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Choice of graduation lab 
The field of property and urban area development has been an interest of mine since I have started 

my master Real Estate & Housing, although I do not know very much about it. I wanted to take the 

opportunity during my graduation to learn more about property and urban area development.  

I think our planet has not been treated well over the last decades, leading to environmental issues. 

The last few years the attention for and knowledge about environmental sustainability has increased, 

luckily. However, implementation of sustainability happens in small steps.  

I hope my generation can expand and increase the implementation of environmental sustainability 

measurements to make our planet a healthier place to live, for us and generations to come. This may 

sound as a big dream, and it is. But one should dream big and work hard. 

With this research I hope I can provide insights for public parties to be able to steer the implementation 

of their sustainable development policies. If public and private parties understand each other, they can 

cooperate better together in delivering sustainable developments.  

This graduation research is my opportunity to increase my knowledge and use this knowledge to give 

recommendations to practice.  

Problem statement 
On several governmental levels there is a demand to deliver sustainable urban area development. 

This need does not only originate from a climate point of view, but is also included in regulation and 

sustainable urban policies of the public sector.  

Often policies (in general) are not implemented or not implemented correctly (Gerston, 2010), which in 

this case leads to an implementation gap between sustainable urban policies and sustainable urban 

development projects. Changing State-Market relations, where the public sector role is decreasing, 

might make it even more difficult to avoid or reduce implementation gaps.  

The public planner is positioned as a market actor according to Adams & Tiesdell (2010) and has 

planning tools to influence the decision space of private actors, in this case developers in sustainable 

urban area development projects. The planning tools should be applied in such a way that objectives 

deduced from policies are reached, thus reducing the implementation gap. 

The implementation gap between sustainable urban policies and sustainable urban area development 

projects is the central problem of this research. The research studies, by conducting case studies, why 

such a gap is formed and how the implementation gap could be reduced with the effective deployment 

of planning tools.  

Aim of the research 
As mentioned in the problem statement the implementation gap between sustainable urban policies 

and sustainable urban area development projects is the central problem of this research. This has led 

to the following main research question: 

How can public planners use planning tools to bridge the implementation gap between sustainable 

urban policies and sustainable urban development projects? 

To be able to answer the main question, several sub-questions will be answered first: 

1. What are the aspects of sustainable urban development projects? 

2. What are current obstacles for stakeholders to commit to sustainable urban development? 

3. What are reasons for sustainable urban policy failure?  

4. Which planning tools can a public planner use to influence the decisions by developers on 

sustainable urban development projects and reduce implementation gaps? 

5. How can the use of the planning tools reduce the implementation gap of a project? 



The goal of this research is to give recommendations for public planners on the effective use of 

planning tools to better implement sustainable urban policies and so steer on delivering sustainable 

urban development projects. This goal will be reached by providing academic knowledge and the 

empirical exploration of reasons for implementation gaps between sustainable urban policies and 

SUDPs. 

The perspective of the public planner is chosen for this research, because of its role ‘to assess the 

short-term and long-term social, environmental, and economic impacts of development proposals in 

the context of the immediate locality and within the wider geographical area, and to advise on their 

suitability’ (Dair & Williams, 2006, p. 1356). The planner has a wide area of responsibility and also a 

large potential to influence on sustainability, because of their direct impact on matters such as design, 

materials and the implementation of local policies (Dair & Williams, 2006). 

Process 
To explain the research approach we will first look at the research questions. The central problem is to 

bridge the gap between sustainable urban policies and sustainable urban development projects 

(SUDPs) by using planning tools. Therefore the main question is: 

How can public planners use planning tools to bridge the implementation gap between 

sustainable urban policies and sustainable urban development projects? 

To be able to answer the main question, several sub-questions will be answered first. The relation 

between the several sub-questions and their aims and research methods are shown in the table below 

(table 1). They provide the theoretical background for the case studies, where the variables content, 

reason and reduction will be researched. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Table 1. Overview of sub-questions and relation with the case studies 
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1. What are the 

aspects of 

sustainable urban 

development 

projects? 

2. What are 

current obstacles 

for stakeholders 

to commit to 

sustainable urban 

development? 

3. What are 

reasons for 

sustainable urban 

policy failure? 

4. Which planning tools can a 

public planner use to 

influence the decisions by 

developers on sustainable 

urban development projects 

and reduce implementation 

gaps? 

A
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To know what 

SUDPs are and 

what its objectives 

are 

To know why 

SUDPs are barely 

realised, from the 

stakeholder 

perspective 

To know why 

there is a 

implementation 

gap of sustainable 

urban policies 

To know what the planning 

tools are, how they influence 

developers’ decisions and 

how they can reduce 

implementation gaps in 

SUDPs 
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How are planning tools used in practice to bridge sustainable urban policies and sustainable 

urban development projects? 

Case study question 1: What does the implementation gap between the objectives and the 

project result consist of and why did the implementation gap develop? (Content and reason) 

Case study question 2: How can the use of the planning tools reduce the implementation 

gap of the project? (Reduction) 

A
im

 To have empirical data about the effectiveness of planning tools in SUDPs and to be able to 

make a recommendation for future use of planning tools 

 

Research design 
Figure 1 shows the research design which consists of three main parts. The first part provides the 

theory background and the methodology, resulting in a conceptual model and an analytical case study 

model. These models are used to conduct the case studies. The variable ‘content’ is put beneath 

theory and conceptual model, because the SUDP aspects in this research are used to establish the 

gap. After the case studies are conducted the conclusion can be made which will form the basis for the 

recommendation.  

Figure 1. research design 



Research techniques 
To collect data in the case studies, several research techniques will be used. In qualitative research it 

is common to use data collection techniques such as document reviews and interviews (Miles & 

Huberman, 1994).  

In the case studies conducted for this research, documents such as contracts and notes of a project 

will be examined (document reviews). Furthermore, semi-structured interviews will be held with key 

persons within the projects. These research techniques will be used to construct an overview of the 

implementation gap and the applied planning tools. 

Relevance 
The economic and financial crisis of 2008 has revealed flaws in the spatial planning of the 

Netherlands; outdated legislation, modernistic planning and architecture, high administrative densities 

and an illusion of manageability. Since these flaws have been revealed, it meant the end for urban 

area development that was only focused on developing and selling the highest amount of square 

meters possible on a location. The focus has shifted more towards sustainable urban development 

which asks for a transition in the spatial planning domain (Buiter & Verschoor, 2014).  

In the academic spatial planning domains there is a lot of attention towards sustainable development 

(e.g. Dempsey et al., 2012; Jenks & Jones, 2010; Rydin, 2010; Pearson et al., 2014; in Heurkens, 

2016), but this is mainly about sustainable development on real estate level. On sustainability on an 

urban area level there is little academic content and there are few sustainable urban development 

projects (SUDPs) delivered (Heurkens, 2016). Sustainable development is imposed via legislation and 

steered upon via policies (BRON). However, policies are often not implemented or not implemented 

correctly (Gerston, 2010). This is known as the policy-implementation gap.  

The gap or bridge between policy and its implementation should be closed to deliver SUDPs. There 

are planning tools for public planners (Adams et al., 2005; Adams & Tiesdell, 2013) to influence 

market decision-making, despite of a changing State-Market relation where the public sector has a 

decreasing role (Heurkens, 2012). From an empirical viewpoint the effectiveness of planning tools to 

bridge sustainable urban policies and SUDPs is barely researched. Therefore this research will 

conduct two in-depth case studies where the implementation gap between sustainable objectives and 

SUDPs will be established and the reasons behind it. Then a different use of the planning tools will be 

proposed which might have reduced the implementation gap. 

Sustainable urban developments are beneficial for society, because they are economic-viable, social-

responsible and environmental-friendly urban places with great potential to face socio-environmental 

challenges (Heurkens, 2016 based on Williams & Dair, 2007) such as good public transportation,  air 

pollution, facilities in walking distance and local entrepreneurship.  

Planning 
Figure 2 below shows a rough planning for the rest of the graduation. During the summer holiday 

some actions will be made, to start with the case studies after the summer in MSc 4. A buffer is 

planned in week 46 for optional delays with the case studies. Then the results will be analysed an 

finally the report will be finalised. 

Two free elective courses have been followed in Q4 of 2015-2016. The final presentation of AR0551 is 

on 27/6 and a report for AR0069 should be handed in 7/7.  

 

 



Figure 2. Planning 

 

Literature used for P2 
Adams, D., & Tiesdell, S. (2010). Planners as market actors: Rethinking state-market relations in land and 

property. Planning Theory & Practice, 11(2), 187-207. 

Adams, D., & Tiesdell, S. (2013). Shaping Places: Urban Planning, Design and Development. London, UK: 

Routledge. 

Adams, D., & Watkins, C. (2014). The Value of Planning (RTPI Research Report no.5). Retrieved from 

http://www.rtpi.org.uk/media/1024627/rtpi_research_report_value_of_planning_full_report_june_2014.pd

f 

Adams, D., Watkins, C., & White, M. (2005). Planning, Public Policy & Property Markets. Oxford, UK: Blackwell. 

Alexander, E. R. (2001). Why planning vs. markets is an oxymoron: Asking the right question. Planning and 

Markets, 4(1), 0-1. 

Bakker, P., Evers, S., Hovens, N., & Weggeman, M. (2005). Het Rijnlands model als inspiratiebron. Holland 

Management Review, 103, 72-81. 

Baxter, P., & Jack, S. (2008). Qualitative case study methodology: Study design and implementation for novice 

researchers. The Qualitative Report, 13(4), 544-559. 

Birkland, T. A. (2011). An Introduction to the Policy Process: Theories, Concepts and Models of Public Policy 

Making. New York, USA: Routledge. 

Boeijenga, J., & Mensink, J. (2008). Vinex Atlas. Rotterdam, The Netherlands: Nai010 publishers. 



Boelens, L. (2010). Planologie extended: Naar een nieuwe toekomst van ruimtelijk openbaar bestuur. In H. 

Dijstelbloem, P. Den Hoed, J. W. Holtslag, & S. Schouten (Eds.), Het gezicht van de publieke zaak: 

Openbaar bestuur onder ogen (pp. 185-204). Den Haag/Amsterdam, The Netherlands: 

WRR/Amsterdam University Press. 

Bressers, H. T. A. (2004). Implementing sustainable development: how to know what works, where, when and 

how. In W. M. Lafferty (Ed.), Governance for Sustainable Development: The Challenge of Adapting Form 

to Function (pp. 284-318). Cheltenhan, UK: Edward Elgar Publishing. 

Bryman, A. (2012). Social research methods. Oxford, UK: Oxford University Press. 

Van Bueren, E., & Ten Heuvelhof, E. (2005). Improving governance arrangements in support of sustainable cities. 

Environment and Planning B: Planning and Design, 32, 47-66. 

Van Bueren, E., & De Jong, J. (2007). Establishing sustainability: policy successes and failures. Building 

Research & Information, 35(5), 543-556. doi:10.1080/09613210701203874 

Buiter, M., & Verschoor, W. (2014). Crisis creëert ruimte: Een transitieprogramma voor duurzame 

gebiedsontwikkeling. Retrieved from http://www.platformdgo.nl/files/DGO_eindpublicatie_WEB.pdf 

Buskens, B. A. G. (2015). De duurzame ontwikkelaar (Master's thesis, Delft University of Technology, the 

Netherlands). Retrieved from http://repository.tudelft.nl/islandora/object/uuid%3Aac3adf61-be75-41c9-

801a-4ecc9de87660?collection=education 

Dair, C. M., & Williams, K. (2006). Sustainable land reuse: the influence of different stakeholders in achieving 

sustainable brownfield developments in England. Environment and Planning, 38, 1345-1366. 

Dura Vermeer. (2016). RijswijkBuiten toonbeeld van duurzaamheid. Retrieved from 

https://www.duravermeer.nl/nieuws/rijswijkbuiten-toonbeeld-van-duurzaamheid 

Gerston, L. N. (2010). Public Policy Making: Process and Principles. New York, USA: Routledge. 

Hendrickson, D. J., Lindberg, C., Connelly, S., & Roseland, M. (2011). Pushing the envelope: Market mechanisms 

for sustainable community development. Journal of Urbanism: International Research on Placemaking 

and Urban Sustainability, 4(2), 153-173. 

Heurkens, E.W.T.M. (2008). The Anglo-Saxon western wind: Repositioning the management of urban area  
 development in the Netherlands. BOSS Magazine, 34, 54-58. 
 
Heurkens, E. W. T. M. (2012). Private Sector-led Urban Development Projects: Management, Partnerships and 

Effects in the Netherlands and the UK. Delft, The Netherlands: Delft University of Technology. 

Heurkens, E.W.T.M. (2016). Institutional conditions for sustainable private sector-led urban  
development projects: a conceptual model. In ZEBAU – Centre for Energy, Construction and the 
Environment (eds.), International Conference on Sustainable Built Environment: Strategies – 
Stakeholders – Success factors (SBE16 Conference Proceedings, pp. 726-735). Hamburg: ZEBAU. 
 

Heurkens, E. W. T. M., Adams, D., & Hobma, F. A. M. (2015). Planners as market actors: The role of local 

planning authorities in the UK's urban regeneration practice. Town Planning Review, 86(6), 625-650. 

Heurkens, E. W. T. M., & Hobma, F. A. M. (2014). Private Sector-led Urban Development Projects: Comparative 

Insights from Planning Practices in the Netherlands and the UK. Planning Practice & Research, 29(4), 

350-369. doi:10.1080/02697459.2014.932196 

Van Iersel, J., & Marsman, G. (1999). Vinex-kwaliteit door de ogen van bewoners. Retrieved from 

http://www.rigo.nl/portals/0/73720.pdf 

De Jong, J. (2013). Vertrouwen en transparantie zijn in de nieuwe verhoudingen cruciaal. Retrieved from 

http://www.abcnova.nl/wp-content/uploads/2013/12/131202-Art-RijswijkBuiten-ABC-Nova.pdf 

Kilpatrick, D. G. (2000). Definitions of Public Policy and the Law. Retrieved from https://mainweb-

v.musc.edu/vawprevention/policy/definition.shtml 

Miles, M. B., & Huberman, A. M. (1994). Qualitative Data Analysis. Thousand Oaks, CA, USA: Sage Publications. 

Milieuloket. (n.d.). Europees milieubeleid. Retrieved from 

http://www.milieuloket.nl/9353000/1/j9vvhurbs7rzkq9/vhurdyxqxfmi 



Milieuloket. (n.d.). Green Deals. Retrieved from 

http://www.milieuloket.nl/9353000/1/j9vvhurbs7rzkq9/viuqnds72sqk 

Nadgrodkiewicz, A., Nakagaki, M., & Tomicic, M. (2012). Improving Public Governance: Closing the 

Implementation Gap Between Law and Practice. Retrieved from 

http://www.cipe.org/sites/default/files/publication-

docs/GI%20CIPE_Implementation%20Gap_for%20web.pdf 

Office of Planning, Research & Evaluation. (2010, January 15). The Program Manager's Guide to Evaluation 

Second Edition. Retrieved from http://www.acf.hhs.gov/programs/opre/resource/the-program-managers-

guide-to-evaluation-second-edition 

Puylaert, H., & Werksma, H. (2011). Duurzame gebiedsontwikkeling: Doe de tienkamp!. Retrieved from 

http://www.ruimtexmilieu.nl/uploads/documents/Duurzame_gebiedsontwikkeling_Doe_de_tienkamp.pdf 

RIGO Research en Advies, & OTB Delft. (2005). Evaluatie Verstedelijking VINEX 1995 tot 2005. Retrieved from 

http://www.rigo.nl/Portals/0/Onderzoeksrapport%20deel%20II.pdf 

RijswijkBuiten. (n.d.). Homepage. Retrieved from www.rijswijkbuiten.nl 

Rothengatter, R., & Mathijsen, R. (2008). Milieu in ruimtelijke plannen Provincie: Juridische mogelijkheden onder 

de Wet ruimtelijke ordening. Boxtel, The Netherlands: IPO, MILO & VROM. 

Stake, R. E. (1995). The art of case study research. Thousand Oaks, CA, USA: Sage publications. 

Tiesdell, S., & Adams, D. (2011). Urban Desigin in the Real Estate Development Process. Oxford, UK: Wiley-

Blackwell. 

UiO: Department of Sociology and Human Geography. (n.d.). Urban Development. Retrieved from 

http://www.sv.uio.no/iss/english/research/subjects/urban-development/ 

Wikipedia. (n.d.). Klimaatconferentie van Parijs 2015. Retrieved from 

https://nl.wikipedia.org/wiki/Klimaatconferentie_van_Parijs_2015 

De Wildt, R., Van Wijk, F., Neele, J., Damen, M., Leidelmeijer, K., Van der Reijden, H., … Rodewijk, L. (1999). De 

kwaliteit van Vinex-uitleglocaties. Retrieved from http://www.rigo.nl/nl-

NL/Publicaties/Publicatie/_p/itemID/1401/De-kwaliteit-van-VINEX-uitleglocaties.aspx 

Williams, K., & Dair, C. (2007). A Framework for Assessing the Sustainability of Brownfield Developments. 

Journal of Environmental Planning and Management, 50(1), 23-40. 

Yazan, B. (2015). Three approaches to case study methods in education: Yin, Merriam, and Stake. The 

Qualitative Report, 20(2), 134-152. 

Yin, R. K. (2003). Applications of Case Study Research (2nd ed.). Thousand Oaks, CA, USA: Sage publications. 

 

 


