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Dear members and relations,

We are very pleased to present to you the 22nd edition of the !ntervisiE magazine. 
Also this year the of CoUrsE! board has changed and the new function of 
International Exchange has been added. As you might have noticed, the old 
trusted ‘of CoUrsE! yellow’ has returned to the front page! Th s edition is full of 
interesting stories and articles. All the common topics are present again; like CME 
abroad and Dutch Innovation, but also some new topics. From the 3th of May 
until the 16th of May the United States will be visited with the study trip of 2015. 
Two weeks of seeing a new world and excitement to look forward to! 

The subject of this !ntervisiE is ‘Reestablishing the vacancy’ which is an ongoing 
topic in the Netherlands. It is about the vacancy of offic buildings, business 
premises, industrial areas,  etcetera, caused partly by the economic crisis. Thanks 
to innovation there are different solutions for this problem and researchers, 
students and business people are still looking for ways to tackle this growing 
problem. 

At last we want to thank all that put their effort in composing this magazine. We 
wish you as a reader much pleasure whilst reading this magazine and all the best 
in 2015!

Kind Regards, 

The !ntervisiE committee

EDITORIAL

Chief Editor !ntervisie | Tim Maier (left)
Editor !ntervisie| Sofia Tzouli (middle)
Editor !ntervisie|Tim Manders (right)
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New Committee 17th of September
After one more year of success, the old board passed on the 
torch to the new one. The last year was evaluated and the 
12th board presented its plan for 2014/2015 in the General 
Members Meeting (Algemene Leden Vergadering). 

I

From left o right:
Jeroen Verberne, Alberto Perez Martinez, Tessa Voorwinden,
Rakesh Kalpoe, Murel Hermes, Jesse Weerink and Melvin 
van Melzen

Afterwards, a constitution drink took place at the Sky Bar 
and a well-spent afternoon triggered the start of one more 
successful and productive year.

Introduction Drink 23th of September
One more drink for all the CME students took place in the 
known corner of the 5th fl or. After a long day of lectures 
and studying, Vertigo became the place to be for the CME 
study mates and everybody was able to hop by and have a 
drink. It was a great opportunity to relax and get to know 
your colleagues and Student Association better. Stay tuned as 
more drinks will be there for you again in the next semester!

Free lunch with HEVO 08th of October
The fi st lunch of the school year was held on October 8th 
where we had the chance to present ourselves as the 12th 
board. At the same time the CME students were informed 
about the activities of HEVO, got integrated and had a good 
time with their fellow students by spending a quite interactive 
afternoon. Of course, a nice lunch was offered to everybody. 
If you unfortunately missed that opportunity, keep yourself 
updated in order to be present at the next one!

Bowling Night! 14th of October
What a better way to spend some time with your fellow 
students? It has already become a tradition for CME students 
to have a fun evening at the bowling alley. Th s time the night 
started in Vertigo, where we enjoyed some pizzas and then 
cycled to the bowling place together. The bowling skills of 
CME students were outstanding but… Tim Manders was the 
best player and obtained the “CME Trophy”! It was proven 
again that a mix of some pizzas, drinks and pins was the 
recipe for a great time with fellow students.  

NEWS AND
ANNOUNCEMENTS

Of CoUrsE! is an active study association and regularly organizes activities for the CME students. On this 
page you can read about the activities of the last semester. You can read about the upcoming events on our 
website and on Facebook. You can also come and visit us at the Of CoUrsE! corner in Vertigo fl or 5.
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Glow Walk 10th of November
For more than a week, Eindhoven’s public space was a stage 
for artists, designers and architects working with light. With 
works of art that react to the urban environment and together 
with the audience, it transformed the city centre into a large 
temporary museum. We enjoyed the overwhelming route 
together and had the chance to relax after the exam period. 
The highlights of the evening where the two church towers. 
They had beautiful light shining on them, special effects with 
music and told a very interesting story. It was not surprising 
that these towers where the most crowded of all.

Pub crawl 24th of April
On Thursday night the 24th of April of CoUrsE! organized 
a pub-crawl together with study association Service (Real 
Estate). For only €15,- you got 18 drinks in 8 different kind of 
pubs. Th s obviously was a good deal which no student could 
resist. All together there were 50 students that attended! 

Study associations party 7th of May
The study associations of our faculty of the built environment 
are celebrating their lustrum, and all together the study 
associations exist for 150 years already! Therefore, it was time 
for a party so it would not go by unnoticed. On Wednesday 
the 7th of May there was a big party in Café Costa, the 
entrance was free and beers and soda were sold for a reduced 
price. More than 70 people attended the party.

Master event of the TU/e 12th of November
Th s was an introduction event for all master courses of 
the TU/e. “CME also participated, the study association of 
CoUrsE! and professors gave information to new candidates 
- students that came from different universities across the 
country - regarding the study program and study features. 
“ Everyone who was interested in CME was well informed 
and the study committee was present in the Auditorium to 
answer all possible questions.

Bedrijven Orientatie Dag  18th of November
On November 18th an orientation market event was held 
at our faculty. Th s event was organized by Bouwkunde 
Bedrijvendagen and had the objective to promote our Master 
program (among other Masters) to the undergraduate 
students of Built Environment. For this event, a couple of 2nd 
year CME students - already working on their Graduation 
Project - presented their projects to the public. Also some 1st 
year students shared their experience of the Master. 

Enginears workshop  03th of December
The company Enginears was introduced to CME students on 
Wednesday, December the 3rd. During this presentation the 
company promoted a workshop/discussion about profiling 
on the labor market. The companies involved with Enginears 
often offer work experience that can be combined with your 
education. The presentation was in ‘Prezi’ format, it was 
held in Dutch but the presentation materials were provided 
in English to provide an opportunity for all students to get 
involved.

Draaijers+Partners Inhousedag 04th of 
December 
The Inhouse Day 2014 of Draaijers+Partners took place on 
December the 4th in Veghel. Draaijers+Partners is a company 
consisting of approximately 75 employees, that is specialised 
in consulting for decision-making and managing complex 
building projects. During the Inhouse Day 2014, students 
worked on an interactive and challenging business case 
and had an interesting lunch with professionals like project 
managers, consultants and clients of Draaijers+Partners. 
They also visited one of their projects which concerns the 
headquarters of the company Jumbo, where experts explained 
how they operate in daily life. 
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The Netherlands | Benjamin Herinckx

From Edinburgh to Eindhoven
I recently graduated from a Bachelor degree in Civil 
Engineering at the University of Edinburgh, United-Kingdom. 
Back then, I enjoyed climbing Arthur’s Seat, Edinburgh’s 
most famous hill, strolling around the Old and New town 
areas on my way to Stockbridge, going to the farmer’s market, 
visiting the Botanical Gardens and relaxing on the sea side 
in Portobello on a sunny day. On top of being enjoyable, 
Edinburgh is packed with history, architectural landmarks 
and engineering structures. In the Old Town, the medieval 
urban design is centered around the Royal Mile which runs 
from the Holyrood Palace to the Edinburgh Castle. In New 
Town the Victorian dwellings and the broad avenues picture 
the lifestyle of the pre-industrial wealthy and aristocrats. In 
between, the George and Princes street shopping area spans 
from the North Bridge and the luxurious Balmoral to the 
Caledonian and the West End. The Scots monument stands 
proud over the Princes Street Gardens. The best overview of 
the city is obtained from the top of Calton Hill. Edinburgh is 
also a place of engineering with the most iconic Forth Road 
and Railway bridges as well as the soon to be Replacement 
Crossing. The view over the cantilever, the suspension and 
the cable stayed bridges is incredible! Edinburgh was built in 
sandstone and all over the city you can witness the strength 
and stability of stone arches. Of course there is more to 
Scotland than Edinburgh; hiking along dramatic landscapes, 
lochs and climbing the most iconic hilltops is also part of the 
Scottish experience. 
The University of Edinburgh is a very large institution with 
historical properties all around the city. The university’s 
infrastructures are amazing and convey a feeling of pride 
to the students. There are around 30.000 thousand students 
studying a very broad spectrum of topics: law, international 
relationships, social sciences, arts, languages, computer 
science, physics, engineering, medicine etcetera. The 
university ranks really well worldwide, attracting a large 
community of international students from various origins. 
Th s allows for very interesting inter-cultural exchanges. 
Most of the technical studies are carried out on the King’s 
Buildings campus, including engineering courses. The 
campus is currently being modernized and offers high-end 
studying facilities. At the School of Engineering the focus is 
put on engineering fundamentals from Civil, Mechanical, 
Electrical and Chemical Engineering.
At the end of my bachelor, I wanted to experience something 
different. I decided to come to the Netherlands because I had 
heard of the quality of the education here. The educational 
programs in the Netherlands are very professional and 

linked to the industry. I enrolled in a degree of Construction 
Management and Engineering. I figu ed this would be a great 
transition between my engineering background and a future 
professional managerial position on a construction project. 
The CME program is a partnership between the 3TU in the 
Netherlands allowing you to tailor your study program to 
your specific needs. It also allows great flex bility, exchange 
and internship opportunities. At the TU/e, the CME program 
covers disciplines that are not available in regular Engineering 
Schools like Legal & Governance aspects, System Dynamics, 
Entrepreneurship and Marketing as well as more common 
courses like Project Management and Sustainability. On 
top of that, the TU/e is specialized in Urban Development, 
dealing with the current and future needs & challenges of 
agglomerations around the globe.
The TU/e campus is situated at a walking distance from the 
bus/train station and the city center. The buildings are very 
modern and constantly refurbished and redesigned to a great 
architectural standard. The campus life revolves around the 
Metaforum which houses the University library, several 
office and studying areas. Altogether, studying at the TU/e 
is great! The academic level is high, the lecturers are very 
accessible and willing to help, the feedback on assignments 
and exams is consistent and the courses are structured 
logically.
Eindhoven was heavily bombed and mostly destroyed during 
World War 2. Luckily the redevelopment plans and policies 
carried out since have been very successful and resulted in a 
very homogenous assembly of different structural materials, 
styles and architectures. From the refurbished Phillips 
factories, the modern high-rise buildings, the futuristic 
Evoluon to the iconic redbrick houses, everything comes 
together and transpires a sense of community. Last but not 
least, living in the Netherlands allows you to practice your 
cycling skills, try out the local cuisine, discover great people 
and learn a new language!

Cheers,

Your course mate Benjamin Herinckx

CME ABROAD
STUDYING IN... 

Eindhoven
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Singapore | Ruud van den Bosch

Studying in Singapore; “Do it!”
As a replacement for my third semester project I was allowed 
to study abroad. I have been travelling before and I wanted to 
take every opportunity to go abroad again. I was very lucky, 
and excited that I had the opportunity to make the trip to 
Singapore to study at the National University of Singapore 
(NUS). 

Study
The university was excellent, the courses I took were 
very interesting, the teachers were passionate and the 
local students were very driven. Events, courses and your 
registration were always well organized. Everything is fi e-
tuned on creating the perfect studying environment. I lived 
on the campus and when I fi st arrived it felt like a resort. 
More than 20 food stalls right in front of my apartment, 
free entrance to the gym and our own infin ty pool. A 24/7 
Starbucks and supermarket around the corner and a fantastic 
view on U-town and the harbor from my apartment on the 
20th fl or (the picture shows the view).. There is no faculty at 
NUS which can be compared to CME, so I took my courses 
in 3 different faculties: The Lee Kuan Yew School of Public 
Policy (LKY school of PP), Civil Engineering and Real Estate 
faculty. One big difference on the NUS compared to TU/e 
is that master courses are usually for people who have been 
working for a while. Students don’t usually start their master 
directly after their bachelor. Th s meant that I was usually the 
oldest in the bachelor courses but by far the youngest in the 
master courses. Although all my courses were interesting, one 
was by far the best, namely Policies for Urban Interventions 
(at LKY school of PP). Th s was taught by 2 professors from 
Harvard who came to Singapore once a year just to lecture 
this course. It was a tough course but I learned a lot, especially 
about the urban policies in Asia and Singapore particularly.

Singapore
As soon as you arrive to Singapore’s  airport and you are in 
the taxi on your way to the University, you will notice that 
there is a lot going on in construction and urban planning. 
Plenty of open space, green space and high rise (under) 
construction which results in a spectacular skyline. The 
highlight of the city centre is the immense rooftop garden 
with an infin ty pool on Marina Bay Sands. 
Singapore has many typical things different from the 
Netherlands. One big difference is food. Food is a huge thing 
in Singapore. In the Netherlands we eat because: “You’ve 
got to eat right?” but food is culture in Singapore. The 
government decided to remove all the food stalls from the 

streets years ago for organizational and hygienic purposes, 
and bring them together under one roof; the so called hawker 
canters. In these hawker centres, you will fi d the rich and 
poor sitting together at the table. They offer a large variety of 
dishes for a relatively good price; Chinese soups and noodles, 
Indian food, Korean, Western, Chicken rice, Japanese, Malay, 
Indonesian and many more. 
The second typical thing about Singapore is that it has a lot 
of rules, restrictions, extreme punishments and fi es. A fair 
amount of weed in possession means the death sentence and 
stealing something can be punished with caning. Also, you 
will be fi ed if you eat or drink in the Metro, eating chewing 
gum (you can’t buy it within the borders anyway), not flushing 
the toilet or even bringing durian with you on the subway. 
The result of all these rules and fi es is that Singapore is one 
of the safest cities in the world. The chances that you will be 
fi ed are very slim though since there is hardly any police 
on the street. Furthermore, Singapore has a new modern 
language. English is language number one but the languages 
Malay, Indian and Chinese have added a strange dialect in 
the mix. Singlish is the result. 
If you want to turn your semester in Singapore into a party 
semester, make sure to save enough money. Singapore 
isn’t cheap in general but taxes on alcohol and tobacco are 
sky high. Clubbing is quite exclusive, the majority of the 
population simply can’t pay 16 dollar (€10) for a beer in the 
bar. An option is to take some trips around South East Asia, 
where you can still buy a beer for €1 or less.
Singapore was a truly unique and amazing experience not 
to mention the other Asian countries I’ve travelled to like 
Vietnam and the Philippines. I don’t think I would want to 
live in Singapore for a very long time, this island which seems 
like a step closer to George Orwell’s 1984, even compared to 
the western world. But I’ve met many amazing and inspiring 
people and I can highly recommend it for every CME-student 
who want’s study abroad. Feel free to ask me all about it if you 
want to go.

Cheers, Ruud

Singapore
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Introduction

In 2008, the Dutch government made it obligatory for 
Dutch dwelling owners to have an energy label for their 
dwelling. An energy label shows the energy performance of 
the dwelling and can only be determined by an authorized 
certifi d advisor. The label of a dwelling can vary from A: 
44 points (highly energy effici t) to G: 0 points (not energy 
effici t). The points are based on several characteristics of 
the dwelling that influence the energy effici cy. For example 
the size, window surface, materials and installations. 
With sustainable renovation, housing associations are able 
to increase the energy performance of their dwellings. When 
a housing association wants to perform a renovation, it 
is stated by law that 70% of the tenants which have to deal 
with the renovation on which the project has an effect on the 
service costs and/or the rent have to give their permission 
(Hoppe et.al, 2008). According to a research performed by 
Atriensis (2012) the implementation of sustainable policies 
faces problems, with the result that the covenant goals are 
not reached. Even when the association has implemented an 
energy policy, they are not always convinced about meeting 
the goals. Several barriers were investigated and one of the 
main problems is that non-commitment of tenants and the 
intensive process to convince the tenants leads to delay or 
a stop of the sustainable renovation project. Th s research 
focuses on factors that influence this participation with the 
aim to improve the project plans of sustainable renovation 
projects in such a way that tenants are more willing to 
participate. 

Research design
Assuming that the responsibility of convincing the tenants 
to participate in the sustainable renovation project lies with 
the housing association, this study had the aim to make 
statements about improving the project plan and answering 
the following question:

How can a sustainable renovation project be composed in order 
to encourage the tenants to participate?

GRADUATION THESIS 

SUSAN REUVENKAMP

To answer this question the research is designed as follows: 
the content of a sustainable renovation project will derived 
from literature study. Also the influential factors on tenant 
participation are based on literature study. Th s will lead to a 
preliminary statement on the influence of the project part on 
the tenant participation. Thereafter, the effect of the project 
plan parts on the tenant participation according to the project 
leaders will be researched using applications of the Analytic 
Hierarchy Process (AHP) developed by Saaty.

Sustainable renovation project plans
A project plan for sustainable renovations mainly consists 
of the technical improvements, fi ancial calculations, tenant 
approach, and execution decisions. For each part, the housing 
association can make different decisions. The technical 
decisions consist of individual or communal energy saving 
improvements, possible supplemented by other maintenance 
or renovation work like kitchen renovation or a paint job. 
The fi ancial decisions hold the pass of the investment costs 
to the rent for the current tenants and after mutation. Th s 
can be calculated as a percentage of the expected savings on 
the energy bill or as a percentage of the investment costs. It is 
also possible not to pass the costs to the rent for the current 

Tenant Participation In Sustainable Renovation-
Projects
The influence of project content on the tenant participation of sustainable renovation project within housing 
associations, using AHP and case study.

Figure 1 Hierarchy model of the influential criteria
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tenants. Th s can encourage the participation, but does not 
solve the problem of the split-incentive for the period until 
the current tenant moves. The split-incentive problem occurs 
when the investing party (the housing association) does 
not benefit from the fi ancial revenue of the improvement 
(the tenants benefit from the savings on energy costs). Rent 
increase after mutation is often calculated on the basis of 
the increase of property value points. As an extra incentive, 
housing associations can provide an inconvenience fee as a 
compensation for the nuisance of the renovation. 
In the project should be mentioned how the tenants are 
approached with the project plan. It is desirable that the 
communication is adapted to the type of tenants, for example 
when they are elderly or from foreign origin. The level of 
participation of the tenants within the renovation process 
can differ. It is possible that the tenants are only informed 
about the plans, that they are consulted, or that they have 
a say in the plans. Often, an interest group is composed at 
the beginning of the renovation process. The planning of the 
project and nuisance limitation are important aspects of the 
execution.

Tenant participation
From literature the most important needs are described: 
understanding, benefit and nuisance limitation. When a 
tenant understands the project, how much benefit they 
want to have from the project or how much nuisance the 
tenant fi ds acceptable is dependent on the characteristics 
of the tenant and the level of resistance a tenant has. Also 
the project content has influence on the tenant participation. 
Thereof, the fi ancial factors are considered to be the most 
important. The level of tenants say is also considered to be 
very important, in contrast to the other to aspects of the 
tenant approach: the frequency and type of communication. 
The most important aspects of the dwelling renovation 
are considered to be average important. The nuisance is 
considered to be less important. The most important criteria 
were thereafter schemed in a hierarchy model, shown in 
Figure 1.
According to the project managers, the fi ancial factors 
are the most important aspects that influence the tenant 
participation. Thereof, the level of rent increase is the 
most important criteria. Next, the aspects of the dwelling 
renovation are considered to be important, with the 
improvement of the energy performance as most influential 
sub criteria. The tenant approach and the nuisance are 
considered to be less important. The most important sub 
criteria of those two criteria were the level of tenants say, the 
type of communication and the duration.
Striking was that there was a large diversity between the 
answers of the respondents. Therefore was tried to divide 
the respondents group into different groups and analyze 
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the differences in outcome. The respondents group was 
divided on the basis of experience, housing association size 
and restructuring activities of the housing associations. The 
relative importance differed in all different divisions.
Th s difference in the three divisions led to two possible 
conclusions. The fi st is that there is a difference in the 
approach of ‘older’ and ‘younger’ project managers and 
the younger project managers focus more on the tenant 
approach. ‘Older’ and ‘younger’ is determined on the basis 
of experience years. The second is that project managers are 
influences by the characteristics of the housing association 
they work for. The research shows that housing associations 
with less than 10.000 housing units or with relatively less 
money for restructuring activities think the fi ancial aspects 
are more important to the tenant than larger or actively 
restructuring housing association. Also restructuring housing 
associations think that tenant attach more importance to the 
dwelling improvements than housing associations with less 
restructuring activities. 

Results
During the research, there were a few striking results, for 
example:
The level of tenants say was substantiated from literature 
as a criterion with a high level of influence. But the high 
importance is not confi med by the project managers. By 
an expert was confi med that the voice tenants have in a 
sustainable renovation project is most of the time to give the 
tenant the feeling of influencing, but that this has a minimal 
effect on the content of the project plan. Th s could explain 
the difference in data: when the tenant has a vote in the 
decision-making process, the feeling of having a say is bigger 
than the real level of influence they have. 
Second, although the influence of the level of rent increase 
was considered to be high according to both the literature 
as the project managers, the degree of importance is 
disproportionately. Although the degree of importance is 
probably out of proportion, it is still the most important 
social housing with a low income, the rent increase can cause 
fi ancial difficulties when the tenants do not benefit from 
the sustainable renovation immediately, but after the annual 
energy bill is accounted.

I graduated on August 28th 2013. In October I started as a 
maintenance consultant at Promaint, a small consultancy 
fi m, and moved to Utrecht. I give advice in the organization 
of the technical department.  It’s an interesting job with a 
technical and a business/managerial side. 
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Vastgoedjunior is een platform 
dat jonge vastgoed-afgestudeerden 
helpt aan passend werk in het vastgoed.

Waarom Vastgoedjunior?
Vastgoed is de aanstaande professie van veel studenten aan onze hogescholen en 
universiteiten. 
Wij geloven in die studenten, in onszelf en in vastgoed als discipline waar je trots 
op kunt zijn. Vastgoedkennis is nodig in onze wereld die nu eenmaal betegeld is 
met gebouwen. Wij zijn trots op onze kennis, ervaring en inzicht, wat we graag 
willen delen. 
Daarom gaan wij pas afgestudeerden op weg helpen naar hun eerste baan in het 
vastgoed. Ook omdat we allemaal iets hebben met onderwijs, wij blij worden van 
jonge mensen, wij hun inspiratie ook nodig hebben en we het eeuwig zonde vin-
den als afgestudeerden, die zo sterk zijn geweest om in crisistijd te kiezen voor 
een vastgoed studie, zich afwenden van onze professie.

Want vastgoed... wat een complex, intrigerend en prachtig vak. 

Wie zijn wij?
De vereniging Vastgoedjnior bestaat uit zes  
ervaren professionals uit een breed veld van  
vastgoedsectoren: projectmanagement, zorg-
vastgoed, projectontwikkeling, vastgoedbeheer, 
maatschappelijk vastgoed, bouwmanagement 
en uitvoering. 

Wat is onze formule?
Wij slaan een brug tussen vastgoedvragen van organisaties en jong afgestudeerden.  
Wij acquireren, vertalen een vraag in hanteerbare delen, en coachen de jonge professio-
nal bij onderzoek of uitvoering. Verder begeleiden we het werkproces en redigeren het 
 eindresultaat. 
              

Welkom bij Vastgoedjunior.                                 Meer weten?
                                www.vastgoedjunior.nl 

Vastgoedjunior 
+ Senior coach

Bouwmanagement

Project
Management

Maatschappelijk 
Vastgoed
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HOW ARE YOU DOING?

GEERT KANTERS

In other words I had to look for a new challenge. Before I 
did, I decided to see a little bit more of the world so I packed 
my bags and travelled around South America. When I came 
back I continued my job hunt. I applied for different jobs 
at engineering consultancies, energy companies, network 
operators and contractors. 

Systems Engineer at Heijmans Civiel
I soon found my new challenge at Heijmans Civiel as 
systems engineer. As a systems engineer I focus on defini g, 
structuring and documenting the needs and requirements 
of clients towards a high quality product. Managing clients’ 
requirements is now ever more important and complex due 
to different types of contracts and selection procedures. The 
different types of contracts we work with range from Design 
& Construct (D&C) to Design, Build, Maintain, Finance and 
Operate (DBFMO). Complexity also increases due to the 
use of Economically Most Advantageous Tender (in Dutch 

Towards a circular economy in the built environment
Just a little over a year ago I graduated as a Construction Management & Engineering student at the 
University of Technology in Eindhoven. When I was asked to write an article about how I am doing and 
about my young career, I hesitated at fi st. Th s is because since my graduation I have sometimes considered 
myself more a student than a young professional and also because I like to think that my major career 
moves are still ahead of me. I soon realised that my experiences in fi ding a challenging job might be very 
interesting, especially for master students and recently graduated students. So, I decided to write this article. 
If you do not belong to the latter two audiences I hope you enjoy reading this article nevertheless.

HetEnergieBureau
During my graduation research, which focused on the 
developments of charging infrastructures for electric vehicles, 
I had an internship at HetEnergieBureau. HetEnergieBureau 
is a consultancy for governments and businesses on projects 
and opportunities concerning sustainability. Shortly after 
my graduation I was offered a job at HetEnergieBureau as 
a junior consultant which I accepted enthusiastically. My 
responsibilities varied from advising municipalities on 
realising public charging infrastructures to performing 
energy scans to advise SME’s on energy saving opportunities. 
Working at a relatively small company gave me a lot of 
freedom but also responsibilities as a starter which I enjoyed. 

Job hunt
Unfortunately my career as a junior consultant has been 
short lived. The projects I worked on ended after three 
months and they could no longer offer me a fulltime job. 
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EMVI) selection. With EMVI the selection is based on 
both price and quality. Quality is determined by predefi ed 
criteria such as sustainability, nuisance & complaints, safety, 
environment and creativity during the entire contract.

From day one at Heijmans Civiel I started working on large 
tender projects. First as systems engineer and shortly after 
also as risk manager. The tender projects I have worked 
on vary from the realisation of new highways, (rail)road 
bridges, aqueducts, locks or multi annual maintenance 
projects for entire regions. For me, the diversity of projects 
in combination with working in multidisciplinary project 
teams is what invigorates me. Moreover, each tender project 
is a competition for the best offer, which makes it a real 
challenge and team effort. 

Vonk & Vlam
Besides tender projects I recently started as both systems 
engineer and risk manager on my fi st project under 
construction; the realisation of St.-Jan Parkeergarage in 
‘s-Hertogenbosch (also known as Vonk & Vlam). About 
two years ago Heijmans started with the construction of a 
3 storey underground parking garage near the centre of 
‘s-Hertogenbosch. Upon completion in the second quarter 
of 2015 the garage will provide parking spaces for no less 
than 1.040 vehicles. The project is renowned for several 
challenging details. First of all is its size; before construction 
started, a fourteen meters deep construction pit the size of 
approximately two football fi lds was excavated and dredged. 
Second is its location; the construction site is situation 
right in front of the 14th century fortifi ation wall and the 
entrance of the garage runs directly underneath this wall. 
After completion the underground garage will be covered 

with water to restore the traditional city canal. As a result the 
garage needs to be absolutely watertight.
The project has now entered its fi al stages and partial 
deliveries of the project has begun. During this phase 
my responsibility as systems engineer is to manage the 
verifi ation process and to make sure that all client’s 
requirements are evidently proven. Th s means I have to work 
with different disciplines within the project on one hand and 
the municipality as client on the other hand. Because I am 
working from a site offic it is also a great experience for me 
to witness all construction activities outside and to see the 
completion of this project.  
At the time of this writing it has been exactly eight months 
since I have started working at Heijmans Civiel. When I look 
back, I can only conclude that I have learned an incredible 
amount not only about systems engineering and risk 
management but also about civil engineering and process 
management. More importantly I had a great time since I 
have graduated as Construction Management & Engineering 
student and I’m sure that great times are ahead of me.
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HOW CAN THE VACANCY BE RE-ESTABLISHED?
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HOW CAN THE VACANCY BE RE-ESTABLISHED?

Vacancy of industrial areas

“Land use models for industrial areas will change over time” 

prof.dr.ir. W.F. Schaefer
Chair of Construction Management and Urban Development
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Is the contemporary vacancy still a current issue?

Yes. But for different locations, this problem might be 
‘owned’ by different stakeholders. So we need to be careful, 
when we try to identify the problem-owner for each vacant 
industrial area. But basically the existing stock of vacant 
industrial land is owned by private owners; entrepreneurs 
that developed their business on that piece of land. Many 
entrepreneurs started their business in the 60ties of 
the 20th century. They bought their land and developed 
their business. They earned their money and many of 
these business sites are still part of the private capital of 
these entrepreneurs or their families. Maybe these value 
positions were held as pension retirements funds. So if 
these existing industrial sites appear to no longer have 
value, in terms of not saleable, then the one with this 
problem is in many cases the private owner. It is however 
not clear whether or not the government or a regional 
governmental agency is also owner of this problem, or 
considers themselves as problem owners. For example, if 
the local population is shrinking and economic activities 
are shifting from one side of the country to another side, 
or to another part of the world, then the problem for 
local land use and local land use distribution is of course 
addressed at the local governmental agencies, but they 
might primarily consider it to be as a qualitative land use 
problem, and not as a financial or economical problem. 

What is typical for the environment in which vacancy is 
dominated?

Typical for old existing and vacant industrial sites is that 
not only the maintenance of private land and buildings, 
but also the maintenance of public space, public facilities, 
green keeping  and clean keeping will also be reduced. 
So the whole atmosphere reflects deterioration. Not 
a pleasant area to stay. It will not be easy to attract new 
entrepreneurs.
 
What are widely used solutions for vacancy?

Well, solutions for vacant industrial areas are much 
depending on the expected future of a certain geographical 
region. So based upon different scenarios for the future 
one might want to redevelop the whole area towards a new 
nature site, a housing or leisure area or maybe a revitalised 
economic industrial area for example. There is no overall 
best solution. Each solution is dedicated to the specific 
location. In the old days of rationalisation of agriculture in 
The Netherlands, the government bought the land of many 
small farmers and then sold this land to very large new 
agriculture entrepreneurs. This brought our agriculture 
economy into the world top. A government controlled 
process was developed for this: “ruilverkaveling”. This 
has been realized in the first half of the 20th century. A 
number of experts believe that you should do that again 
for the old vacant and deteriorated industrial areas. 

Will, as the economy recovers in the future, the vacancy be 
solved as well?

No, not for all locations. Although I have no crystal 
ball, I do not expect that the future will make the land 
look the same as we have experienced so far. Already 
I notice new types of economic processes, based upon 
internationalisation, new production technologies, new 
production facilities, new mobility commodities and new 
standards for housing and working. So where and how will 
new entrepreneurs start up their business and production? 
Where would people like to live? Where and how will we 
all earn our money? So the most acceptable thing you 
could expect is, that if economy will establish towards a 
new equilibrium, that some of the vacant locations might 
‘bloom’ towards a much desired new industrial location, 
and still some other locations might have been turned into 
new nature reservations. This means that, looking to the 
future, far away: land use models will change over time. I 
strongly underline the idea, that scientifically modelling 
these kinds of different scenarios for future economy 
and society development is offering lots of challenging 
individual graduation projects.

How can a student after the master CME contribute to 
dealing with this problem?

This question brings me into the core of our believes for 
the mission of this Master of Science program. In our 
complex urban world existing between societal, economic 
and physical realities there is never one solution for one 
problem. The mission of our CME program is to raise 
scientific skilled professionals which can understand, 
develop and manage processes that are necessary for 
achieving workable solutions within complex urban 
worlds. So I expect that a CME graduate will be able 
to analyse a specific vacancy problem, using scientific 
methods and evaluate proposed solutions also using 
appropriate methodology. And by performing this, the 
CME graduate will be a major player in the redevelopment 
process. At the base level of your work and career, be sure 
that you take care of your personal attitude as an academic 
and creative person. 

prof.dr.ir. W.F. (Wim) Schaefer
Chair Construction Management & 
Urban Development 
Program coordinator CME@TU/e 

Vacancy of industrial areas

of CoUrsE!
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WAYS TO ADRESS 
THE VACANCY

JURRE BLAUW

Jurre Blauw is property redeveloper and responsible for the 
transformation and redevelopment of buildings in Amsterdam 
and surroundings. 

What is the perspective of BAM regarding vacancy?

The supply and demand of buildings comes in cycles. Th s 
makes it a temporary state. A large part of the current 
vacancy is structural because in the past a lot has been built 
in places where the need was not there or vanished. 

How does BAM deal with the transformation of 
vacant buildings? What are the succes factors of this 
implementation?

In the construction industry the use of concepts is done 
on a regular basis, especially in newly-built housing. With 
vacancy and transformation there is not one specific
concept that can be used to solve it. Th s has to do with 
the fact that the solution for these applications consists of 
little puzzle pieces. BAM has knowledge available to itself 
in many areas, especially technical engineering but also 
commercial, regulations and design. For each case and 
client BAM examines which knowledge can be used to 
optimize the project. As mentioned earlier, there is not 
one clear solution to solve everything. BAM searches for 
a customized solution per case. For a few years BAM had 
a special redevelopment team called ‘Offi hub’. Th s team 
was occupied with building transformations 100% of the 

time throughout the country. Since 1 year ago this team 
has been lifted and the transformation of buildings is now 
done in all regional office of BAM. I myself am responsible 
for the transformation and redevelopment of buildings. To 
optimize this I compose my own team of people I need for 
the job. These people are usually BAM employees but when 
specific expertise is needed this is insourced, like architects, 
market researchers with knowledge in the retail or hotel 
business and technical services.

Do you face any difficulties in general when you deal with 
vacant buildings/industrial areas?

A common problem on the side of owners is that they 
need time to downgrade their real estate. Th s is because it 
is not possible to change something that has a listed value 
of for example €3.000 to €500, because this would result 
in bankruptcy. A known problem is the vacancy of offic
buildings because the areas are unattractive due to various 
reasons. It is difficult to transform these buildings because 
of the unattractive area in which they are situated. Besides 
these problems there are also barriers formed from the 
governments. Experience it is shows that it is difficult to 
deviate from the land-use plan. Th s has become easier in 
the past few years because the governments have become 
more flex ble. 

Royal BAM Group nv is a successful European construction group and unites operating companies 
in five home markets with the administrative centre in the Netherlands and listed at Euronext 
Amsterdam. BAM is active in the sectors construction and mechanical and electrical services, civil 
engineering, property and public private partnerships.

19
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Since BAM is a clearly innovative company and has 
positioned itself as an innovative incorporation (and 
this is of course reflected in the products, services and 
communication) what were the innovative aspects that 
BAM faced in industrial areas and in every “leegstand” 
project? Could you elaborate this with examples?

BAM supports a client who already has a plan with technical 
support about what is the best way of realizing a project. 
BAM also experienced that there are a lot of questions from 
the users of buildings, for example about how to operate a 
store or hotel. The fi st thing BAM does is see if there are 
vacant buildings that can serve the need of the client. A lot of 
times these vacant buildings are interesting because they are 
situated in populated areas and where there is a need most of 
the time for stores or hotels for example. An example is the 
construction of hotels in Amsterdam like the Ramade Apollo 
Hotel. Th s development has been going on for a few years 
now. The major part of the hotels are realized in existing 
buildings because these are situated in populated areas where 
people like to be.

What is the meaning of reestablishing the vacancy for the 
next generation?

Over the years buildings have been built that were not as 
good as previously thought, become vacant and have been 
demolished. It is notable that buildings that were built with 
an eye for quality, still get new functions and are retained. 
The lessons to be learned from this is that if it is desired to 
counter the waste of poor buildings, the way of adding quality 
to a building should be carefully considered so that this can 
create value in the future.

What are the new opportunities of vacancy and what do 
you expect from the future?

There is most defin tely a future in vacant buildings and areas, 
but this has always been this way. A good example of this are 
the warehouses in Amsterdam. These warehouses were in 
terrible state, they were vacant and on the point of collapse. 
An opportunity was seen in these warehouses to transform 
them into housing. Nowadays these dwellings are the most 
expensive in all of Amsterdam. Th s shows that there indeed 
lies a great chance in vacant buildings and areas and that this 
vacancy is often a temporary state.

Is the development of function independent buildings a 
solution for vacancy?

The development of function independent buildings is 
something I do not agree upon. The buildings that are desired 
to be preserved are buildings that are monofunctional. 
Possible solutions could be found on a functional level but 
quality is a more important value.

BAM has a very long experience on the redevelopment 
of industrial areas, therefore there is a high experience 
on recognizing the trends as well. What are the new 
innovations and developments for solving the vacancy?

Many bright people are working on the vacancy issue at the 
moment. There are many solutions, from urban farming to 
pop-up stores to simply tearing buildings down. I believe 
that every initiative should get a chance, and we will see what 
works and what does not.

What is the core essence of BAM in dealing with vacancy?

I believe that co-operation between different parties in the 
real estate market is essential. Historically, the real estate and 
construction market has been very segmented. Developers, 
investors, architects and construction companies all acted 
quite isolated from each other. Nowadays, involving the 
knowledge of all parties involved at an early stage is crucial 
for a successful (re)development. Every party holds a piece of 
the puzzle, and therefore co-operation is essential.

“Involving the knowledge of all parties 
involved at an early stage is crucial” 

Hans Diepenhorst (left) 
Managing Director 

Advisor DVP 

Jurre Blauw 
Property developer  

Koninklijke BAM Groep nv
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At what stage of the mourning process have we arrived? And 
what does the acceptance of vacancy and decay mean for the 
education and for optimism required to find that ‘one’ new job 
in real estate? What can real estate professionals accomplish to 
give young starters the support they need to enter the labour 
market? Vastgoedjunior has created a platform to facilitate 
these needs. 
But first: the tough vacancy-issue...

Vacancy and shrinkage - two closely related themes. However: 
shrinkage is in terms of grieving just one stage ahead of 
vacancy. Shrinkage is in fact the kind of vacancy that takes 
place somewhere else. When addressing shrinkage, you 
experience that it is not taking place in the front yard of the 
decision makers. Recently, all kinds of pilots and other well-
intentioned interventions have been applied on the shrinking 
areas. Analogous to the mourning process, we have arrived in 
the stage of bargaining (“We want more money”), depression 
(“I will leave this area too”) and acceptance. In this case, 
acceptance has taken the shape of abdicating the national 
equal-opportunities politics. Of cheerfully subsidencing the 
abstraction areas. Of considering the mass migration of the 
local population to the rest of the Netherlands. 
Like Tommy Wieringa reported in the Brabants Dagblad 
on December 7th: Only the underprivileged ones and the 
romantics stay behind.

The hunt for facts about vacancy in the rest of the Netherlands 
will soon cease. This analysing stage suits the denial phase of 
the mourning process. Collecting evidence on the growth of 
vacancy rates has a function in the discussion with parties who 
claim the situation is not that bad at all or who suggest there 
are solutions at hand. However, it is a known fact: it’s visible 
to everyone that there is a surplus in empty volumes we’re not 
going to solve.
So the next phase is: what to do with all those empty buildings? 
There are two approaches recognisable for this question: 
the track of the “impoverishment” (‘let it impoverish’, or 
acceptance) and the track of the opportunities (vacancy offers 
perspective for new local initiatives), which more or less shows 
a negotiation (phase 3) with reality. This last track is the only 
one that offers hope. Still, the layer between considering 
opportunities and wishful thinking is very thin.

When investing (in real estate), the ultimate yield on the 
investment is what counts. Calculating on vacancy thus becomes 
a depressing activity. We prefer of course exploring the revenue 
model of new development. We clearly become also more and 
more interested in redevelopment or re-use. Demolition can be 
acceptable, for as long as this is a temporarily stage. To wash 
our hands of empty buildings and put a fence around it? Sure, 
we are quite willing to deepen the (financial) bathtub or give 
it a longer duration, but only if it ultimately gets filled again. 
Accepting decay and impoverishment is a much less attractive 
subject of study.

Would you dare to delve into consciously closing down some 
parts of the city, like in a Mad Max-like perspective? Whereby 
you should re-educate yourself from real estate professional to 
security expert or a law enforcement expert? 

Indeed, this does not provide an alluring perception of the 
future. Yet it is not a bad idea to occasionally explore this 
particular scenario during one’s study. In education programs, 
real estate investment is still based on growth paradigms. As 
we see that the interest to study real estate continues to decline 
we perceive that employment opportunities are a reflection of 
both the existing (?) hope and adjacent optimism. Vacancy, the 
labour market and interest in the profession of real estate are 
thus interrelated with each other.

The modern real estate expert is someone who is able to leave 
fixed paradigms or put them alongside other ones, with a 
different kind of future perspective. For example, can the 
currently popular exchange economy provide a basis for real 
estate exploitation? Can we seriously explore the consequences 
of closing down certain parts of our cities? Young people are 
much more capable of trading old worn business models for 
innovative ideas - with or without revenue model.

All of this does not necessarily mean that one’s daily motivation 
should suffer from pessimism. Especially in the job hunt, 
optimism is essential. At the moment, universities and schools 
provide graduates who only occasionally get employed. I.e.: 
not in the real estate market. They do work in other sectors: 
 hospitality industry, as a shipment manager or in call centers. 
They are thus losing contact with real estate. This a pity for them 

Within the vacancy discussion, the traditional psychological stages of grieve and sorrow can be perceived: 
denial, anger, bargaining, depression and acceptance. Many publications still refer to the actual performance 
of vacancy in different sectors and regions. The newsworthiness of these facts will decrease gradually and 
fi ally end.  At the moment we are quite aware that we will not reduce vacancy by analysing it continuously. 

VACANCY, GRIEF AND OPTIMISM 

Marieke Prins
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and for the profession. This is why six real estate professionals 
have initiated Vastgoedjunior (Property junior).

Six real estate professionals - highly educated people, who 
recently partly reinvented their entrepreneurial tendency, 
mainly due to the crisis - have recently established a platform. 
They are aiming to help recently graduated real estate juniors 
to find their first paid assignment in real estate. The platform 
has been given the name Vastgoedjunior.

Young graduates are currently experiencing difficulties finding 
a job in the sector. They are not always independent enough 
to do acquisition by themselves, or to complete tasks without 
supervision. Vastgoedjunior bridges the gap between real 
estate demands from organizations and young graduates. 
We acquire, translate a demand into an executable task and 
coach the young graduates in research or implementation. 
Furthermore, we supervise the work process and put the 
finishing touch on the final result.

Accordingly, we have worked with a ‘freshly’ graduated 
architecture junior from Avans AB & I on a green deal in the 

care sector of Tilburg. This particular real estate junior set up 
a building monitor to map the energy use.  She is currently 
working at the Bonth van Hulten.

Message: do not close your eyes for less desirable scenarios 
of real estate exploitation. Stay optimistic in seeking for a 
fun and challenging and work environment in real estate. 
Vastgoedjunior bridges the gap.

For more information: www.vastgoedjunior.nl

Ir Marieke Prins MRE
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COLUMN
Re-establishing the VACANCY
Facilitating the decision taking processes needed

solutions, it is not enough to check whether a development 
can be fi anced. In the fi st stage of developments, it is 
about testing what kind of choices could be made, and 
what consequence the choices would have for the different 
stakeholders.
Only after an agreement is reached about a chosen 
solution, the related fi ancial aspects and the governance 
of the development, it is the start of a more “traditional” 
development. At fi st, you have to set the conditions and then 
agree upon the scope and governance. 

One solution is no solution
Most developments are presented as a “one size fits all” 
solution for all aspects involved. Where interests of 
stakeholders certainly differ, the tendency will be to create 
solutions in which every stakeholder can be satisfi d. But in 
most of the cases, this will lead to weak compromises.
In order to organise the necessary debate between 
stakeholders about the choices that have to be made and all 
positive and negative consequences of certain developments 
to be recognised, it is important to present several different 
opportunities and solutions. One solution is no solution. 
By developing different alternatives in their own strength 
and comparing them, you organise knowledge about the 
problems to be solved and the opportunities to be gained.

Use both sides of your brains 
Most developments are calculated in formats like cost/benefit 
analysis. Although all public benefits and disadvantages 
should be taken into account, most of them, mostly in the fi ld 
of social and environmental consequences, are very difficult 
for calculation. In this respect, these kind of calculations 

Other than in developing areas like China and Africa, in 
Western Europe our cities already do exist and at the best 
can be extended or intensifi d. Most of real estate and 
infrastructure is already built. Greenfi ld situations are 
scarce.
From the developers point of view, you will always meet 
two questions: who are the stakeholders and where do 
developments meet their interest? Second, what should be 
done about the already existing assets?

Competitive cooperation
Given the large amount of stakeholders in the existing cities, 
you are in “competitive cooperation”. Stakeholders eventually 
do have to cooperate to achieve developments, because none 
of them has the power to enforce decisions. But in order 
to create new developments or redevelopments, they are 
in competition. Who is going to collect the benefits, who 
is going to pay the bill and who is going to bear the risks 
involved?
New developments can be created in the existing city, but it is 
impossible to “sell them” to the stakeholders, just by making 
plans. It is all about the business case and governance.

Feasibility studies
In order to match the ambitions and opportunities to possible 

BERT VAN EEKELEN
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do either lead to a lot of debate, or are not complete for the 
purpose of a good comparison.
In order to have a good valuation of the consequences of 
decisions to be taken, you should use both side of the brains. 
Although we seem to think that every decision should be 
accountable for the cost/benefit analysis, most decisions in 
real life are based on a wider approach. Buying clothes or 
even a car, you mostly fi st decide in what you want. Next 
you try to explain why this is a rational decision, isn’t it? Or 
are you an alien?

In decisions about development it is about both ways. 
Managers have to be able to explain the decisions both about 
economics and other values.
 
Governance has to be compared as well, there is more than 
one solution.
Because values differ, related to the stakeholders involved, 
comparing different alternatives requires flex bility about the 
governance that fits best to it.
If there is a desolated former industrial area, the land is 
owned by the local government; it is a completely different 
case than a vacant industrial compound with several 
historical buildings and an owner who’s willing to invest in 
a redevelopment.  

Postpone negotiation
Th s approach where plans, cost/benefits, values and 
governance have to be developed in different alternatives, 
means that there is no standard solution for questions about 
re-establishing vacancy. Related to local circumstances 
it is important to explore different possibilities and learn 
about possible benefits and constraints. Th s has to be done 
before the negotiation phase has started because non of the 

individuals oversee the total of consequences of choices to 
be made. 

Bert van Eekelen is senior consultant at ARCADIS. For 
more than eight years he was involved in the planning and 
decision making process of Zuidasdok Amsterdam. He is one 
of the authors of the book “De Dokwerkers” about the Zuidas 
development. Download free at http://neerlandsdiep.nl/
bibliotheek/de-dokwerkers/  At present he is involved in studies 
for the new development of the station at Amsterdam Airport 
Schiphol.
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DTZ has a long experience on real estate and investment 
strategy advise. Through your personal experience and the 
projects were you have been involved in, what are the most 
important causes and effects of vacancy in the Netherlands? 

To establish a correct time line for the cause of the vacancy 
we have to go back in time. It started when the economy 
in the US/UK (Anglo-Saxon countries) was growing and 
international organizations and banks had growing capital. 
These companies and their capital were searching for 
different investing possibilities (the capital was seeking a way 
to profitability). The banks / parties have divided this return 
(or capital) into packages and sold as mortgages. These 
were then bought by organizations such as the ING Bank/ 
Fortis/ Rabobank. During that period, in the Netherlands, 
everything was possible. Everyone that approached the 
bank for a loan /investment or a mortgage could easily get 
it.  The banks divided the mortgages into smaller mortgages 
(mortgage backed securities).  Developers that had a small 
plot to develop reached out to companies, such as KPMG, to 
develop these plots. The capital that reached the Dutch market 
then also sought a way to profitability.  Next to this, during 
this period, there was the economic growth and everything 
seemed possible. There was high growth in the amount of 
offic buildings (high macro-economic influences). Th s 
created a domino effect, a bubble, in the balance sheets of 
those companies. 

Th s period was followed by the fi ancial crisis in 2007. The 
amount of the developed plots was overtaken by the crisis. 
As a result, many fin shed offic buildings were vacant or 
companies went bankrupt. The economical crisis also caused 
distrust between the banks. At the same time a lot of projects 
were in the pipeline (meaning the time from a project from 
a land-use plan to a developed project). Large quantities of 
offic buildings were still developed while the demand of the 
market was decreasing. 
These processes were active on the outside of organizations 
/ companies. From the internal aspect there were social 
developments that contributed to the vacancy. Organizations 
/ companies were shrinking in the amount of employees or 
were reorganizing. Also, the phenomenon of ‘Het Nieuwe 
Werken’ (a new way of working), were employees are less tied 
to fi ed workstations, is increasing. Not that long ago people 
were working fi ed hours on their offi , but nowadays with 
all the connectivity that is available, the working time is quite 
more flex ble. That means that the population during the day 
in the offic is less more. As a result, this is no longer necessary 
that organizations must have 100% of working place for their 
employees. In the beginning there was a change of 80% of 
working place and later this dropped to 70%. The vacancy is 
increasing rapidly. 

As a result, the dynamics in the market of offic buildings is 
fading away. Many companies were shrinking internally and 

Innovations in re-establishing the Vacancy
DTZ Zadelhoff is more than 45 years a leader in commercial real estate and realizes integrated real estate solutions for owners, 
occupiers, investors and financiers. DTZ Zadelhoff is an expert on the property market and has a unique approach towards the 
customer and they develop a targeted approach to resolving new issues. Therefore, Of Course reached out to DTZ Zadelhoff, to 
get in contact with Mr. Robert Peters, Associate Director at DTZ Zadelhoff, for the most important aspects and innovations of 
vacancy. 

DUTCH INNOVATION 

ROBERT PETERS
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many existing buildings were left vacant.  DTZ categorized 
them in 3 categories:
1.The “promising category”, buildings that are located on an 
excellent location, the design of the building has excellent 
aesthetic properties. 
2.The “having a chance category”, buildings that are located 
on an excellent location but are design of the building has less 
aesthetic properties. 
3.The “unprivileged category”, buildings that are located on a 
bad location and the design of the buildings has bad aesthetic 
properties.  

The buildings of the fi st and second category provide a lot 
chances in the market. Unfortunately, the buildings of the 
second category need an essential investment to transform 
these buildings in buildings that are up to date to the new 
standards, such as sustainability / green buildings / BREAAM 
certifi ate (interior or exterior).  The buildings of the third 
category have the smallest chance because of their location. 
The choice of a company of the location is becoming more 
and more important (it is the future!!). Companies thrive on 
having a good mobility: the office hould be nearby the most 
important intersections of mobility: train / motorway or by 
bicycle. Th s aligns with ‘Het Nieuwe Werken’. Moreover, 
the mobility is what changes the mentality of people in the 
society. For instance, in the DTZ offic in Amsterdam, there 
are quite a lot of young people working in that offi , who live 
in nearby the offic or in other cities, they prefer to be in close 
range of social facilities and to be in control of their own 
mobility (train/bicycle). They do not need a lease car and 
they merely want an amount of money to pay for their own 
mobility. Th s is the reason that companies look for places 
near central stations or generally with good accessibility.

Another important aspect is that the Dutch society is aging. 
The amount of elderly people is increasing rapidly. Th s has an 
effect on the number of talented employees that are available 
on the market. There is a scarcity of talented employees. 
Th s is often called “A WAR ON TALENT”. Companies try 

to position themselves on a different way. Not only becomes 
the location of the company important but also the work 
environment within the company. Companies are trying 
to attract Talent people by positioning themselves in a new 
way: nice surroundings/ in close range of mobility facilities/ 
Het Nieuwe Werken or a green environment (internally and 
externally). 

Many companies choose DTZ Zadelhoff for advise on 
their projects, such as revitalization of their buildings, 
redevelopment of various sites, etc. How has the internal 
organization of DTZ Zadelhoff anticipated on this effect of 
vacancy? If so, what where the most important changes in the 
organization?

In the organization of DTZ Zadelhoff there are two 
disciplines that are closely connected with vacancy: the 
Real Estate department (makelaardij) and the Services 
for Occupiers department. The OS department primarily 
focuses on advising the consumer/user. The OS experts 
closely determine a unique solution together with the client 
that meets the unique requirements of their property needs 
and that is line with the business objectives.  When a new 
company approaches DTZ Zadelhoff, they determine the 
exact and unique needs of the client. Then DTZ Zadelhoff 
does research regarding this re-positioning of this company. 
A good example is a Postal Research. In this method all the 
personal zip codes from the employees are gathered. Th s 
shows a graphical overview of the travel distance of all the 
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new employees to a certain ‘new’ location.  Th s location 
is then tested for its location itself, green environment and 
its design. Next to this, a lot of companies want to have a 
smaller footprint regarding CO2 emissions of its employees’ 
transportation and be as green as possible. Sometimes 
the positioning of the current location outweighs the new 
location. But in most cases an optimum between the different 
aspects has to be found. But as mentioned before there are 
also some buildings (“unprivileged category”) that not fit 
to these requirements.  Within this process all the options 
are discussed and DTZ Zadelhoff confront them with all the 
different solutions and all the possible information and DTZ 
Zadelhoff refl cts, discuss, advise, but fi ally the client makes 
the fi al decision.

To respond on the phenomenon of vacancy DTZ Zadelhoff 
has established a new department, Property Transformers. 
Th s department increases the value of rent and real estate 
values. With this service, DTZ Zadelhoff provides integrated 
solutions for property that needs to be transformed to 
reconnect with the changing market demand. PT consists 
of construction specialists, researchers, brokers and market 
specialists and they are gathered within a team. When a 
client has a building of the second category (“having a chance 
category”) and their location is excellent but the design of 
the building is not up to date to the standards of nowadays, 
PS examines the whole building.  PS examines Different 
scenarios to improve the competitiveness of real estate, to 
minimize the operating costs of real estate, increasing rental 
opportunities through redeveloping buildings or even give a 
new destination. A nice example in this transformation is the 
offic complex the ‘Daelse Kwint’ in Utrecht. The department 
of PT and the German investment fund Deka Immobilien 
Investment GmbH, owner of the property, convinced the 
large tenant, the consulting - engineering company Movares, 
to sign a new lease contract for the upcoming ten years. PS 
developed together with Movares a transformation plan. The 
plan consisted of the improvement of the building through: 
climate ceilings, modern air-conditioning technology, full 
roof insulation, fitting new insulating glazing, energy-saving 
lighting, a greener building and it has been transformed 
from an energy label F to an energy label A. And with this 
transformation the company Movares establishes a strong 
position to attract new employees because of this sustainable 
transformation.  The management of the building process, 
the indoor climate conditions, energy effici cy, water 
consumption and the waste management and transport 
around, to and within the building are some of the aspects 
that will be assessed against the BREEAM* standards. DTZ 
Zadelhoff is working together with Deerns, OPL architecten 
and Zonneveldengineers on this innovative renovation.

How can we re-establish the vacancy?  How will the vacancy 
contribute to the future?

More accessible places will be chosen with a high mobility. 
Buildings will become meeting points, the buildings will 
be mixed in use (offi , leisure, restaurants). There is a 
movement in the building during day and night, while before 
it was much more restricted. The phenomenon of vacancy is 
vicious circle, it will repair itself. Buildings will change in their 
according to the chances in the society. Therefore, the vacant 
areas in the central places will be more easily redeveloped 
and occupied again because of this offic movement, while 
the more distant empty spaces will face a bigger problem and 
either will be transformed into residential areas, either some 
office will not have the possibility to be developed again 
and will have to be demolished. Furthermore, in the future 
we have to look at what trends are surrounding us. And let 
developments establish themselves, such as ‘Het Nieuwe 
Werken’, it will evolve even further. Important questions for 
the future are: “What are the effects of the innovations on the 
culture of the company and how does it change the identity 
of the company? 

Remember: the market will re-establish itself.
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*BREEAM is a method to assess the sustainability of a building
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Management Advies  Bouw Huisvesting Vastgoed

knap werk

De vakfanaten van Brink Management & Advies bieden besluitvormers in bouw, huisvesting en 
vastgoed grip en perspectief. We combineren kennis van vraag- en aanbodzijde om solide oplos-
singen te leveren die duurzaam werken en bijdragen aan een betere balans in de markt. In onze 
netwerkorganisatie krijg je alle ruimte voor je eigen ontwikkeling en werk je vanaf de eerste dag 
mee aan boeiende projecten. Zo maakten we de spectaculaire herhuisvesting van de Nachtwacht 
mogelijk en geven we het internationale gerechtshof integrale adviezen rondom de nieuwbouw. 
Kijk op onze website als je wilt samenwerken met professionals die denken én doen!

Knap 
als je met je 
eerste carrièrestap 
Nederland
vooruit brengt.


