model. A researcher starts with a certain view or expectation, which can be derived
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from sounds reasoning, earlier research, the findings of other researchers on comparable subjects, or
information gained form those who will be involved in the study and then starts to observe and gather
data, to complete the database. In inductive research results in a new theoretical framework (Thiel,
2007). Instead of moving from theory to data (deduction) or data to theory (induction), an abductive
approach moves back and fore, in effect combining deduction and induction (Suddaby, 2006). It tries to
integrate all explenations in an overall conceptual framework, thereby building up a theory of employee
abseteeism in a retail story.

As this research presented a theoretical framework derived from available theory on the research subject,
this research uses a deductive approach to theory development. The research started with a literature
review on relevant literature about the research subject and its main concepts. Based on this literature
review a theoretical framework (see figure 2) has been made, which shows the causal relations between
the explanatory variables, response variable and concepts. These relations will be tested by using other
research methods in order to see if the model holds true or not. However, deductive reseaoning is often
criticised for the lack of transparent selection of criteria for the chosen theories, while inductive methods
are generally criticised for the substantial volume of emperical data which is required in order to develop
a valid genaralisation (Thornhill et al., 2009). Therefore, it is according to Desphande (1983), common
to include both inductive and reasoning in a research. It therefore needs to be mentioned that, this
research is open to new insights gained through emperical evidence, but it is difficult to make
generalisations with a limited amount of emperical evidence. So, this research is mainly based on a
deductive approach to theory development, where the theoretical framework guides the research, but is
open to new insights gained from emperical evidence and acknowledged, but through the little amount
of emperical data generalisations are difficult to make.

3.3 Methodological choices

The third layer of the research union, is about the methodological choices that have to be made. The
methodological choice is whether this research will follow a quantitative, qualitative or mixed method
research design. Quantitative research examines relationships between variables, which are measured
numerically and analysed using a range of statistical and graphical techniques (Saunders et al., 2016). It
often incorporates controls to ensure the validity of data, as in an experimental design. Because data are
collected and analysed to test theory, it is usually associated with a deductive approach to theory
development. To collect data, several data collection techniques may be used, such as questionnaires or
structured observations. Contrary to that, qualitative research studies participants’ meaning and the
relationship betweem them, using a variety of data collection techniques an analytical procedures, to
(re)develop a conceptual framework and theoretical contribution (Saunders et al., 2016). In qualitative
research, meanings are derived from words and images, not numbers. Since words and images have
multiple meanings as well as unclear meanings, it is often necessary to explore this and clarify these
with participants. This can be done by a variety of research strategies, such as action research, case study
research etc. A combination of both, mixed method research, integrates the use of qualitative data and
guantitative data techniques and analytical procedures in the same research project.

The purpose of this research is to explain under what conditions private developers are willing to invest
in public goods and infrastructure, by looking at variables that influence private developers decision to
contribute to public goods and infrastructure. As there is almost no empirical evidence that can explain
these conditions and influencing variables, it is necessary that private developers participate in this
research to explain and clarify the subject of investigation. To address this research at best and examine
the private developers perspective, a qualitative research is used. From that it can be concluded that this
research will be explanatory research. To address the explanatory purpose of this research at best, a
qualitative research method is used following a deductive approach (second layer in the research onion,
see figure 4). A qualitative research method approach has consciously been chosen, as it provides the
opportunity to study participants meaning and the relationship between them Saunders et al., (2016).
For this research, a qualitative research method suits best in order to examine qualitatively the private
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developers behaviour, why private developers make certain choices and what the resrtrictions are to
invest in public goods and infrastructure.

3.4 Research strategy

The fourth layer of the research onion is the determination of a research strategy. Different research
traditions have led to a number of possible research strategies. Some research strategies are principally
or exclusively linked to a quantitative research design (e.g. experiment and survey) and are, therefore,
excluded in this research. However, research strategies that may be involved in this qualitative research
are: archival research, case study, ethnography, action research, grounded theory and narrative inquiry.
The research strategy that is the most suitable for this research is the case study. A case study explores
a research topic or phenomenon within its context, or within a number of real-life contexts (Yin, 2009).
According to Eisenhardt and Graebner (2007), the case study will be relevant if one wants to gain a rich
understanding of the context of the research and the processes being enacted and has a considerable
ability to generate answers to ‘why’, ‘what” and ‘how’ questions. The research topic in this research is
the concept of developer obligations to public goods and abilities. As this research tries to answer the
main question that needs to be answered specifically for the Netherlands, it will focus on the ‘Dutch
policy context’ as a case.

3.5 Time

The next important step of the research onion is to look at the time horizon of the research. A research
can be conducted at a particular time (cross-sectional) or a representation of events over a given period
(longitudinal). As this research studies the research topic at a particular time, this research is cross-
sectional. Besides, this research project is undertaken for an academic course which is necessarily time
constrained, and it is therefore, not suitable to conduct a longitudinal research.

3.6 Techniques and procedures
3.6.1 Data collection

3.6.1.1 Semi-structured interviews

Now that the research strategy is established, it is possible to select appropriate methods to collect data.
Case studies may include several qualitative methods to collect and analyse data (Yin, 2009). These may
include, for example, observation, documentary analysis, questionnaires and interviews. The method of
data collection used in this research are interviews. Interviews may be highly formalised and structured,
using standardised questions for each participant or they may be informal and unstructured
conversations (Saunders et al, 2016). In this research, a qualitative research method is used to answer
the main question and as Saunders et al., (2016) mention, it is likely to include in-depth or semi-
structured interviews. The difference between in-depth interviews and semi-structured interviews is that
in-depth interviews are informal and are used to explore in depth a general phenomenon in which one
is interested in, without using predetermined and written down themes or questions. So, in-depth
interviews seem to be not the best method to collect data for this research. However, semi-interviews do
and will be used in this research. In semi-structured interviews, the researcher will have an interview
guide with topics and pre-determined questions to be covered. Semi-structured interviews give the
researcher the opportunity to ask follow-up questions in order to gather more information about the
guestion that had been asked.

Besides this, using a more structured and consistent approach helps to systematically compare and
explore each theme/question with other respondents and supports in drawing conclusions. The semi-
structured interviews will serve a data collection method to investigate:

- Sub-question (1): what the most important factors are that influence a private developer to
contribute financially to public goods and infrastructure in urban development projects;
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- Sub-question (2): to what extent municipalities have influence on the willingness to contribute
to public goods and infrastructure of private developers in urban development projects;

- Sub-question (3): the main restrictions for private developers to contribute financially to public
goods and infrastructure in urban development project.

Semi-structured interviews are used to discover shared understanding of a particular group. The sample
of respondents should be fairly homogenous and share critical similarities relating to the research
question (Dicicco-Bloom & Crabtree, 2006). The particular group that share critical similarities relating
to the research question that will be interviewed are private developers. A second criteria is the size of
the private developers company. The choice to make a distinction on size is made, because it is assumed
that large firms have more ability and expert knowledge to invest in public goods and infrastructure.

According to the ‘chamber of commerce’ (Bolddata, n.d.), the number of private developing companies
is estimated on 5.030 in the Netherlands. In a study of Cobouw (2020), that is based on land registry
data of the Kadaster, a list of the 20 biggest private developing companies in the Netherlands has been
published. As many as a quarter of all new homes sold in 2020, were built on land owned by these 20
developers. In 2016, this was only 22 per cent. The study shows that these private developing companies
together, own at least 6.000 hectares of land, which is an area the size of Amersfoort and where it is
possible to build 150.000 homes. So, it is established that the 20 biggest private developing companies
of the 5.030, built a quarter of all new homes. Therefore, these 20 biggest private developing companies
can be seen as a valid representation of all private developing companies in the Netherlands and serve
as valid representable respondents. The list of the 20 biggest private developing companies is included
in the appendices (see appendix 1). As this qualitative research employs semi-structured interviews as
primary data, the concept of ‘data saturation” was applicable. Data saturation entails bringing new
respondents continually to the study until the data set is complete, as indicated by data replication or
redundancy (Marshall et al., 2013). In other words, saturation is reached when the researcher gathers
data to the point of diminishing returns, when nothing new is being added.

Based on the list of the 20 biggest private developing companies in the Netherlands, interviews have
been held with 10 employees from these companies (see table 3), since the data was saturated after 10
interviews.

Company Type Contact person | Function

1. Trebbe Developing constructor | R1 Project developer

2. AM Developer R2 Commercial manager
3. Latei Developing constructor | R3 Project developer

4. VanWijnen Developing constructor | R4 Project developer

5. Janssen de Jong | Developing constructor | R5 Region manager

6. Klokgroep Developing constructor | R6 Project developer

7. VanWonen Developer R7 Project developer

8. Nijhuis Developing constructor | R8 Project manager

9. BPD Developer R9 Senior development manager
10. VanWanrooij Developing constructor | R10 Project developer

Table 3: list of interviewed companies

An informed consent form was sent to the interviewees prior to the interview. The conversation during
the semi-structured interviews was guided by an interview guide and has been recorded in order to
collect the data. Both the informed consent form and interview guide are included in respectively
appendix 2 and appendix 3. The interviews were conducted in Dutch as this is the native language of
both the researcher and the respondents. Therefore, the transcriptions are only available in Dutch, but
are communicated in English during the succeeding chapters. The audio recordings are, due to privacy
legislation, not made available.
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3.6.1.2 In-depth desk research

However, when using a case study strategy it is necessary to need and to use triangulate multiple sources
of data. Triangulations refers to the use of different data collection techniques within one study in order
to ensure that the data are telling what they need to be telling (Saunders et al., 2009). Therefore, an in-
depth desk research will be conducted and used in the development of this research. This method of data
collection, which relies on a literature and policy document review (from now on described as ‘literature
review’), is conducted in order to gain information about the variables, sub-variables and indicators that
influence the willingness of private developers to contribute to public goods and infrastructure in the
Dutch policy context of developer obligations. A review of existing literature and policy documents is
chosen, because it is believed that the results of the literature review can serve as an underpinning of the
emperical data, which found by doing semi-structured interviews.

A well-documented process of identifying potential sources of publications and the specification of
inclusionary and exclusionary criteria is needed in order to guarantee a valid and reliable research
(Sowers et al., 2010). Therefore, the literature review is not only limited to academic literature, but will
also include governmental publications, governmental policies and publications/ policies of developing
companies. In order to identify suitable sources for this research, four different electronic databases are
used:

- Web of science (to identify academic publications);

- Google Scholar (to identify academic publications);

- Online database of the Central government (to identify governmental documents);

- Google search (to identify governmental documents and publications of developers).

The documents/publications that are used in this research, are selected through applying a range of
exclusionary and inclusionary criteria. These critaria are specified by the researcher, and thus, are based
on personal motives and choices. This also means that several publications that are relevant to the
research might be excluded as a result of the personal motives and choices. Therefore, the researcher
attempted to use a broad criteria in order to capture a wide array of publications on the indicators of the
four explanatory variables that influence the willingness of private developers to contribute to public
goods and infrastructure in the Dutch policy context of developer obligations. The criteria used are:

- Language: Publications in both Dutch and English are included;

- Date of publication: Publications between 2008 and 2023. This period has been chosen, because
in 2008, the Dutch government introduced a new Spatial Planning act to improve public value
capture in the increased practice of private land development (Mufioz Gielen et al., 2017);

- Keywords: in order to identify potential publications, a set of predetermined keywords and
sentences (which probably will be extended) are included: ‘subsidies to realise cost recovery in
the Netherlands’, ‘the benefits of granting tax assemptions in urban development’, 'supportive
regulations to invest in public goods and infrastructure in the Netherlands’, ‘government
support for public urban development in the Netherlands’, ‘the success of participation in urban
development’, ‘restrictions for private developers to contribute financially to public goods and
infrastructure in urban development projects .

3.6.2 Data analysis

The last step to complete the research onion is to select techniques and procedures to analyse the data.
Since this research is a deductive research, the theoretical framework and operationalisation of the
variables, as before described in paragraph 2.4, will be used as a basis for the analysis of data (Yin,
2009). The data analysis is aimed at investigating whether the theoretical framework holds true or need
to be adjusted. This interrelated process of data analysis is, in this research, conducted according to the
data analysis spiral of Creswell and Poth (2018). The following five subsequent, but interrelated, steps
are carried out:
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1. Management and Organisation of the Data: the data is, except data of the literature review, collected
by means of audio recordings, which are recorded on the researchers laptop. The audio recordings are
stored offline on a USB-driver and in a personal drive document. The audio recordings are deleted
directly after they have been transcribed. Literature, publications and documents used during the
literature review, will be stored at the same way as the audio recordings.

2. Reading and Memoing emerging ideas: Textual data was initially explored by writing memos, notes
and initial codes. By doing this, it helped the researcher creating a clear overview of the data set, instead
of getting lost in all detailed codes that make no sense. This emergent preliminary step of data analysis
is carried out by using Atlas.ti software.

3. Describing and classifying codes into themes: The most important part of data analysis is conducted
in this step. As this research approach is deductive, coding the data is conducted in a deductive manner,
where codes are linked to the variables and indicators of the theoretical framework. However, since this
research is qualitative of nature and open to new insights, as mentioned in section 3.2, an inductive
approach to coding is required too. So, the first cycle of coding used the method of structural coding.
Structural coding is a question-based coding method that applies conceptual or content-based phrases
representing a topic of inquiry or specific research question used to frame the interview (Hullund-de
Witt, 2013). Structural coding used the specific concepts, variables, sub-variables and indicators that are
linked to the theoretical framework and operationalisation table. However, it didn’t allow additional
coding for open and new insights. Therefore, a second cycle of coding was applied that allowed initial
coding. Initial coding (or ‘open coding’) is an open-ended approach to code new insights and concepts.
So, this part was important for the inductive part of the research, which addressed aspects that haven’t
been mentioned in the theoretical framework. The final codebook is included in appendix 4 and can also
be found in the attached Atlas.ti file.

4. Developing and assessing interpretations: This part of the data analysis is related to the previous part
of describing and classifying codes. In here, the researcher tries to critically reflect upon descriptions,
classifications and interpretations of the data (Creswell & Poth, 2018). An assessment of the
interpretation of the data is made by relating to the theoretical framework and operationalisation of this
research. An important thing to mention is that the researcher stayed close to the meaning ascribed to
the problem of inquiry by the respondents. Therefore, transcriptions were sent to the respondents in
order to ensure an alignment in the interpretation of the data between the researcher and the respondent.

5. Representing and visualising the data: The last step of the data analysis is aimed at representing and
visualising the data. This step attempts to analyse and visualise the willingness of private developers to
contribute financially to public goods and infrastructure. This is done by providing a coherent story and
a final theoretical framework based on the subsequent steps of data analysis.

3.7 Validity and reliability

Qualitative research approaches are subject to the generation of the research results that are dependent
upon the abilities and experiences of the researcher. The researcher, therefore, tends to portray some
levels of validity and reliablity of the research (Johannesson & Perjons, 2014).

Validity in qualitative research is, according to Creswell and Poth (2018a), mostly concerned with
ensuring an accuracy of the findings as best described by the researcher, the participants and the readers.
More specifically, internal validity is concerned with the extent in which emperical data is an accurate
representation of some reality. Ensuring internal validity in qualitative research, which relies on
narrative data, should be done by demonstrating that the data collection was conducted in such a manner
as to ensure that the subject under sty was accurately identified and described (Franklin et al., 2010).
Several measures are taken in order to increase the internal validity. First, after having transcribed the
interviews, the technique of ‘participant validation’ was used (Saunders et al., 2016). With ‘participation
validation’ is meant that the interviewer sents the transcript to the respondent and ask for validation of
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the interpretations, which increases the internal validity. Secondly, internal validity of this research is
also created by using the method of ‘triangulation’. Triangluation combines different sources, as
mentioned before in paragraph 3.2, these are academic literature, policy documents and interviews. In
this way the results found in secondary data serve as an underpinning of the primary data in order to
validate the results. External validity on the other hand is concerned with the way in which findings can
be generalised in a broader context (Cresswell & Poth, 2018a). This research relies, contrary to
probablistic generalisation of quantitative methods, on analytic generalisations, in which the focus of
external validity is being laid upon the generalisation of findings generated in the interviews with private
developers to other private developers in the Netherlands. However, since the case of this research is
the ‘Dutch policy context’ it is difficult to generalise the result to other countries, because of different
institutional contexts. Therefore, no extensive attention is given to the external validity.

Reliability, refers to the replicability and consistency of the research and should be regarded as a
prerequisite for validity (Franklin et al., 2010). Due to the transactional and subjective aspect of this
gualitative inquiry, hard to achieve high levels of reliability (Guba & Lincoln, 1994). However, to
achieve a particular level of reliability, accuracy and consistnecy is necessary. Because of the flexibility
of semi-structured interviews biases of the researcher and respondent can arise. Subject bias refers to
the phenomenon that the respondent is not giving reliable information during the interviews, because
some information could harm their environment. Observer bias refers to the researcher analysing the
interview data in a different way than some would do (Franklin et al., 2010). However, to still be able
to assure accuracy and consistency, transparancy and correct documentation are important. This enables
other researchers to conduct the same research similarly, producing closely related outcomes. Therefore,
interview-guides are be used to include standardization in the interviews. The pre-described themes
gives the researcher guidelines on how to analyse the data in a deductie way, enabling triangulation and
improving reliability. In analysing the data, a coding scheme is used, which enables consistency in
analysing the interviews.

However, it should be mentioned that qualitative research approaches are subject to the generation of
the research results that are dependent upon the abilities and experiences of the researcher. The
researcher, therefore, tends to portray some levels of subjectivity (Johannesson & Perjons, 2014).
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4. Results

This chapter presents the findings derived from the conducted interviews and desk research, aiming to
provide a structured presentation of the results that aligns with the underlying theoretical framework.
Section 4.1 outlines the main findings concerning the explanatory variables. Section 4.2 outlines the
main findings concerning ‘the willingness to contribute to public goods and infrastructure’ as response
variable. The presented findings in section 4.1 and 4.2 have been analysed, and the results of that are
described in section 4.3. Lastly in section 4.4, a discussion section is added. The discussion examines
the alignment between the literature review and the outcomes derived from the analysis. Specifically, it
explores the whether or not the theoretical framework is correct or need to be adjusted. New concepts
that arose during the analysis are added in this section too.

4.1 Explanatory variables

The theoretical framework shows that the response variable is influenced by four explanatory variables
(see figure 1). This section describes the main findings of these explanatory variables in that order.
Based on the interviews, a comprehensive table has been made that visualises the main findings and has
been adopted in the appendices (see appendix 5).

4.1.1 Favorable investment environment

In order to create a favorable investment environment, three important sub-variables are revealed in the
literature, which are: a favorable governmental environment, a favorable economic environment and a
favorable consumers environment. Those three sub-variable and relating indicators are described in this
sub-section.

A favorable governmental environment
e Government support

The interviews revealed that private developers indeed consider government support as an important
factor for a favorable governmental environment. They indicate that government support is important to
get an (area)development going and that projects need to be encouraged by the government. This is
because (area) developments are often an expensive and risky venture with challenges such as high costs
for land, materials, labour, permit procedures and the risk of changes in the economy- and market
demand. When private developers cannot count on sufficient government support for a development,
initiatives of private developers often end up being shelved for a long time or the project faces huge
delays.

Interview 1: “If they promise that it will be a fast track, then that would be worth quite a lot to us. When

they don’t change the rules in the meantime, then it makes it easier to us to contribute™.

Interview 6: “If a municipality takes a very energetic approach and actually helps me and is eager to
go ahead, then I'm more willing than if they are reluctant and delay another 1.5 years .

The interviews revealed that government support could be given in three different ways, but that private
developers generally do not or partly notice government support. In the Netherlands municipalities have
their own separated departments which are responsible for many different tasks, such as green spaces,
parking, water management etc. Private developers indicate that these separated departments have
certain (own) ambitions, which often conflict with ambitions of other departments, that hardly consult

! Quote in original language: “Als zij beloven dat het een spoedig traject wordt, dan zou het ons best veel waard
zijn. Gaan we de regels niet tussentijds wijzigen dan maakt het wel makkelijker om iets te betalen”.

2 Quote in original language (Dutch): “Als een gemeente heel voortvarend te werk gaat en mij daadwerkelijk helpt
en graag door wilt, dan heb ik er meer voor over dan dat ze terughoudend zijn en weer 1.5 jaar vertraging
oplopen”.

29



with each other. There is almost no content coherence and integration between the ambitions of the
separated departments.

Interview 8: “The problem with municipalities is that it consists of a collection of kingdoms (...) they al
3

think that they have the most important part, while it are often clashing interests .
Interview 6: “They shoot each other and this is how it always goes. This is how they fight for their own
interests and ambitions grow. There is a lack of good project managers at municipalities who makes
decisions

Besides, most private developers indicate that municipalities also face a shortage of implementation
capacity. In a publication of the Netherlands Environmental Assessment Agency (Schilder, etal., 2021),
emphasis is placed on the number of people needed extra for the building task in the Netherlands. It has
been underlined that limited implementation capacity in municipalities plays a role in this construction
task: ‘municipalities in particular seem to lack sufficient capacity to provide official support for the
construction task’. By not being able to fill crucial functions properly and timely, municipalities are
hampered in carrying out their activities. In addition, it appears that collaborating and discussing certain
topics is becoming increasingly complex. On the one hand because more and more transparency is
demanded, but also because more parties want to play a role in policy-making (Schilder, et al., 2021).

Interview 2: “It is a lack of capacity of municipalities, as there is willingness from the developer, but
municipalities do not have sufficient capacity to smoothly cooperate on a project .

Interview 5: “The civil service has no capacity to deliver that progress together””®.

Contrary to the fact that municipalities face a lack of implementation capacity in order to guide an area
development smoothly, some developers indicate that they do notice sufficient implementation capacity
at certain priority sites and where they have been cooperation with a municipality for a long time. Where
ambitions of the developer converge with the ambitions of a municipality at a certain location, sufficient
capacity to cooperate smoothly together is more common. The fact that the capacity of municipalities
focuses on the priority sites, emphasises that other non-priority locations lack sufficient support to
develop an area in a gradual manner.

At least, almost all private developers indicate that there is no predictable government in order to feel
sufficient government support. Private developers indicate that new policies can change the content of
an agreement too easily in the negotiation phase, between a private developer and a municipality, which
influences the feasibility of projects considerably. Projects generally have a long duration, 5-15 years
on average. During this period, external influences may cause policies to change at both national and
municipal level. Applying the changed policy in the negotiation phase to the agreements that are made
on the basis of the outdated policy can greatly reduce the financial feasibility of developments. In
addition, it takes the developer and municipality lots of time to reach consensus on the implementation
of new and changed policies.

3 Quote in original language (Dutch): “Het probleem bij gemeenten is dat het bestaat uit een verzameling van
koninkrijkjes (...) die vinden allemaal dat zij het belangrijkste onderdeel hebben, terwijl het vaak botsende
belangen zijn”.

4 Quote in original language (Dutch): “Ze schieten elkaar af en zo gaat het altijd. Zo strijden ze zelf voor hun eigen
belang en de ambities worden groter. Het ontbreekt aan een goede projectleider bij gemeenten die knopen
doorhakt .

5 Quote in original language (Dutch): “Het schort aan capaciteit van gemeenten, want er is bereidheid vanuit de
ontwikkelaar, maar de gemeenten hebben onvoldoende capaciteit om vioeiend mee te werken aan een project”.

% Quote in original language (Dutch): “Het ambtelijk apparaat heeft geen capaciteit om die voortgang met elkaar
te leveren”.
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Interview 7: “We have the new housing deals being made and see that political agreements are being
made at multiple levels (...) those agreements that 2/3 must become affordable housing will make a lot
of plans unfeasible””.

Interview 10: “Now it has changed again. Hugo de Jonge says simply: ‘1/3 social housing, 1/3 cheap
houses and 1/3 free-sector housing’. Surely, it cannot be that this keeps changing, because it brings

down the whole exploitation®.

So, private developers acknowledge the multiple benefits associated with government support, as this
reciprocal relationship enhances the collaborative efforts between private developers and governments,
but highlight that this government support is currently lacking.

e Predictable and reasonable legal framework

According to the interviews, most private developers agree that the legal framework for area
development in the Netherlands can be considered as predictable and reasonable. The Netherlands has
a structured and well-defined legal system that forms the basis for the development of areas. Various
laws such as the Spatial Planning Act, Environmental Law Act (General provisions) and the Housing
Act provide clear guidelines and procedures for area developments. Legislation defines the requirements
and processes that developers must follow when planning and developing areas. According to most
developers, these legislations provide a clear legal framework for aspects as spatial planning, licensing,
environmental reporting and stakeholder participation.

Interview 3: “I think we have it well-regulated in the Netherlands. For example, participation is

important and you have to frame that .

Interview 10: “I just gave you an example of a plan in which we finished 1.5 years. Strange as it may
sound, I think this is well managed that way. It is not so much in the laws and regulations ™.

However, most developers indicate that municipalities want to stack ‘extra ambitions’ or ‘new policies’
above and beyond the legal framework, which is considered as a big problem. Policy has a major impact
on area developments according to private developers, as it plays a major role in creating the legal and
regulatory framework within which developments take place. Policy sets the boundary conditions and
regulations that developers have to comply with. These policies can affect various aspects of the
development and can determine which functions are allowed, such as affordable housing and social rent.
They can also impose requirements on infrastructure, such as roads, public transport. Private developers
indicate that stacking ‘extra’ ambitions on top and beyond the legal framework make developments
unfeasible. As ambitions stack, that in some cases are mutually contradictory, much time gets lost to
reach consensus which causes delays. Private developers indicate that the process of coming to a
consensus takes a very long time and is very inefficient in this way.

" Quote in original language: “Je hebt nu de woondeals die worden gesloten en dan zie je dat er op meerdere
niveaus afspraken worden gemaakt (...) nu die afspraken dat 2/3 betaalbaar moet worden, dat maakt heel veel
plannen onhaalbaar”.

8 Quote in original language: “Nu is het weer gewijzigd. Hugo de Jonge zegt simpel: ‘1/3 sociaal, 1/3 goedkope
koop en 1/3° vrije sector. Het kan toch niet zo zijn dat dit steeds blijft wijzigen, want het haalt heel de exploitatie
onderuit”.

® Quote in original language: “Ik denk dat wij dat in Nederland wel goed geregeld hebben. Participatie
bijvoorbeeld is belangrijk en dat moet je kaderen”.

10 Quote in original language: “Ik gaf net een voorbeeld van een plan waarin wij 1.5 jaar de finish hebben bereikt.
hoe raar het ook klinkt vind ik dat het op die manier wel goed is geregeld. het zit hem niet zozeer in de wet- en
regelgeving ”.
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Interview 1: “Yes national policy, the housing deal for example (...) you would then have to do
everything you negotiated in the last two years again, but then on the basis of the housing deal 2.0

Interview 5: “At the moment, we face changes in rules of the game during an area development (...) So
that is the biggest task for now and yes that makes it difficult to realise the task all together ™.

So, a predictable and reasonable legal framework is according to private developers important as it sets
the legal and regulatory framework within developments take place. But, due to municipalities that
‘stack’ extra ambitions on top and beyond the legal framework, the legal and regulatory framework gets
unpredictable.

e Stable political system

A political system characterised by political stability, continuity and consensus building, provides a
consistent basis for area developments. The Netherlands is a parliamentary democracy. Citizens vote
during elections (once in four year) for popular representatives of political parties that appeal to them
the most (Rijksoverheid, n.d.). The municipal council has the most influence on an area development as
it is the democratically elected body that represents the interest of the residents within a municipality.
The municipal council has the power to determine the spatial policies of its municipality, which are
based on national policy and regulations, which set the framework and guidelines for area developments.
In addition, the municipal council is the only body that has the power to make decisions regarding the
zoning plan of its territory (Rijkswaterstaat, n.d.). This allows the municipal council to steer the
development of specific locations, based on its policy, and determine what types of activities and
buildings are appropriate in a particular area. All private developers agreed that a stable political system
on municipal level for area development is lacking. They indicate that the change of a municipal council
often has a negative impact on the (not legally defined) agreements made with the previous municipal
council and that it often leads to a new process of negotiations. This is because a new composition of
the municipal council often leads to new policies and priorities regarding to spatial planning and area
development. Since the municipal council can steer the development of areas and determine what types
of activities and buildings are appropriate in a particular area, changes affect the duration and feasibility
of projects.

Interview 2: “Change of municipal composition may lead to different policies or priorities regarding to
spatial developments (...) this entails a risk to the intended spatial development of a market party ™.

Interview 8: “At new elections, you get new councillors and new ambitions, then everything can be
shaken up again™* .

Therefore, Private developers see the importance of a stable political system, as it facilitates a gradual
and deliberative negotiation process that results in a shorter duration and higher feasibility of the project,
but indicate that it is not present within the current political system.

1 Quote in original language (Dutch): “Ja, landelijk beleid, de woondeal bijvoorbeeld. Je zou alles was je in de
afgelopen twee jaar hebt onderhandeld weer opnieuw moeten doen maar dan op basis van de woondeal 2.0".

12 Quote in original language (Dutch): “Op dit moment worden we geconfronteerd met wijzigingen van spelregels
tijdens een gebiedsontwikkeling (...) Dus dat is voor nu de grootste uitdaging en ja daardoor wordt het niet
makkelijker om die opgave te realiseren met zijn allen”.

13 Quote in original language (Dutch): “Verandering van de bestuurssamenstelling kan leiden tot een ander beleid
c.q. andere prioriteiten ten aanzien van ruimtelijke ontwikkelingen (...) dat brengt voor de door marktpartijen
beoogde ruimtelijke ontwikkelingen risico met zich mee.

14 Quote in original language (Dutch): “Bij nieuwe verkiezingen Krijg je nieuwe raadsleden en nieuwe ambities,
dan kan alles weer op de schop”.

32



A favorable economic environment
e A promising economy/economic growth

The interviews revealed that all private developers agree on the importance of a promising and growing
economy for area development, but that it has to coincide with population growth since that is where
the biggest demand for area development comes from. Despite of the current growing economy, private
developers indicate that it is currently difficult for them to develop since a downside of a growing
economy has been reached. According to them, the decrease in sale prices of houses, high acquisition
prices for land, rising and high construction costs, and rising mortgage interest rates, affect the financial
feasibility of the development. In addition, the currently rising mortgage interest rates reduce the housing
affordability of consumers. Due to that, that demand for free market-sale houses reduced, but those have
an important share on the revenues and closure of the business case.

Interview 1: “Population growth is the main driver for area development as more houses need to be
built. Economic feasibility is very dependent on the economy ™.

Interview 9: “Now we see the ‘free to name price’ levelling off and construction prices rising by 20-
30%, we had not taken that into account (...) We are now in the ‘perfect storm’, costs rise and yields
fall. This doesn’t make us happy*®.

Besides these challenging conditions that private developers currently face, the population growth and
thriving economy are of great importance for urban development projects. As reported by the Central
Statistical Office (CBS, 2023), the sale of new-build homes witnessed a noteworthy increase of 12.3%
in the first quarter of 2023 compared to the preceding year. Thus, despite the challenging conditions,
which currently pose financial challenges for developers, the sale of new constructed homes continues
to rise. This discrepancy can be attributed to a promising and growing economy, in combination with
population growth and market scarcity. So, private developers recognise that a promising and growing
economy is an important driver for urban development projects, but that it is also the leading cause of
changing market- and economic conditions.

A favorable consumers environment
e The project is in public interest

It is important to consider the needs and aspirations of a community when developing an area to ensure
that it meets their expectations and that they feel involved in the process. Therefore, it is important to
involve the community early in the development process and have an open dialogue to ensure that their
needs and wishes are heard/included in the development plan. Private developers indicate that it is
indeed important to consider the needs and aspirations for a particular area to ensure that it meets the
future expectation of that area. Therefore, private developers have an own research department that
conduct research and carry out market analysis. Part of this market analysis is the research on future
needs and demands of (future) residents. To obtain sufficient data, participation meetings with
stakeholders and local residents are important. When organising these participation meetings, residents
can provide their input and therefore feel heard. They indicate that participation meetings can lead to
great insights to improve draft plan.

15 Quote in original language (Dutch): “De belangrijkste driver is de bevolkingsgroei voor gebiedsontwikkeling,
dat er meer woningen gebouwd moeten worden. De economische haalbaarheid is zeer afhankelijk van de
economie”.

16 Quote in original language (Dutch): “Je ziet nu de vrij op naam prijs (V.O.N.) afvlakken en de bouwprijzen met
20-30% stijgen, daar hadden wij geen rekening mee gehouden (...) Nu zitten we in de ‘perfect storm’, kosten gaan
omhoog en de opbrengsten naar beneden. Daar wordt je niet gelukkig van”.
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Interview 7: “Especially if you are going to develop inner-City areas, you need to talk to people as early
as possible (...) So, I think that it is very important that you pick up a development in that way ™'

Interview 10: “That we need to involve people at an early stage is logical (...) You can send the majority
of the crowd home happy at an evening like this and feel that they have contributed to something™.

In addition, some private developers indicate that it is not only important to get input from stakeholders,
but it can reduce the risk of delays too. Stakeholders have the right to object and appeal against decisions
of a municipal council, which can be the approval of a new zoning plan for an area development.
Objection and appeal against a decision of a municipal council can lead to huge delays according to
developers. When stakeholders are involved in an early stage and feeling heard, the risk of delays
(because of objections and appeal) can be reduced.

Interview 5: “We see that participation becomes more important and the threshold to go to the state
council is easy (...) So, then you as developer are waiting for 1 a 1.5 year™™.

So, private developers perceive that engagement with stakeholders and comprehensive market analysis
pertaining to future requirements play an important role in optimising their plans, mitigating the risk of
delays.

4.1.2 Risk allocation

In order to allocate risks, two important sub-variables are revealed in the literature, which are: use of
risk management tools and risk allocation via contractual arrangements. Both sub-variables and relating
indicators are described in this section.

Use of risk management tools
e Subsidies to realise cost recovery

Interviews revealed that governments do indeed provide certain subsidies for area development. Private
developers mention several subsidy programs, such as the WBI-subsidy (housing impulse subsidy) from
the state, the subsidy ‘SteenGoed Benutten’ (province of Gelderland) and certain smaller subsidies
provided by municipalities. However, due to highly specific conditions attached to the subsidies, private
developers hardly see these subsidies being applied. For example, to qualify for the specific payment of
the WBI-subsidy, a set of conditions must be met, including (RVO, 2023):

- At least 50% of the homes are affordable housing;

- The project has a demonstrable financial deficit;

- The measures leading to the financial deficit are public investments necessary for housing
constructions.

According to private developers, these conditions are hardly ever met and do not stimulate them to invest
in, as these conditions already indicate that the development is financial unfeasible. Subsidies should be
provided to improve the quality of the area, but not to subsidise financial unfeasible developments to
zero.

17 Quote in original language: “Zeker als je binnenstedelijk gaat ontwikkelen, moet je zo vroeg mogelijk met mensen
praten (...) Dus dat vind ik heel belangrijk en op die manier de ontwikkeling oppakt”.

18 Quote in original language: “Dat we mensen in redelijk vroeg stadium betrekken is logisch (...) Je kan bij zo’n
avond de meerderheid van de mensen tevreden naar huis sturen en het gevoel hebben dat ze iets hebben
ingebracht”.

19 Quote in original language (Dutch): “We zien dat participatie steeds belangrijker wordt en de drempel om naar
de Raad van State te gaan ook heel makkelijk is (...) dus je bent als ontwikkelaar dan gewoon 1 a 1.5 jaar aan het
wachten.
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Interview 7: “I have not yet managed to get grants for a plan, because in the end there are so many
conditions attached to it .

Interview 9: ““I notice that it is very unclear on how and what we can request subsidies and how this
works. It seems to be a ‘black box’, because the subsidies are very politically motivated and in conditions
tOO ’)21.

Moreover, it should be mentioned that the allocation of subsidies to area developments are not
guaranteed for private developers. Therefore, the granting of these subsidies cannot be assumed as an
certainty occurrence for area developments. Nevertheless, the application of subsidies would have a
favorable contribution on projects by reducing the overall costs of the development when applied, and
has the potential to be a favorable risk management tool.

e Granting tax exemptions

Almost all private developers indicate that they have none experience with granting tax exemptions.
However, three private developers indicate that municipalities sometimes cooperate to deliver land with
VAT or look for a way to minimise transfer tax.

Interview 4: “Besides, municipalities want to cooperate to tax exemptions, such as transfer tax .

Interview 8: “I have never seen tax exemptions, at most that the municipality wants to cooperate to
deliver land with VAT instead of transfer tax. Municipalities wants to cooperate on that >,

So, according to the interviews, granting tax exemptions cannot be seen as a secured risk management
tool that allocate a private developers risk.

e Formulating supportive regulation

Supportive regulations could reduce investment risks of private developers and therefore stimulate them
to invest in certain projects. All private developers indicate that they have none experience with
supportive regulations as they could not give any example of supportive regulations. One developer
indicates that it is probably not about supportive regulation, but more about taking decisions in an earlier
stage or modifications and deviations to the zoning plan as this would give them more flexibility to
respond to the market at that time.

Interview 7: “It is probably not about supportive regulations (...) I think those are the means that they
use to reduce the risk of private developers ",

So, according to the interviews, supportive regulation cannot be seen as a secured risk management tool
that allocate a private developers risk.

2 Quote in original language (Dutch): “Het is mij nog niet gelukt om subsidies voor een plan te krijgen, want
uiteindelijk zitten daar zoveel voorwaarden aan”.

2L Quote in original language (Dutch): “Ik merk dat het heel onduidelijk is waar we subsidies op kunnen aanvragen
en hoe dat werkt. Het /ijkt een ‘black box’ te zijn omdat subsidies heel er politiek zijn ingegeven in voorwaarden”.
2 Quote in original language (Dutch): “Daarnaast willen gemeenten ook wel meewerken aan
belastingvrijstellingen, zoals overdrachtsbelasting”.

2 Quote in original language (Dutch): “Belastingvrijstellingen ken ik niet, maar hooguit dat de gemeente bereid
is om grond die in haar bezit is in de BTW te leveren in plaats van de overdrachtsbelasting”.

24 Quote in original language (Dutch): “Het zal niet zo snel gaan over stimulerende regelgeving (...) Ik denk dat
dat de middelen zijn die zij gebruiken om bij ontwikkelaars risico’s weg te nemen.
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Risk allocation via contractual arrangements

Most developers were quick to state that the indicated contractual agreements (concession agreement,
loan agreement, supply agreement) do not apply to the form of area development (passive land policy)
this study is about. Private developers indicate that the signing of the development agreement takes place
late in the process. This legal moment often takes place just before the zoning plan is adopted as this
gives municipalities more space to implement certain external changes (e.g. policy change) to optimise
the content of the development agreement before signing. According to private developers it can take
easily 1 a 2 years for a development agreement to be signed. During this period both parties are
bargaining about the content of the development agreement. Since the signing of the development
agreement is the only legal moment from which both parties can hardly deviate any more, the process
of bargaining is very vulnerable for new policies and new insights from municipalities. Trying to avoid
drastic changes, private developers and municipalities often sign an agreement of intent. The agreement
of intent provides a guideline for area development by setting out the main intentions and agreements
between both parties. This agreement serves as a guide for further cooperation and helps to define
expectations and objectives. It is the foundation for joint efforts and supports the development of a
shared vision and strategy.

Interview 5: “We often start with an agreement of intent (...) which is often signed shortly before the
adoption of the zoning plan”®.

Interview 6: “Almost with all major projects, we conclude an agreement of intent that formulates the
principles and forms the basis towards the development agreement *®.

However, private developers indicate that the agreement of intent is usually not legally binding as it
mainly serves as a statement of intent and guideline for further negotiations. It sets out the intentions
and agreements between parties, but usually does not contain strict legal obligation. It still provides
space and flexibility for adjustments during the process toward a development agreement, but gives
according to the private developers more certainty that both parties have the same intentions to the area
development. Besides, three developers indicate that they try to involve housing associations at an early
stage in the development to agree for the sale of rental and social housing. Collaboration with a housing
association at an early stage allows developers to integrate the needs and preferences of the association
into the plan. This increases the changes of successful take-up of the houses.

Interview 6: “I always try to have outlets for middle rent or social rent with a corporation, to already
be sure that | have one particular outlet after developing it. When the market is instable and | already
know that I've got outlet, then I reduce my risk ™’

Most private developers do agree that certain contractual agreements could provide security at the front
end of an area development, but has a flip side too.

The development agreement, for example, is based on the circumstances and assumptions in force at the
time. However, area development is a multi-year process that often involves several phases and different
stages of development. During this period, market conditions may change due to economic, social and
political factors. These changes could have impact on the feasibility and profitability of the project.
Therefore, they indicate that it is important to understand that the development agreement cannot be
seen as ‘static’, but that it allows to be modified or revised to respond to changing market conditions.

% Quote in original language (Dutch): “Meestal beginnen we met een intentieovereenkomst (...) die vaak heel kort
voor het vaststellen van het bestemmingsplan wordt getekend”.

% Quote in original language (Dutch): “Bijna bij alle grote projecten sluiten we een intentieovereenkomst af die
de uitgangspunten formuleert en de basis vormt richting de anterieure overeenkomsz”.

27 Quote in original language (Dutch): “Ik probeer altijd al afzet te hebben voor midden huur of sociale huur, met
bijvoorbeeld een corporatie om al zeker te zijn dat ik een bepaalde afzet heb na het ontwikkelen ervan. Als de
markt instabiel is en ik zeker weet dat ik afzet heb, verlaag ik mijn risico”.
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Through flexibility and adaptability, the development agreement can be updated to ensure the progress
and success of the project according to the private developers. But as mentioned before, this also gives
municipalities the opportunity to implement new policies.

Interview 3: “Time has shown that economic fluctuations are really disastrous for a long-term project.
So, when you talk about risk management then flexibility in the contracts does represent an important
agreement %2,

Interview 6: “You have to be careful not to define a development agreement in too much detail, because
you also want to respond to the market five years from now .

So, private developers indicate that certain contractual arrangement can allocate risk and give more
security in area developments. Nevertheless, they also emphasize the inherent volatility of changing
market conditions, which necessitates the flexibility to modify contractual agreements as circumstances
evolve.

4.1.3 Economic viability

The economic viability is always critical to the success of any project. In order to create an economic
viable project one sub-variable is revealed in the literature, which is: Long term viability. This sub-
variable with relating indicators is described in this section.

Long term viability
e Sufficient profitability

All private developers indicate that sufficient profitability serve as an important indicator for
determining the economic viability of a given area development. They indicate that a project with no
profitability is not economic viable and therefore very important for any project. However, they
highlight that the profitability and therefore the economic viability of a project is dependent on the other
explanatory variables that have been discussed (see figure 1). This is actually because, profitability is
the result of a balance between all external variables during the area development. For example, no
government support leads to delays, which in combination with a high interest rate leads to less
profitability and vice versa.

Interview 3: “The economic viability is number one. In that sense, it does not belong in the list because
the economic viability depends on risk management, favorable investment environment and also on a
sound financial package .

Interview 7: “The economic viability is always an important cry and it is all about that. The others have
an influence on that (...) So, the economic viability is the basis and those other three have over a
difference in time influence ™.

So, according to the interviews, sufficient profitability can be seen as an important indicator for the
economic viability of development projects.

28 Quote in original language (Dutch): “De tijd leert dat de economische wisselingen echt funest zijn voor een
langdurig project. Dus als je het dan over risicobeheersing hebt, dan is flexibiliteit in het contract wel een
belangrijke afspraak”.

2 Quote in original language (Dutch): “Je moet alleen waken dat een anterieure overeenkomst niet te gedetailleerd
wordt vastgelegd, omdat je ook wilt inspelen op de markt over vijf jaar”.

30 Quote in original language: “In die zin hoort die helemaal niet thuis in het rijtje omdat de economische
levensvatbaarheid afhankelijk is van het risicobeheer, een gunstig investeringsklimaat en ook van een gezond
financieel pakket”.

31 Quote in original language: “De economische haalbaarheid is een belangrijke algemene kreet. Daar gaat het
altijd om en die anderen hebben daar invloed op (...) Dus de economische levensvatbaarheid is de basis en die
andere drie hebben over verschil in de tijd invloed”.
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e Long-term availability of various suppliers needed for the normal operation of the project

The long-term availability of various suppliers needed for the normal operation of the project increases
the economic viability of the project as the risk of delays reduces. According to private developers, it
has never been happened that projects couldn’t continue because of too few suppliers. Therefore, it
cannot be seen as an important factor for the economic viability of the project.

e Long-term demand for the projects/services offered by the project

The long-term demand for the project/services offered by the project increases the economic viability
of the project as the sale of housings is positively affected by this. Private developers agree and indicate
that ‘the long-term demand for the projects/service offered by the project’ is the same as the indicator
of ‘the project is in public interest’.

4.1.4 Sound financial package
A sound financial package is, according to literature, dependent on financial interest rates and financial
charges. Both sub-variables and relating indicators are described in this section.

Financial interest rates
o Fixed and low interest rate financing

The interviews revealed that fixed and low interest rates are always beneficial for financing area
developments, because they offer financial stability and predictability for developers. By setting an
interest rate for the entire term of a loan, private developers can better manage their financial planning
which reduces their financial risks. In addition, fixed interest rates minimises the impact of interest rates
fluctuations on the total financial costs, thus avoiding unexpected costs. Some developers indicate that
they can allocate more financial resources to the development of the area itself, such as quality additives,
since low interest rates reduce the overall costs.

Interview 1: “In fact with every type of costs, the lower the better and if you have to borrow, then also
preferably as low as possible”.

Interview 2: “Of course we benefit from the lowest possible interest rates in area developments. This
creates space for quality additives >,

So, according to private developers, the provision of fixed and low interest rates by lenders are beneficial
for financial stability, predictability and overall cost reduction during the area development.

e Abilities to deal with fluctuations in interest rates

For private developers it is important to be able to deal with fluctuations in interest rates as fluctuating
interest rates can reduce financial stability and predictability. Developers who are able to deal with
fluctuations in interest rates can optimise their financial planning and risk management. This enables
them to gain competitive advantages in difficult economic times, secure funding and deliver successful
projects. Interviews reveal that most private developers indeed emphasize the importance of being able
to deal with fluctuations in interest rates. This is particularly crucial when relying on external financing,
as the interest rates associated with external funds tend to be more fluctuating compared to internal
interest rates. Failure to effectively manage interest rate fluctuations can impose challenges for private
developers, particularly during hard economic times (e.g. the Dutch economic crisis of 2008). In such

32 Quote in original language (Dutch): “Eigenlijk is het bij elke kostensoort, hoe lager hoe beter en als je dan moet
lenen ook het liefste zo laag mogelijk”.

33 Quote in original language (Dutch): “Uiteraard zijn wij gebaat bij zo laag mogelijke rentetarieven in de
gebiedsontwikkelingen. Daarmee ontstaat ruimte voor extra kwaliteitstoevoegingen.
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circumstances, the ability to navigate and adapt to fluctuating interest rates becomes essential for
successful development and being economic viable as company.

Interview 5: “If that rate is fixed, it is also more beneficial than fluctuating interest rates. From our own
resources, we have an internal interest rate that is lower than the market rate ™.

Interview 8: “You saw especially in the last economic crisis that banks no longer had confidence (...)
banks were lending at 12%. In a good market that is possible, but in a bad market it’s crucial ™.

Financial charges
e Low financial charges

Low financial charges reduce the overall costs of a project and lower interest costs on the loans needed
for the development. It increases the profitability, which in turn provides more space for quality
additives to the project. According to the interviews private developers assert that low financial charges
reduce the overall costs associated with a development project. In a broader context, they indicate that
cost reduction measures, including minimizing financial charges, serve to enhance the profitability of
the project. Moreover, this reduction in costs creates additional room for private developers to allocate
resources towards the contribution to public goods and infrastructure.

Interview 4: “advantageous interest rates and low financial charges always benefit the plan”*.

So, according to the interviews, low financial charges are supportive to a sound financial package.

4.2 Response variable

According to the literature, developer obligations are divided into two groups, which are NDO’s and N-
NDO’s. NDQ’s are developer obligations that are voluntary negotiated between a private developer and
a municipality, and charged via a development agreement. N-NDQ’s are developer obligations that are
not voluntary to a private developer and can be charged via a development contributions plan. This
distinguishment was used during the interviews in order to determine, to what kinds of developer
obligations, developers are willing to contribute.

When asking the private developers about these types of costs it became clear that in most interviews,
developers were familiar with the different types of costs, but they indicate that municipalities do not
prescribe these costs as directly separated as appointed in the literature. In a development agreement,
parties are in principle free to agree on who and how the costs of public goods and infrastructure are
paid. This is described in the Netherlands as ‘freedom of contract’ and also reflected in the way
municipalities recover costs or try to achieve spatial goals.

Interview 6: “I see in developments also other practices, for example that municipalities have a bin and

say, ‘with your project with x houses, you have to contribute € x per house to that bin’, but god knows

what is paid with that”™.

34 Quote in original language (Dutch): “Als dat percentage vast is, is dat ook voordeliger dan een fluctuerende
rentestand. Uit eigen middelen hebben wij een interne rente die lager ligt dan de marktrente”.

3 Quote in original language (Dutch): “Je zag vooral in de vorige crisis dat banken geen vertrouwen meer hadden
(..) banken verstrekten leningen van 12%. In een goede markt gaat dat wel, maar in een slechte markt is dat
cruciaal”.

3% Quote in original language (Dutch): “Voordelige rentetarieven en lage financieringskosten komen altijd ten
goede aan het plan”.

37 Quote in original language (Dutch): “Ik kom in de praktijk ook andere ontwikkelingen tegen. Dat de gemeente
een vergaarbak heeft en dat ze zeggen dat je in een project met x woningen, € x per woning moet bijdragen aan
die vergaarbak. Daarmee bekostigd de gemeente god weet wat”.
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Interview 7: “It are also costs that vary across municipalities. What is covered one time and what is
not, how are the costs defined. On a detail level, it is slightly different in all municipalities ™

The failure of municipalities to prescribe certain costs in a transparent manner, creates a form of distrust
among developers. The distrust, both from the developer to the municipality and from the municipality
to the developer arises from a misconception in society. Municipalities rely on the view that private
developers in the Netherlands are commercial parties that seek to maximise profits by merely building
real estate (houses, commercial property etc.). Especially in municipalities where a new developer wants
to develop an area and has not yet established a relationship with that municipality, mistrust is higher.
Private developers recognise this as a problem as they struggle to get a viable plan in the current market.

Interview 8: “Municipalities think that we are busy with only adding housing, but we also want to create
a beautiful and good living environment (...) we invest heavily in the quality of public space because we

know that those homes won'’t sell ”*°.

This is quite apart from the willingness to make a financial contribution to public space. When asking
the interviewees about their willingness to contribute to the different types of costs, it became clear that
the willingness to live the contribution varies by cost type. Private developers find it logical that they
should pay for the on-site costs, as these are costs that are necessary for the development of the area. If
there was no development on the site, then the municipality would also not incur any costs for that area.
Since these on-site costs are part of the comprehensive plan, hardly any discussion arises about the level
of those costs. If a discussion takes place on these kind of costs, it is mainly about the level of civil
servant hours made or as just mentioned before, about the amount of the unexplained costs.

Interview 6: “Some municipalities use the planning cost scan (...) that planning cost scan assumes that
municipalities do most of the work, while we often put the urban planner to work, draw up specifications
and carry out studies ™.

Interview 8: “ What we have the most discussion about is the number of civil servant hours they write.
Municipalities use the planning cost scan (...) If that is a solid justification, then we are willing to pay
those costs, because work has to be done and we have an interest in the work being done ™.

When the discussion about these costs take place, municipalities and private developers do almost
always come to a consensus, because these costs are the foundation for development, for both parties.
However, out of the interviews, it became clear that the real discussion starts when it comes to the off-
site infrastructural provisions and in particular on the BCP-criteria. According to the private developers,
benefit and causality of costs cannot be seen as separated, when it comes to contributions to off-site
infrastructural provisions and public amenities. When a project benefits from a to be developed
particular off-site infrastructural provision or public amenity, then there is a causal relationship with the
project and vice versa. Private developers understand that they need to contribute financially to these
sorts of costs, but importantly, this must be done in proportion with other surrounding areas that will
benefit from the provisions too.

3 Quote in original languaage (Dutch): “Het zijn ook kosten die in gemeenten verschillen. Wat valt eronder en wat
niet, en hoe worden ze gedefinieerd. Op detail niveau is het bij alle gemeenten weer iets anders”.

39 Quote in original language (Dutch): “ Gemeenten denken alleen maar dat we bezig zijn om woningen toe te
voegen, maar we willen ook een mooie en goede leefomgeving creéren.... We investeren fors in de kwaliteit van
de openbare ruimte omdat we wetend dat we anders die woningen niet verkopen”.

40 Quote in original Language (Dutch): “ Sommige gemeenten gebruiken de plankosten scax (...) die plankosten
scan gaat ervan uit dat de gemeenten het meeste werk doen, terwijl wij vaak de stedenbouwer aan het werk zetten,
bestek opmaken en onderzoek uitvoeren”.

4l Quote in original Language (Dutch): “Waar wij het meeste discussie over hebben is het aantal ambtenaren uren
dat ze schrijven. Gemeenten pakken de plankosten scan erbij (...) als dat een degelijke onderbouwing is dan zijn
we bereid om die kosten te betalen, want daar moet werk voor verricht worden en wij hebben er belang bij dat het
werk wordt uitgevoerd ”.
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Interview 2: “We are in principle willing to contribute voluntary to off-site provisions to the extent that
J)42

the amount is perceived to be reasonable and appropriate within our operating calculations
Interview 5: “Of course we are willing to contribute, but not the full costs, while off-site facilities do
have a function for the rest of the city ™.

Most private developers mention that not only they should contribute to those costs, but also that other
surrounding areas should contribute as they benefit from it. According to the private developers, the
BCP-criteria are always very important elements in allocating and attributing costs for off-site cost
provisions. Besides the fact that the BCP-criteria are important criteria for the private developers, they
also consider it important what kind of facilities are funded from those contributions. Private developers
have preferences to value-adding facilities that are as close as possible to their area, as this will add extra
value to their developing area. Future residents will benefit and make use of it, which indirectly increases
the property value. So, according to the interviews, private developers need to be convinced by the
municipality, that the contributions add extra value to their project. Private developers mention that
these criteria and argumentations are also applicable to the contributions to off-site cost equalisation.
However, it has been found that private developers have more difficulty with these costs as it is very
hard to estimate, generally unclear or not substantiated what share the project has to these type of costs.
Generally, the developments covered by these costs serve a larger purpose and should be paid from
general funds, according to most developers.

Interview 4: “For example ‘restructuring rural areas’, something I have experienced many times, we
have to pay € 3.600 per house, because they want to restructure the countryside somewhere, but don’t
have money for that from general funds ™.

Interview 2: “This qualifies as an additional demanded contribution to the common off-site fund
(charged to the new proposed development) for the purpose of investments, without having any
identifiable and/or causal link to the proposed spatial development (...) So in my opinion, it is a utopia
that a fund will be successfully filled along those lines .

Ultimately, it is very important for every type of costs that the BCP-criteria are met and the level of
costs are established in a transparent manner. The BCP-criteria are according to private developers, their
principles that guide them when considering on contributing to public goods and infrastructure. Even if
there is financial space to contribute to public goods and infrastructure, these contributions must be met.
They indicate that the contribution must benefit the development and a causal relationship between the
contribution and development must exist. When there is no benefit and causal relationship, they are not
willing to contribute. Besides, even if the development benefits from the contribution and there is a
causal relationship between, the criteria of proportionality must be met too. They indicate that when
their development is the only area that benefits from a certain contribution, they are willing to pay the
full 100%. However, when surrounding areas also benefit from their contributions, private developers

42 Quote in original Language (Dutch): “Tegen die achtergrond zijn wij in beginsel bereid vrijwillig bij te dragen
aan kosten voor bovenwijkse voorzieningen voor zover de hoogte daarvan als redelijk wordt ervaren en passend
zijn binnen onze exploitatieberekeningen .

43 Quote in original language: “Uiteraard zijn wij bereid een bijdrage te leveren, maar dan niet de volledige kosten,
terwijl de bovenwijkse voorzieningen ook wel een functie hebben voor de rest van de stad”.

4 Quote in original language: “Bijvoorbeeld herstructurering platteland, iets wat ik al vaker heb meegemaakt,
moet je even € 3.600 per woning betalen omdat ze ergens het platteland willen herstructureren want daar is dan
geen geld voor vanuit de algemene middelen”.

%5 Quote in original language: “Dit is aan te merken als een extra verlangende bijdrage aan het gemeentelijk fonds
bovenwijks (ten laste van de beoogde ontwikkeling) t.b.v. investeringen zonder dat deze een aanwijsbaar en/of
causaal verband hebben met de beoogde ruimtelijke ontwikkeling (...) Mijn inziens is het dus een utopie dat een
fonds langs die weg succesvol gevuld wordt”
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indicate that the surrounding areas must contribute too. So, they want to contribute to their partial
benefit.

Interview 2: “Against those costs, we are prepared to contribute to the extent that the amount is
perceived to be reasonable and appropriate within our operating calculation’™®,

Interview 7: “willingness depends on the benefit you see, if you don 't see any benefits yourself, then you
don’t spend money on it

Interview 10: “I am quite principled and if social costs are passed on just because it suits someone else
(...) then I will continue to argue against that, because it stays a matter of principle .

4.3 Analysis

This section provides an analyses that shows the relationship between the four explanatory variables and
the ‘willingness to pay’ of public goods and infrastructure, as response variable. A table that visualises
the influence of the explanatory variables on the response variable has been included in the appendices
(see appendix 6).

4.3.1 Favorable investment environment and willingness to pay

The analysis reveal that the indicators of the explanatory variable ‘favorable investment environment’,
as described in the literature, are important when private developers consider to contribute financially
to public goods and infrastructure (see figure 3).

Government support
A favorable governmental Predictable and reasonable legal framework
environment Stable political system
Favorable investment | A favorable economic environment | Promising economy/economic growth

environment

A favorable consumers environment | The project is in public interest

Influencing a private developers willingness to pay
Not influencing a private developers willingness to pay

Figure 3: relation between a favorable investment environment and willingness to pay (own work)

First, government support is very important in stimulating private developers to contribute financially
to public goods and infrastructure. Government support creates a reciprocal exchange of support, that
stimulates the collaborative efforts between private developers and governments. Private developers
emphasise the importance of the advancement of the project, which mainly depends on sufficient
government support.

Interview 3: “There would then be a higher level of cooperation in a project where we have the same

goal. Then you are always willing to do more ™.

Secondly, private developers place importance on the establishment of a predictable and reasonable
legal framework. This framework ensures security and clarity for private developers, thereby enabling
their investments in public goods and infrastructure. In the absence of a predictable and reasonable legal
framework, the risks associated with investments in public goods and infrastructure become higher for

46 Quote in original language: Tegen die kosten zijn we bereid bij te dragen voor zover de hoogte daarvan als
redelijk wordt ervaren en passend zijn binnen onze exploitatieberekeningen”.

47 Quote in original language: “De bereidheid hangt af van het voordeel dat je ziet, als je zelf geen voordeel ziet
dan geef je er geen geld aan uit”.

48 Quote in original language: “Ik ben nogal principieel en als er zomaar maatschappelijke kosten worden
doorbelast omdat het een ander uitkomt (...) dan blijf ik daar tegen ageren want dat is een principe kwestie”.

4% Quote in original language (Dutch): “Er zou dan sprake zijn van een hogere mate van samenwerking voor een
project waarbij we hetzelfde doel hebben. Dan ben je altijd bereid meer te doen”.
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private developers, thereby discouraging their financial contributions. In line with that, a part of the
predictability and security of development projects can be given by a stable political system. The
presence of a stable political system throughout the area development serves as a crucial factor for
private developers as it ensures the adherence to their guiding principles that form the basis of the
development process. This stability provide an enhanced level of predictability and security, as it
minimises the likelihood of changes being imposed upon the guiding principles during the development
process. Therefore, a political system supports a favorable investment environment.

The presence of a promising and growing economy is of great importance for the successful sale and
development of properties. Private developers see that the attainment of favorable economic conditions
are essential in generating sufficient market demand and market viability for the properties to be
developed. This thriving economy provides a favorable environment for potential buyers that are willing
to pay more to live in an attractive environment with comfortable public space. Thus, the relation
between a promising and growing economy, and the increasing sales prices of property, when investing
in comfortable public space, makes private developers more willing to invest in public goods and
infrastructure. Furthermore, this emphasises the direct relevance of ensuring that the public goods and
infrastructure to be developed aligns with the public interest. By recognising the relationship between
the increasing sales prices of property by investing in public goods and infrastructure that aligns with
the public interest, it stimulates motivation and willingness of private developers to develop comfortable
public space. When asking directly for their perspectives on the relevance of a favorable investment
environment, private developers consistently affirm the relevance of such a favorable environment in
their decision-making process regarding contributions to public goods and infrastructure. Nonetheless,
most private developers indicate that a favorable investment environment not only has influence on their
willingness to contribute to public goods and infrastructure, but it also influences the on the economic
viability of the project, which serve as a critical determinant in shaping their willingness to contribute
to public goods and infrastructure too.

Interview 8: “At the end, economic viability is the most important thing. If that doesn’t come in the end
then you have nothing (...) If you don’t have an economic viable plan then it stops ™.

Private developers indicate that the economic viability represents a crucial determinant on their decision-
making process to contribute to public goods and infrastructure. When a project is not economic viable,
there is initially already no financial possibility to make contributions. This emphasises the crucial role
played by economic viability of projects in the willingness of private developers to contribute in public
goods and infrastructure, highlighting the necessity for projects to demonstrate economic viability to
garner their contributions.

4.3.2 Risk allocation and willingness to pay
The analysis reveal that, apart from the influence exerted by a favorable investment environment on the
willingness to pay, risk allocation does not influence the willingness to pay directly (see figure 4).

Influencing a private developers willingness to pay
Not influencing a private developers willingness to pay

Figure 4: relation between risk allocation and willingness to pay (own work)

%0 Quote in original language (Dutch): “Uiteindelijk is de economische levensvatbaarheid het belangrijkste. Als
dat er uiteindelijk niet komt dan heb je niks (...) als je geen economisch haalbaar plan hebt dan houdt het op”.
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The provision of subsidies with the objective of achieving cost recovery has the potential to serve as a
tool in enhancing the financial feasibility of projects. By reducing the overall costs associated with the
development, subsidies can create a financial buffer that enables private developers to provide additional
qualitative contributions. However, although the fact that governments do offer subsidies, the stringent
conditions for eligibility render the allocation of subsidies. Therefore, private developers cannot count
on subsidies with certainty, thus making them an unreliable indicator for risk allocation. Likewise, the
provision of tax exemptions could contribute to the reduction of overall development costs, thereby
further enhancing the project’s economic feasibility. While some private developers acknowledge the
willingness of municipalities to provide assistance in this regard, the actual occurrence of such support
is minimal. Hence, tax exemptions cannot be considered a reliable risk allocation indicator since private
developers cannot rely on them with certainty. The incorporation of supportive regulations as a risk
management tool can also not be regarded as important, as there is no empirical evidence of its practical
implementation by governments, according to all private developers. Therefore, it can be mentioned that
the use of risk management tools cannot be seen as guaranteed risk management tools, but rather reduce
the overall costs when effectively implemented.

Besides, the loan- and supply agreements as contractual arrangements that allocate risks, cannot be seen
as contractual arrangements that allocate risks as they were not recognised and confirmed by any private
developer. However, two developers (AM and BPD) do acknowledge the importance of a concession
agreement. According to the size of area developments they execute, it is indicated that they mostly
develop within a public-private partnership with municipalities. Therefore, they allocate risks by signing
a concession agreement. By signing this concession agreement, the municipality becomes a partner for
their area development, which enhances often the government support according to both private
developers. However, most private developers emphasize the importance of the agreement of intent as
a guiding agreement that outlines the intensions between parties involved in area development. It is the
foundation for joint efforts and supports the development on private land for area development. Private
developers indicate that this agreement increases the sense of security and predictability of governments
throughout the process of area development, a factor that developers deem of great importance.

Interview 9: “We conclude an agreement of intent for a reason (...) it does support me in my partners
predictability, so it is definitely important”™*.

So, it can be mentioned that risk allocation does not influence a private developers ‘willingness to pay’
directly, but that it would rather be supportive to an economic viable project as it would reduce the
overall costs. The agreement of intent can, based on the analysis, be seen as an important contractual
arrangement which can allocate risks.

4.3.3 Economic viability and willingness to pay
Based on the analysis, it can be mentioned that the economic viability has an important influence on the
willingness of private developers to contribute to public goods and infrastructure.

As described before, private developers indicate that if a development project lacks economic viability,
they would not be able to contribute to public goods and infrastructure at all. This emphasizes the crucial
role played by economic viability of projects in the willingness of private developers to contribute to
public goods and infrastructure. According to private developers, the only indicator from the literature
that indicates an economic viable project is sufficient profitability (see figure 5).

51 Quote in original language (Dutch): “De intentieovereenkomst sluiten we niet voor niets (...) het steunt mij wel
in de voorspelbaarheid van mijn partner, dus het is zeker van belang”.
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Economic viability
Long term viability

Influencing a private developers willingness to pay
Not influencing a private developers willingness to pay

Figure 5: relation between economic viability and willingness to pay (own work)

Sufficient profitability creates greater financial capacity to allocate financial resources toward public
goods and infrastructure. Due to the related ‘company information’, private developers did not give
information about the threshold of ‘sufficient’ profitability a development must make, to be able to
contribute financially to public goods and infrastructure. Nevertheless, it is recognised that higher levels
of profitability directly relate with increased level of economic viability of a project. The greater the
profitability attained, the more viable the project becomes, which allows them to contribute more to
public goods and infrastructure.

Interview 7: “We are a commercial company, so we want to be reimbursed for costs and make a profit
(...) if that is OK then you can contribute’™,

Interview 9: “That’s the way it works. The willingness to pay in a positive business case, that you also
see positively over a slightly longer term, does increase”™>,

So, sufficient profitability can be seen as an important indicator of the economic viability. Secondly, the
long-term availability of various suppliers needed for the normal operation of the project cannot be
regarded as an important indicator of ‘economic viability’, given the fact that none of the private
developers ever have encountered a shortage of suppliers. Therefore, this indicator cannot be seen as an
important indicator of economic viability. The third indicator is the long-term demand for the
projects/services offered by the projects. As mentioned before, an indicator of a favorable investment
environment is that the project needs to be in the public interest. This emphasizes that there is already a
need and demand for the projects/services offered by the project. Therefore, the long-term demand for
the products/services offered by the project has already been included and fits better in the indicator ‘the
project is in the public interests’.

4.3.4 Sound financial package and willingness to pay

By examining the presented figure (see figure 6), it becomes clear that a sound financial package is not
directly influencing a private developers willingness contribute to public goods and infrastructure.
However, private developers place emphasis on the necessity of a sound financial package to enhance
the economic viability of the project, which directly influences their willingness to contribute to public
goods and infrastructure.

Influencing a private developers willingness to pay
Not influencing a private developers willingness to pay

Figure 6: relation between a sound financial package and willingness to pay (own work)

52 Quote in original language: “Wij zijn een commercieel bedrijf, dus wij willen kosten vergoed hebben en winst
maken (...) als dat goed is dan kun je bijdragen”.

53 Quote in original language: “Zo werkt het wel. De bereidheid om te betalen in een positieve businesscase die je
ook positief beschouwt op een wat langere termijn, die is dan wel groter”.
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However, Based on the analysis, a difference can be seen between ordinary companies (e.g. BPD and
AM) and family-owned companies (e.g. Nijhuis, Klokgroep, VanWanrooij and Janssen de Jong). The
ordinary companies rely more on external financing such as loans from banks (BPD Rabobank) or
external investors to get capital for their projects. This allows them to make large investments. On the
other hand, family-owned companies often rely more on internal financing. This means that they use
their own resources to finance their projects, rather than relying on external resources. According to the
private developers of family-owned companies, internal financing offer more advantages that ordinary
companies do not have.

Interview 5: “If that rate is fixed, it is also more beneficial than fluctuating interest rates. From our own
resources, we have an internal interest rate that is lower than the market rate .

Interview 8: “You saw especially in the last economic crisis that banks no longer had confidence (...)
banks were lending at 12%. In a good market that is possible, but in a bad market it’s crucial .

Private developers, particularly those operating within family-owned companies, concur that the
utilization of lower internal interest rates enhances project profitability and supports the long-term
financial stability of the company. Consequently, private developers within ordinary companies also
acknowledge the importance of comprehending their financial requirements and exploring available
financing options in order to effectively actualize their projects. However, fixed and low interest rate
financing options for projects enhances the attractiveness of investments, as they result in reduced
financing costs and potentially higher returns on investments. Private developers can effectively manage
their financial planning when lenders provide funds at a low fixed interest rate. This enables developers
to have a clear understanding of their interest costs throughout the entire development process,
facilitating more informed and precise financial considerations. Therefore, fixed and low interest rate
financing are of great importance to a sound financial package.

However, private developers need to be able to deal with fluctuations in interest rates in case they are
depend on external funds with fluctuating interests (AM and BPD especially). The ability to deal with
fluctuations in interest rates provides them enhanced financial security, particularly during challenging
economic periods characterized by rising interest rates and costs, and an increase in sales. When private
developers lack the ability to deal with interest fluctuations, particularly when reliant on external funds
and fluctuating interest rates, their ability to manage their financial planning effectively is compromised.

Interview 8: “You saw this especially in the last economic crisis that banks no longer had confidence
(...) banks provided loans of 12%. In a good market that’s OK, but in a bad market it’s crucial *®.

The third and last indicator are the low financial charges. Based on the analysis, developers place great
importance on low financial charges as it also reduces their overall financial costs of the area
development. Therefore it contributes to a sound financial package. So, based on the above mentioned
considerations, a sound financial package does not influence a private developers willingness to pay,
but enhances the economic viability of projects.

54 Quote in original language (Dutch): “Als dat percentage vast is, is dat ook voordeliger dan een fluctuerende
rentestand. Uit eigen middelen hebben wij een interne rente die lager ligt dan de marktrenze”.

%5 Quote in original language (Dutch): “Je zag vooral in de vorige crisis dat banken geen vertrouwen meer hadden
(..) banken verstrekten leningen van 12%. In een goede markt gaat dat wel, maar in een slechte markt is dat
cruciaal”.

% Quote in original language: “Dit zag je vooral in de vorige economische crisis, dat banken geen vertrouwen
meer hadden (...) banken verstrekten leningen van bijvoorbeeld 12%. In een goede markt gaat dat wel, maar in
een slechte markt is dat cruciaal”.
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4.4 Discussion

This section engages a discussion of the results derived from the findings and analysis in previous
sections. The discussion entails an analysis aimed at ascertaining whether the results derived from the
private developers align or deviate from the academic literature in chapter two.

The willingness to pay, according to Biswas et al., (2016), is: “the willingness to pay encompasses
individuals maximum willingness to pay for availing a particular service or for consumption of a
particular product”. In the context of this study, the explanation of the ‘willingness to pay’ can be
interpreted as: “the willingness to pay encompasses a private developers maximum willingness to
contribute to a particular public good or infrastructural provision for availing a particular service or
receiving a particular benefit”. Looking at the results, it became clear that a private developers
willingness to contribute to a particular public good or infrastructural provision is based on several
variables which can change over time, and are based on several personal principles which are their
fundamental beliefs and don’t change over time. These two divisions will be discussed in this order too.

4.4.1 Discussion to variables

Firstly, according to Zhang (2005), the willingness of private developers to develop public infrastructure
greatly depends on the environment where these projects operate. Private developers are hesitant to
pursue in an environment where local authorities are viewed as having poor credit and quality and where
contracts are not easily enforceable. Private developers indeed consider a favorable an investment
environment as an important variable that influences their willingness, as they are more willing to invest
in a particular public good or infrastructural provision if there is a favorable investment environment.
This favorable investment environment, that consists of three environments (government, economic and
consumers environment), is currently lacking a favorable government environment. Private developers
acknowledge the several advantages of government support, a predictable and reasonable legal
framework, and a stable political system. They are more willing to contribute to the provision of public
goods and infrastructure when a favorable governmental environment exists. The relationship, which is
characterised by a mutual exchange of trust and predictability, increases the collaboration between
private developers and the government. This creates more security on a gradual area development, which
is of great importance according to private developers. The importance of a favorable investment
environment and the indicators can be reflected in the fact that they are included in the study on critical
success-factors for public-private partnerships by Zhang (2005). Besides, Koppenjan and Enserink
(2009) indicate that investments in urban infrastructure can only be recovered on a long-term basis and
therefore, private developers are very sensitive to political risks (political- or policy changes during the
negotiation-process). Private developers emphasise that this is currently the case. Because of political
risks and insufficient government support, private developers feel hesitant to make extra investments in
public goods and infrastructure. More political certainty would increase their willingness to contribute
on public goods and infrastructure.

Secondly, Private developers are less willing to invest in projects that are risky (Koppenjan & Enserink,
2009). In order to get private developers invest in public goods and infrastructure, it is important that
governments go to great lengths and encourage them to invest. This can partly be done, by allocation
their risks through the use of risk management tools. Practices to get private parties to invest are the
provision of subsidies in order to realize full cost recovery, granting tax exemptions and formulating
supportive regulations (Chang et al., 2003). Governments do indeed provide several subsidies to realise
cost recovery. However, the stringent eligibility requirements render the allocation of subsidies and are
therefore hardly ever applied. Besides, no sufficient empirical evidence has been found on granting tax
exemptions and the formulation of supportive regulation. The results indicated that these risk
management tools, do not have any influence on a private developers willingness to contribute to public
goods and infrastructure, as these tools primary reduce the overall financial costs of the development.
To allocate risks, reliable contractual arrangements at the beginning of the project cycle could save
potential problems, and might save time, efforts and costs (Asian Development Bank, 1997). Among
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these are concession agreements, loan agreements and concession agreements (Zhang, 2005). The
concession agreement is important in a PPS-construction as the private developers of AM and BPD
confirm, which mostly develop in these constructions. However, the scope of this research is area
development based on passive land policy. All other private developers indicate that the above
mentioned agreements are not important for risk allocation in case of passive land policy. However,
most private developers emphasize the importance of the agreement of intent as a guiding agreement
that outlines the intensions and agreements between multiple parties involved. Zhang (2005), mention
that ‘Guarantees/support/comfort letters’ are a form of reliable contractual arrangements that allocate
risks. The agreement of intent can be seen as a supportive arrangement and could therefore be seen as a
reliable contractual arrangement that allocate risks.

Thirdly, according to Zhang (2005), economic viability is critical to the success of any development.
Private developers do emphasize the importance of economic viability in developments. When a
development is prognosticated as not economic viable, private developers would not develop. All private
developers indicate that the economic viability of the project is of great importance for their willingness
to contribute to public goods and infrastructure. Sufficient profitability is the yardstick on the basis of
which private developers can make their decisions to contribute to public goods and infrastructure.
When a project is sufficiently profitable, their willingness to contribute to developer obligations
increases, as it allows them to add quality additives to the project. This is what Koppenjan and Enserink
(2009) describe as ‘create positive cashflows’. When asking private developers about the economic
viability and the three other variables in relation to their willingness, private developers emphasize that
the other three variables (a favorable investment environment, risk allocation and a sound financial
package) are supportive to the economic viability, but not related to their willingness to contribute to
public goods and infrastructure directly (except from a favorable investment environment). According
to the literature (Chang et al., 2005; Johnstone & Wood, 2001; Koppenjan & Enserink, 2005; Zhang,
2009), it can indeed be argued that the other three variables influence the economic viability of the
development as these variables result in saving/reducing time, efforts and costs.

Lastly, according to Zhang (2005) a sound financial package should make it more attractive for private
developers to finance the development. Zhang (2005) indicate that fixed and low interest rate financing,
abilities to deal with fluctuations in interest rates and low financial charges are critical success-factors
for a sound financial package. Looking at the analysis, private developers emphasize that a sound
financial package makes it more attractive for them to invest in developments. A sound financial
package contributes to the reduction of their overall financial costs and therefore it is financially more
attractive to invest. However, a sound financial package does not influence a private developers
willingness to contribute directly, since there is no direct relation between them. The relationship
between a private developers willingness to contribute to certain developer obligations and a sound
financial package runs through the economic viability, as a sound financial package increases the
economic viability.

4.4.2 Discussion to new variable (principles of developer)

Out of the results it became clear that the ‘principles of developer’ is an important variable to include in
this research. It was widely mentioned that private developers want to make contributions to public
goods and infrastructure if that contribution is in line with their personal principles. Personal principles
refer to an individual’s fundamental beliefs, values and ethical standards that guide their behaviour,
decision-making and overall conduct in personal and professional context. Personal principles play an
important role in an individual’s life, as they provide a framework for evaluating situations, making
choices and establishing personal boundaries (Miller, 2010). Moreover, personal principles help
individuals navigate through dilemma’s, as they act as a reference point for determining right from
wrong (Schafer-Landau, 2018). During the interviews it became clear that making choices on
contributions are mainly formed by the benefit, causality and proportionality criteria (BCP-criteria).
These criteria can be seen as their personal principles that guide them through such dilemma’s
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(considerations on contributing). These principles form the fundament of the decision-making process
for private developers to contribute to public goods and infrastructure. The principle of benefit
emphasized the importance of getting benefits and returns on any contribution made. Koppenjan and
Enserink (2009) mention that, integrating profitable activities into the development process yield
favorable returns on investments and stimulate private developers to include these kind of profitable
activities in their development. When private developers see the benefit of a contribution and get
something in return for that contribution, they want to make these contributions easier. This is what
Koppenjan and Enserink (2009) mean with ‘prospect for return’. This return is not only a financial
matter but could also be a return in the sense of a prospect of an early trajectory through cooperation
and support from the municipality. Therefore this ‘prospect for return’ can be seen as an indicator for
the principle of benefit.

Secondly, the principle of causality emphasized the importance of the relation between the contribution
and the development. Developers aim to identify and understand the causal relationship between their
actions and the outcomes of the project. During the interviews, private developers all agree that if the
relation between the provision to be contributed cannot be demonstrated then they will not contribute to
that. The various sorts of costs that can be covered through N-NDO’s — that Hendricks et al., (2021)
mention — are highly causal and form the indicators for the principle of causality. The third principle
that form their willingness to contribute is the proportionality of the contribution to be made. Private
developers indicate that when considering about contributing to public goods and infrastructure, they
base their contributions in proportion to their partial benefit. When several areas do benefit a certain
provision, private developers agree that they need to pay only their part of the total benefit as other areas
also benefit. Therefore, the ‘equal distribution of costs’ can be seen as an indicator of proportionality.

So, the benefit, causality and proportionality with related indicators as ‘principles of developer’, serve
as timeless guiding believes and standards that shape private developers behaviour and decision-making
process, when considering on contributions to public goods and infrastructure. Understanding and
adhering to personal principles of private developers are essential, because they provide insights into
their process of decision-making on contributing financially to public goods and infrastructure.
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5. Conclusion

The concluding chapter of this research addresses the main research question by initially responding to
the sub-questions formulated in the first section. Section 5.2 describes further development of theory,
followed by the limitations of this research and recommendations for further research in section 5.3.
Lastly, in section 5.4, some recommendations for praxis are given.

5.1 Answering the research question

Municipalities have no legal foundation to enforce negotiable developer obligations on public goods
and infrastructure, which cannot be recovered through a developer obligations plan. Therefore, this study
aimed at giving more insights in the conditions under which private developers are willing to contribute
financially to these sorts of public goods and infrastructure via development agreements. In order to
gain more insights, the following research question was used:

‘Under what conditions are private developers in the Netherlands willing to contribute financially to
public goods and infrastructure in urban development projects via development agreements?’

To answer this main research question, three sub-questions were formulated. Those sub-questions will
be answered first before answering the concluding main research question.

1. ‘What are the most important factors that influence a private developer to contribute financially to
public goods and infrastructure in urban development projects?’

Out of the literature, four explanatory variables emerged that are important for a private developers
willingness to contribute financially to public goods and infrastructure. These variables are: (1) a
favorable investment environment, (2) risk allocation, (3) economic viability and (4) a sound financial
package. Indicators for these variables have been identified too. The research revealed that not all
variables directly influenced the willingness of private developers and not all indicators were identified
as important. This led to the following:

Private developers see a favorable investment environment as an important variable that influences their
willingness to contribute to public goods and infrastructure. All the identified indicators, which are (1)
government support, (2) a predictable and reasonable legal framework, (3) a stable political system, (4)
a promising economy/ economic growth and (5) the project is in public interest, are important indicators
to a favorable investment environment. Risk allocation was not confirmed in the research as an important
variable that influences a private developers willingness to contribute directly. However, risk allocation
has been established as an important factor that enhances the economic viability of projects and since
the economic viability is an important factor that directly influences a private developers willingness, it
influences the willingness indirectly. The only important indicator that appeared during the interviews
and later has been verified by literature, and is important to allocate risks, is the agreement of intent.
The economic viability of the project is also another confirmed variable by the research. Sufficient
profitability can be seen as an important indicator of economic viable projects. The long-term demand
for the products/services offered by the project is replaced among the indicator of ‘the project is in public
interest, as these are similar. Lastly, a sound financial package can also not be seen as a variable that
influences a private developers willingness to contribute to public goods and infrastructure. However,
just like the variable of risk allocation, a sound financial package is of great importance to enhance the
economic viability of projects and therefore, also indirectly influencing a private developers willingness
to contribute. All three indicators, which are (1) fixed and low interest rate financing, (2) abilities to deal
with fluctuations in interest rates and (3) low financial charges, are important indicators of a sound
financial package.

Besides these variables and indicators, another important variable has been revealed during the
interviews and has later been verified by further literature research. It became clear that the principles
of a private developer are very important when considering to contribute financially to public goods and
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infrastructure. Their principles are formed by three components, which are (1) benefit, (2) causality and
(3) proportionality and have their own indicators. A revealed indicator for benefit is ‘prospect for return’,
for causality ‘sorts of costs that can be covered through N-NDQO’s’ and for proportionality is ‘equal
distribution of costs’.

2. To what extent do municipalities have an influence on the willingness to contribute financially to
public goods and infrastructure of private developers in urban development projects?’

Municipalities play an important role in shaping urban development projects. Firstly, through their
lonely regulatory power to determine spatial policies and their decision-making power regarding the
zoning plan, municipalities have the ability to establish the conditions and expectations for private
developers to invest in the public area. Besides, municipalities have the lonely power to negotiate on the
content of a development agreement with private developers. So, they are the only authority that can
decide on the level of contributions and whether or not it is sufficient in order to sign the development
agreement. Secondly, municipalities can enhance a favorable investment environment by increasing
‘government support’, ‘a predictable and reasonable legal framework’ and ‘a stable political system’,
which influences a private developers willingness to contribute to public goods and infrastructure.
Besides, municipalities can also allocate risks by signing an agreement of intent, which influences the
economic viability of the project and is of great importance on a private developers willingness to
contribute.

Lastly, since municipalities have the lonely power to negotiate on the content of a development
agreements with private developers, municipalities can ensure that the contributions on public goods
and infrastructure do meet the principles of a private developer. Private developers are more willing to
contribute to public goods and infrastructure when their principles are met.

3. ‘What are the main restrictions for private developers to contribute financially to public goods and
infrastructure in urban development projects?’

Out of the interviews, several restrictions for private developers to contribute financially to public goods
and infrastructure in urban development projects revealed. These restrictions are distributed over the
important variables and indicators, which have been identified earlier in this section. To start with some
restrictions that decrease government support. First, it is hard for private developers to be confronted
with stacking ambitions on top and beyond the legal framework. Private developers are quite often
confronted with many ‘extra’ ambitions on top and beyond the already agreed ambitions, that cannot be
incorporated all into the development. In line with that, the unpredictability of municipalities is another
restriction for private developers to contribute to public goods and infrastructure. Municipalities can be
unpredictable since new city councils or policies often change the direction of the agreements made and
therefore change the starting points of the area development.

Secondly, for a promising economy/ economic growth also a restriction came up. As urban development
projects often have a duration of 5-15 years on average, it is very important to make a prognose of the
market demand for that period. When the prognoses lack sufficient security of a promising development,
the ability to secure viable projects with unprofitable activities as certain public goods include decreases.

Under the third variable ‘economic viability’ also a restriction came up. Private developers want to
develop areas and create sufficient profit as these are commercial companies, which are dependent on
profit to be economic viable as a company. When developers create no profit on their area development,
they go bankrupt. Therefore, projects need to be sufficient profitable to be able to contribute to public
goods and infrastructure. This emphasises the importance, that the external factors which influence the
economic viability need to be favorable as the economic viability is multifactorial influenced.

Lastly, under the new variable ‘principles of developer’, some restrictions are revealed. First, private
developers indicate that municipalities often prescribe certain costs to the development, which do not
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have any causal relation with the development. This leads to the situation where private developers have
the feeling that they are used as ‘cash cows’ to support other public goals of the municipality and
therefore creates distrust, while working together with the municipality in a transparent and trustful
manner will lead to a better result. This is in line with the occurrence of disproportionately allocated
costs to the development, which is considered as a restriction too.

‘Under what conditions are private developers in the Netherlands willing to contribute financially to
public goods and infrastructure in urban development projects via development agreements?’

Based on the answers derived of the three sub-questions, the main question can be answered. Three key
variables have been identified as important conditions to contribute financially to public goods and
infrastructure in urban development projects via development agreements, which are: (1) a favorable
investment environment, (2) economic viability and (3) principles of developer. While private
developers already tend to create urban areas with comfortable public spaces, the degree to which these
conditions are fulfilled influences their willingness to contribute. When the above three mentioned
conditions are met, the willingness to contribute to public goods and infrastructure in urban development
projects via development agreements increases.

Moreover, it is important to address the restrictions as identified in the answer on the third sub-question,
as these restrict private developers from making financial contributions to public goods and
infrastructure. Municipalities are eminently the authority to reduce most of these restrictions, as they
have the lonely authority and resources to take actions on these restrictions. By removing these
restrictions, municipalities can create and improve an environment which encourages private developers
to contribute financially to public goods and infrastructure.

5.2 Further development of theory

As mentioned in the scientific relevance of this study, already some research was done on the concepts
of ‘willingness to pay’ in relation to ‘developer obligations as land value capture tool’ (Koppenjan &
Enserink, 2009; Laarakkers, 2022; Zhang, 2005), but this was still at a minimal level an not entirely
clear. Moreover, reffering to Brandt et al., (2007), municipalities could optimise their negotiation
strategies if they understand how private developers make decions to contribute to developer obligations.
Therefore, it should be explained in what way they influence a private developer to contribute and when
private developers are willing to contribute. Based on these comments on theory, this research explained
under what conditions private deverlopers are willing to contribute financially to public goods and
infrastructure

The results of this research confirm some theories as discussed in chapter two, but also reject some
theories. The four explenatory variables, as described by Zhang (2005) are all confirmed, but not all
directly influencing the willingness of a private developer. A favorable investment environment and
economic viability are directly influencing a private developers willingness to contribute. Besides, a
favorable investement environment, risk allocation and a sound financial package dor have a direct
influence on the economic vaibility. Not all indicators were indicated as important. Those are: subsidies
to realise cost recovery, granting tax exemptions, formulating supportive regulation, concession
agreement, loan agreement, supply agreement and long-term availability of various suppliers needed for
the normal operation of the projects (Koppenjan & Enserink 2009; Zhang 2005). These indicators are
removed from the theoretical framework. The indicator of ‘long-term demand for the products/services
offered by the project’ is removed to the indicator of ‘the project is in public interest’. The new variable
‘principles of developer’ is added to the theoretical framework and the way municipalities are
influecning these variables has been adjusted too.

By adding the ‘conditions under which private developers are willing to contribute financially to public
goods and infrastructure’ to the already existing theories on ‘willingness to pay’ in relation to ‘developer
obligations as land value capture tool’, this research further improves these theories of Koppenjan and
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Enserink (2009), Laarakkers (2022) and Zhang (2005). The new theoretical framework (see figure 8)
and adjusted operationalisation table (see table 4), visualise the new results and improved theory of this
research.

Private developer 4——————+ Municipality

- \

————————————— —¥ Principles of developer [——

1
\
\
I
\
- . \
. Willingness to contribute |
Favorable investment - .
————————————— - . to negotiable public \
environment -
goods and infrastructure I
\
\
\
\
I
\
\
\
\
I

» Risk allocation l

Econmic viability

Sound financial package

Figure 7: Theoretical framework after adjustments (own work)

Variable Sub-variable Indicator
Government support
A favorable governmental Predictable and reasonable legal
environment framework
Favorable investment Stable political system
environment A favorable economic Promising economy/economic
environment growth
A favorable consumers The project is in public interest
environment
Risk allocation Risk allocation via Agreement of intent

contractual arrangements

Economic viability Long term viability Sufficient profitability

Fixed and low interest rate financing

Financial interest rates — - - -
Abilities to deal with fluctuations in

interest rates

Sound financial

package : - -
Financial charges Low financial charges
Benefit Prospects for return
Principles of developer Chally S it
Proportionality Equal distribution of costs

Table 4: operationalisation of adjusted theoretical framework (own work)
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5.3 Reflection on limitations and recommendations for further research

This section critically examines the main limitations of this research. By addressing the limitation, the
aim is to provide an understanding of the constraints and potential biases that may have influenced the
results. Also recommendations for further research related to the limitations have been described.

e The literature review on variables and indicators served as the foundation of this study. Based
on this literature review, 17 indicators were identified and incorporated in the operationalisation
table. However, the analysis and discussion revealed that 9 out of the 17 indicators lacked
relevance to the present research and were therefore removed from the operationalisation table.
This means that more than 50% of the initially included indicators proved to be irrelevant to this
study. Considering the limited timeframe of five months allocated for this research, a big part
of the available time was spent on examining these indicators, which in the end had no value to
the study. Therefore, it is must be acknowledged that the list of indicators was too extensive and
that this research would have benefitted from a more focused and thorough evaluation of a
shorter list.

¢ Inthis study, a total of 10 interviews were conducted with private developers in the Netherlands.
These were different in type and share in the overall area development of the Netherlands. It
was noted during the discussion that no differences could be inferred with regard to their
willingness to contribute to public goods and infrastructure. However, it is important to address
that the sample consisted of only three interviews with companies that solely develop, while the
remaining seven interviews were conducted with companies involved in both development and
construction. Therefore, it is hard to identify the differences or similarities between the different
type of developers and draw conclusions from this unbalanced sample. Additional research is
necessary to determine whether such a distinction has any influence on their willingness to
contribute.

e Besides, the interviews have revealed the new variable ‘principles of developer’. Based on
additional literature research, this new variable has been verified and integrated into the new
theoretical framework. The research methodology employed in this study was initially indicated
as deductive. However, the inclusion of this addition variable deviates from the deductive
approach and align more with an abductive approach, which seeks to generate plausible
explanations for observed phenomena. Researcher had due a lack of time (since almost all
interviews were lacking time) not enough time to ask specific questions about this topic.
Therefore, additional research to find empirical evidence would increase the quality and validity
of the new variable.

e In order to enhance the validity of this research, triangulation was used, incorporating several
data sources such as academic literature, semi-structured interviews and policy documents.
Nonetheless, it became clear that the availability of policy documents, which could validate the
academic literature and the outcomes of the semi-structured interviews, was very limited. So,
policy documents were not be the most suitable source for triangulation in this research.
However, the absence of such policy documents confirms that decisions regarding contributions
on public goods and infrastructure are dependent on multiple factors and influenced by the
specific situation that a private developer is in. This means that universal applicable policy
documents cannot exist. The incorporation of quantitative research methods has the potential to
enhance the reliability and validity of the research results. Therefore, further research should be
done to quantitively measure the extent of private developers contributions to public goods and
infrastructure.

e Lastly, This research only provides insights into the general ‘sorts of costs’ of Hendricks et al.,
(2021) to which private developers are willing to contribute. To enhance the quality of this
research, the inclusion of a list of public goods and infrastructure to which private developers
are willing to contribute, would have been of great additional value. Therefore, further research
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can be done in the type of public goods and infrastructure to which private developers are willing
to contribute.

5.4 Recommendations for praxis

In the introduction of this research it was suggested that when it comes to negotiations regarding the
terms of a development agreement, developer obligations often only capture a small part of the costs
associated with providing public goods and infrastructure. Municipalities could optimize their
negotiation strategies if they understand how private developers make purchasing decisions on
developer obligations in order to capture a greater part of the costs. Therefore, this research investigated
under what conditions private developers are willing to contribute to public goods and infrastructure.
Based on these results, some recommendations can be given how a private developers willingness can
be increased, leading to more developer obligations to public goods and infrastructure and less financial
problems for municipalities.

An important barrier mentioned by private developers are stacking ambitions of municipalities.
For private developers it is not possible to live all ambitions of different municipal departments
in one area development as this makes them unfeasible. Consequently, this leads to a situation
where private developers do not have the financial space to contribute to public goods and
infrastructure at all. It is advised to prioritize on ambitions by qualified and professional project
in order to give clear and feasible guidelines to the development. In addition, further research
can be done to investigate the extent to which municipalities can legally stack their ambitions
within on top of the legal framework.

Another barrier mentioned in the research is that municipalities can be unpredictable which
decreases the mutual trust between private developers and municipalities. Mutual trust and
predictability of governments are important factors to create government support that enhances
private developers willingness to contribute. Consistent policies, clear legal frameworks and
transparent-decision making processes enhance the municipalities predictability and stimulates
mutual trust. Therefore, the advice for municipalities is to be consistent and transparent to create
mutual trust in area development, which leads to more willingness of private developers to
contribute financially to public goods and infrastructure.

Private developers prioritise a gradual and successful progression of development projects, but
municipalities currently lack sufficient implementation capacity. Since municipalities have the
only authority to modify and draft a new zoning plan, modifications or creating a new zoning
plan, takes a long time. Shifting from an executive role in modifying or creating a new zoning
plan to a regulatory role, allowing private developers to draft the zoning plan, is recommended.
Private developers have the necessary capacity for this task and municipalities should only have
to control the draft. This recommendations would reduce time requirements, and diminish the
need for more implementation capacity of municipalities.

It is recommended to emphasize the additional value or causality associated with the public
goods or infrastructural provisions. By emphasizing the potential benefits or direct relation to
their projects, it demonstrates that the provision of public goods and infrastructure is not just a
regulatory burden, but a strategic opportunity for mutual gain.
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Appendices
Appendix 1: List of 20 biggest developing companies

Top 20 grootste woningontwikkelaars

Verkochte nisuwbouwkavels

2016 | 2017 | 2018 | 2019 | 2020

B 2016 B2017 B2012 @2010 @ 2020

EFD

Heijmans

AM

Van Wanrooij

Dwra Vermeer

Van Wijnen
Rotij/Rocsdom Tijhuis
VanWonen

Trebbe

Synchroon

Amvest

De Bunte Vastgoed
VolkerWes=els
Kuin [

Mijhuis Bouw
orm

Ter Steege
Janssen De Jong
Latei

H5B

Verkochte nisuwbouwkavels



Appendix 2: Informed consent form / statement on data collection and processing

Beste,

Allereerst wil ik u graag bedanken voor uw interesse en deelname aan dit onderzoek. Hieronder ligt ik
de inhoud van het onderzoek nader aan u toe.

Het onderzoek dat uitgevoerd wordt maakt deel uit van de master specialisatie Planning, Land and Real
Estate aan de Radboud Universiteit in Nijmegen. In deze specialisatie ligt de focus op stedelijke
ontwikkeling vanuit het perspectief van gebieds- en vastgoedontwikkeling. Het onderzoek heeft als doel
om condities te bepalen waaronder projectontwikkelaars in Nederland bereid zijn om via een anterieure
overeenkomst financieel bij te dragen aan publieke voorzieningen en infrastructuur in stedelijke
ontwikkelingen. Met de ‘financi€le bijdrage’ wordt in dit onderzoek de ‘onderhandelbare
ontwikkelaarsbijdragen’ bedoeld, zoals dit in de literatuur wordt beschreven als ‘negotiable developer
obligations’ (NDO’s) dat één van de instrumenten is voor het concept van ‘land value capture’. Land
Value Capture instrumenten trachten een (deel van een) gebiedsontwikkeling te financieren door de
waardestijging van grond, die het gevolg is van een publieke ruimtelijke beslissing, af te vangen.

Het onderzoek bestaat uit twee verschillende delen. Allereerst is er op basis van wetenschappelijke
literatuur een theoretisch model opgesteld, dat wetenschappelijk verklaart welke variabelen invioed
hebben op de bereidheid van een projectontwikkelaar om financieel bij te dragen aan publieke
voorzieningen en infrastructuur. Dit zijn: (1) risicospreiding, (2) economische levensvatbaarheid van
het project, (3) gunstig investeringsklimaat en (4) een gezond financieel pakket. Deze variabelen zijn
geconcretiseerd met sub-variabelen met de daarbij behorende indicatoren. Het tweede deel van het
onderzoek bestaat enerzijds uit een literatuur studie naar middelen/instrumenten/programma’s in
Nederland die aansluiting vinden bij de indicatoren van het theoretisch model en anderzijds uit half
gestructureerde interviews die trachten te achterhalen welke indicatoren/variabelen van het theoretisch
model wel of geen invloed hebben op de bereidheid van een projectontwikkelaar om financieel bij te
dragen aan publieke voorzieningen en infrastructuur. Op basis van de resultaten uit de literatuurstudie
en de interviews kunnen condities bepaald worden waaronder projectontwikkelaars in Nederland bereid
zijn om via een anterieure overeenkomst financieel bij te dragen aan publieke voorzieningen en
infrastructuur. Met deze inzichten wordt een bijdrage geleverd aan het concept van ‘Land Value
Capture’ dat vanuit het ontwikkelaarsperspectief onderbelicht is. Het eindproduct van dit onderzoek is
een onderzoeksrapport in de vorm van een Masterscriptie. De masterscriptie kan mogelijk gepubliceerd
worden op de Thesis Repository van de Radboud Universiteit. De gegevens die verzameld zijn tijdens
dit onderzoek zijn alleen beschikbaar voor onderzoeksdoeleinden en zullen op zeer vertrouwelijke wijze
behandeld worden. Het interview zal, met uw goedkeuren, opgenomen worden doormiddel van een
audio-recorder en opgeslagen worden op een beveiligde USB-stick. Het opnemen van het interview is
echter essentieel voor de nadere uitwerking. Het audio-fragment zal getranscribeerd worden, waarna het
audio-fragment direct verwijderd zal worden. Het transcript zal aan u gezonden worden, zodat eventuele
op- of aanmerkingen aan het transcript toegebracht kunnen worden, voor deze in het onderzoeksrapport
komt te staan. Daarnaast staat u volledig in uw recht om op ieder willekeurig moment uit het onderzoek
te stappen, zonder dat u daar enig motief kenbaar voor moet maken. Verder bent u niet verplicht om
antwoord te geven op vragen waar u geen antwoord op kan of wil geven. Persoonlijke informatie die
herleidbaar is naar u zal eveneens vertrouwelijk behandeld worden en louter beschikbaar zijn voor de
onderzoeker. In de verklaring van gegevensverzameling en gegevensverwerking kunt u uw voorkeuren
kenbaar maken met betrekking tot uw anonimiteit in het onderzoeksrapport.

Ik wil u alvast bedanken voor uw interesse en deelname aan dit onderzoek. VVoor nog eventuele vragen
sta ik u graag telefonisch te woord via het telefoonnummer +31617268756 of via de mail
steutelr@agmail.com. Graag wil ik u vragen om onderstaande verklaring gegevensverzameling en
gegevensverwerking in te vullen.
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Verklaring gegevensverzameling en gegevensverwerking
Geef uw voorkeuren aan in onderstaande hokjes

1. Deelname aan het onderzoek

Ik heb het formulier voor geinformeerde toestemming gelezen en
ben hier volledig door geinformeerd over het onderzoek.

Ik heb, indien nodig, vragen kunnen stellen over het onderzoek die
naar uw wensen en tevredenheid zijn beantwoord.

Ik geef hierbij vrijwillig toestemming om deel te nemen aan dit
onderzoek en ben er volledig van bewust dat ik ten alle tijden
vragen kan weigeren, terug kan trekken uit het onderzoek, zonder
enig motief.

Ik begrijp dat het opnemen van het interview essentieel is voor een
juiste uitwerking van de resultaten en geef hierbij toestemming voor
het opnemen van het interview doormiddel van een audio-recorder
en het transcriberen van deze audio-opname.

Ik verplicht onderzoeker ertoe het audio-fragment te verwijderen
nadat deze getranscribeerd is.

2. Gegevensverzameling

Ik begrijp dat de verzamelde gegevens louter gebruikt worden voor
onderzoeksdoeleinden en dat (een deel) van het onderzoeksrapport
mogelijk gepubliceerd kan worden.

Ik begrijp dat de verzamelde gegevens aan mij toegezonden zullen
worden zodat ik de mogelijkheid heb om hier op- en aanmerkingen
aan te geven.

Ik begrijp dat ik gegevens uit het transcript kan laten verwijderen/
aanpassen door de onderzoeker.

3. anonimiteit

Ik geef toestemming voor het gebruik van mijn naam in het
onderzoeksverslag. Indien u hier geen toestemming voor geeft
zal u geanonimiseerd worden als: respondent x

Ik geeft toestemming om mijn functie in het verslag te benoemen.

Ik begrijp dat de verzamelde persoonlijke informatie die
herleidbaar is naar mij, zoals e-mail, naam etc. alleen
beschikbaar is voor de onderzoeker, die na de afronding van het
onderzoeksverslag deze gegevens zal verwijderen.

Naam deelnemer: ..........ooovviiiiiiiiiiiiinn...
Datum: ....oooiiiii
Handtekening..................ccooiviiiiininnnn..

JA

NEE
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4. contactgegevens onderzoeker

Naam onderzoeker: Ruben Steutel

E-mail onderzoeker: Steutelr@gmail.com
Telefoonnummer onderzoeker: +31617268756
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Appendix 3: Interview guide

Interview Guide (Dutch version)

Datum:
Locatie:
Bedrijf:
Respondent:

1. Introductie

Allereerst wil ik u enorm bedanken voor uw deelname aan dit onderzoek. Zoals in het
informatieformulier is beschreven, richt dit onderzoek zich op het bepalen van condities waaronder
projectontwikkelaars in Nederland bereid zijn om via een anterieure overeenkomst financieel bij te
dragen aan publieke voorzieningen en infrastructuur in stedelijke gebiedsontwikkelingen. Dit
interview zal ingaan op de bereidbaarheid van een projectontwikkelaar om financieel bij te dragen aan
publieke voorzieningen en infrastructuur, en de variabelen die daar invlioed op hebben. Dit onderzoek
wordt uitgevoerd ter afronding van de masterspecialisatie Planning, Land and Real Estate aan de
Radboud Universiteit in Nijmegen. Voor aanvang van dit interview heeft u de verklaring voor
gegevensverzameling en gegevensverwerking ingevuld en ondertekend. Onderzoeker zal dit interview,
zoals u heeft aangegeven, vertrouwelijk en naar uw voorkeuren verwerken. Indien u toestemming
heeft verleend om dit interview op te nemen zal ik bij aanvang van dit interview de audio-recorder
starten. Heeft u voor dat ik het interview start nog vragen die u aan mij wilt stellen? Het interview zal
ongeveer 1u a 1.5u uur duren.

Indien u vragen heeft tijdens het interview kunt u mij op ieder willekeurig moment onderbreken.

1. Introductie vragen

a) Wilt u zichzelf voorstellen?
- m.b.t. het bedrijf, functie etc.

b) In wat voor soort projecten bent u betrokken of betrokken geweest?
- b.v. projecten via een anterieure overeenkomst of exploitatieplan.

¢) Wat zijn de hoofddoelen van uw bedrijf tijdens een gebiedsontwikkeling?

2. Bereidheid om financieel bij te dragen aan infrastructuur en publieke voorzieningen
Stedelijke (her)ontwikkeling gaat gepaard met werkzaamheden en voorzieningen, zoals een
bestemmingsplanprocedure, aanleg van wegen, groenvoorzieningen, speelplaatsen etc. Dit brengt
kosten met zich mee die via een financiéle bijdrage worden verhaald op de ontwikkelaar. De afspraken
komen tot stand door onderhandelingen en worden vastgelegd in een anterieure overeenkomst.
Wanneer het kostenverhaal niet verzekerd is via een anterieure overeenkomst, dient een
exploitatieplan te worden vastgesteld, waarbij grondexploitatieplan kosten verhaald worden op
ontwikkelende partijen in het plangebied. In de literatuur wordt onderscheid gemaakt tussen drie
soorten kosten: ‘bijdragen ruimtelijke ontwikkelingen’, ‘bovenwijkse voorzieningen’ en ‘bovenplanse
kosten/verevening’. Onderstaande vragen zullen hier op ingaan:

a): In welke mate bent u bereid om bij te dragen aan ‘bijdragen ruimtelijke ontwikkelingen’?
- en aan binnenplanse kosten zoals beschreven in de kostensoortenlijst van het BRO?

b): In welke mate bent u bereid om bij te dragen aan ‘bovenwijkse voorzieningen’, waar meerdere

gebieden van profiteren en niet voldoen aan de PPT-criteria?
- en indien wel wordt voldaan aan de PPT- criteria?
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¢): In welke mate bent u bereid om bij te dragen aan ‘bovenplanse kosten/verevening’ die niet voldoen
aan de PPT-criteria?

- en indien wel wordt voldaan aan de PPT-criteria?
d): Wat zijn de voornaamste beperkingen die u ervan weerhouden om financieel bij te dragen aan
publieke voorzieningen in infrastructuur?

3. Variabelen die invloed hebben op de ‘bereidheid om bij te dragen’.
Volgens de theorie van Koppenjan & Enserink en Zhang, hebben vier variabelen invlioed op de
bereidheid van een projectontwikkelaar om financieel bij te dragen aan publieke voorzieningen en
infrastructuur. Daarover wil ik met u onderstaande vragen bespreken:

Variabele 1: Een gunstig politiek/economisch investeringsklimaat

a): Vindt u dat er vanuit overheden voldoende steun/capaciteit wordt geboden bij stedelijke
ontwikkelingen?

- Op welke manier wordt dit (niet) gedaan?

- hebben overheden voldoende capaciteit om vloeiend mee te werken?

b): Is het wettelijk kader in gemeenten voorspelbaar en redelijk genoeg voor stedelijke
ontwikkelingen?

c): Is het politiek systeem in gemeenten stabiel genoeg voor stedelijke ontwikkelingen?
d): Welke invloed heeft een groeiende economie op stedelijke gebiedsontwikkelingen?
e): Indien bovenstaande drie zaken (in een groeiende economie) helder zijn, voelt u dan meer
politieke/economische zekerheid?
- Hoe draagt dit bij aan uw bereidheid tot het bijdragen aan publieke voorzieningen en

infrastructuur?

Zijn er onderdelen die wij niet besproken hebben, maar die wel bijdragen aan een gunstig
politiek/economisch investeringsklimaat?

Variabele 2: Risicobeheer

a): Wordt er door overheden gebruik gemaakt van risico beherende hulpmiddelen?
- zoals subsidies, belastingvrijstellingen of ondersteunende regelgeving?

b): Worden er naast de anterieure overeenkomst nog andere contractuele overeenkomsten gesloten?
- (Bv. intentieovereenkomst, samenwerkingsovereenkomst)

d): hoe beinvloeden zij uw bereidheid tot het bijdragen aan publieke voorzieningen en infrastructuur ?

Zijn er onderdelen die wij niet besproken hebben, maar die wel bijdragen aan het risicobeheer van
stedelijke ontwikkelingen ?

Variabele 3: economische levensvatbaarheid
a): Hoe belangrijk is de winstgevendheid voor de economische levensvatbaarheid van een stedelijke
ontwikkeling?
- Op welke manier hebben bijdragen aan publieke voorzieningen invlioed op de
winstgevendheid?

b): Over welke winstgevende activiteiten kunt u onderhandelen om de winstgevendheid van een
stedelijke herontwikkeling te vergroten?
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c): Kunt u aangeven bij welke winstgevendheid (%) u bereid bent een financiéle bijdrage te leveren aan
publieke voorzieningen en infrastructuur? (indien mogelijk)

d): Welke invloed heeft de marktvraag naar publieke voorzieningen op uw bereidheid om daar een
financiéle bijdrage aan te leveren?

e): hoe beinvloedt de winstgevendheid van een stedelijke ontwikkeling en de marktvraag naar publieke
voorzieningen uw bereidheid om een financiéle bijdrage te leveren aan publieke voorzieningen?

Zijn er naast de rentabiliteit en marktvraag andere zaken die invloed hebben op de economische
levensvatbaarheid van een stedelijke ontwikkeling?

Variabele 4: Een gezond financieel pakket voor de financiering van de stedelijke ontwikkeling

a): Welke invloed hebben rentetarieven van de financiering op de stedelijke ontwikkeling?
- In welke mate heeft uw bedrijf de capaciteiten om te gaan met fluctuerende rente tarieven?

b): In welke mate maken financieringskosten deel uit van een gezond financieel pakket?

c): Indien bovenstaande zaken gunstig zijn (bv. lage rentetarieven en financieringskosten), dragen deze
zaken dan bij aan uw bereidheid om een financiéle bijdrage te leveren aan publieke voorzieningen en
infrastructuur ?

zijn er naast de rentetarieven en financieringskosten andere zaken die invloed hebben op een gezond
financieel pakket voor de financiering van de stedelijke ontwikkeling?

3. Concluderende vragen over de bereidheid om een financiéle bijdrage te leveren

We hebben de vier variabelen besproken die invlioed hebben op de bereidbaarheid van een
projectontwikkelaar om financieel bij te dragen aan publieke voorzieningen en infrastructuur:

- Een gunstig politiek/economisch investeringsklimaat;

- Risicobeheer;

- Economische levensvatbaarheid;

- Een gezond financieel pakket;

a) kunt u zich vinden in bovenstaande variabelen?

a): Heeft u nog andere variabelen of zaken die u wilt en kunt toevoegen tot aan wat we nu toe besproken
hebben over de bereidheid van een ontwikkelaar om bij te dragen?

b): hoe belangrijk vindt u de variabelen in verhouding tot elkaar? Is het mogelijk deze te rangschikken
van belangrijk naar minder belangrijk?

Afsluiting

Vanuit mijn kant zijn alle vragen beantwoord, misschien heeft u nog vragen? Ik wil u in ieder geval
enorm danken voor de deelname aan dit onderzoek. Ik zal dit interview zo snel mogelijk transcriberen
en naar u doorsturen. Mocht u hierna nog wensen hebben tot het gebruik van gegevens, kunt u dit altijd
aangeven en mij via mijn gegevens uit het bovenstaande informatieformulier.
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Interview Guide (English version)

Date:
Location:
Company:
Respondent:

1. Introduction

First of all, I would like to thank you immensely for your participation in this research. As outlined in
the information sheet, this research focuses on determining conditions under which private developers
in the Netherlands are willing to contribute financially to public goods and infrastructure in urban area
developments through a development agreement. This interview will address the variables that
influence a project developer's willingness to contribute financially to public goods and infrastructure
according to the theoretical model. This research is conducted to complete the Master's specialisation
in Planning, Land and Real Estate at Radboud University in Nijmegen. Before the start of this
interview, you have completed and signed the Data Collection and Data Processing Statement.
Researcher will process this interview, as you have indicated, confidentially and according to your
preferences. If you have given permission to record this interview, | will start the audio recorder at the
start of this interview. Before | start the interview, do you have any questions you would like to ask
me? The interview will last about 1 hour. In the interview, 'urban area development' will be referred to
as 'project’.

If you have any questions during the interview, you can interrupt me at any time.

1. Introducing questions

a) Would you like to introduce yourself?

(b) In what kind of projects have you been involved or have you been involved in?
- e.g. within urban area development project and or outside urban development projects;
- e.g. projects on company-owned land or development on public property;
- e.g. projects through a development agreement or exploitation plan;

(c) What are the companies main objectives during an area development project?

2. Willingness to contribute to public goods and infrastructure

Dutch municipalities have first the legal possibilities of negotiating developer obligations in a
development agreement to secure all costs to be made for public infrastructure, whereafter municipalities
have the legal obligation to prescribe non-negotiable developer obligations through a development
contributions plan if all costs to be made for public infrastructure aren’t secured. So,

a): To what extent are you willing to contribute ‘voluntary’ to on-site contributions to spatial
developments ?
- and to what extent are you willing to contribute to on-site infrastructure costs that can be
charged compulsory and prescribed specified in the law?

b): To what extent are you willing to contribute ‘voluntary’ to off-site infrastructural provisions that
benefit multiple areas, without the BCP-criteria?
- and to what extent if the BCP-criteria are met?

c): To what extent are you willing to contribute ‘voluntary’ to off-site cost equalisation, without the

BCP-criteria?
- and to what extent if the BCP-criteria are met?
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d): What are the main restrictions that withdraw you from contributing financially to public goods and
infrastructure in projects?

3. Variables that influence the ‘willingness to contribute’

According to the theory of Koppenjan & Enserink and Zhang, four variables influence the willingness
of a private developer to contribute financially to public goods and infrastructure. Therefore, | would
like to discuss these with you.

Variable 1: Risk allocation

¢ Risk management tools
a) Are the following risk management tools used by governments?
-Subsidies (cost recovery to be realised);
- Granting tax exemptions;
- Formulating supportive regulations that allocate risks;
- Limiting competition from other project developers;
- Other tools.

¢ Risk allocation through contractual agreements
a): Are there any other contractual agreements, besides the development agreement, that
spread/reduce the risk of the project?

- (e.g. loan agreement with a bank, supply agreement, concession agreement)

Looking at the two components above, how do they affect your willingness to contribute financially to
public goods and infrastructure?

- Are there any components we have not discussed that contribute to risk diversification?
Variable 2: Economic viability of the project

+ Viability on long term

a): What makes the long term cash flow of a project attractive to investors?
- How do financial contributions to public facilities and infrastructure affect the long term cash
flow, and how can the cash flow be made more attractive to investors?
(e.g. by increasing the property programme?).

b): How important is profitability for the economic viability of a project?
- How do financial contributions to public facilities and infrastructure affect project
profitability?
- When is project profitable enough to contribute financially to public goods and
infrastructure?

c): How does market demand for public utilities and infrastructure affect the economic viability of a
project?

Looking at the above three components, how do they influence your willingness to contribute
financially to public goods and infrastructure in a project?
- Are there any components we haven’t discussed that contributes to the economic viability?

Variable 3: Sound Financial package

¢ Interest rates
a): Do fixed and low interest rates of financing for the project, contribute to a sound financial package?
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b): To what extent does your company have the abilities to deal with fluctuating interest rates?
¢ Financing costs
a): To what extent do financing costs affect the financial package of a project?

- Do low financing costs contribute to a sound financial package?

¢ Currencies
c): To what extent does currency stability affect the financial package of a project?

Looking at the above four components, how do they influence your willingness to make a financial
contribution to public goods and infrastructure in a project?
- Are there any components we have not discussed that contribute to a sound financial
package?
Variable 4: Favorable investment environment
¢ Governmental environment
a): Do you think sufficient support is provided from the government for projects?
- In what way is this (not) being done?

b): Is the legal framework in the Netherlands predictable and reasonable enough for a favourable
investment environment of projects?

c): Is the political system in the Netherlands stable enough for a favourable investment environment of
projects?

Looking at the above three components, how do they influence your willingness to make a financial
contribution to public facilities and infrastructure in a project?

- Are there any components we have not discussed that contribute to risk diversification?
¢ Economic environment
a): Is the economic system in the Netherlands desirable enough for a favourable investment
environment of projects?

b): How does a growing/promising economy affect the investment environment of projects?

Looking at the above two components, how do they influence your willingness to make a financial
contribution to public facilities and infrastructure in a project?

¢ Consumer environment
a): Does a contribution to the public interest of a project affect the investment environment?

b): Does support and understanding from local residents contribute to a favourable investment
environment?

Looking at the above two components, how do they influence your willingness to make a financial
contribution to public facilities and infrastructure in a project?

- Are there any parts we have not discussed that contribute to a favourable investment
environment?

4. Concluding questions about the variables
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We have now discussed the four variables that influence a private developers willingness to contribute
financially to public goods and infrastructure.

a): Do you have any other variables or issues you would like and to add to what we have discussed so
far about a developer's willingness to contribute?

(b): how important do you think the variables are in relation to each other? Is it possible to rank them
from important to less important?

Closure

From my side, all questions have been answered, maybe you still have questions? In any case, | would
like to thank you immensely for participating in this study. | will transcribe and forward this interview
to you as soon as possible. Should you have any wishes for the use of data after this, you can always
tell me and me via my details from the information form above.
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Appendix 4: Codebook

Code Groups [
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Grounded

[ Density

[ Groups

<> Developer obligations on public goods and infras... (3)

< Economic viability (€]
<> Favorable investment environment an
< Risk allocation &
< Sound financial package @
< Willingness to contribute @

> on-site development costs

> off-site costs that meet PPT criteria

> off-site costs that not meet PPT-criteria

< sufficient profitability

< long-term demand for the products/services offered by the pr..
<> economic viability

<> predictability of government

<> trust and security of government

<> Government capacity

<> confilicting interests of governments

<> lack of implementation capacity municipalities
<> the project is in public interest

<> stacking ambitions of municipalities

<> promising economy/ econemic growth

<> stable pelitical system

<> predictable and reasenable legal framework
<> Government support

<> formulating supportive regulation

<> subsidies to realise cost recovery

<> granting tax exemptions

<> contractual arrangements

<> abilities to deal with fluctuations in interest rates
<> fixed and low interest rate financing

<> willingness to contribute

<> return on contribution

> principals of developer

o o o oo oo o000 0000000000000 0o

[Developer obligations en public geods and infrastructure]
[Developer obligations en public geods and infrastructure]
[Developer obligations en public geods and infrastructure]
[Econemic viability]

[Econemic viability]

[Econemic viability] [Willingness to contribute]

[Favorable investment environment]

[Favorable investment environment]

[Favorable investment environment]

[Favorable investment environment]

[Favorable investment environment]

[Favorable investment environment]

[Favorable investment environment]

[Favorable investment environment]

[Favorable investment environment]

[Favorable investment environment]

[Favorable investment environment]

[Risk allocation]

[Risk allocation]

[Risk allocation]

[Risk allocation]

[Sound financial package]

[Sound financial package]
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[Willingness to contribute]
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Appendix 5: Visualisation of the main findings

a favorable consumers environment

The project is in the public interest

taken into account

taken into account
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multti:la dependent |multiple dependent| multiple dependent
Economic viability Long term viability
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present present present present present present present
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not available not available not available not available not available not available not available
not important not important not impertant net important not impertant important not important
not important not important not important net important not important not impoertant not important
not important not important not important not important not important not important not important
very important very important very important very important very important very important very important
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Appendix 6: Influence of explanatory variables on response variable

Variable Sub-variable Indicator
Government support
A favorable governmental Predictable and reasonable legal framework
environment Stable political system
A favorable economic environment | Promising economy/economic growth
Favorable investment
environment
A favorable consumers environment | The project 1s in public interest

Influencing a private developers willingness to contribute

Not influencing a private developers willinoness to contribute
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