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I. Initial research

• Research motivation

• Urban redevelopment

• Barriers to development

• Value capturing

• Conclusions literature review

• Research questions

• Conceptual model
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research motivation

4

Housing shortage Unprofitable top margin



research motivation
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Housing shortage Urban areas

Financial deficits



drivers of urban housing demand

• Urbanization, demographics, household preferences

• Greenfield expansion versus transformation debate

• Policy preference

Benefits of urban redevelopment:
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Environmental Social Economic



unprofitable top margin

In urban redevelopments:

• +- 80% of municipalities have public deficits

• €13.000 - €28.500 per dwelling
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Call for alternative financing methods

Value capturing often named



literature review

main research question:

how can value capturing instruments stimulate urban redevelopment and how does this 
influence the decision-making of real estate developers?

initial research questions

• How can urban redevelopment be stimulated?

• What is value capturing?

• Which value capturing instruments can be found in literature?
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urban redevelopment
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how can value capturing instruments stimulate urban

redevelopment and how does this influence the decision-

making of real estate developers?



Initiative
Land 

development
Real estate 

development
Maintenance & 

Operation

urban redevelopment process
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Municipality

Developers

Contractors

Investors



stakeholder: municipality
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Capacity building Market shaping Stimulating Regulating

passive policy active policy

Facilitate markets Making markets Lubricate markets Constrain markets



stakeholder: developers

• Investing developer

• Contractor developer

• Funded developer

• Independent developer

Different goals

Different approach
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financial barriers

• High initial investments

• High complexity

• Value jump is harder to achieve

The barriers cause financial deficits

Limited financial power public sector

• Changed public support

• Problems with traditional cost recovery
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Reasons for public deficits (Holt et al., 2018)

1. Public space

2. Plan costs 

3. Area infrastructure

4. Main infrastructure

5. Demolition/sanitation

6. Land acquisition

7. Underground infrastructure

8. In place barriers 



investments in public space
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Public space: parks, green, open space,
infrastructure and community services

Characteristics of public space:

• Non-excludable

• Positive externalities

• Rival (degradation)

Public sector is traditionally responsible for 
providing public space



recovering public costs

Public sector is required to recover the costs of public space (WRO) 
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Preference: Anterior agreement (95% of cases)

1. Cost recovery under public law

= forces developers to contribute

2. Private law agreements

= anterior or posterior agreements

3. Selling prepared land

= tenders



trend private involvement

• Public role is changing

• Developers already more involved

• More recognition of public space in 
end-value

“Structural trend that private sector is 
recognizing the relation between public 
value and private results” (Heurkens, 2020)
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z

developer decision-making
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Two strategies to stimulate 
financial feasibility

1. Optimizing business case

• Increasing revenue

• Decreasing costs

2. Widening business case

• Recognizing other values

Development 
concept

Go / No-go
moment

(investment 
decision)

Literature is thin

Different for every developer

Must satisfy feasibility criteria

• Ownership

• Regulation

• Physical suitability

• Market appeal

• Financial viability

Development 
commitment

Primarily focussed 

on financial aspects!



investments in public space
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value created from investments in public space

Characteristics

• Accessibility

• Economic performance

• Employment

• Urban quality

• Awareness

• Character

• Attractiveness

• Recreational value

• Green

• Sustainability 
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Value

• Exchange value 

• Use value

• Social value

• Environmental value 

• Image value

• Cultural value

Developer benefit

Focused on financial aspects 
(exchange value)

• Concept added value

• Financial added value

• Procedural added value

• Contextual added value

Direct vs indirect benefits



value capturing
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How can value capturing instruments stimulate urban

redevelopment and how does this influence the decision-

making of real estate developers?



value capturing

Value capturing is a term that is used for instruments that, at a certain point in 

time or timespan, claim (a share of) the value increments from private actors, 

created by investments in non-excludable public amenities, and send it back to 

the actor/activity that caused that value increase, therefore making it equitable.
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instruments

Governmental action

• Betterment tax = tax on added value

• Value increment contributions = tax mechanisms used to stimulate development

Voluntary contributions

• Joint development mechanisms = cooperation between public and private sector
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Contributor Targeted benefit Coordination Timing Space Cost Ownership

options:

Landowner

Developer

Taxing authority

Negotiation

Partnership

Before

After

On-site

Off-site

Entire area

Upfront (capital)

Ongoing (operating)

Public

Private

Betterment Tax
Impact fees Both

Property value growth

Development value
Taxing authority After Off-site Upfront Public

Land value Taxation Landowner Land value growth Taxing authority Before & After Entire area Upfront & ongoing Public

Special Assessment Districts Landowner
assessed special 

benefits
Taxing authority Before Off-site Upfront Public

Value increment 

contributions
Tax Increment Financing Landowner Property value growth Taxing authority Before Off-site Upfront Public

Joint 

development 

mechanisms

Joint development Developer Development 

privileges
Partnership Before & After On-site & off-site Upfront & ongoing Both

Developer contributions Developer
Development value 

growth
Negotiation Before On-site & off-site Upfront or ongoing Both

Benefit sharing Developer
Development value 

growth
Negotiation Before & After On-site & off-site Upfront Public

development rights Developer
Development 

opportunities
Negotiation After On-site Upfront & ongoing Public

Air rights Developer
Development 

opportunities
Negotiation After On-site Upfront Public

Public asset cooperation Developer
Development value 

growth
Partnership Before & After On-site Upfront & ongoing Both

Negotiated exactions Developer
Development value 

growth
Negotiation Before On-site Upfront Both

instruments

Developers’ contributions Developer
Development value 

growth
Negotiation Before On-site & off-site Upfront or ongoing Both



developers’ contribution

• Full or partial private responsibility in: development, ownership and/or maintenance

25

In the developers’ contribution model, developers voluntarily contribute to public investments 
because they benefit from the improved quality (Offermans & van de Velde, 2004). 

Ownership
o Private

o Temporary

Maintenance
o Private

o Temporary

Development
o Financial contribution (single)

o Physical contribution



26

conceptual model



research questions

Empirical research question

How can the developer’s contribution stimulate urban redevelopment and how does this influence the 
decision-making of real estate developers?

Sub-questions

• What does the developers’ contribution look like in practice?

• Why would a developer choose to do a developers’ contribution?

• Under what conditions is a developer willing to do a developers contribution?

• What public role is necessary to increase the willingness to commit to a developers’ contribution?
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II. Method

• Research design

• Method

• Panel members & expert interviews

28



research design

literature review
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round one

Delphi

round two

Delphi

Urban redevelopment

Value capturing

Conceptual model

synthesis verification

Semi-structured interviews Survey

Verify / extend

answers

Analyse results Comparing

with literature

Expert interview
Defining variables

Preparing survey

N=13 N=9

Preliminary conclusions



interviewees
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Delphi panel

Expert interviews

Prof.dr. Willem Korthals Altes

Professor Land Development

Hella Hendriks

Head Chair of Development



III. Empirical research

• Results & synthesis
• Round one

• Round two

• Expert interview

• Conclusion 

• Recommendations
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developers’ contribution in practice
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• Higher spatial 

quality than 

regulation

• Parks 

• Community 

services 

• Street furniture

• Open space 

• Landmarks 

• Art 

• Infrastructure

• Parking garage

• Mobility hub 

• Streets

• Entire land 

exploitation

Through:

Anterior agreements

Tenders

types of contribution
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Form of responsibility Pro Con

Full responsibility

• More control for developer

• Better quality

• Better maintenance

• Better use

• Less control for municipality

• Excludability

• Not the responsibility of 

developers

Temporary full responsibility

• Temporary control over 

concept

• Temporary private 

maintenance

• Temporary

• Limited freedom

Partial responsibility by 

development

• More control over concept

• Better quality

• Municipal maintenance

• Limited freedom

Partial responsibility by providing 

capital

• No other resources than 

financial

• Less control on concept

• Municipal maintenance

Partial responsibility by 

maintenance

• Better maintenance

• Better use

• Not the responsibility of 

developers

Partial responsibility through other 

investment

• Lesser burden on business 

case
• Less impact

Contributions to:

The more responsibility the developer 

takes, the more he is able to steer the 

outcome, but there are limitations



added value of contributions
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added values
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Contextual added value

Business added value

Procedural added value

Financial added value

Concept added value



added values
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Contextual added value

Business added value

Procedural added value

Financial added value

Concept added value • Control on concept and neighborhood

• Improved performance of concept

• Quality not sufficiently guaranteed

• Quality not sufficient for aimed market

R1 R2

31% 100%

46% 100%

23% 86%

15% 86%



added values
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Contextual added value

Business added value

Procedural added value

Financial added value

Concept added value • Increased development value

• Increased chance and speed of sale

• Increased future value growth

• Increased value retention

• Alignment with investor goals

R1 R2

92% 100%

62% 88%

15% 100%

23% 86%

23% 86%



added values
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Contextual added value

Business added value

Procedural added value

Financial added value

Concept added value • Enhanced process with municipality

• Leverage at municipality 

• Enhanced relation with community

R1 R2

23% 100%

23% 89%

15% 100%



added values
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Contextual added value

Business added value

Procedural added value

Financial added value

Concept added value • Enhanced area positioning

• Improved integration with neighborhood

• Societal responsibility

• Contribution to city

• Sustainability

R1 R2

54% 100%

54% 100%

38% 100%

31% 100%

8% 100%



added values

40

Contextual added value

Business added value

Procedural added value

Financial added value

Concept added value • Improved relation with municipality

• Reputation

• Motivation

• Building portfolio

• Job satisfaction

• Improving skills/knowledge

• Experiment

R1 R2

62% 100%

38% 88%

54% 100%

31% 83%

8% 80%

8% 86%

8% 86%



variable relations
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enhanced 
relation with 
community

leverage at 
municipality (in 

project)

ENHANCED 
PROCESS WITH 
MUNICIPALITY 
(IN PROJECT)

alignment with 
investor goals

increased value 
retention

increased 
future value 

growth

INCREASED 
CHANCE AND 

SPEED OF SALE

INCREASED 
DEVELOPMENT 

VALUE

sustainability
SOCIETAL 

RESPONSIBILITY

enhanced area 
positioning

contribution to 
city

improved 
integration 

with 
neighbourhood

control on 
concept and 

neighbourhood

improved 
performance of 

concept
quality not 
sufficiently 
guaranteed

quality not 
sufficient for 

aimed market

IMPROVED 
RELATION 

WITH 
MUNICIPALITY

JOB 
SATISFACTION

experiment

improving 
skills/knowledge

motivation

building 
portfolio

reputation



outcome

Four outcomes

• Saleability 

Better price and saleability of the 
development

• Process

Enhanced process with municipality and 
community, leading to less delays

• Future business possibilities

Improved reputation and skillset

• Societal interest

Intrinsic motivation & CSR
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enhanced relation 
with community

leverage at 
municipality (in 

project)

ENHANCED 
PROCESS WITH 
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investor goals
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4th; 14% 4th; 14% 5th; 12% 3rd; 15%

5th; 12%
5th; 6%

4th; 17% 4th; 14%

3rd; 17% 3rd; 25%
3rd; 17%

5th; 10%

1st; 33% 2nd; 27%

1st; 37%

1st; 35%

2nd; 25% 1st; 28%

2nd; 18%
2nd; 26%

added values
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Contextual added value

Business added value

Procedural added value

Financial added value

Concept added value

The more direct a benefit is received, the more 

important the added value is to developers



additional conditions
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conditions
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Condition Hard/soft R1 R2

1 Financial feasibility Hard 31% 89%

2 Tender criteria Hard 31% 78%

3 Good relation with municipality (dialogue vs discussion) Hard 15% 78%

4 Area development vs project development Hard 23% 67%

5 Long-term involvement (after completion) Soft 23% 22%

6 Direct relation with real estate Soft 15% 44%

7 Area dominance Soft 15% 22%



public role
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public role
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Role Associated instruments Policy

1st Capacity building
Organizing cooperation, networking, process 

assistance, trust building
Passive

2nd Market shaping Vision documents, policy plans, masterplans

3rd Stimulating Subsidies, tax regulation, expropriation

Active
4th Regulating Land use plan, tenders



implications passive role

• Private effort is necessary

• Using instruments in conjunction

What is necessary:

• Updated planning documents

• Remain in control by regulating

• “big stick” to force developers to act

Conclusion: 

Combination of all roles that allow developers to take initiative, 
cooperate and develop according to a minimum standard
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main conclusion
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How can the developer’s contribution stimulate urban

redevelopment and how does this influence the decision-

making of real estate developers?



how does developers’ contribution stimulate URD? (1/2)
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initiate
urban

redevelopment
add  ualit 

public space

developer
decision ma in 

optimi e business case

widen business case

developers 
contribution

stimulate  easibilit 



influence on decision-making (2/2)
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To conclude

52

To conclude, a developers’ contribution can stimulate urban

redevelopment by overcoming one of the financial barriers.

By doing so, the developer can add value to society and itself.



recommendations
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Understand conditions

Allow private initiative

Understand

preferred role

Less restrictive 

maintenance

Negotiate about 

excludability

Understand factors of 

decision-making

Widen business case

Be aware of benefits

Stagnation causes 

degradation

Statistical research to 

weigh benefits

Study remaining 

developer types

Study other developer 

characteristics

Study valuation of public 

space

Municipalities

Private sector (developers)

Housing association

Further research

for enabling private contributions



End

Questions?
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