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Dear members and relations,

Ten years ago, five brave men from the master track Construction Management and Engineering 
started with the idea to establish a study association. After a couple of months of hard working, 
on the 18th of June 2003, the study association of CoUrsE! was a fact! During the next study year 
a lot of developments were made, for example the publication of the first !ntervisie in May 2004. 

This year we celebrate the 10th anniversary of study association of CoUrsE! A beautiful milestone 
which we achieved together. The Lustrum event was a great success and we would like to thank  
the Lustrum Committee and members who joint us during this special day! For this occasion the 
study association published a Special 2nd Lustrum Edition of the !ntervisie. In this 2nd Lustrum 
edition of the !ntervisie, interesting news and updates from the master track Construction Man-
agement and Engineering at the Technical University of Eindhoven and related companies from 
the practise will be presented to you. 

During the period 27th of April and 12th of May, the of CoUrsE! Tour 2013 took place and visited 
the beautiful country China. The of CoUrsE! Tour 2013 Committee and participants decided to 
give you an impression about the trip. A travel report will be presented to you about the formal 
and informal activities which have been undertaken during the trip. Also a visual impression will 
be provided with the help of a photo collage. And finally, a report made by participants of the tour 
will be presented about Houchong Village Eco-City, a project which the tour visited during the 
trip. This to provide you more insight in the field of Construction Management and Engineering 
and sustainable activities in China.

This publication will end with the 2nd Lustrum. Nathalie Kerstens, chairwoman of of CoUrsE! 
2012-2013, wrote an article about this day with the help of Luuk Wijnholts, from the Lustum 
Committee. Also a photo collage about this day will be presented to you so we are able to relive 
and immortalize this special day. Also Koen van der Heijden, secretary of the founding board, was 
prepared to publish an article about value creation. 

To end the editorial, we want to ask you to become friends with of CoUrsE! on Facebook for the 
latest news, announcements and activities. And do not forget to navigate to our new website: www.
ofcoursecme.nl. The website is still under construction, but the old website is still available for a 
short period: www.ofcoursecme.com.

I want to thank all that put their effort in composing this magazine and wish you as reader much 
pleasure whilst reading this magazine! | 

Yours faithfully, 

Guido van Veen

EDITORIAL

Ing. Guido van Veen | Head Editor !ntervisie

Construction Management & Engineering | of CoUrsE!

2nd Lustrum Board member  |  2012-2013
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News & Announcements
During the last semester a variety of activi-
ties have been undertaken in and outside of 
CoUrsE! Here is an overview of these ac-
tivities together with some  important an-
nouncements |
General Member’s Meeting (ALV)
On the 7th of March, the second General Member’s Meeting 
took place. The General Member’s Meeting is an important 
moment for the incumbent management board to discuss the 
current state of the Study Association. But it is also important 
during this meeting to discuss future affairs of the Study As-
sociation and the master track CME. The input of the mem-
bers is very important, you can think of activities, sponsors, 
budget, education and other perhaps less obvious affairs. The 
attendance of members this time was much better than pre-
vious times. Hopefully more members will join the General 
Member’s Meeting next time!

Bedrijven Oriëntatie Dag (BOD)
Also this year of CoUrsE! organized the Bedrijven Oriënta-
tie Dag (BOD). On this day several companies were present 
such as Heijmans, Jelmer, NedMobiel and Brink Group. The 
attendance from the Study Association was very good and 
the members of the Study Association were able to orientate 
themselves on the job market. The activity was experienced 
as very positive by the companies and members, and we are 
looking forward to the BOD of next year.

Study Trip 2013
During the period April 27th to May 12th, Study Association 
of CoUrsE! visited the beautiful country China! To be more 
specific the cities: Shanghai, Wuhan, Nanjing and Beijing. 

The Great Wall, Beijing | Guido van Veen

With 22 students and 2 professors we visited formal and in-
formal activities. The formal activities were primary company 
and project visits, like UNstudios, Grontmij, Royal Haskon-
ingDHV, New Energy Institute, Houchong Village, Europ 
City, Universities and many more. Beside formal meetings, 
we also visited a lot of the Chinese culture, ate great Chinese 
food, and partied all night long. Later on in this special Lus-
trum Edition of the !ntervisie, a more detailed report and a 
photo gallery will be presented with thanks to the Tour Com-
mittee 2013. It was an unforgettable trip and we will probably 
talk about it for years.

For more information about the Study Trip, blogs and pho-
tos, please visit our website: www.ofcoursecme.nl/tour-13

De Rotterdam
On the 17th of May, of CoUrsE! organized together with her 
head sponsor DVP (Diepenhorst De Vos en Partners) a pro-
ject visit to ‘De Rotterdam’. The Rotterdam is a project which 
is currently under construction and is located on the Wil-
helmina Pier in Rotterdam. The construction began in 2009 
and will be finished late 2013. Design is made by the famous 
architect Rem Koolhaas. Activities DVP: project manage-
ment and supervision. 

 
De Rotterdam | ERIKS

 
The 44 floors cover a total area of   approximately 160,000 m2. 
With this amount of square meters it makes it the largest 
building in the Netherlands. The three interconnected tow-
ers will reach a height of about 150 meters. De Rotterdam 
is intended for use as office, hotel (280 rooms) and residen-
tial tower. There are 220   apartments, 72,000 m2 of offices, a 
cinema with 850 seats, 2,500 m2 for fitness and 5,000 m2 of 
shops and a car park with over 684 parking spaces.

The visit started with a presentation about the project. After 
the presentation was finished, the group started with the tour 
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on the building site. The group finished the day with a drink 
and the possibilities to network. We would like to thank DVP 
for this opportunity!

Do you want to know more about the project ‘De Rotterdam’ 
or DVP? Please visit the website: www.dvp.nl

New Board Drink 
On the 19th of March, of CoUrsE! organized the New Board 
Drink. All CME students were invited to join this drink, but 
especially members who are interested in becoming the new 
of CoUrsE! board of 2013-2014. At time of writing, a cou-
ple of students already showed their interest in becoming 
the new of CoUrsE! board. We hope the new board will be 
formed as soon as possible in order to take over the work 
next year.  

For now, the board change will take place on the 3rd of Sep-
tember. The old board will be relieved of function and the 
new board will be active. You are all invited to come to this 
meeting. Check your mailbox at that time for an invitation 
for the General Member’s Meeting and Constitution Drink! 

Pre-exam lunch 
On the 26th of March, the Pre-exam lunch was organized for 
all CME students on the fifth floor of Vertigo. During this 
lunch there was time to look back on the past study months 
and together we looked ahead to what is coming. It was a 
pleasant and cosy lunch which we hope to organise again in 
the new study year!

Lustrum: Catch the Wave 
After months of preparation, hard working and arranging, 
finally the 2nd lustrum day of study association of CoUrsE! 
took place! This event was on the 31st of May with many stu-
dents, Alumni, Sponsors and Professors. The day started in 
the afternoon with coffee and thee. When everybody was ar-
rived, the Master class started under supervision of Robert 
Benninga. After the Master class, Vincent Taapken provide a 
lecture for all attendees. Bert van Eekelen was the chairman 
of the day. 

Afterwards, the evening program started. All attendees en-
joyed the buffet and drinks. After a lot of discussions, laugh-
ing and eating, the party started on the TU/e campus site. We 
would like to thank the Lustrum Committee, Robert Ben-
ninga, Vincent Taapken, Bert van Eekelen, DVP, Arcadis and 
all attendees for this great day! Nathalie Kerstens and Luuk 

Wijnholts wrote an article about this day which you will find 
later on in the !ntervisie. 

Sectiefeest: Summer Vibe
On the 5th of June, the ‘Sectiefeest: Summer Vibe’ took place. 
This dance event was organized with help of all construction 
study associations: SUPport, Service, Mollier, VIA, KOers, 
Anarchi and of CoUrsE! The dance event took place in café 
Santé on Stratumseind. We had a lot of fun and hopefully 
next year a new Summer Vibe will be arranged!

of CoUrsE! goes Karting
On the 19th of June, the annual karting took place in Heze-
mans Indoor Karting center. The evening started at around 
19:00 hours. The participants were enthusiastic that night. 
Things like flashy overtaking manoeuvres, tailgating and 
smoking tires were normal. It was a successful evening which 
we want to recommend to the new 11th board! 

Career Event and Barbecue  
On the 28th of June, fifteen Construction Management and 
Engineering students organized a Career Event specially for 
CME students. This day was characterized by speed dating 
between students and Alumni. But also lectures were given. 
This event is the result of the Integration and Orientation 
course Career Development offered by the TU/e Career 
Center. Afterwards, the annual CME barbecue took place. 
We would like to thank all Students, Alumni and the Career 
Center for this great day.

Trip Romania  
With the China Tour freshly in our minds, a new commit-
tee, which consists of Alexandra Tudorcia, Jakko Heinen 
and Nathalie Kerstens, is already busy with preparing a new 
excursion. We will visit the beautiful country Romania! The 
excursion will take place between 29th of August and 3rd of 
September. Preparations are in full swing. We will visit for-
mal and informal activities during this trip, but the program 
is at writing not completely finished. For more updates about 
this trip, please visit our website.

Website and Facebook
Last but not least, we want to ask you to become friends 
with of CoUrsE! on Facebook for the latest news, announce-
ments and activities. And do not forget to navigate to our 
new website: www.ofcoursecme.nl! The website is still under 
construction. The old website is also still available: www.of-
coursecme.com.

Fore more news & announcements, additional information, questions regard-
ing the study/study association or planning for the next period, please contact 
the board or visit: www.ofcoursecme.nl
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CME abroad: Studying in... 
It was a nice, not so typical Dutch day out-
side, one of those when the sun was shin-
ing and as I had a broken tire (yes, this is so 
annoying when you notice it in the morn-
ing and your class is almost about to start). 
I was walking towards the TU/e. What re-
ally surprised me was not all of this, but the 
Kennedy Plein and the familiarity of the 
buildings, pavement and the general air. I 
passed the tall office building, the one that I 
first entered in as I came in Eindhoven, car-
rying the heavy luggage, enthusiastic and 
scared of the newness of everything in the 
same second.  But this day, it seemed differ-
ent. Or it was just the nine months that had 
been flowing since then and I became more 
an Eindhovenaar. This was the context in 
which I decided to write this article for our 
magazine |

I am coming from Romania, where I studied Civil Engineer-
ing and Economics and because I considered that the link 
between them is called Construction Management and En-
gineering, here I am almost ending up the first year of this 
master program.  

I took the plunge to come at the TU/e even though I have 
never planned my studies to be in another country, but look-
ing back, I do not think I could take a better decision. It is 
like confirming the saying: “Never say never”! All the pro-
cedures to be accepted went smoothly, all the arrangements 
for the arrival were set with some time in advance (the nice 
Dutch approach), so when I came here I could realize that 
everything was going according to the plan. Of course, one 
of the differences that hit me: the weather! However, I was 
lucky enough not to have a lot of rain in the Intro Program, 
which lasted two weeks and is meant to help the new comers 
to integrate faster in the big picture, to know other students, 
the city and the university. And to have fun!

During those two weeks I met a lot of (international) people 
(some of them became my closest friends), I tasted for the 

first time the ‘frikandel’, I learned the way to Stratum and that 
the agenda is a useful and indispensable tool in The Neth-
erlands.  Next to the academic environment, being in touch 
with many new cultures and habits is a lifetime experience. 

I got the chance to meet my fellow students at the Legal and 
Governance course and since then a lot of coffee has been 
drunk together. If I have to describe them in four words 
then these will be: helpful, hard-working, reliable and with 
great sense of humor.  Unlike the other master programs, not 
many international students are following it. I found myself 
almost every day surrounded by unknown words and since a 
good way to understand a culture involves also knowing the 
language, I decided to follow the Dutch course provided by 
the University. My advice: no matter the country it is nice to 
know at least some basics…

Regarding the lectures, teaching style and activities I can say 
that some differences exist between the TU/e and my pre-
vious universities. In Romania, the professor will tell you 
which the next assignment is, gives advice on how to solve it 
during the lecture, but here OASE is taking the role for this. 
It was new for me to deliver an assignment before we actually 
discuss the related subject. In addition, it was a little wired to 
use “you” when talking with the professors, because in my 
country the distance between us (professor-student) is big-
ger. And last, but not least, here you have a student’s ‘borrels’ 
in the campus and a study association that can organize study 
trips!

However, I find the master is more practical, the courses are 
linked with real life situation, even if referring to the research 
methodologies that we have to apply within this domain, 
process management, collaborative design or system dynam-
ics.  I can say that the structure is to provide academic knowl-
edge for further appliance on the job market.

What I like the most about our university is its direction to-
wards sustainability. A lot of emphasis is on this subject, not 
only in this master program. Subjects like smart cities, pas-
sive houses, and green technologies are given on a regular 
basis (events, conferences, etc).

All in all, this is a good opportunity to self-development, 
both from the academic and personal point of view (cer-
tificate programs, courses, career center, STU). The Neth-
erlands is a welcoming country for foreign students, even if 
the weather is not always as friendly as the citizens. It makes 
a good introduction topic for every discussion, though! 

Tot ziens, veel succes met jouw tentamens en een fijne vakantie 
allemaal!

 
 
 
Alexandra Tudorica | First year Student CME from Romania
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The Effect of Macro Attributes 
on the Development of the En-
ergy Service Company Concept 
in the Intramural Care Sector
The goal of this research is to investigate the 
implementation of Energy Service Compa-
nies (ESCo) in the Dutch Intramural care 
sector. This is done through a System Dy-
namics (SD) approach due to two reasons. 
First, literature using SD to investigate the 
implementation of ESCo’s is already avail-
able and second, the complex field in which 
many attributes influence each other re-
quires an abstract view. Currently, the dutch 
care sector faces changes on a regular basis | 

The intramural care sector is facing many difficulties. Since 
the introduction of the “Wet Toelating Zorginstelling” 
(WTZi) financial efficiency and “leaning” the care process 
have become daily issues. The ESCo concept compromises 
great benefits for this sector, resulting in decreasing distrac-
tions, improving the focus on the core business, decreasing 
costs and increasing comfort during this process. However, 
ESCo’s remain unknown. This research identifies macro 
economic, political and social factors influencing the devel-
opment of the ESCo market, resulting in a System Dynam-
ics model displaying the development of the ESCo market, 
showing the initial required steps in the field of marketing 
and ESCo deployment, acting as a guideline for different 
stakeholders aiming to improve the development of the ESCo 
market in the intramural care sector.

Since 2006 financial security has diminished with the in-
troduction of the WTZi, leaving many facilities facing fi-
nancial issues, decreasing the focus on the core-business. 
The implementation of ESCo’s can contribute to a higher 
quality of care due to the fact that it takes responsibility for 
commodities like water, electricity, ventilation and heat-
ing, increasing comfort and quality. However, the ESCo 
market is relatively new and the future for ESCo’s in the 
Dutch intramural care sector is uncertain. Through litera-
ture and a expert interview seven important fields influ-
encing the implementation of ESCo’s have been identified.  
 
The first three are ESCo driven namely;
1. Familiarity with the ESCo concept;
2. The level in which the organization is suitable for imple-

menting an ESCo;
3. The value of the ESCo proposition.

The next four are market driven; 
1. Macro level trends influencing future market develop-

ment;
2. The economic climate;
3. The political Climate;
4. The current housing quality.

All above mentioned fields are modelled using SD, resulting 
in an overview of different attributes, identifying and describ-
ing their causalities, resulting in the following layer model.
The top layer is the most important one, consecutive layers 
become increasingly complex and compromise an increas-
ing number of attributes and causalities, indicating the com-
plexity of implementing a new concept in a rapidly changing 
market. 

The System Dynamics model concludes that the current 
state of the facility is most influential, second is the political 
climate which has great influence in the speed in which the 
ESCo market will develop. At this moment, it is recommend-
ed to invest in marketing and interact with facility owners 
with outdated facilities.
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Maintaining a Dynamic Office 
Real-Estate Market in the Prov-
ince of Noord-Brabant
‘The dynamics of the office market’. The 
previous sentence could be a description of 
the whole real-estate office market, but it fi-
nally means nothing. It only indicates the 
complexity of the market. In general, the of-
fice property market is clearly characterized 
by a succession of cycles, with expansionary 
and recessionary stages emerging as direct 
responses to monetary and fiscal policies, 
economic parameters, and trends in the use 
of offices |

The game between demand and supply of offices is interac-
tive always with a form of tension, which makes it interest-
ing. To give the market ‘space’ (literally and figuratively) 
there needs to be a small oversupply (if not, the market will 
be locked). A healthy vacancy rate should be 5% till 7% of 
the stock. There is no need for extra scientific research to 
demonstrate the structural vacancy in the office real-estate 
market in the Netherlands. To indicate how big this prob-
lem is, however, some facts and figures: The office stock in 
the Netherlands consists of 41 million m2 in use and 7,6 
million m2 in offer, this means a vacancy rate of +/- 15,6%. 
This overall rate could be divided in cyclical vacancy (mar-

ket dynamics) and structural vacancy (mismatch supply and 
demand). Vacancy is a dangerous threat for the (risk geared) 
office portfolios. To steer the market and eliminate the over-
stock, influence factors of office vacancy are important. The 
most important are geographical location and the quality of 
a building. Of course, there are several more factors which 
influence vacancy, e.g. price level, quality, operating cost, 
highway distance, accessibility, etc. In this research, the most 
consistent factors and those which contain the most vacancy 
influence factors were chosen, hereby visualized in Figure 1. 

Figure 1 | Influence factors geographical location and quality index

RESEARCH APPROACH 
First, it is determined whether this problem also occurs with-
in the research boundaries of this research, namely the prov-
ince of Noord-Brabant, specifically the city of ‘s Hertogen-
bosch. To determine this, different databases are combined, 
namely: Kadaster: Provided a database with all the buildings 
and their quantities in the B5 region (Tilburg, ‘s Hertogen-
bosch, Breda, Eindhoven, Helmond). Brokers Agency (Jones 
Lang LaSalle): Provided a database with all the vacant build-
ings within the B5 region Governmental agencies (Province, 
and the Municipality of ‘s Hertogenbosch): Provided infor-
mation about future plans (plan capacity, B5), and informa-
tion about the past and future employment development 
(LISA-numbers).

 
 
 
M.Sc. Geert Lamers | Graduation Thesis
After finishing his bachelor in construction methods and real-estate at the Avans University, Geert 
decided to start his master in Construction Management and Engineering. This to learn more 
about the processes in the construction industry. He graduated on March 12th, 2013.
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Figure 2 | Real-estate office model (Simple representation of the System Dynamics model)



After determining the exact amount of vacancies by the use 
of Geographic Information Systems (GIS) within the prede-
fined categories, future predictions are made with the help of 
System Dynamics (SD). First to determine the behavior of 
the present market, after this the different (proposed) meas-
ures against the structural overstock of offices are simulated. 
At the end of the research, the simulations of the measures 
are proposed to all the governmental decision makers within 
the B5 region.

SYSTEM DYNAMICS MODEL
Before presenting the results of the SD simulations, the mode 
of operation of the stock and flow will be shortly explained 
(this in congruence with the reality of the market).  

Important influence factors:
Employment: The demand for office space will be influenced 
by the development of employment. The basic input for this 
variable are the WLO-scenarios, namely: 

- Strong Europe +1,01%  
- Regional communities -3,18%
- Transatlantic Market +1,01%  
- Global Economy +5,9%

Plan capacity: The inflow of newly built offices depends on 
the available plan capacity. The hard plan capacity (the least), 
the soft plan capacity (the most), and no plan capacity can be 
modeled in the SD model.

Redevelopment: Out of the numbers of the NEPROM (2012) 
the Netherlands has a redevelopment of 1% each year.
Withdrawal: To model the effect of different interventions, 
namely possibilities to ‘withdrawal offices’ are modelled. An 
office withdrawal does not directly mean a demolishing or 
the transformation to another function, it could be one of 
them. The model uses three possible withdrawal methods.

Namely:
1. The government buys the structural vacant overstock;
2. A collective Tax will gain financial resources to take of-

fices out of the market;
3. A system of development credits, this restricts the re-

lease of new plan capacity to the amount of offices which 
will be taken out of the market (exchange system).

RESULTS   
Geographic Information Systems results
Overall, the whole municipality of ‘s Hertogenbosch deals 
with 12,42% vacancy. In short, direct problems occur at cent-
er locations and at formal locations. By reviewing the quan-
titative distribution of the stock, many threats occur in the 
formal B-quality and C-quality stock. Both have a big share 
in the total market, and will shift in the future towards a less 
attractive one (table 1). 

System Dynamics results
The present situation:
Scenario 1: Global Economy, years of growth (before the crisis)
This scenario should prove the Dutch model of spatial plan-
ning works well in a growing economy. Out of the SD simu-
lation it can be concluded that a fast decline of vacancy will 
result in a negative amount of vacancy (after approximately 
4 years (2015)). This means there is enough planned capacity 
when there is a growing economy.

Scenario 2: Transatlantic market/ Strong Europe
This scenario exposes the impact of stabilized growth and  
release of all plan capacity. The model assumes a moderate 
growth (+1,01%). This should reduce the vacancy at all the 
locations. In general, this decline will be achieved in the first 
2/3 year (2013/ 2014) at the center and remaining locations. 
Because of the proposed large amount of soft planning ca-
pacity at the center and the remaining locations, the vacancy 
will increase once again (after 8 years). This means too much 
plan capacity in an economic stabilization.

Scenario 3: Economic contraction
In this scenario the effect of scraping the soft planning capac-
ity is not visible. The ecomic shrinkage overrules the releas-
ing of just the hard plan capacity. A huge increase in vacancy 
occurs.
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The market reaction on different governmental policies:
Scenario 4, Governmental coordination
This scenario provides insight in the stop of plan capacity 
and a direct withdrawal by the government. First, the vacan-
cy will increase as a result of the negative employment de-
velopment in the first 5 years. After this, the vacancy quickly 
returns  into an equilibrium. There will even occur a scarcity 
for offices around year 10. 

The disadvantages of this scenario is the destruction of capi-
tal by buying office space out of the market, which means 
there is no certain future value for the offices.

Scenario 5, Model collective Tax
Advantages of this vacancy tax scenario is the gradual market 
adoption. In the model, the overall vacancy is going towards 
an equilibrium and it will not fluctuate or go into a huge im-
balance. Besides this, the costs for this solution will be jointly 
supported by the office owners as a whole, there is made no 
difference whether an office is occupied or not. The disad-
vantage of this scenario is the negative spiral which the extra 
tax could cause. 

Scenario 6, Model development credits/construction claim
The basics of the construction claim is simple. If office own-
ers want to take their office out of the market they could take 
their present tenant along to a new office development at a 
better suitable location. At this location, 60% of the remain-
ing offices can be rebuilt. In this solution, the office owner is 
fully responsible for the withdrawal of the remaining offices. 
Here it is not important whether the old offices will be de-
molished or transformed to another function, the withdraw-
al will stop at 5% vacancy.

In this scenario, a double effect can be remarked, which can 
be created by this scenario (construction claims). By the 
coupling of the withdrawal of offices with the release of plan 
capacity, this scenario locks the model (the office real-estate 
market) with two valves.

 
Representation different quality groups in ‘s Hertogenbosch | Geert Lamers

CONCLUSION
‘Which governmental policies are the most beneficial to 
take offices out of the market or improve it sustainable?’
The office market is stuck; it is like a difficult domino game, 
the market depends on different chains which all influence 
each other, a missing link could collapse the total market. The 
present problems can be best described as a faulty system. 
The inflow is too high (plan capacity), the present stock has 
a wrong quality distribution, and there is a low outflow. This 
could be simply adjusted by changing the inflow of new qual-
ity offices and the outflow of lesser quality offices. There are 3 
important stumbling blocks here, namely, the political issue, 
financial depreciation, and renewal of quality.

Best solution: Construction claim model to trigger 
both office owners and government

One can ask whether just the construction claims measure 
is enough An extra dimension should be added to  this sce-
nario to make the municipalities more eager. The municipali-
ties are probably not eager to shrink down their plan capac-
ity and couple it to the existing stock. To solve this passive 
acting, extra triggers should be added to this concept. In 
this extra dimension, there could be an interesting role for 
the provincial government If the construction claim model 
will be restricted by the province, the municipalities could 
be more eager to actively participate in this scenario. If they 
stimulate the withdrawal of offices, the municipality releases 
more plan capacity. 

The last problem which you cannot afford to miss is the 
qualitative renewal of office stock. In this respect, when the 
equilibrium is reached after approximately 10 years only re-
development will take place (1% of the stock will improve 
in quality). The total technical (quality) life cycle will be 100 
years. With this fact in mind, there is a major challenge for 
the redevelopment of offices (quality improvement). The 
government should urge office owners to do a redevelopment 
by a compulsorily energy label in combination with a manda-
tory renovation after a certain cycle.

For more information about this graduation thesis or to 
start a discussion, please contact Geert Lamers via his email: 
G.L.J.J.Lamers@student.tue.nl
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Energy Services in the Dutch 
Social Housing Sector
A Benchmarking Study on Housing Corpo-
rations’ in Practice Performance

The energy efficiency of most social hous-
ing dwellings does not meet current norms, 
which unnecessarily increases the total 
housing costs of the tenants. Housing cor-
porations must invest in improving energy 
efficiency to improve performance, but 
come across several barriers that prevent 
them from covering their costs. An of-
ten mentioned solution is bringing energy 
services, which has to distinct approaches 
and business models, aimed at lowering 
energy demand and fulfilling the remain-
ing energy demand. This research assesses 
twelve projects in the Dutch social housing 
sector, in which these energy services has 
been applied, on energy performance and 
project|finances.|Especially|small-scale, 
decentralized energy delivery by housing 
corporations has the ability to improve en-
ergy performance, while using the earnings 
potential of energy delivery. Given these 
advantages, outdated rules and legislation 
should be changed to facilitate this devel-
opment |

With over one third of the Dutch total housing stock under 
their exploitation, housing corporations are an important 
factor to take into account by the government when imple-
menting national legislation, regulations and norms for on 
the housing market. The main task of these housing corpo-
rations is to provide affordable and qualitative housing for 
people that are not able to do so themselves. The increas-
ingly older social housing stock, of which most was built post 
WWII op to the seventies, faces a deteriorating quality in re-
lation to current norms and newly build dwellings.

Moreover, the affordability of these dwellings is increasingly 
becoming an issue, since at the time of their construction, 
little to no emphasize was placed on their energy efficiency. 
Currently, this lack of emphasize causes expensive energy to 
leak out of the dwellings and tenants especially are faced with 
increasingly higher total housing costs. To keep the dwellings 
affordable and improve their overall quality, the Dutch hous-
ing corporations stand for the enormous task to renovate 2 
million Dutch social houses up to current standards. Howev-
er, the speed and extent to which energy efficiency measures 
are implemented is hindered by the sector’s inherent ‘split-
incentive’, the phenomenon that tenant and letter have dif-
ferent interest and make different considerations regarding 
investments in energy efficiency measures. An increasingly 
heard solution to overcome the split incentive and widen the 
positive cash flows of housing corporations, is for them to be-
come active in the Energy Services, aimed at lowering energy 
demand and supplying sustainable energy for the remaining 
demand.

This research applies Data Envelopment Analysis (DEA) to 
benchmark the performance of several, high-end, energy ef-
ficiency projects of housing corporations. These project will 
be benchmarked on their ability to convert the capital invest-
ment per dwelling in added quality and financial benefit for 
both the tenant as the corporation. By doing so, the suggest-
ed benefit of energy delivery for housing corporations as a 
means to lower the split incentive is assessed and any new in-
sight can be used as input in the discussion about the role of 
housing corporations in controlling the total housing costs.

The DEA results indicate that projects that implement en-
ergy supply measures are relatively more efficient in convert-
ing their investment into financial benefit for the corporation 
than projects that only implement energy demand decreas-
ing measures. At the same time, these projects are able to 
reach a better absolute energy efficiency level. Taking on the 
role of energy supplier can thus be of substantial additional 
value for a housing corporation.

However, Dutch legislation and regulations prohibit housing 
corporations from fully utilizing the potential of energy de-
livery. Here lies an important role for the government: in or-
der to conduct feasible energy efficiency projects and comply 
with increasing energy efficiency standards, housing corpo-
rations should be stimulated to do so by ambitious goals and, 
more importantly, broader legal conditions.

For more information about this graduation thesis or to 
start a discussion, please contact Barry Kroon via his email:  
B.Kroon@student.tue.nl

13 !ntervisiE | July 2013

Photo

 
 
 
     M.Sc. Barry Kroon | Graduation Thesis 



Hurks bestaat uit vele gezichten. Elk gezicht denkt, durft en doet op zijn eigen manier. En dat is maar 

goed ook. Maar hoeveel bedrijven, diensten, producten en mensen er ook bij Hurks horen, we zijn 

altijd met elkaar verbonden. Als een familie, we doen het samen met elkaar en voor elkaar. Op een 

onafhankelijke manier en daarbij zelf aan het stuur. Dichtbij en direct waarbij een constructieve en 

transparante opstelling altijd het uitgangspunt is. Naar elkaar, naar onze klanten en naar onze samen-

werkingspartners. Die eenheid in verscheidenheid, dát maakt Hurks bijzonder.

Op de website www.develegezichtenvanhurks.nl kun je lezen waar wij met z’n allen voor staan.

Heb jij ook een ‘eigen’ gezicht? Bij ons ben je van harte welkom voor stages, afstuderen of een baan!

Bel (040) 26 26 100 en vraag naar de concern HR Manager.

Hoe zichtbaar ben jij?
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Travel Report China Tour
I am glad to pronounce that the of CoUrsE! 
Study Tour of the year 2013, to the amaz-
ing country China, was successful. The Of 
CoUrsE! Tour 2013 organized this 16 day 
trip and was attended by 22 students and 
2 professors. The 27th of April we started 
our tour heading to Shanghai, China’s larg-
est city, where we stayed for 5 days. The 
next city was Wuhan, after a short stay we 
continued our trip to a 5 day stay in Nan-
jing. Finally, we went to the capitol of China 
Beijing, where we spent the last days before 
returning to The Netherlands, the 12th of 
May. During these 16 days we have had a 
lot of activities, ranging from company vis-
its, project visits, cultural sites and of course 
the night life | 

The preparation of the tour started in October 2012. The 
committee was formed and we started to look for a destina-
tion for the tour of 2013. It did not take a long time before we 
decided to go to Asia and in particular to China. In the last 
decades China, with a population around 1.4 billion people, 
is known as one of the fastest growing economy in the world. 
As we can see now, China keeps building new offices, apart-
ments, stores and even complete new cities! A lot of these 
new buildings are still for sale, but it seems like it does not 
affect the start of new buildings. In the last years China is 
showing her interest in sustainable construction technolo-
gies and sustainable buildings. Therefore a lot of companies 
established themselves in China to anticipate on these mar-
ket changes. These new changes in sustainable construction 
technologies and building new metropolises coincide with 
our theme: Energy neutral and (re)development of city life. 
The complex urban developments and aspects in sustainable 
development are part of this theme. Shanghai financial dis-
trict for instance, has been developed in the last 20 years. This 
is a one of the many examples of a complex and fast urban 
development.
 
One week before the actual tour, three committee members 
went to China. While the other committee members where 
putting their last effort in on program book, the committee 

members in China were busy to check the planned program. 
During the pre-tour the three committee members reversed 
the tour to check and confirm the appointments made. It 
turned out that it was very useful and the Chinese people 
were very eager to help us organizing the tour. At the end of 
the pre-tour we all met each other at the International Air-
port of Shanghai. In the following part we will present an in-
sight in what we did and the experiences we gained during 
our 16 day study tour to China. 

Shanghai in the past and present | of CoUrsE! Tour 

The journey
On Saturday 27th of April early in the morning all the par-
ticipants gathered at the campus of the TU/e, where a bus 
was ready to take them to Schiphol Airport. After an 11 hour 
flight via Zurich, the group arrived at the International air-
port of Shanghai, where the other half of the committee was 
welcoming the group to China! We had our first impression 
of China during the bus trip from the airport to the Hostel 
in Shanghai. Everywhere around we saw construction sites. 
A construction site did not just contained a single residential 
tower, but at each site contains around 10 and 20 of the same 
towers. We literally saw the raising development of China.  
When arrived at the hostel, which was very nice, everybody 
had a few hours to either get some sleep or explore Shanghai. 
In the afternoon the program of the study trip started. We 
experienced the chaotic Shanghai subway which brought us 
to People’s Square connected to Nanjing road, which is the 
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main shopping street of Shanghai and one of the world’s busi-
est. When we came to the end of the Nanjing road we had an 
amazing view over the Pudong district. Pudong is the finan-
cial centrum of Shanghai, which construction started only 20 
years ago. We ended the day by a boat trip over the Bund 
river, which separates the Pudong district from the rest of 
Shanghai. Here we first saw the amazing skyline of Shanghai 
by night. 

On the third day of our trip we went on a bicycling tour 
straight through Shanghai. The tour brought us to the small 
traditional alleys of Shanghai. Here we saw  the other side 
of the fast growing western looking Shanghai. When cycling 
through these alleys we had to bend for the laundry hang-
ing above us. It was quite an experience to see how a lot of 
Chinese people truly live their lives with almost nothing, in-
stead of the vision you will get from only passing the major/
business streets of the city. Half way the tour one of the alleys 
ended up in a small, very busy, market with the local goods. 
We were struggling to get to the other side with whole of 
the group, but the experience was great, not only for us, but 
also for the local people! Finally, we to arrived at a ferry who 
bought us to the other side of the Bund river where we cy-
cled between the skyscrapers of the Pudong area. We planned 
to get to the top of the World Financial Center (the highest 
building of Shanghai) but due to the smog we prosponed this 
to another day.

On Tuesday the 30th of April, our day began with visiting our 
first company: UNStudios. Their architectural office, which 
is also located in Amsterdam, was located on the 46th floor. 
We got a presentation about their work in China and other 
countries in Asia. The presentation ended in a question/dis-
cussion session where we got deeper insight in the construc-
tion business in China. For instance, can you imagine that 
Shanghai, one of world’s biggest cities, does not have a real 
land use plan? After UNStudios we went to the Royal Urban 
Planning Exhibition Centre of Shanghai. This center was full 
of information about the urban developments of Shanghai. 
Besides the texts and pictures there was an enormous and 
detailed scale model of the city (25x15 square meters). Af-
terwards there was time to relax in the park and some other 
people went to the MAGLEV shuttle, this magnetic levitation 
train has a maximum speed of 430 km/u! We ended the day 
by celebrating queens day. When we, and our orange lion, 
were all dressed up we went to a small bar just outside the 
center of Shanghai. We enjoyed the queens day with Dutch 
exchange students and other Holland lovers. 

The day after we met at lunch. This clear day was great to visit 
the world financial center. We went to the 100th floor which 
was made of glass, which made it for some of us hard to en-

ter. However the overview was amazing, the city of Shanghai 
extended beyond the horizon. After this great view we went 
to the protected gardens of Shanghai: the Yuyuan Gardens. 
The gardens were beautiful, traditional buildings surrounded 
by water and old trees. It’s pretty strange, but awesome, to 
see this old part of history in the center of Shanghai, which 
has demolished most of her historical and cultural parts of 
the city to make place for the new developments. We closed 
the night by visiting Cloud Nine, a lounge bar located on the 
87th floor of the Jin Mao tower (the second highest tower 
of Shanghai). Here we toasted on our trip with champagne 
and looked back to the amazing days we already had and of 
course to the great time to come!

At our 6th day we had to pack our bag early before we went 
to Royal Haskoning DHV. They were located at a new shared 
campus with DSM.  The visit started with a presentation from 
our side and continued with a presentation from both DSM 
and DHV. The main part of the DHV presentation was about 
the achievement of the LEED Gold certificate in 2009. DHV 
was the first company in China who received this certificated. 
This was also the start to make more green and sustainable 
buildings in China. Nowadays China is giving more and 
more priority to the sustainable part in the construction in-
dustry. After the presentations and the guided tour through 
one of their buildings we went into the bus, and heading to 
the railway station to leave Shanghai and headed landward 
to Wuhan. 

The next morning after we packed our luggage and had break-
fast. We headed to the Wuhan New Energy Institute (NEI). 
After a 2 hour ride we arrived, where we were welcomed by 
Mr. Li Bin (Country manager of Grontmij China) and Mary 
Feng, project coordinator of Grontmij China. Mr Li Bin pro-
vided us with an inspiring presentation regarding the pro-
cess and development of the New Energy Institute. The NEI 
is inspired by the Callas flower and it is designed to be a zero 
emission building. A wide range of techniques are used like 
solar panels, wind turbines, rainwater usage and heat storage 
in the ground. After the presentation they surprised us with a 
question/discussion round with the president and members 
of the European Center of Optics Valley (ECOV). This com-
pany is advising European enterprises to enter central China 
for development and vice versa. After this instructive session 
we had barely enough time to get our train to our next desti-
nation, Nanjing!

Day 8th, we started our program with a cultural visit to the 
Purple Mountain. This vast green area is just outside the city 
center and provides a great view over the city of Nanjing. A 
cableway took us all the way to the top of the mountain, on 
its way it provided us with a great view! After a hour spent on 
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the top of the mountain we took a typically mountain path, 
without any stairs, to our next destination: the Ming’s tombs. 
The mountain track ended at a beautiful lake just in front of 
Ming’s tombs, we had a small break where some people took 
their first swim in China. Last we visited Ming’s tombs which 
was a reconstruction because the originally tombs were de-
stroyed in the 17th century. We closed the day with a great 
and melodious evening at one of the many KTV’s (Karaoke).

The next day, we headed towards a ghost city called Europ 
City. It was not that easy to arrange a trip, we had to act like 
investors to be welcomed at this remarkable place. This area 
is provided with residential towers, detached houses and a 
recreational lake in the center of the area. This new city is 
able to accommodate 300.000 people when the construction 
is finished. We were eager to get inside those buildings, after 
some talks with one of the sales man we succeeded to get a 
guided tour inside the residential towers and one of the de-
tached houses. It is hard to get used to the idea than when 
we were walking around the city we did not saw any persons. 
The place was completely deserted and it is questionable if it 
will ever change.

On our already 10th day in China we visited eco-village Hou-
chong (a more detailed report about Houchong Village can 
be found on page 28). Just in front of the construction site 
we were welcomed with a small presentation about the pro-
ject and its ambitions. This village is facilitating living and 
working together. The buildings will all use green technology 
including heat pumps and green on the roofs. This village is 
also eager to attract aboard businesses to establish their re-
search and development departments in this village. After the 
presentation we went to the construction site, which gave a 
very messy impression. When we were walking around some 
of us were interviewed by the local television about their idea 
of the project. Meanwhile two cranes were turning over our 
heads while we were unprotected, this all seems no problem. 
Afterwards we went to one of the many Universities in Nan-
jing were we visited the campus. After a small tour and some 
badminton battles against the local students, we ended the 
day by watching a football match between two local teams in 
the Olympic youth stadium of Nanjing. 

On the fourth day in Nanjing we visited the municipality. We 
were picked up at our hotel and walked to the Nanjing city 
hall. Here we met the president of urban planning and the 
project leader of the environmental planning. In a luxurious 
conference room the president held an introduction about 
the governmental system in China and the purpose of this 
meeting, to create a dialogue to exchange knowledge about 
urban planning. Afterwards we had a small presentation 
about Nanjing and all her numbers. The session ended with a 

questions and discussion with the municipality. After a lunch 
in a local restaurant, not Chinese but Mexican!, we went to 
the Nanjing Exhibition Hall for a guided tour. 

The last day in Nanjing arrived. We had an appointment with 
the Nanjing South East University. The day started with a 
great lunch in the university and continued by presentation 
sessions. Not only our students joined this session but also 
students from the university joined this day. Both of the par-
ties prepared presentation about their field of study and after 
4 hours of knowledge exchange we had communal dinner. 
Here we talked with the students from the University and 
shared our experience and compare our lifestyles. And here 
our stay in Nanjing ended and we took the night train to-
wards the capital of China, Beijing!

With the end of the tour coming close, we had our last great 
experience in Beijing. On the first day we visited the Forbid-
den city, which was closed in the past for citizens. Just across 
the forbidden city we went to Tiananmen square, the largest 
square worldwide. We went to bed early, because the next day 
the great wall of China was on our program. At 7pm we were 
picked up from the hostel and a 2,5 hour bus ride brought us 
to The Great Wall of Mutianyu. This was a great experience, 
when walking on the wall everywhere you looked you could 
see the great wall going on, and we kept wandering how did 
they do this! 

On our last day in China we had an open program, some 
went to the Olympic stadium (Bird’s Nest), Summer Palace, 
Hutong or the Water Cube. At the end of the day we had 
an amazing last dinner together and back in the hostel we 
looked back on the tour with a photo session. The next morn-
ing, the 12th of May, we left China and arrived back into The 
Netherlands.   

For a more detailed experiences about the tour to China you 
can visit our website: www.ofcoursecme.nl/tour-13 where 
we have daily reports. The reports about the companies we 
visited and the day reports have all been combined to one 
bookwork about our experiences in China. If you are inter-
ested don not hesitate to contacts us via info@ofcoursetour.
com. We still do have some copies left. We want to thank all 
our partners for their support and of course all of the par-
ticipants!

Dzai Dzjen,

of CoUrsE! Tour 2013 committee:
 
Jakko Heinen, Koen Hemink, Nathalie Kerstens, Erik Vijver-
berg & Ruben Dieten
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Houchong Village: A Role 
Model for Future Eco-Cities?*
 

‘With both the rapid growth of the world’s 
urban population and the increasing con-
cern about the environment, the challenge 
of making urban living more sustainable is 
in the forefront of the minds of many de-
signers, academics and government offi-
cials’ (Rapoport & Vernay, 2011) |

Introduction
To reinvent the city in response to poor health and living 
conditions of urban populations, early exemplars have to 
be mentioned, such as the Garden City, the New Town and 
the Techno-City, but  in more recent years these efforts have 
been culminated in the eco-city concept. This eco-city was 
founded and mostly evolved in the United States and West-
ern Europe during the 1970s where it was first mentioned 
in the context of the rising environmental movement. Rich-
ard Register is widely credited as the first to have coined the 
term eco-city as ‘an urban environmental system in which 
input (of resources) and output (of waste) are minimized’, in 
other words: reconstructing cities in balance with nature for 
example by planting trees along main streets, building solar 
greenhouses, encourage public transportation and incorpo-
rate environmental friendly policies (Register, 2002). In the 
first two decades it remained mainly an innovative concept. 
Already in the late 1990s it became clear that there was no 
single accepted definition or clear comprehensive vision of 
an eco-city; instead of that the eco-city could be seen as a 
collection of ideas about concepts such as urban planning, 
housing, transportation, and economic development (Rapo-
port & Vernay, 2011). 

In recent years the eco-city phenomenon has become more 
widespread and global due to the fact the majority of people 
is living in cities now. Therefore the meanings associated and 
the diversity of new sustainable urban district and city pro-
jects adopting the label did also become more diverse with 
incorporating climate change resilience and technological 
advances as a new pillar in eco-city development. In 2007 
the need for sustainable urban planning and development 
reached an important point because half of the world’s popu-
lation was defined as living in cities then. According to Joss, 
Tomozeiu and Cowley (2011), an eco-city must be a develop-
ment of substantial scale, occurring across multiple sectors 
supported by policy processes.  

With its unprecedented urban-rural migration taking place 
since 1978 and with 16 of the 20 most polluted cities in the 
world, it speaks for itself that China is one of the countries at 
the forefront of eco-city developments in Asia although the 
eco-city concept is relatively new in China (Hald, 2009).

Houchong Village | China

What is an Eco-City?
Many definitions have been suggested for eco-cities, but as 
already mentioned there is no generally accepted set of cri-
teria for what an ecological city is, therefore it is difficult to 
sustain if a city is really ecological or not. According to Ra-
poport and Vernay (2011): ‘it is better to think of the eco-city 
as an ambition or objective which there will be multiple ways 
to achieve. The eco-city is not a model or template, but the 
outcome of a social process involving numerous stakeholders 
and policy-making processes. The eco-city is a solution to a 
problem; perhaps the diversity of different eco-city initiatives 
reflects different ideas of what exactly the problem is’. In con-
trast, van Dijk (2012), moves towards five issues which come 
back in most eco-city cases encompassing the economic, so-
cial, and environmental qualities, namely: the importance of 
the ecological dimension; water and waste management, a 
zero-waste system; stimulating energy savings and reducing 
the greenhouse gas emissions; the role of infrastructure and 
transportation and the role of urban management by involv-
ing the different stakeholders during the implementation. 
Other criteria which can be distinguished are: operating on 
a self-contained economy, supporting local agriculture and 
production, restoring environmentally damaged urban areas 
and social aspects such as improving job opportunities and 
decreasing material consumption, increasing awareness of 
environmental and sustainability issues (Yip, 2008).

China’s Need for Sustainability
In the last few decades in China the scale of urban devel-
opment has been growing exponentially, especially in recent 
years. New cities are built up from the ground and the Chi-
nese construction industry is currently booming business. 
The reason for this is that around 300 million people in Chi-
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na are expected to move into cities over a period of less than 
30 years. The government of China has already started with 
the development of new cities but a programme of urban-
rural development of this scale is a huge challenge. At the 
same time it also creates opportunities for innovation and 
improvement in economic, social and environmental perfor-
mance (The UK-China Eco-Cities & Green Building Group, 
2012).

Current metropolitans like Beijing or Shanghai already have 
to deal with heavy air pollution and traffic congestions in the 
city. With the increasing wealth of the inhabitants of China 
the amount of cars is still rapidly growing and the use of en-
ergy is also rapidly increasing. China is currently the biggest 
user of coal powered energy but on the other hand is also one 
of the biggest investors in green energy. In 2009 it invested 
$35 billion in clean energy, twice as much as the US (Mc-
Neil, 2011). But coal-fired power plants continue to be built 
in China to supply them with the necessary energy. China 
then has basically two faces, on one hand it is the biggest in-
vestor in new technology for green or carbon neutral energy 
whilst on the other hand it continues to use fossil fuels at 
an increasing rate to support the economic growth and the 
wealth of its inhabitants. The biggest investor in green energy 
is also world’s biggest polluter and will remain so in the next 
few years.

But it is not as if China has only recently become aware of 
the possible problems if it kept polluting the way it is cur-
rently doing. Since the mid 90s the Chinese Ministry of 
Environmental Protection started to develop guidelines or 
key performance indicators for ‘eco-cities’ to try and reduce 
greenhouse gas emissions and to conserve energy and wa-
ter resources. It started as a pilot project for several cities 
in China and it is currently expanding to hundreds of cities 
(Lounsbury Stover, 2011). 

China’s Five Year Plan
The reason China is putting such an emphasis on sustain-
ability in general is the fact that with the expected urbani-
sation the energy consumption but also the pollution of the 
environment would rapidly increase if they would have the 
same quality standards as currently in the Western part of the 
world. Cities account for approximately 75% of the world’s 
energy consumption and 80% of carbon dioxide emissions. 
The amount of Chinese people that are expected to move 
to cities would result in higher energy consumption and 
the emission of greenhouse gases. While China is already 
the biggest polluter the expected urbanisation would surely 
make sure China would stay the top polluter. A second rea-
son is that China cannot remain dependent on the fossil fuels 
it is currently importing. China has already overtaken the 

position of the biggest oil importer from the US. Though its 
reserves of fossil fuels like coal, are still big enough to supply 
China with energy for the coming years. 

The development of sustainable cities is no surprise with the 
expected urbanisation rate. If the expectation that 70% of the 
Chinese population will live in cities by the year 2050 turns 
out to be correct, it is no wonder that cities become the fo-
cal point of the Chinese central government regarding sus-
tainability. The concept of an eco-city should contribute to 
lowering the energy consumption of its inhabitants and of 
course lowering the emissions of polluting gases. China suc-
ceeded in lowering its energy consumption per unit of GDP 
by 1.79%, 4.04% and 4.59% respectively for 2006, 2007, and 
2008 (Zhenhua, 2009). This shows that the policies it is cur-
rently implementing are actually working and not just a wish 
or vague description of  targets that will never be met. One of 
the ways how the Chinese government tries to implement its 
green policy is with the Five year plan. This short term plan 
is used to implement short term goals which eventually lead 
to a greener China.

General: Pukou New City - Houchong Village
In China there a four tiers of government. The highest tier 
is national government followed by provincial and munici-
pal governments. The municipalities are subdivided into 
districts. Houchong Village is located in the Pukou district 
within the municipality of Nanjing. The municipality is part 
of the Jiangsu province which situated in the East of China 
close to Shanghai.

In China the decision making process is mainly centralized 
meaning that most decisions and plans are made in the high-
est tiers of government and they are mandatory for lower 
tiers of government. Nowadays there is a transition from 
central and top down governance to a more market oriented 
system. This development allows municipalities to make (ur-
ban) plans and decisions for themselves as long it is within 
the national and provincial directives.

Jiangsu province is home to almost 79 million people which 
makes it the fifth biggest province of China in terms of popu-
lation. Jiangsu is renowned as a very wealthy province with 
one of the highest total GDP and GDP per capita in China. 
It is also one of China’s largest recipients of direct foreign 
investments. The province has many technological develop-
ment zones to stimulate research and development and to at-
tract investments. Nanjing is the capital of Jiangsu province 
and also the political, economic, scientific and cultural cent-
er. As a former capital city of China, Nanjing is also known 
as the ancient capital city. The total population of the Nanjing 
municipality is just over 8,1 million people. Nanjing is an 

27 !ntervisiE | July 2013



important national transport and communications hub with 
many manufacturing and transport industries. The munici-
pality has put a high emphasis on technology innovation and 
entrepreneurship. As shown in the previous paragraph of this 
report China is currently applying the 12th five year develop-
ment plan. For the municipality of Nanjing the development 
plan aims at enhancing independent innovation capability 
and building an innovation-oriented city to accelerate eco-
nomic development. Some examples of industrial and tech-
nological zones in Nanjing are the Nanjing Baixa Hi-Tech 
Industrial Zone, the Nanjing Economic and Technological 
Development Zone and the Nanjing New & High-Tech In-
dustry Development Zone. All these industrial zones aim at 
accelerating economic development through technological 
development and specialized high tech industries such as 
bio-engineering, electronic information, machinery and new 
materials. The objectives of the municipality of Nanjing are 
written down in the five year plan and besides stimulating 
existing urban areas they also stimulate new developments 
such as the Pukou New City and Houchong Village (People’s 
Government of Nanjing City, 2012).

Pukou is a suburban district located north-west of the Yang-
tze river and it is one of the largest districts of the munici-
pality of Nanjing. Pukou District has over 700 thousand in-
habitants and is known for its green environment with the 
Laoshan Mountain National Forest Park, Yangtze waterfront 
and its natural resources. The economy of the district is de-
veloping rapidly because of the Pukou Economic Develop-
ment Zone, the Science and Technology Industry Park and 
the Pearl Spring Tourist Holiday Zone. Based on the urban 
master plan of Nanjing the development of Pukou District is 
focused at a sub center of Nanjing city with comprehensive 
service functions, a modernized scientific city, a new ecotype 
waterfront boasting harmonious development of man and 
nature and a vital tourism and holiday base in Nanjing (Pu-
kou District Government, 2013).

Pukou New City & Houchong Village
The Pukou New City project is a new rural development 
initiated by the city of Nanjing and the Pukou District in ac-
cordance with the 12th  five year plan. The general idea is to 
transform the original farming area to a high tech product 
developing and cultivating area. Houchong Village is pro-
claimed to be a demonstration of a new rural construction 
to stimulate the local economy and to enable research and 
development for high-tech products. 

Houchong Village is located 25 kilometres from Nanjing 
centre and 50 kilometres from Nanjing airport. The village 
is surrounded by green areas such as the Laoshan National 
Park. The area with its many parks is also known as the Nan-

jing green lung. The developments for the area can generally 
be divided into three categories; cultivation, industry and 
technology. These three developments together form the Pu-
kou New City project. This project started with the Nanjing 
Houchong cultivation by professional cooperatives and at 
this moment the first phase of the Houchong carbon tech-
nology park is under construction.

Nanjing Houchong Cultivation
The Nanjing Houchong cultivation project is a cooperation 
between local farmers and the local and provincial govern-
ment. The Houchong farmer cooperatives fund was instigat-
ed to generate capital for investments. The cooperative’s capi-
tal is over 5.5 million Yuan of which 2,8 million is from the 
village collective shares and 2.7 million Yuan is from individ-
ual shares by farmers. Every farmer can voluntary buy shares 
of 2000 Yuan each to invest in the Houchong cultivation pro-
ject. Until now a total of 8 million Yuan has been invested 
in land transfers and infrastructure construction. The culti-
vation project is under guidance of the Nanjing Municipal 
Committee and the Pukou District Committee. Until know 
400 acres of land have been covered with 165 greenhouses. 
The main products of these greenhouses are flowers such as 
chrysanths, cockscomb and photinia phraseri. The full devel-
opment of the project will take three years and the objective 
is to become the region’s biggest and most efficient agricul-
tural facility. The project aims at being a demonstration area 
which optimizes agricultural and industrial constructions to 
stimulate the locale economy and at the same time to provide 
dense urban areas with plants, flowers, fruits and vegetables. 
In the end an urban modern agricultural system will be built, 
which is based on modern equipment, supported by modern 
technology, featured by modern management (Pukou Yong-
ning Town Hou Okimura, 2013).

Houchong Industrial Park
The Houchong Industrial Area focuses on the production of 
electric power equipment. Until now five production com-
panies have settled in this park. The project has to boost the 
economy of the area and it has to increase employment. The 
development of the industrial park will be closely related to 
the development of the Houchong Carbon Technology Park 
which will be described in the next paragraph.

Houchong Low Carbon Technology Park
The Houchong technology park is located at Houchong Vil-
lage north of the Laoshan National Park. The park is a re-
sult of a combination of two 5-year plans; the 5-year plan 
of Nanjing and Pukou. The government is also the client of 
the project. The former agricultural area will gradually be 
transformed into a green high-tech industry for research and 
development. The project is a collaboration between the mu-
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nicipality of Nanjing and the Civil Engineering department 
of the Nanjing University of Technology (NUT) and under 
guidance of the Provincial Department of Construction. The 
overall design of the park is done by a Swiss architectural de-
sign consultancy firm called CPP Canberra. The park pitches 
at green architecture, high-tech development, energy conser-
vation and environmental protection. Eventually when the 
park is finished it will be an area national and international 
enterprises to do scientific research. The core concept of the 
park is to balance community, landscape, human and science 
& technology. According to the client the park will become 
a show model for future developments in China and abroad.

Currently, the first of the two phases of the project is under 
construction. The total project area is over 500 thousand 
square meters and the first phase will have the size of almost 
77 thousand square meters. The 2 phases consist of two ar-
eas which are not sequenced  but connected with internal 
roads. Besides facilities for research and development it will 
also provide houses for student, scientists or other people 
who live or work in the technology park. In order to live up 
to the low carbon objective the park will be provided with 
many sustainable technologies to either reduce energy con-
sumption or to generate green energy. Some examples of 
these technologies are solar panels, green roofs, living walls, 
natural ventilation systems, high performance windows and 
walls for thermal and acoustic insulation and geothermal 
heat pumps.

Houchong Village of CoUrsE! Tour 2013 | Guido van Veen

Conclusion
As mentioned before, there are numerous definitions for eco 
-cities, low carbon cities and garden cities and there are also 
many criteria to evaluate a city for its sustainability. The lit-
erature has shown that there is no general consensus on what 
the criteria should be to determine the sustainability of an 
existing or newly developed city. When no clear definition of 
an eco-city is available it is tempting to generalise the idea of 

eco-cities and state that they have to balance nature and man, 
meaning that economic, social and environmental functions 
have to be matched for a properly functioning city. Another 
way of evaluating eco-cities is that they have to solve a prob-
lem. Global urbanisation is forcing governments, businesses 
and communities to rethink their way of operating and living 
to reduce negative environmental impacts. 

In case of Pukou New City and Houchong Village it can 
be concluded that it is indeed a project that answers to the 
problems at hand. The project seeks a balance between ag-
riculture, industries and technology and therefore it can be 
regarded as an eco-city. However, it is still hard to classify 
the developments of Pukou New City on one hand because 
many functions, facilities and sustainable technologies are 
used and on the other hand because currently used defini-
tions and criteria are not always clear. 

It is possible to evaluate Pukou New City with the three types 
described by the Ministry of Environmental Protection and 
the Ministry of Housing and Urban-Rural Development. 
Since the development of Houchong Village started with 
agriculture and the farmer cooperative it can be stated that 
Houchong Village classifies as an eco-garden city. The culti-
vation project is the result of ecological urban development 
strategies from the 12th five year plans, it forms an urban 
green space system with both cultural and natural land-
scapes, it invests in city infrastructure and finally it involves 
the local community through the farmers’ cooperative. 

Now that the construction of the low-carbon technology 
park has started, it seems that the project is moving towards 
a low-carbon city concept instead of merely eco-garden city. 
The technology park tries to solve climate change problems 
by reducing carbon emission and saving energy through new 
sustainable technologies. 

Since Houchong Village responds to the criteria of different 
types of eco-cities it can be concluded that Houchong Village 
classifies as the so called fourth category which combines 
both garden-city and eco-city concepts. Hereby, Houchong 
Village proofs that it is hard to classify an eco-city and that 
eco-cities can be analysed from different perspectives. 

At the moment of writing, Houchong Village is still develop-
ing and under construction. If the village lives up to its ambi-
tions and objectives and if it will function as planned it can 
certainly be an example of an eco-city and also a model for 
future developments in China and other countries.  

*Note: this is a shortened version of the report. For the full detailed report and 
literature list, please contact the of CoUrsE! Board via: info@ofcoursecme.com

29 !ntervisiE | July 2013



Start je carrière 
      bij Heijmans

Heijmans is een veelzijdig bedrijf, actief in vastgoed, 

woningbouw,  utiliteitsbouw, installatietechniek 

en infra. Mensen maken het bedrijf.  Met meer 

dan 8.000 collega’s bouwen we aan de ruimtelijke 

contouren van morgen. Samen maken we mooie 

projecten van blijvende waarde, voor onze klanten en 

voor de samenleving. Dat is het succes van Heijmans.

Ook deel uitmaken van dit succes? 

Heijmans biedt volop kansen om jezelf te 

ontwikkelen, nieuwe uitdagingen aan te gaan en 

verantwoordelijkheid te nemen. Ook voor studenten 

en starters. Er zijn diverse stagemogelijkheden, 

afstudeer opdrachten en traineeships. Meer weten? 

Kijk op onze website:  www.heijmans.nl onder 

‘Carriere’.

Website: www.heijmans.nl   
Twitter: www.twitter.com/HeijmansNL

Heijmans Adv A4 Personeel.indd   1 07-06-12   11:49



Word jij het nieuwe bestuur van 
Bouwkunde Bedrijvendagen 2013?

www.bouwkundebedrijvendagen.nl
info@bouwkundebedrijvendagen.nl

Voor meer informatie of om je aan te melden:



322nd Lustrum



!ntervisiE | July 2013

Catch the Wave!
On the 18th of June 2013 study association 
‘of CoUrsE!’ celebrated her 10th anniver-
sary. For a decade students from Construc-
tion Management and Engineering devoted 
themselves for organizing study related ac-
tivities, like company visits and study trips 
for other students. But this study associa-
tion stands for more than that alone and 
also organizes activities to bring the stu-
dents closer together, like the annual bowl-
ing, barbecue and of course drinks |

To celebrate the ten years existence, the second lustrum of ‘of 
CoUrsE!’ took place on Friday the 30th of May at the Univer-
sity of Technology Eindhoven. This special day was organ-
ized for all the students, alumni and docents of Construction 
Management and Engineering and the sponsors of the study 
association. The lustrum consisted of a day- and evening pro-
gram specially composed by the lustrum committee, which 
consists of alumni and students from our association; Dennis 
Bakker, Giel-Jan Bogaert, Jim Oberdorf, Marcel Hoogsteder, 
Cathelijne Broersen, Thijs Woestenburg, Luuk Wijnholts and 
Jakko Heinen.

This day was opened by the chairman of the day, Bert van 
Eekelen. He introduced everyone to the subject of the day 
‘Catch the Wave’. After several years of economic crisis, the 
attendants were prepared for a program that focusses on 
surfing the wave of economic recovery. Two high-profile 
speakers were invited to talk about this subject and were part 
of the interactive discussions with the public.

The first inspiring speaker was Robert Benninga, who was 
elected last year as one of the eight global speakers in the 
Global CEO International ‘Profiles in Leadership Program’.  
He threw us into the deep and helped us in a positive way to 
find new insights in our lives. Questions like ‘How can you 
be successful’ and ‘How do we achieve the necessary changes 
in our lives?’ were gradually addressed in an interactive way, 
by involving the speeches from Steve Jobs and other inspira-
tional speakers. There were three main building blocks in the 
presentation which were mentality, high performance and 
leadership. Each block invited the participants to think of 
their own lives and gave tips on how to actually change things 
and to get more successful. A highlight of the first block was: 

‘Always think big, because if you set your goals really low, 
you will never be able to grow’.  After gaining insight on our 
mental state, Robert Benninga provided us with some advice 
on how to grow in the next part on high performance. The 
third building block on leadership gave some tips on how to 
implement the gained knowledge from this presentation in 
practice. 

After the break the day chairman introduced the second 
speaker Vincent Taapken, an interesting project developer 
of the new era. Vincent focusses on redevelopment of the 
industrial- and cultural heritage as a boost for the lively ur-
ban development. With his company New Industry and his 
slogan, ‘Initiating opportunities, connecting people and re-
alizing meeting places’ he develops urban regeneration and 
transition.

Vincent Taapken used several examples to illustrate how the 
urban city can be developed into a lively and interesting area. 
The price winning transformation of the Maas in Rotterdam 
is one of these examples, which shows the hidden qualities 
of Kuypers former machine factory and transformed it to a 
headquarter of the international fashion company Premium 
Inc. The transformation of the Piekstraat 69 – 77 is winner of 
the BNA Building of the year 2012. Next to this project New 
Industry and Trend8 explored the possibilities for temporary 
programming and operating of the former swimming para-
dise Tropicana in Rotterdam. This major glass building with 
a large open area is empty for more than three years and by 
innovating techniques and a project plan the opportunities 
are visualized. New Industry and Trend8 developed the con-
ceptual plan, recruited and selected suitable operators and 
jointly with the owner a spatial plan. There are some parties 
organized and Motel Mozaïque used the swimming paradise 
in their festival program of 2013. 

After these lectures, the audience got the chance to go into 
discussion with both the speakers, Robert Benninga and 
Vincent Taapken, over all the subjects which came to light 
this day. The day chairman opened the discussion and some 
related questions of the modern built environment came to 
discussion. After this ‘of CoUrsE!’ thanked everybody for 
their present, the speakers for their inspiring lectures and 
the lustrum committee for organizing this day and invited 
everyone for the diner. The diner flowed into drinks after-
wards, were the discussion and the positive reactions of the 
day continued. The day ended with a party on which DJ Ruud 
Schoenmakers, alumni of CME, played music!

The 10th anniversary has been made possible by our main 
sponsors ‘Diepenhorst de Vos en Partners’ and ‘of CoUrsE!’  
and was highly appreciated by all the visitors and speakers. 
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Is Everybody a Gamechanger!?

‘The Mayas. It appears they were right. The 
world is collapsing’. With this sentence the 
Trend Speech 2013 opened this year, in 
which various trendwatchers shared their 
future visions. Current systems falter, real-
ity cuts deep wounds, and it is impossible 
to restore the derailed past. Nevertheless, 
we fanatically keep sticking plasters. The 
calendar of the old is ending. Fortunately, 
it creates room for the new age. Welcome 
in 2013! The year everybody works on new 
fundaments for a new world. So there is 
hope, even for the construction and real es-
tate sector, but: WE NEED YOU! |

Also the calendar of the construction and real estate is end-
ing. We have entered into a new reality where we do not 
achieve the desired results with the old thinking. According 
to Jan Rotmans, transition economics professor at the Eras-
mus University in Rotterdam, we are not in an era of change, 
but a change of eras. Society and the economy will be fur-
nished at system level to make it more sustainable. This tran-
sition is accompanied by the pain of a crisis.

Trends and Developments 
What do we see every day? Some trends that are currently 
under development can be found in the table on the right. 
And what will be the impact of developments such as 3D 
printing, big data, nanotechnology and smart grids? All these 
trends and developments will, to a greater or lesser extent, af-
fect the built environment. How they will be expressed and to 
what extent remains to be seen. What does this mean for our 
industry, for its organizations and its people and especially.... 
for you?

From:   To:
Linear Economy  Circular Economy*
Centralized  Decentralized
Supply   Demand
Efficient   People Oriented
Global   Local
Hyper Consumption  Collaborative Consumption 
Consumer  Producer
Closed   Open
* Maximize reusability of products and raw materials and minimizing value 
destruction.

Construction and real estate sector 
If we look at our industry, we are able to conclude that most 
people recognize that a change is inevitable. The sector is 
at a dead end, creates insufficient value and has too much 
waste. The sector is also lagging behind compared to other 
sectors. In general, the focus lies too much on the short term 
instead of the long term, we often build too much with the 
aim to build and not to build for the users, and still centralize 
our own chain first instead of the customers and users. And 
while there are massive assessments before us which require 
appropriate responses and creative solutions, such as the ag-
ing population, urbanization and shrinkage, expansion and 
space scarcity, globalization, vacancy and repurposing. What 
we currently agree with everyone though, is that we will not 
find the solutions within our existing way of thinking. Con-
sider the words of Einstein: ‘We cannot solve our problems 
with the same kind of thinking we used when we created 
them’. It is time for action! And this requires courage, creativ-
ity, innovation and entrepreneurship. We need to focus on 
sustainable multiple value creation.

The price is what you pay, value is what you get
Value is the degree in which you will meet in your needs 
and is something for someone who wants to obtain and/or 
maintain. A glass of water has a certain value, but on a typi-
cal working day other than in the Sahara. Depending on the 
situation you are therefore prepared to give more to satisfy 
your needs.
 
In our industry we often argue from our own core business. 
We calculate the costs and attach a price to it. In a diagram it 
looks like this:

Product/Service -> Costs -> Price -> Value -> Customer

When we look from the customer or end user point of view, 
we do not centralize our own product or service, but the end 
user. In a diagram it looks like this:

Customer -> Value -> Price -> Costs -> Product/Service
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You ask yourself the question, what value does the cus-
tomer/user give to my product/service, how much is he/she 
prepared to pay and for what cost. So do not let the means 
(product/service) be dominated, but let the goal (customer 
demand) be leading. Products and services are only tangible 
manifestations of deeper values and thus to deeper needs. A 
product or service is only a means to reach a target.

Multiple Value Creation 
Multiple Value Creation is to create value for customers, 
shareholders (stakeholders), employees and society. This 
contrasts with unilateral or one-dimensional value where 
only one party reaps the benefits.

Customer Value 
Customer Value is the amount of service to the customer, 
surprise them with things they do not expect and answer 
their deeper questions and needs. Make sure you know what  
they are into (irritation) and where you can help them. So 
you dig into your customer, ask questions, do not make as-
sumptions and surprise them.

Employees Value 
This value has a great potential. When an employer is good 
for its employees, then the employees will be good for the 
customers. Engaged employees make happy customers and 
thus satisfy shareholders. Employers should listen to the 
needs of their employees and to ensure that they can do their 
work. Having fun, but also ensure that they perform, achieve 
goals, with new ideas, their knowledge and share experience 
and good customer service.

Shareholder Value 
It should also create value for the shareholders, as they like to 
see ‘paying off ’ their investments. But the question is where 
will you invest at this moment and where you do not want to 
invest at this moment? 

Social value / shared value 
The products or services you provide must add value for 
society or as social responsibility. But according to Michael 
Porter, authority in the field of strategy management, we still 
need to go a step further: Creating Shared Values (CSV). 
Which means that an organization is aimed at strengthen-
ing the competitiveness and at the same time economic and 
social community in which it operates.

The Value Photo 
A tool in the quest to find value and also how to create value, 
is called Value Photo. It is an idea of Kloosterboer: it is to find 
the 3P’s: the Pearls (Which positive value do I create?), the 
Pain (Which value do I destroy (unintentionally)?) and the 

Potential (What is possible but not there yet?). Take a couple 
of photos from your project, team or organization and dis-
cuss TOGHETHER what can be changed.

It starts with you! 
If you stop for a second, you will only see what is moving 
around you. That is why I would like to challenge you to sit 
back, look around you and record what is happening. Which 
things are really added value to the user or customer, where 
do you find waste, and where do you find things which we do 
not need or should be doing? Ask yourself why we do this? 
And try to get to the core by to ask yourself multiple times: 
Why? Do not be satisfied with answers like: “Because we do it 
for years” or “This is the procedure”. The industry needs fresh 
viewers and lateral thinkers.

Why?
There is nothing stronger than a deep-seated belief, motive 
or ideal. A belief or ideal gives direction and lets you make 
the right choices. Just look at the well-known examples like 
Steve Jobs, Martin Luther King, Mahatma Gandhi, but also 
companies and initiatives such as ASN Bank, Triodos Bank, 
Apple, Buurtzorg, Floow2, Mud jeans, Reduzum (village in 
Friesland), Samsø (island Denmark). All examples with an 
obvious motivation to break existing systems, turn on to 
change, in which they accomplished (consciously or uncon-
sciously) to start a transition. And why are all these examples 
successful? Because they know what they are doing it for! In 
these examples they all believe in improving (a small part of) 
the world. The belief in a certain ideal existence. There are 
also examples on micro and local level where a deep-seated 
belief or ideal is the germ for a transition, renewal or (sys-
tem) breakthrough.

Look for your own ideal, motivation or motive to change our 
sector, in your organization, in your team or to keep control-
ling yourself. If you find out where your deeper meaning lies 
within you (your reason for being) and where you will get 
energy from, then you will reach your core energy. Use this 
energy to start a transition and to pursue your ideal.

We need you!
I hope you are inspired, to think differently, to get out of your 
comfort zone, that you will challenge the status quo, that you 
will enter rough pads, and that you will look for your own 
passion and talent to release your core energy. Real change 
will come from below. Brought by freshviewers, crossthink-
ers and gamechangers! Try to find people who think the same 
in your team, organization or branch and try to find the hid-
den potential. Be inspired by others around you, by your ex-
amples and other gamechangers within and outside the sec-
tor. We need you! Think different! Act different! Be different!
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