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MOTIVATION AND RELEVANCE

55% living in 1.000.000 new Large areas &
cities in 2018  dwellings before 20302 Focus on densification

v | ,

68% living in 1/3'4 living in the Scope: brownfields

cities in 2050! G4 by 20308 (previously used land that’s now
un- or underutilized )
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MOTIVATION AND RELEVANCE

55% living in 1.000.000 new Large areas & Iconic projects
cities in 2018  dwellings before 20302 Focus on densification

v ' v v

68% living in 1/3'4 living in the Scope: brownfields Physical

cities in 20501 G4 by 20303 (previously used land that’s now transformation
un- or underutilized )
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MOTIVATION AND RELEVANCE

_____________ + e e -, _———————
55% living in 1.000.000 new Large areas & lconic
cities in 2018  dwellings before 20302 Focus on densification projects
68% living in 1/3" living in the Scope: brownfields Physical
cities in 2050 G4 by 20303 (previously used land that’s now transormation

un- or underutilized )
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Real estate
developers

'

Initiate 2/3rd of the
project developments



PROBLEM STATEMENT

Within the short and medium-long term,
the large residential needs within the existing cities of the Netherlands
as a result of the urbanisation trend will not be met,

due to slow uptake of market parties.

Taking into account the potential of un(der)utilised urban areas
and the possibilities as well as uncertainties regarding strategic deployment of iconic projects
in order to stimulate (re)developments,
there is not enough knowledge available on operational level

to catalyse the redevelopment of these areas by means of iconic projects.
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RESEARCH GOAL

To gain a better understanding about the conditions of iconic projects

that could incite project developers to (re)develop projects in brownfield areas.

RESEARCH QUESTION

What conditions of iconic projects could incentivise project developers

to (re)develop in Dutch brownfield areas”?

WHY ? |
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CONCEPTUAL MODEL

barriers
independent variable mediating variable
brownfield area ) redevelopment
conditions barriers
iconic project ;
conditions » spillover effects

independent variable

mediating variable

opportunity

——)  Known relationship

--------- P Relationship that will be investigated
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dependent variable
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moderating variable

brownfield area
redevelopments
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e Urban area development

e [conic projects as catalysts

¢ Real estate developer’'s motives
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Operationalisation of the conceptual model
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URBAN AREA DEVELOPMENT

Brownfield areas in the inner-city:

"Any land or premises which has
been previously used or
developed and is not currently
fully in use, although it may be
partially occupied or utilised. It
may also be vacant, derelict or

contaminated.”
~ Reprinted. (Alker, Joy, Roberts & Smith,
2010, p. 49)

ICONIC PROJECTS AS CATALYSTS
[

lconic projects:

l. considered high-profile and
prestigious, both by experts from the
field,

Il. as by the general public;

lll.  that provide a sense of uniqueness
and identity to the environment and;

IV. that function as catalyts in the

surrounding environment.
~ own definition

. O/Ko’o .
Economic Sociocultural @4@

spillover spillover &5

WHY? | | WHAT? |

REAL ESTATE DEVELOPERS’ MOTIVES

O

Type Focusterm  Risk
Independent Short/Long  Own
Contracting  Short/Long  Own

Investing Long Own/investor
Funded Long Own/financier
Main motive:

To create a profitable development by
obtaining maximum yield against a
manageable risk level
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OPERATIONALISATION OF THE CONCEPTUAL MODEL

",‘_gd,,'?t..',',‘,,g,, yarlaples + parameters

redevelopment barriers spillover effects brownfield area conditions brownfield area conditions iconic project conditions

uncertainty regarding liability

uncertainty regarding remediation and
construction

uncertainty regarding monetary costs
high redevelopment costs

long and costly clean-up and
site assembly

biological, physical and chemical impact
ownership patterns
aging urban infrastructure
perception of crime

challenges in obtaining financial support

increasing property values
increasing revenues
emergence of new business activities
employment growth
stimulating investments
stimulating regeneration + infrastructure
impact on property markets
place-making
more appealing view of the area
attracting new, often wealthier residents
gentrification
city branding
symbolic + postcard value for the city
increase in housing demand

community development and integration

| moderafing variables +
parameters

to obtain maximum yield
foreseeing a healthy business case
chance to realise niche product/service
highest bidder for land
realistic chance of winning a tender
ro realise a continuous cash-flow

to increasefensure yields for investor

‘ indépendgnt variables + parameters

fallow urban area
influenced by anthropogenic activities
potential for redevelopment
cultural and historical quailities
currently not fully in use
requires interventions for new use
located within inner urban agglomeration

present infrastructure and utilities

WHY? | HOW? | WHAT? | WHO?

location
physical characteristics
functional characteristics
sociocultural characteristics
development process
fame of the architect
image
scale
uniqueness

innovativeness



OPERATIONALISATION OF THE CONCEPTUAL MODEL

mediating variables + parameters

redevelopment barriers spillover effects brownfield area conditions brownfield area conditions

uncertainty regarding liability

uncertainty regarding remediation and
construction

uncertainty regarding monetary costs
high redevelopment costs

long and costly clean-up and
site assembly

biological, physical and chemical impact
ownership patterns
aging urban infrastructure
perception of crime

challenges in obtaining financial support

increasing property values
increasing revenues
emergence of new business activities
employment growth
stimulating investments
stimulating regeneration + infrastructure
impact on property markets
place-making
more appealing view of the area
attracting new, often wealthier residents
gentrification
city branding
symbolic + postcard value for the city
increase in housing demand

community development and integration

moderating variables +
parameters

to obtain maximum yield
foreseeing a healthy business case
chance to realise niche product/service
highest bidder for land
realistic chance of winning a tender
ro realise a continuous cash-flow

to increase/ensure yields for investor

independent variables + parameters

fallow urban area
influenced by anthropogenic activities
potential for redevelopment
cultural and historical quailities
currently not fully in use
requires interventions for new use
located within inner urban agglomeration

present infrastructure and utilities

WHY? | HOW? | WHAT? | WHO?

location

physical characteristics

functional characteristics

sociocultural characteristics

development process

fame of the architect

image
scale
uniqueness

innovativeness




IIIIII@

Literature review Case studies Evaluation panel Synthesis Verification

'

Document studies + Semi-structured interviews

'

Cross-case analysis

'

Lessons learned
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Retrospective

A

v

Prospective

Wilhelminapier

Katendrecht

Merwe-Vierhavens

WHY? | HOW? | WHAT?

| WHO?
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TANGIBLE
INCENTIVISING CONDITIONS

Functional characteristics
Innovative/special and publically accessible functions
attract people

Location
Unique, attractive location or Ispecific location is over-
looking the iconic project

Physical characteristics
The iconic project or the physical appearance of the area
as a whole could function as a trademark

Scale
Not so much the tangible condition of scale, but the
common spillover of bringing life into an area incentivises

. MOST
important
conditions

INTANGIBLE
INCENTIVISING CONDITIONS

Socio-cultural characteristics

In particular the history of the area provides character
and identity what is highly appreciated and considered
important for the financial ambitions of the project

Image

Developers focussing on the lang-term and higher
segment prefer a yet attractive image, while creative
developers are open to create this themselves

Fame of the architect

The high ambitions on urban level and consequently the
urban image play a role in incentivising developments,
not so much the level of one iconic project

WHY? | HOW? | WHAT? | WHO?
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MAIN SIMILARITIES AND DIFFERENCES

All old harbour areas close to the city center now aim to stimulate the economy with different focusses
All case study areas have clearly different plans and levels of control by the municipality

All case study areas aim for clearly different images and scales

WHY? | HOW? | WHAT? |
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Literature review Case studies Evaluation panel Synthesis Verification

'

Evaluation of the case study’s lessons learned

'

Discussion triggered by 6 statements

'

Lessons learned
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VI.

VII.

LESSONS LEARNED

Being publicly accessible or being a physical connector are the most important conditions for iconic projects
to incentivise surrounding project (re)developments

The identity of a brownfield is considered an important provider of incentives for developments, which
does not necessarily needs to be provided by an iconic project.

The large scale of iconic projects can trigger surrounding (re)developments because of its public- attracting
spillover, but it is certainly not a necessary precondition.

Most iconic projects that function as a catalyst for further (re)developments either have a cultural- historical
value and/or special architectural qualities, these conditions however are not a must.

As iconic projects mostly contain publicly accessible functions, they must at least be accessible to
pedestrians.

If a brownfield is not yet sufficiently accessible, at least clear plans and decisions about the infrastructure
must have been made at the right level (e.g. by the municipality or NS) in order to be able to deploy iconic
interventions as a tool for catalysing further (re)developments.

A list of preconditions necessary for iconic projects to successfully catalyse brownfield redevelopments can
not be made, as each brownfield has different interests as well as other concerns.

WHY? | HOW? | WHAT? |



Literature review Case studies Evaluation panel

WHY? | HOW? | WHAT? |

Synthesis

|

Theoretical framework
+
Lessons learned

v

Conclusions & Discussion
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Verification
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CONCLUSIONS

What conditions of iconic projects could incentivise project developers
to (re)develop in Dutch brownfield areas”?

iconic project conditions

location
physical characteristics
functional characteristics
sociocultural characteristics
development process
fame of the architect
image
scale
unigueness

innovativeness

WHY? | HOW? | WHAT? | WHO?
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incentivising conditions of iconic projects on brownfield redevelopments

| @B Functional characteristics

_ Most effective

Less effective

Least effective

« commercial, infrastructural and innovative mixed-use
functions: projects with such functions proved to
significantly contribute to incentivising developers,
as these are publicly accessible and therefore have
the ability to ensure liveliness as well as footfail

* key programming: in particular social and commer-
cial projects, e.g. schools or one-of-a-kind eateries,
could be appointed as functional characteristics
that incentivise future residents to settle there, what
makes the neighbourhood economically more de-
cisive and again lays a better foundation for further
developments

@ Location

* location of the iconic project itself: could provide
for incentives when the location on itself is iconic
already, e.g. the unique location of Hotel New York,
at the tip of the Wilhelminapier overlooking the city
and the Maas river

location of plots overlooking the icon: could provide
for incentives when it is overlooking the iconic pro-
Ject, e.g. a plot with a view on the iconic Erasmus-
brug

location of plots nearby the icon: the location of
public attracting iconic projects provides incentives
because the associated flow of people is beneficial
for developments on plots adjecent to this inflow

- Scale > o

* not the scale, but ¢ general incentive: the
the spillover: not the development process
tangible and physical of ongoing potential
characteristics, but the iconic projects could
common spillover of be assessed on the
bringing life into an area parties involved and the
incentivises project de- expected success rate
velopers to (re)develop by project developers,

» large-scaled iconic to estimate whether the
projects: can as an project will positive-
incentive as it ac- ly contribute to the
commodates a large image and branding of
number of people and the area: if expected
therefore brings life successful, it could in-
into the area - on the centivise developers as
other hand, it can be a it could serve as a good
discouragement as it development example

can block views or be a and a marketing tool
distraction specific incentive: no
small- to medium-scaled specific (re)develop-

iconic projects: can con- ment processess of

tribute to incentiving de- Iconic projects on the

velopers as this makes brownfields in study

projects intimate and can me mentioned that

particularly exclusive demonstrably incentivi-

within the area sed project develooers
to (re)develop

(=) Ssociocuttural characteristics

« historical characteristics that represent the culture
of the brownfield: such characteristics prove to be
both meaning creating and history calling catalysts
and they function, albeit indirect, as major incentives
for project developers to (re)develop - they refer to
habits, traditions or beliefs that are/were present in
the area - this generally appeals to the imagination
of many people and has a narrative nature to which
developments could strategically respond
providing unicity and identity: projects of close pre-
sence that provide a feeling of unicity and identity,
attracting both visitors and future residents, ap-
peared to be particularly important for the financial
ambitions of (re)developments

5 Image

* long-term committed development companies: this
type rather looks for yet an attractive image and
existing qualities in the development area - a positive
image could incentivise and is therefore considered
a prerequisite

* short- to medium-term committed development

companies: this type either makes use of present

project(s) that provide identity, or they provide such
projects themselves - a good reputation and positive

image could incentivise, but is not considered a

prerequisite

project vs urban level: the image and marketing of

the brownfield as a whole is more effective in inciting

developers to (re)develop, rather than the image of
individual iconic projects

&o Physical Fame of the
U characteristics architect

* project vs urban level: * project vs urban level:
attractive physical the fact that iconic pro-
characteristics of pro- jects are designed by
jects could incentivise famous architects plays
developments, but the arole in incentivising
physical appearance developments, however
of brownfields as a on urban level and not
whole, often attractive so much on project
due to old harbour and level:
industrial buildings, client view: the name
has proved to be more of the architect plays a
incentivising role for the client as it

» physical characteristics determines the ambiti-
depicting the history: ors for the brownfield
in particular physical area and consequently
characteristics with its image
culural-historical value developer view: de-
are much apprecia- veloping projects with
ted, as such features famous architects is of
visualise the intangible great value for some
historal features of the developers (and te-
brownfield (the socio- nants), but the architect
cultural characteristics) of projects of others
which contributes to the does not demonstrably
attractiveness of deve- incentivises developers

lonina in the area

WHY? | HOW? | WHAT? | WHO?
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LEAST effective incentivising conditions of iconic projects

m&DDD&CE &

Scale Development Physical
process characteristics

Large-scaled projects both
provide and contradict incentives

Small-scaled project
provide intimacy

WHY ? | HOW? | WHAT? |

A

W

Fame of
the architect
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LEAST effective incentivising conditions of iconic projects

m&DDD&CE &

Scale Development Physical
process characteristics

Large-scaled projects both
provide and contradict incentives

Small-scaled project
provide intimacy

Not the tangible characteristic,
but the spillover incentivices

WHY ? | HOW? | WHAT? |

A

W

Fame of
the architect
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Scale

LEAST effective incentivising conditions of iconic projects

G O A
R [ A

Development Physical Fame of
process characteristics the architect

!

Estimate whether the iconic project
contributes to the image and
branding of the brownfield

Power of marketing
Virtual visit of project/area

WHY? | HOW? | WHAT? | 30
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Scale

LEAST effective incentivising conditions of iconic projects

GO A
R [ A

Development Physical Fame of
process characteristics the architect

v

Important determinants for the
iconic value, but do not
automatically catalyse

Brownfield vs. Project,
Ensure visibility and recognisability

WHY? | HOW? | WHAT? | 32



WAL

Scale

LEAST effective incentivising conditions of iconic projects

» DD & I

Development Physical
process characteristics

WHY? | HOW? | WHAT? |

A

W

Fame of
the architect

|

Brownfield vs. project

Client vs. developer
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LESS effective incentivising conditions of iconic projects

. X

[—

Location Image

'

Location of the iconic project
Location of the surrounding plots

Accessibility
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“Waarom precies op Katendrecht?
Heel plat gezegd, omdat we daar positie konden krijgen.”

WHY? | HOW? | WHAT? |



LESS effective incentivising conditions of iconic projects

. X

[—

Location Image

'

Location of the iconic project
Location of the surrounding plots

Accessibility

WHY? | HOW? | WHAT? |



LESS effective incentivising conditions of iconic projects

; X

[—

Location Image
lconic project vs. brownfield
Long-term committed & higher

segments vs. short-term
committed real estate developers

WHY? | HOW? | WHAT? |
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MOST effective incentivising conditions of iconic projects

AE s ()

Functional Sociocultural
characteristics characteristics

'

Publicly accessible

Key-programming

Infrastructural projects

WHY? | HOW? | WHAT? |
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‘Het kantelpunt van de gebiedsontwikkeling was toen namelijk nog niet bereikt. Want toen was de
Rijnhavenbrug er nog niet. Er is echt een vooér de Rijnhavenbrug en een na de Rijnhavenbrug (...)
Wij merkten eigenlijk na de Rijnhavenbrug dat iedereen dacht van: nu kan het niet meer verkeerd
gaan... Ja, nu is mijn investering hier zeker.’ Dat gevoel, dat merkte je echt.”

‘De Rijnhavenbrug heeft uiteindelijk echt het verschil gemaakt,
dat was het omslagpunt.”



MOST effective incentivising conditions of iconic projects

AR+ ()

Functional Sociocultural
characteristics characteristics

'

Symbolic & historical qualities

WHY? | HOW? | WHAT? |
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“Durf jij de Kaap aan?”

WHY? | HOW? | WHAT? |
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MOST effective incentivising conditions of iconic projects

AE s ()

Functional Sociocultural
characteristics characteristics

'

Symbolic & historical qualities:

depict habits, traditions &
beliefs

Narrativity

Identification with the area

WHY? | HOW? | WHAT? |
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MOST effective incentivising conditions of iconic projects

AE s ()

Functional Sociocultural
characteristics characteristics
N ¥

Sincere interest

Decreasing uncertainty in demand &
challenges in obtaining financial support

Less risky & more interesting

WHY? | HOW? | WHAT? |
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CONCLUSION

What conditions of iconic projects could incentivise project developers
to (re)develop in Dutch brownfield areas”?

iconic project conditions

location
physical characteristics
functional characteristics
sociocultural characteristics
development process
fame of the architect
image

scale

uniqueness

innovativeness

WHY? | HOW? | WHAT? | WHO?
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Not explicitly included
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Innovativeness Uniqueness

'

By definition a temporary
characteristic

Unless it creats a major ‘first-time’

Value will be surpassed

WHY? | HOW? | WHAT? |
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Not explicitly included
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@ n
Innovativeness Uniqueness

'

Architecture has always been
subject to change

Only major iconic projects stand
the test of time

Value will be superseded

WHY? | HOW? | WHAT? |
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Not explicitly included
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-(&)- & I\

@ n
Innovativeness Uniqueness

'

Architecture has always been
subject to change

Only major iconic projects stand
the test of time

Value will be superseded
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Literature review Case studies Evaluation panel

WHY? | HOW? | WHAT? |

IIIIII@

Synthesis Verification

|

Evaluation of conclusions by interviewees

|

Verified the conclusions
Emphasizes the bigger picture
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| WHO?

Thesis contribution
in practice
for clients and
develppers

Recommendations
for other researchers
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THESIS CONTRIBUTION IN PRACTICE

Research field
of Urban Development Management

Supports effective solutions that .
can produce and promote .
sustainable urban environments .

Aspires to beneficially make use
of the catalysing nature

O=-r

POSN )

Clients Contractors
of brownfield redevelopments of brownfield redevelopments
Mainly municipalities * Mainly developers
More valid arguments « Justification often lacks
Contributes to the success of + Contributes to more valid
deploying iconic projects with the arguments during debates

intention of incentivising
Reduces uncertainties

Supports redevelopment strategies, investment decisions and discussions

| WHO? 54



RECOMMENDATIONS FOR FURTHER RESEARCH

e

lconic developments:
cost intenstive and
time consuming

!

Temporary place-making projects

A

A

Other requirements for
successful developments
of iconic projects

!

Active land policy
with a risk-aware approach
(e.g. acquiring land / Wet
Voorkeursrecht Gemeenten)

| WHO?

Case studies in
Amsterdam, The Hague
and Utrecht

|

No typical historical centre:
Less important sociocultural
characteristics?
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