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12.1. Interview Robert Boom, adviser Twynstra Gudde. 

Vrijdag 17 oktober 2008 10.30 uur 

Robert Boom has been working on the Kei Business case Sports park Hambaken 's
Hertogenbosch. 
In this case the possibilities to see de quarter Hambaken as a business case have been 
investigated. Robert Boom is currently adviser at Twynstra Gudde and subjects on 
financing, redevelopment and valuation of urban areas has been the main subjects of 
this interview. A short summary wil I be given in this interview. 

Boom defines a probiernatie redevelopment area as an area where the social 
development and levels are below standard level. This is visualized in the next figure. 
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To get these areas back on track and make sure they develop in a wanted way, 
transformation and transition need to be taken place. The transformation process is 
needed to get back on track. This can be executed through intervene in the physical, 
social and economical pillars. This is where the financing problems occur. The physical 
pillars aften deliver the largest shortages and stand for redevelopment financing 
problems, but also social en economical interventions know financing problems. 

Tagether they make it impossible to create a successful redevelopment process. When 
we want a successful redevelopment process weneed to focus on these three pillars. 
When the transformation process is successful and the appreciated level is 
accomplished a second process needs to be started. This is the transition process in 
which focuses on the future development of the quarter. This process also takes place 
within the three pillars but is less focused on the physical pillar. The transformation 
process is only successful when the transition process follows, otherwise the effect of 
transformation will fall back into the old situation where the surrounding levels rise and 
the quarter fa lis behind . So to be successful it is important to invest in the three pillars. 
The following problem occurs by investing in these pillars. The return on investment in 
these processes is insufficient. This impedes the progress of urban redevelopment 

processes. Financing problems occur and when do want to execute these processes 



things need to change. Changes like creating higher returns on investments or lowering 
costs can create opportunities. 

Robert Boom describes different solutions for these problems and experiences he had 
with these subjects. This leads to certain propositions on how to tackle this research. 

A possible vision on how to redevelop a quarter is looking for market potentia l. 
Benchmark the quarter with the surrounding quarters and look for unique selling points. 
Through SWOT-analysis the value can be determined in comparison to other quarters. 
With this information you can make the quarter a product and show what is needed to 
add value to your product. 
Also a comparison by a PPC-tool (Public-Private Comparator) in which you compare the 
project with or without private participation can be a way to find the values for which 
private parties need to participate. Totally private development is w ithin the current 
institutional laws difficult and almest impossible to execute. Another bottleneck is the 
allocated private ground positions. A way to get more insights is to valuate the quarter 
as a product and execute a PPC to underline the reasens to attract private participation. 

12.2. Interview Gerlinda Tijhuis, Projectmanager gemeente Deventer. 

Wednesday 29 oktober 2008 9.30 uur 

Gerlinda Tijhuis is project manager of the 'Rivierenwijk' in Deventer. She currently works 
for the municipality and has worked for Twynstra Gudde in the past. The 'Rivierenwijk' is 
one of the fourty probiernatie quarters with special attention. As a project manager she 
knows the insights of the redevelopment processes. W ith Gerlinda Tijhuis the research 
design is discussed as well as the processes of the 'Rivierenwijk'. A short summary will 
be given. 

Gerlinda Tijhuis also defines a redevelopment quarter as a residential area where the 
social, economie and physical standards are not on the desired level. To get these 
quarters on this level several interventions can be done. 
In Deventer they choose to outsouree all the interventions of the physica l pillar as well 
as the social economie pillar to the corporatien rentre. Th is corporatien takes the role as 
a directer for the redevelopment process. This directer role is outsoureed by the 
municipality and for the cooperation an agreement is set up. In this agreement the 
desired level of the municipality is committed as well as the responsibilities of the 
directer of the project. With this four-year agreement the redevelopment process is 
started . lnitially the agreement was set up in main targets to describe the cooperation 
and the further actions. For the further actions new detailed agreements need to be set 

up to define specific project desired levels and responsibilities. These new agreements 
have not yet been realised, because the project is running smoothly. The need for 
detailed agreements is there for the future and will be set up, to prevent responsibility 
problems. 



The status of the project is now that Rentre is directer of the process. Rentre intervenes 
in the public space, their real estate, social and economical programmes. This is done 

under supervision and in cooperation with the municipality. Rentre gets some 
subsidizing for social, economie and physical interventions and adds extra credit to 
these interventions. This extra credit is suspected return on investment of the future 
real estate. An example is the financing of the main corridor through the quarter. For 

the road a certain amount of finance was available through municipal and higher 
governmental organs. Rentre doubled this amount and creates a more valuable design 
for the quarter by coverage over the road with residential building on it. By these 
interventions the quarter becomes more liveable. 
Gerlinda Tijhuis stresses the question: what is the added value of attracting private 
parties? Th is question stresses the theme of the research and needs to be answered to 
validate the action of attracting these parties. Possible answers could be: 
Property and real estate knowledge 
Attracting extra capital 
Getting market farces 
To counter these answers you could ask yourself if you can not hire property knowledge 
or lend capital through banks. Gerlinda Tijhuis stresses that market farces are needed 
and efficiency and effectiveness are wekome in these redevelopment processes. 

The added value in these quarters after redevelopment for the public parties can be 
defined politica!. They want social and economie progress and get these quarters on a 

higher standard. Physical value always fellows social economie value and is a driver to 
meet the social and economie standards. 
The added value for private parties can be found in the financial corners. They need 
return on investments and invest on future values. The value is higher rated real estate 
and future proof property. 
Different influences can be found in redevelopment processes. The success factors in 
the project 'Rivierenwijk' can be described as fellows: 

- There is one councillor who maintains its position 
- The corporatien has the nerve to take his changing role 
- Within the process each ethers powers are used 
- Trust in the corporatien by the municipality 

Local commitment 
Threats within these processes are the fact that some governments are not willing to 

bring social interventions to the market. Another threat can be the size of the project 
and needed expertise and financial means. This large amount of expertise and financial 
means is not always available in the market. Gerlinda Tijhuis willing to make extra 
centacts within the 'Rivierwijk' project to get more insights. 

12.3. Interview Peter Roelofs, Directer urban development, stadsgenoot 
Amsterdam 

Friday 7 November 2008 13.30 



Peter Roelofs is directer urban development of the corporatien Stadsgenoot. In the past 
he has been working with the 'Stedenfonds' which was a foundation to attract finance 
from private parties to invest in free sector rental buildings. First a small description is 
given why this foundation was set up and what it achieved. 

From different private parties, namely corporatien Het oosten, de Key and Rabo 
Vastgoed, the foundation was initiated. The corporatien has the need to do 
interventions on an urban area level. The question they ask their selves was, if they 
could do all the work within a quarter. To do a successful redevelopment all the 
differentaspectsof a redevelopment process should be handled. This should besteered 
by one party, but is a cooperation of different parties. The steering group needs other 
parties to join the process and contact the institutional investors. The 'Stedenfonds' is a 
financing method which enables the institutional investors to participate. The 
institutional investor has different motives to invest in the 'Stedenfonds'. In the first 
place they are return on investment driven. Their primary goal is to get their returns. In 
the second placethereare other reasons for institutional investors to join. These are: 

Need for investment possibilities 
Need for urban area thinking 

- They care for middle segment 
- To get access toa certain market 

The relationship and trust in each other is a specific part of the agreement. The 
institutional investor can not influence the returns. On the other hand, the corporatien 
can influence the returns and need to get maximize these returns for their investors. In 
the end returns are the most important aspects and leading in these processes. 
Evidence is needed to attract investors. There are different sorts of evidence that 
interventions create value within an urban area. There is theory and there are 
experiences and those together are the reasons for an institutional investor to invest. 
Another remarkable point is that the investors are overall investors not specifically 
focussed on a market. 
To measure the returns, the value creation should be measured. This should be done 
through the pricing of real estate. Interventiens create value on the different pillars but 
can most easily be measured through real estate. Real estate has measurement values, 
which arenotpresent in the social and economie pillar. When measuring the increase of 
value through your intervention, different influences should be considered first. This 

because the rise of value a lso can be accounted to global price increasing, other regional 
interventions, own residential value creation. 
According to Roelofs there are no real shortages of finance. A bigger problem is politica! 
will. In redevelopment there is a need for real time money. Only subsidising is not 
enough to do a full redevelopment. All concerned stakeholders have the will to invest in 
a redevelopment process, but the actual involvement is more difficult. This depends on 
the guts of parties and the decisiveness. Conviction is missing which leads to no success. 
So for a successful redevelopment parties with the will to redevelop are needed. This 
are most of the time the stakeholders with a lot of possession in an area . 



When valuating an urban area, typical characteristics can be mentioned. These are: 
- Quality real estate 
- Typology 

Relationship of ownership 
Program (facilities, etc.) 
Economie (work, income) 
Urban structures (public space) 
Roelafs wants to add some specific selling points to these characteristics. These 
are: 

- the quarters need to precieus (pride of the stakeholders, branding) 
ability of accommodation changes 
planning (the ability to take other parties plans into account) 
location (relative location quality) 

In general the government claims the process of urban development. The question in 
this statement is if the government is the right stakeholder to claim the process. Threats 
of the process can be the following : 
Within the process there are many private persons involved. These persons have all 
their own interest or stake within the project. Th is can obstruct the process. 
The different stakes are most of the time short term interests. Governmental parties 
want to have success within their term of office. Developers want short term returns. 
Owners want short term profits. Th is can obstruct the long term stake of an area. 
Every stakeholder sees his stake as the general stake of the process. Other stakes are 
nat important to him. This obstructs the general stake. 

According Roelafs all the stakes within a project can nat be ignored. The stakes should 
be measured outtoeach other. To have a successful redevelopment a generaland clear 
purpose should be formulated. This should be reviewed during the process regularly. 
Only with the conviction of doing the right thing, redevelopment can be a success. 

12.4. Interview Ed Koelé, Adviser Twynstra Gudde. 

Friday 14 November 2008 9.00 
Ed Koelé is adviser and partner at Twynstra Gudde. His specialization is complex urban 
issues. lntegrated processes in an urban context are mainly items he advises on. He has 
some experiences on projects like Neighbourhood Revitalization services. Currently he is 
involved in redevelopment processes in Zaanstad. 

Ed Koelé acknowledges the problems in the urban quarters. He highlights that there are 
different categories of redevelopment processes. First of all there are the inner city 
areas. These areas with commercial activities and high demands for residential space do 
nat have any direct finance problems. 
Then there are the surrounding residential quarters which are build in different times in 
history. Same of these quarters have image problems. Others have physical problems as 



low quality buildings and low quality public space. These quarters need to be 
redeveloped. These quarters are possessed by the local corporatien for maybe almast 
70 percent and 40 percent of these quarters is pointed out as social rental. Here the 
corporations claim that there are financial shortages. 
In these quarters efficiency shifts can be obtained through clustering. lntergraded 
redevelopment is the salution to squeeze the pressure of high casts. According to Ed 
Koelé the highest return on investments is available in poor urban areas. In these areas 
the highest value creation is possible . One important condition is that there is a pressure 
on the market. There needs to be a need for residential buildings, otherwise 
investments do nat have advantages. lf there is no need on the market, you have to 
start all over. Like in Rotterdam South. This area is to far from the inner city centre. 
There are enough residential buildings in Rotterdam. At this point someone has to take 
its losses and start over again. Within the area no investment will deliver high returns. 
When starting from scratch within area large profits can be gained and the area can be 
profitable again. To make this possible corporations or local authorities need to 
depreciate their real estate. 
Same examples which relate to redevelopment are present in Amsterdam. There are 
ideas like the 'treintjesmodel' and the 'solids'. The 'treintjesmodel' can be described as 
doing redevelopment within an urban area and make a profit there. With that profit you 
go to the next urban redevelopment project next toa your finished project and start 
over again . Th is way you can go through a whole city. Another sart of redevelopment is 
making 'solids' . Solids can be described as hul Is which can accommodate anything. Th is 

way a sustainable environment can be created which can stand through time. This is 
important for deep investments in the community. 
Such ideas need to be analysed. With an investment analysis decisions whether to invest 
can be made. Finance ideas and ortec can do these investment analyses and have 
published a lot about these matters. This can be a basis for analysing the investment for 
redeveloping a quarter. Another way to look to these areas can be done through the 
Valencia model. With the Valencia model rights to develop are divided and possibilities 
are created for anyone who wants to develop an area. Because of the institutional laws 
in the Netherlands, this model can create opportunities when tested. 

12.5. Interview Henk Hoogmoed, Adviser Twynstra Gudde. 

Friday 14 November 2008 14.30 

Henk Hoogmoed is project executive at Twynstra Gudde. He has a wide experience in 
financial engineering in urban processes. For this reason he was interviewed as an 
expert. A short summary of the interview wil I be given. 

According to Henk Hoogmoed there are a few reasans for market parties to participate 
in urban (re)development processes. First of all market partiescan be divided. There are 

contractors, investors and the combination as an investing contractor. The contractors 
have different motivations to participate in the process then the investors. The 



contractors want to create market influence and get future works. They sart of buy 
themselves into an area where they otherwise could not get any work. lnvestors on the 
other hand do not want to have any future works. They are in the need of investment 
property, and want to get return on their investment. They try to get these returns on 

value creation. 
Then there are also parties that act as an investing contractor. These parties execute 
bath activities and can have double interest in investing in these urban redevelopment 

processes. 
Terms for investing are long term security. They want secure investments free from 

political changes. Long term returns are worth investing. A combination of real estate 
with a committed public party is the most ideal investment situation . 
When redeveloping these urban areas, probiernatie quarters have the most potential. In 
these areas a low image is presented and ground prices are low. This can lead to 
maximal value creation. The participation is only interesting when there are public 
parties which are driven to social returns. These public parties must have the interest in 
these processes and there should be a market. lf there is nota need for residential area, 

no added values will liver returns. In short the next reasans can be given for 
participation: 

lncreasing working program 
Profit from value creation 
CSR (secondary reason) 

- Trade opportunities (goodwill to customer) 

Rising ground prices 
In the market of redevelopment the large investilng contractors are interesting to attract 
because of their powertul positions. They are possible players within the process, but 
we should not forget the regional contractors. They have the knowledge of the local 
market, which make them an attractive party to cooperate with. Because of this 
knowledge they have better insights in the risks within such process. 

There can also be seen some obstacle for attracting private parties. One can be the 
party selection. On which terms do you as a public party, select private parties? Which 
legal aspects influence these decisions? And also the tender process can influence this 
party selection. Certainly when you decide to buy services, which relate to European 
tender laws. Other obstacles can be the high demands of return on their investments. 

These can be that high, that it is easier and more interesting to lend the investment at 
banks. Public parties have the privilege to lent large amounts of money to low rate 
rents. This makes the situation that public parties need to choose between attracting 
market capitalor lending from banks. 
And also not really unimportant is the professional language the different parties speak. 
There is a cultural problem between market and public parties. This cultural gap needs 
to be tightened to be successful. 



12.6. Interview Klaas Bosma, Adviser Twynstra Gudde. 

Wednesdav 26 November 2008 14.00 

Klaas Bosma is adviser at Twynstra Gudde. He advices reai-estate owners on their 
portefeuille and reai-estate strategies. Other activities are doing feasibility studies and 
accompany development processes. 
According to Bosma financial returns are dual. There are direct and indirect returns. 
Indirect returns are based on value creation and are being cashed at the end of a project 
when a sale takes place. Direct returns can be seen as rent paid by the users. These 
come periodical and can therefore be cashed earlier. Tagether they make the final 
return on investment. For private investors returns are the only reasans to invest. These 
returns can only be made when the private party becomes owner of the project and 
through that becomes owner of the real estate. With reai-estate returnscan be made. 

To asses whether investments should be done, future returns should be made cash. 
Within this net present value is diffusion. This ditfusion creates risks for the investment. 
A private party will always asses his investment according to this risk, the duration and 
the return on investment. To create interesting investment objects, direct and indirect 
returns should be growing during time and be related to each other. Direct returns are 
more interesting for private parties. These come with lower risks and guarantee cash 
flows. 
Problems within these urban areas can be the limited access to direct returns. To have 
direct returns reai-estate should be owned. This is a bottleneck within the Netherlands 
because of the fragmented ownership of housing. Another threat is the social housing 
agreements. These affect the growth possibilities. Within the Netherlands agreements 
are made on the maximum rents and maximum growth of these rents within contracts. 

· This means the rents will fall under the market value, which lead to inefficiency. Only 
when mutation takes place possibilities for raising the rents occur. This is a direct effect 
on the risk of a project. 

All interventions wil'l in the end be measured to the direct and indirect returns on real
estate. This because other measure methods are to difficult to quantify and asses risks 
to. The question can be answered: On which terms does a decision to invest depend on. 
According to Bosma the decision is made on the following terms: The investment 
quantified, the period of time and the spread of the suspected returns (risks). 

12.7. Interview Jeroen den Uyl, Adviser Twynstra Gudde. 

Monday 8 December 2008 8.30 

Jeroen Den Uyl is adviser at Twynstra Gudde. In the past he has been werking for the 
development company of Amsterdam. In his daily work he is into cooperation and 
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setting up networks between individuals or groups. Strategie collaboration is one of the 
success factors for projects. 

According to Jeroen den Uyl there are problems in some Dutch quarters. And these 
problems need to be solved. From his background he agrees that collaboration can help 
to solve these problems. Within these quarters there is no real finance problem, but 
more an urgency problem. When stating why problems need to be solved and describe 
the urge of cases, will lead to investments by the most important stakeholders. The 
most important stakeholders within the urban area are the local government and the 
residents. The private party stakeholders you canthink of are investors and developers, 
but also other large parties, like large retailers or insurance companies who have their 
shares within the quarter can be stakeholders. When for example the returns of a large 
retailer can grow because of upgrading the liveability, he can choose to invest in the 
liveability of these areas. When all these large organisations join tagether in this 
initiative, they actually make a difference and get profit from their investments. This can 
be described as the success of upgrading the problem to region or national problem. 
This way it becomes a direct effect to such organizations and by oligarchies agreements 
successes can be made. 
Jeroen den Uyl describes urban area development as fellows. Within urban areas always 
different parties are present. The presence leads to different visions on the area and 
makes sure there is not only one vision. This is right, because different visions lead 
tagether to a product with the right ideas. To understand why parties need to invest, 
you have to look to the largest need for cast reduction or profit potential. Only those 
parties with the largest urge can spinoff the redevelopment investment. 
In the US they have had some projects with area investments. lt is called TIF (Tax 
increment finance). 
With this instrument private parties had the opportunity to invest in urban areas. All the 
extra taxes picked up by the authorities are linked to the area and need to return in the 
area. This way the successes of investments are foliowed by investments of taxes and 
lead to returns on the investments of the private parties. 
The most effective way to get success in an area is to tackle the local problems. A lot of 
problems are not directly linked to an area and therefore it is hard to express the urge 
of the problems toa specific party. The urge of local problems can be expressed better. 
With this urge benefits from solutions can flow directly tothese parties, and this can be 
done with clear insights. 
Factors which can influence success negatively are: 

Lack of leadership 
- Threats to be overruled by the councils 

Lack of knowledge of the importance and urgency of problems 
The value of an urban area can be determined on different values. Most likely is the 
WOZ-value but features like CITO-scores, unemployment, criminality and the amount of 
movers can say sarnething about the value of an area. An urban area is worth more, but 
there are difficulties describing these values. When the real actual value can be 
determined, more finance options will follow. 



Another important action is to weight the importance of parties. The parties with the 
most influence and the largest urge need to be made clear what happens when no 
actions are taken at all. The present situation described and compared to scenarios of 
doing nothing and to scenarios of doing interventions are the most effective way to 
attract parties. 

12.8. Interview Sydney Mac Gillavry, Adviser Twynstra Gudde. 

Monday 8 December 2008 16.00 

Sidney Mac Gillavry is adviser at Twynstra Gudde. He has experience in financial 
management in urban development from the initiative phases of projects until the 

execution. He is focussed on the impravement of social and governmental real estate 
management. 

According to Sidney Mac Gillavry there are no real financing problems in urban 
development. lt is more like an urgency problem. When the need rises to a specific level 
finance will follow and until that specific need is nat recognized by parties, the financing 
will nat take place. 
lt is important to describe the urban area, befare talking about financing problems. 

Urban areascan be build up in two ways. One way is that the urban area consist 30% of 
social housing and 70 % is free market housing. Another way is that the urban area 
consists of 70% social housing and only 30% free market housing. Between these two 
ways there is a turning. This is the turning from free market into government 
intervention. The more terms made by the governmental intervention, the more risks 
that follow for market parties. 
One of the involved stakeholders are the corporations. The corporations can act in two 
different ways by doing qualitative or quantitative investments. Qualitative investments 
are done which lead to inefficiency and executing the unprofitable actions. On the other 
hand there are corporations that only invest in quantitative matters which result in 
efficient investments and are only necessary for their own returns. Their investments 
should be done through accessing their overvalue. 

Market farces are relevant in these processes. Market farces can be described as 
follows: create added value through risk management. With this should be said that 
those who can control the risks the best, should take them. 
The value of an urban area is subjective. As said before, the priority determines whether 

investments are executed. Every party in a redevelopment process evaluates whether 
he wants to take control, take the risks and what are the returns. These are the three 
decisions-making pillars. Within a community, livability is crucial for the governors. This 
will follow in taking controL But actual building is nat a care-business and can be 
outsourced. This can on the other hand only be done, when there is created some sart 
of efficiency. When decided to outsource, conditions need to be stated as clear as 



possible. When actual outsouree agreements are made, the process of value 
development takes place. 
Because of the many actors within a redevelopment process, a process manager is 
needed. This is crucial to get redevelopment successful. 


