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Abstract

Inner-cities are important as being vibrant meeting places, economic centres and offer a
wide range of amenities, yet they also face significant challenges. One challenge is vacancy,
which has a negative effect on the street and cityscape of the inner-city, while stakeholders want
a fun, vital and accessible inner-city. Cooperation between stakeholders in the inner-city is seen
as a solution of the current vacancy problem. Therefore, the question that is answered in this
research is: “To what extent does cooperation between real estate owners and the municipality
have an impact on solving the vacancy problem in the inner-cities of medium-sized cities?” In
this study three medium-sized cities in Sweden, Belgium and the Netherlands are compared to
learn from practices in international context. Real estate owners, municipality employees and
other relevant professionals in the inner-city are interviewed about the organisations, strategies,
resources and dependencies in the inner-city. What became clear in this research is that
working together in an organisation in the inner-city contributes to solving the vacancy problem
in the inner-city. Those collaborations ensure sustained investment and strategic alignment
which both are crucial for addressing vacancy. Resources do not specifically affect solving
vacancy, but the dependency, mainly on the resources of the municipality, associated with it
does. This gives the following answer to the main question: effective cooperation between real
estate owners and municipalities, characterized by structured financial involvement, active
stakeholder engagement and strategic planning plays a critical role in solving vacancy problems
and revitalizing inner-cites of medium-sized cities. Suggestions for further research are to
examine cities in which cooperation is not yet so obvious. Next to that it would also be
interesting to zoom in on the role of the municipality, to find out if and how they feel dependent
on real estate owners. Additionally, researching big real estate companies, that don’t have a
connection with the particular inner-city, would be interesting as well. Finally, this study gives
two policy recommendations, namely that municipalities should encourage initiatives between
real estate owners and the municipality and therefore appoint a manager. Next to that, itis
advised to set up a strategy of the inner-city and make the processes of permits faster.



Table of contents

PrETaACE ettt sttt e e s e eaa e 3
F Y oL = [ ST PP PP PP PPOPPPPPPPR 4
Table OFf CONTENTS c...ieniiiee ettt s e st st s e s enaae 5
Chapter T INtrOQUCTION c.veiieiiiie ettt et et e ete et et eaesansansansenssnssnssessessensensensennes 8
1.1. Retail vacanCy iN the INNEI-City....ii ittt s eeeaeeaesaesaneansaneanaannan 8
1.2. 100 Million euros available ........ooueiiiiiniii ettt e 8
1.3. Stakeholders and their resources in the iINNEr-City....ccocuviiriiiiiiriiin e, 8
1.4. Three medium-sized cities in Sweden, Belgium and the Netherlands..........cccccceeviiviinninni. 9
1.5. Scientific and SOCIAl releVaNCE.......cceueiiiiiiiiiiii et e e 9
1.6. Research question and SUb-QUESTIONS .......ciuiiiiiiiiiiii e e 10
1.7, SErUCTUINE OF TNESIS et ee e s ee e enaae 10
Chapter 2 TheoretiCal framEWOIK ......ceeien ittt et et st e ee e eneeeeenrensensannens 11
2.1. From governmMeENT tO OVEINANCE ...vuiiuiiuiiiiiiieiteteteeeeteetesensensensanesnesnsssssseseneseesansansanns 11
2.2, StAKENOLIABIS c..iciiiiiiiiii ettt et et et e e e eean 11
2.2.1. Real 8STate OWNEIS...cuuiiiiiieieee ettt st st s e s ee s e s enasenane 11
2.2. 2. MUNICIPALTY ceu ettt ettt et et et s ee e eaeeeeeeeeenean st sensensaneaansensensensensennan 12

2.3. Resource Dependence TheOry (RDT) .oue it et ree e e e e e e e e eaeneans 12
2.3.1. ReSOUICES iNThE INNEI-CITY ceuiiuiiiiiiiie ittt e e e et e sa st eansanaaaaas 13

2.4. Public-private partnerships (PPPS) .....iu i e e s e e e aaas 14
DA o I o 11 o N Y =Y L (8T = (A A 15
2.4.2. Town Centre Management (TCM) ...ttt e ee st s e seaeennas 15
2.4.3. Business INVeStMENt ZONE (BIZ) .....eueueniiiiiee et ee e e e e eans 15
RSTAVE-Tot=1 o ToxVA o] o] o1 =T o o SN PP PRPRRRPRt 16
2.5.1. REASONS fOr VACANCY cuuivniiniiniiiiieiie et ete et eteteeieeteessansansanstnssnssnessesensensensenssnsrnnes 16
ARSI To LU )4 o] aESR (o] ghVZ= ToT-1 o (o) V2NN 17

2.6. CoNCEPTUALMOAEL euniiniiiiiiii ittt s e e e eeeeseesen st eaneansenssansensensensensanns 17
(01 g F= o (=T @S B0l 17 =Y g To Yo £ P 18
3.1, QUALITAtIVE MEBENOS c.euieieiiiiie et et et e e et e eaesneaeneanenesnesesnesnsnenns 18
I OF- 11X (U o |V =T T=T=] o o F PPt 18
3.3, Dat8 SOUICES ....iiviiiiiiiiiiiiiiii ittt era et e ra et e e aaeea 19
3.3.1. Semi-structured iINTEIVIBWS .....cc.viiiiiiiiiiiiiiiiiiiiii it et cenae e 19
3.3.2. POLICY AOCUMEBNTS ..iniiiiiiii ittt e e e et e e e e e e e s e saeaneaasnsanansansnnens 19
3.3.3. News articles, figures and rePOrtS. . .cciie i ee e ee e eae e ea e eans 20



O B o { o 1T et= 1 N (=1 (el A o] I S 21

3.5, SamMPLUNG METNOA .. ceiiiiii et e et eeeeeseesan et s ane e sassansansensansansnnns 21
3.6. The thre€ ChOSEN CASES c..uiiiuiiiiiiiiiiiiii ittt et et et s eaaaeeas 22
A 2 T=T] oTo] g To [=Y o &< JN O PP UP PP PR PRPRPRE 22
3.8. OpPeratioNaliSAtION . ...c..iiu ittt ettt et et e te et eeeeeaeeeaeeeaeeeaeeeaeaaneeeneeaneanns 23
I I ©7o To | o7 - SRR PP PP PRURPPRPRt 23
3.10. Validity, reliability, intersubjectivity and suitability.......ccceeiuiiiiiiiiiiiiir s 24
(010 F=T o (=T B 2 (=T L £ SRR PSPI 25
4.1. Different organisations in the INNEr-City ........cevieiiiiiiiiiiiiiiii e, 25
o I I o =1 7T g T= o To ] £ A ORI PPRPEN 25
A2 TUINNOUL ...ttt ettt et et s e taa s etne s e taaeeanesennasenes 26
B IR BT o 1 | L T OO 27
4.2, Strategies Of the INNEI-CitY vt e e e s e s e s e s e e aaaas 29
4.2 HELSINGDOIE ..ottt et et et et et et et e e e e ee 29
A.2.2. TUINNOUL ..ttt ettt et et st et s e st st eeneeeneen 31
R BT o 1| L T ORI 33
4.3. Resources and dependency on real estate owners and the municipality.........ccccceeennnne. 34
V0 Nt I o =1 7T 0 T= o To ] £ =SOSR PPN 34
N B LV ] o Lo 11 | TSP PPRTRN 35
G TR TS Yo 1] ] g 7= YRS 37
4.4, VacanCy iN The INNEI-CitY ...ttt e e e et e e e eeete st saesansansansanasnnns 40
o I o 1= 611 g = o Yo = O PRPRP 40
R U ] T T U PPN 40
B TS Y 1] ] g 7= YN 41
4.5. The role of policy on vacancy in the iINNEr-City ......civiiiiiiiiiiiiii e 43
LT R o [=1 7] oY =1 o o ¢ SO 43
A.5.2. TUINNOUL ...ttt et s e e et e et s e ta e eene s etaaeeanesennasenes 43
TR TS T 1] ] g 7T YRS 43
Chapter 5 ConCluSioN & AiSCUSSION...cu.iieiiiiiiiieieiieiee et reetie ettt ree et reneensenasnssnssesensensensens 45
LT I 0] o Tod (U E=] o o E PP PP PPPETPPROPPPPIN 45
5.1.1 Organisation of stak€holderS .......ceuiiiiiiiiiii e e e e e e e 45
5.1.2 Strategies Of the INNEI-CitY ..iviiiir et e e e e eaeeeeseneennan 45
5.1.3. Resources of stakeholders .........cocvvuiiiiiiiiiiiiiiiiiiiiiiiii e 46
5.1.4. Dependency iN the INNEI-CitY ...ccuiiuiiiiiiiiiiriii ettt eee e eneeaesaeseesensenaennan 46
5.1.5. POLICY ON VACANCY ..tniiiiiiiiiiiiiiie e ie ettt et e et e et et e sa s eanansansnssnseasnsessnsnnsnsens 46
5.1.6 Answer to the researCh qQUESTION ... e e e e e ans 46



LIV B T ToT U =11 o] o H S 47

5.2.1. INTErpretation FESULLS ..cu.iiiiiiiii et eeee et et s eeeaeenesansansensensenssnnan 47
5.2.2. LIMITAtIONS .eivniiiiiiiiiiiiiiii ittt ettt e it et et et s eana e 48

5. 2. 3. IMPUCATIONS ettt ettt et et et et e e e e eneeaeeenre e e eeeannan 48
5.2.4. Suggestions fUrther reSEarCh ........couuviiiiiiiiiii et e 48

5.3. POliCY reCOMMENAAtIONS ..cuuiieiiiiiiiiie et ee e ee et see et s aeaaseassansansansensanssnns 49

2 o] N TeT=1 ] o] o) VAP PTTRPRPRN 50
FAY o] 011 oo | ) ST PRSPPI PRPRPRt 59
o] o 1ol UL S PO PP PP PPPPIN 59
COdE SCHEME et et ettt s et et e s eta s e ren s eensereneeeanenas 60



Chapter 1 Introduction

Inner-cities are of enormous value, they are lively meeting places, economic centres and
offer a wide range of amenities (Sentel, 2023). The inner-city provides identity and vitality to the
broader urban area. It’s a central place where people meet for various purposes, giving it a
social, economic and cultural value (Sentel, 2023; Evers et al., 2020). It is a place that is
constantly changing, shaped by economic processes and technological advancements.
Developments such as working from home, online shopping, flash deliveries and
transformations from shop to housing require a new perspective on the inner-city. Additionally,
the inner-city faces challenges in areas such as security and combating crime, the dwindling
availability of amenities and issues related to climate adoption, mobility and densification.
These challenges are part of the transformation of the inner-city (Broekman et al., 2022).

1.1. Retail vacancy in the inner-city

Another large challenge in the inner-city, is retail vacancy. This is a social problem.
Vacant properties give a rundown and impoverished street- and cityscape and can be a target of
vandalism. This has a negative effect on the city’s business and investment climate and a price-
dampening effect on property values (RVO, 2017). In 2021 and 2022 there was a significant
decline in vacancy rates in the inner-city. With a vacancy rate of 6%, vacancy was to back to
levels seen at the beginning of 2011, the end of the credit crisis. However in the last quarter of
2023, vacancy began to rise till 6,4% (Slob, 2024). In the inner-city, the percentage is even higher,
namely 8,3% (Slikker et al., 2024). It is mainly the inner-cities of medium-sized cities that are
struggling. More than one in ten shops is vacant in those inner-cities. Reasons could be
competition from the nearby more attractive big cities and the fact that some shops are already
vacant for long periods of time (Slikker et al., 2024). Other reasons are high rents, increased
labour costs, steep energy prices and shopping has become more expensive. And also shopping
behaviour has changed permanently since consumers shop online. Chains, like Zara and H&M,
close branches, because their costumers mainly buy clothes online. They only keep their
flagship stores in the big cities (Slikker et al., 2024). Next to that, municipalities in medium-sized
cities often lack both the financial resources and manpower required to invest in their inner-
cities and even maintain communication with entrepreneurs and real estate owners (Evers &
Heebels, 2021).

1.2. 100 million euros available

Despite the challenges in the inner-city, its core functions, such as shopping, working,
living and cultural activities, have remained consistent over the years. The inner-city is and will
remain the place for meeting and connecting with others (Sentel, 2023). To ensure it remains
liveable and appealing for residents, visitors and businesses, it is essential for the built
environment to adapt continuously. To help cities, the Dutch national government has made 100
million euros available. The money is for the restructuring of shopping areas of inner-cities and
business parks to improve liveability, so that transformation can be initiated (Evers & Heebels,
2021). However the national government can’t work alone on this transformation challenges,
stakeholders in the inner-city must cooperate (Sentel, 2023).

1.3. Stakeholders and their resources in the inner-city

Cooperation is seen by many as an important key in the transformation process
(Platform Binnenstadsmanagement, 2020; RVO, 2017). According to Suijkerbuijk (2020)



collaboration between the ‘golden triangle’ is crucial. Parties of the ‘golden triangle’ are the
municipality, real estate owners and entrepreneurs (Lansen et al., 2018; Van Dijken & Dorenbos,
2021). These parties are often not aware of each other’s interests, do not have a shared vision for
the future of the inner-city and do not cooperate sufficiently (Suijkerbuijk, 2020). As challenges
in the inner-city have grown and more people live and work there, the concept of the ‘golden
circle’ has emerged. Consumers and residents also play an significant role in the development
of inner-cities (Platform Binnenstadsmanagement, 2020). The parties from the ‘golden circle’ are
the carriers of the approach and are all needed for a successful transformation of the inner-city
(Jdens-Talens et al., 2020). However, this research is specifically focused on the vacancy
challenge. Real estate owners and the municipality have a direct impact on vacancy, because of
property management and policies. In addition, these two parties have the resources to tackle
vacancy, for example they decide about rents, renovations, policies and regulations. The
engagement of consumers, residents and entrepreneurs is seen as important, but its beyond the
scope of this particular study.

In a study of Hakansson & Lagin (2014) the critical role of real estate owners in the
development of town centres is highlighted. They concluded that real estate owners often
overlook the necessity of actively engaging as stakeholders (Hakansson & Lagin, 2014). Itis also
difficult for the municipality to involve real estate owners in the inner-city (IJdens-Talens et al.,
2020). The municipality needs their real estate expertise and their financial resources, while real
estate owners also need instruments from the municipality, like subsidies or building permits
(Verlaan, 2019; Boelens, 2009).

This availability of resources influences the actions of stakeholders and their
cooperation with each other (Arik et al., 2016). Availability of resources affects decision-making,
determines the feasibility of projects and shapes the dynamics of stakeholder interactions.
Adequate resources facilitate cooperation, leading to sustainable development and effective
management of urban environments. Understanding and leveraging resource dynamics can
enhance stakeholder interactions and project outcomes (Pereda et al., 2017)

1.4. Three medium-sized cities in Sweden, Belgium and the
Netherlands

To understand cooperation with stakeholders, their resources and the associated
dependence three medium-sized cities are researched in this study. A medium-sized city is
defined as having a population ranging from 50,000 to 250,000 inhabitants (Eurotowns, 2024).
Helsingborg in Sweden, Turnhout in Belgium and Spijkenisse in the Netherlands are studied.
These cities have been setting up cooperation between real estate owners and the municipality
in recent years. All three cities take a different approach. In Helsingborg, for example, a city
company operates with a establishment manager. In Turnhout, the real estate owners work
together with the municipality in a non-profit association. And Spijkenisse has a BIZ for
entrepreneurs and real estate owners. Next to the BIZ, the real estate owners work together with
the municipality in a three-party consultation. The cities will be explained further in the methods
chapter.

1.5. Scientific and social relevance

This research is scientific relevant and there is knowledge gap to be filled. It is clear that
real estate owners are indispensable as stakeholder in the inner-city (Hakansson & Lagin, 2014).
There have been a number of studies on the role of real estate owners in urban environments (Sa
& Haila, 2023; Ryan-Collins, 2021). What is missing in this studies is the specific focus on the
inner-city. Next to that, these studies focus mostly on bigger cities, instead on medium-sized



cities (Talen & Park, 2021; Warnaby & Medway, 2022). There has been research done on
resources of stakeholders in the inner-city, but most studies focus on one resource instead of
different resources together (Sa & Haila, 2021; lonascu & Anghel, 2020). The last reason why this
research is scientific relevant, is because this study researches cities in an international
context, the authors above focused on one city, while this research will compare three cities in
three different countries.

This research is also socially relevant, because of the topic of vacancy. This research can
help stakeholders to fix vacancy problems in the inner-city of medium-sized cities. At first,
vacancy is only a problem for the real estate owners, who will miss out on income. Vacancy
becomes a problem for the municipality if there are negative effects for third parties. Empty
buildings can lead to an increase in crime, which can lead to a decrease of the quality of life in
the area which creates a negative cycle (Bromley & Thomas, 1993). Empty buildings have
negative effects on the environment and decrease visitor flows (Evers et al., 2015). Another
reason why this study is socially relevant, is that all stakeholders in the inner-city want a fun,
vital, accessible and liveable inner-city, from which they all profit (Marlet, 2009). To achieve this,
itis important that all stakeholders in the inner-city are willing to work together. For that reason,
it is important to research to what extent real estate owners and the municipality are dependent
on organisations, visions, resources and other parties.

1.6. Research question and sub-questions

This brings the following research question:

“To what extent does cooperation between real estate owners and the municipality have
an impact on solving the vacancy problem in the inner-cities of medium-sized cities?”

And the following sub-questions:

o Whatis the role of different organisations in the inner-city?

o Wat are the strategies real estate owners and the municipality use in the inner-city?

e What are indispensable resources for real estate owners and the municipality to operate
in the inner-city?

e To what extent are real estate owners and the municipality dependent on each other in
the inner-city?

e How do organisations, strategies, resources and dependency affect the vacancy
problem in the inner-city?

1.7. Structure of thesis

The research continues with a literature review, which explains the concepts of the
research question and sub-questions. It then discusses how the data analysis will take place.
The results are then performed and the research concludes with a conclusion and discussion
chapter, in which also policy recommendations are given.
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Chapter 2 Theoretical framework

This study seeks to answer the question whether cooperation between stakeholders, like
real estate owners and the municipality, in the inner-city has impact on solving the vacancy
problem. This chapter pays attention to the theoretical concepts that are needed to answer the
research question. There is a focus on the role of stakeholders in the inner-city, the resource
dependence theory, the different public-private partnerships and the vacancy problem. To
understand the role of stakeholders in the inner-city, it is important to know the history of their
engagement. This helps to understand how their roles are changed over time and helps to
identify or forecast their current actions.

2.1. From government to governance

From World War Il, the government was heavily involved in spatial planning, guided by
the belief of a makeable society. This faith dominated policies in the 1950s and 1960s. The
economic crisis of the 1970s brought down the belief in a makeable society (Bruinsma &
Koomen, 2023). From the 1980s, municipalities increasingly opted for market-oriented
approaches, because of low budgets. These low budgets were the consequence of diminished
tax revenues and national policy deregulation what resulted in decreased fiscal support (Van
Melik, 2008; Bressers, 2009 & Harvey, 1989). Private entities were increasingly exerting influence
and control over urban policies, which is called governance (Van Melik, 2008). Governance is
part of neoliberalism, in which governments stand up for market forces and support
entrepreneurial interests such as property rights and international free trade (Harvey, 2005).
Urban governance takes into account the complex interactions between different stakeholders,
who are all involved in shaping the urban environment (Zakhour & Metzger, 2019; Dekker & Van
Kempen, 2004). The inner-city is an important part of the urban environment these days (Evers et
al., 2015). The inner-city usually ends at a canal or former city wall (Van der Cammen et al.,
2012). The boundaries are more difficult to define in industrial and modern cities, but even this
cities have a central core that can be defined to as an inner-city (Evers et al., 2015).

Because of the rise of urban governance, real estate owners were given the opportunity
to participate in the inner-city and be co-responsible. Cooperation between real estate owners
and the municipality is sometimes difficult, because of differences in culture and
responsibilities. Values and interests are hard to be aligned and nowhere is the pressure of
social and economic interests on an area as high as in the inner-city (Evers et al., 2015; Van der
Boor, 1991). Nevertheless, it is certain that both parties need each other in urban development
in the inner-city (Oude Veldhuis, 1993). Stakeholders in the inner-city all want a fun, vital,
accessible and liveable inner-city (Marlet, 2009).

2.2. Stakeholders

As written in the introduction chapter, in this research there will be focused on real
estate owners and the municipality as the most important stakeholders for solving vacancy.
First, there is elaborated who the real estate owners are and their role. Then the focus is on the
role of the municipality.

2.2.1. Real estate owners

A real estate owner owns property in order to acquire as much capital as possible (Guy,
1994). Three types of real estate owners are often referred to, namely owner-user (uses the
property itself), the owner-developer (sells the property after development) and the owner-
investor (leases the property). Next, to these three sorts, there are also the institutional and
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private investors. Institutional investors are often large parties that obtain their financial
resources from pension funds or insurance policies (Van de Wiel, 1998). They operate regionally,
nationally or even internationally and therefore have little involvement in local issues (Segeren,
1998). Private investors are mainly interested in retail properties, largely located in secondary
streets (Vastgoedrapportage, 2010). The business interests of the investors exists of achieving as
much return as possible with the lowest possible risk (Stolwijk, 2012). In the study of Hakansson
& Lagin (2014), to which was referred before, it also became clear that real estate owners do not
perceive the need to integrate resources to the same extent as stakeholders deem necessary.
This is also how they are seen by others, as being reactive in their approach, only taking action
once competition enters the market (Hakansson & Lagin, 2014). Although real estate owners
acknowledge the importance of cooperation, they fail to understand the significance of actively
participating as stakeholders according to Hakansson & Lagin (2014) and Todeva & Knoke
(2005).

2.2.2. Municipality

A municipality performs tasks of direct relevance to its residents and its businesses.
Structural visions and zoning plans have to be made for the layout of the municipality. In a zoning
plan, the municipality lays down exactly what an area should look like. Next to the real estate
owners, also the municipality can play an important role in a strategic alliance. Next to that they
also rely to varying extents on investments and decisions made by private entities to stimulate
growth (Offe & Kean, 1984; Lindblom, 1977). According to Offe & Kean (1984) & Lindblom (1997),
this dependence is often structural, as real estate developers possess real estate expertise and
financial resources that local governments lack. Additionally, the market contributes to local
employment opportunities and tax revenues (Verlaan, 2019).

The resource dependence theory (RDT) is an appropriate theory to understand the
relationships between different stakeholders in the inner-city. This theory provides a framework
to understand the complex interdependencies, power dynamics, strategic adjustments and
external influences that characterize the relationships between different stakeholders in the
inner-city (Pfeffer & Salancik, 1978; Casciaro & Piskorski, 2005; Hillman et al., 2009). The
following paragraph will explain this theory and outline the various resources, stakeholders need
to operate in the inner-city.

2.3. Resource Dependence Theory (RDT)

The resource dependence theory (RDT) is a very influential theory in organisational
theory and strategic management (Hillman et al., 2009). RDT stems from the question of
accessing external resources while mitigating the risk of overreliance on partner organisations.
This questions has captivated researchers since the late 1950s (Biermann & Koops, 2016). The
work of Thompson (1967) represents one of the earliest attempts to explore how external
resources enter organisations and the consequences of the uncertainty associated with this
process on the actions and behaviours at the organisational level (Johnson, 1995). According to
Thompson (1967) no organisation operates in isolation, every organisation must engage in
exchange relationships with various actors, entities and organisations in their environments. The
uneven distribution of valuable resources inevitably gives rise to asymmetric exchange and
power dynamics among organisations (Johnson, 1995).

RDT gained public awareness when the book “The External Control of Organizations: A
Resource Dependence Perspective” was published by Pfeffer & Salanick (1978). RDT sees the
corporation as an open system, which is dependent on conditions in the external environment
(Pfeffer & Salancik, 1978). RDT views the environment as uncertain, but the interests of the
environment lie in the fact that it has scare resources that are valuable to the organisation.
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Therefore the organisation needs to accept the environment to obtain resources from its
environment (Pfeffer & Salancik, 1978). Next to the environment, power is also an important
concept. (Ulrich & Barney, 1984). Power is the opposite from dependence. Emerson (1962)
suggested by using the concept of social exchange, the degree of dependence of one social
actor ‘A, on another actor ‘B’, is determined by how much control ‘B’ has over a resource or
action that ‘A’ values. And by the lack of alternative for ‘A’ to acquire this resource or action from
other individuals. This imbalance in dependence creates an uneven power relationship between
individuals, as outlined by Emerson (1962) and Johnson (1995).

In summary, the most important assumptions of RDT are the organisation’s environment,
the necessity for scarce and valuable resources and the uncertainties surrounding their
accessibility (Arik et al., 2016). Ulrich & Barney (1984) also mentioned this assumptions of RDT.
They add the believe that organisations pursue two interconnected goals within their
environment. Namely, obtaining authority over resources to diminish their reliance on other
organisations and securing control over resources to heighten the dependence of other
organisations on them (Arik et al., 2016).

RDT can be linked to public-private partnerships. Those partnerships are predominantly
viewed as a tool to mitigate power disparities and to navigate the mutual dependencies between
focal organisations and external parties on whom the public and private parties rely for essential
resources (Casciaro & Piskorski, 2005; Pfeffer & Salancik, 1978; Ulrich & Barney, 1984). In this
way, public-private partnerships can optimize their control over critical external factors (Santos
& Eisenhardt, 2005). After paragraph 2.3, these public-private partnerships are further
discussed.

2.3.1. Resources in the inner-city

Thus, most organisations require fundamental resources. Resources required for area
development are held by several parties (Zhang et al., 2021). Types of resources have been
researched in several countries. For example, Jahed et al. (2020) conducted research on
regulatory schemes, market-based/financial schemes and informative approaches in the UK
and Turkey. Market-based/financial schemes are also called economic tools/instruments by
Kern et al. (2017) and Liu et al. (2020). They did research to resources in respectively Finland and
UK and in China. Tan et al. (2018) also wrote about these instruments and added knowledge as
well in Hong Kong. Meijer et al. (2009) also speak about organisational instruments in Australia
and Europe. Not all of these resources are relevant to this research about the inner-city.
Therefore five categories were chosen, namely physical, financial, relational, technical and
regulatory resources. These resources were chosen because they are essential for successfully
working together in the inner-city. An explanation of the different resources used by both the real
estate owners and the municipality in the inner-city is find below. This explanations show the
extent to which these resources affect cooperation and vacancy in the inner-city.

First of all, physical resources are important. Local governments possess or oversee
physical resources, which include land, buildings, infrastructure and vehicles. Effective
management of these resources is important, because they form the foundation of any urban
development and are therefore crucial for effective collaboration (Farvacque-Vitkovic & Kopanyi,
2014; Aghion et al., 2009). Examples of physical resources to tackle vacancy, are modernisation
and transforming of properties, window dressing and pop-up stores (Boelens, 2009).

Secondly, financial resources play a role in the inner-city. Financial resources are
necessary to fund urban projects. Without sufficient financial support, projects can fail to get off
the ground. By working together, real estate owners and the municipality can plan joint
investments, leading to more efficient use of financial resources and increasing the economic
vitality of the inner-city and eventually solve vacancy (Quigley & Raphael, 2005). Examples of
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financial resources are subsidies, loans, rent incentives, own capital and taxes (Bouwma et al.,
2015; Boelens, 2009).

Thirdly, relational resources are of importance. Gulati (2007) researched how relational
resources, also known as network resources, positively influence the formation of new
alliances. Next to that, he investigated the role of relation resources in an entrepreneurial
context, finding that they impact new companies’ quest for resources (Gulati, 2007). According
to Bouwma et al. (2015), relational resources often emerge from public-private partnerships. The
agreements between the parties are formalized in a covenant or agreement. Relational
resources are voluntary and actors utilize them because they depend on one another to achieve
their goals, like solving vacancy. Meeting each other is also a relational resource. (Bouwma et
al., 2015).

The fourth category of resources are technological or digital resources. Over the last
decade, there was a rapidly growing role of ICT and digitalization in urban development, those
created a new urban knowledge infrastructure (Benko et al., 2021). Digitalization has compelled
governments and public institutions to rethink laws, regulations and policies related to urban
development (Zysman & Kenney, 2018). Technical resources are crucial for implementing
modern urban solutions and improving the overall quality of the inner-city (Bughin et al., 2016).

The fifth and last important category of resources are legal and regulatory resources.
These resources encompass a wide range of laws and regulations. Their primary characteristic is
that a public authority sets binding requirements, which, if not complied with, are followed by
sanctions, for example a vacancy fee is given to a real estate owners who doesn’t do anything
with a vacant property. They apply equally to all targeted actors and protect them from arbitrary
governmental decisions (Bouwma et al., 2015). Examples are zoning planes, preferential rights
and buildings permits (Boelens, 2009).

Like as with every theory there are some shortcomings in RDT as well. RDT focuses
heavily on power dynamics and dependency relationships between organisations, potentially
overlooking other critical factors such as innovation and trust. Next to that, this theory focuses
primarily on external factors and the relationships between organisations, often neglecting
internal factors. Internal factors such as organisational culture and internal processes can also
significantly influence organisational actions and outcomes (Biermann & Koops, 2016; Hillman
et al., 2009). These shortcomings are tackled by also looking at the organisational structure of
the organisation. In this way, not only the external factors will get clear, but also the internal
factors. The next section therefore looks at the structure of different organisational forms
between public and private parties.

2.4. Public-private partnerships (PPPs)

In the last decade, there has been a growing trend towards utilizing public-private
partnerships to facilitate service delivery and execute substantial infrastructure projects
(Ghobadian et al., 2004; Hodge et al., 2010). A public-private partnership (PPP) is a partnership
in which resources will be shared between the public and private actors. Both have specific
qualities, a combination of those qualities can lead to a greater result (Hodge & Greve, 2007).
Van Ham & Koppenjan (2001) define a PPP as a collaborative arrangement between public and
private entities aimed at jointly developing products and services, while also sharing associated
risks, costs and resources (Ysa, 2007). This collaboration typically encompasses two key
dimensions: financial involvement of public and private actors and how they organize
themselves to achieve goals (Hodge & Greve, 2007). Below 3 different forms of PPPs are
described. The choice to describe these three forms of PPPs lies in their ability to highlight
different aspects of urban cooperation, like risks, benefits and resources (Kivleniece & Quelin,
2012; Warnaby et al., 2007; Mitchell, 2001). First, the joint venture is described.
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2.4.1. Joint Venture (JV)

Joint ventures have become a prevalent business model in certain industries. Originating
from the need to effectively execute organisational strategies, joint ventures aim to integrate
economic resources, skills and knowledge (Guofeng et al., 2020). According to Raff et al. (2009)
ajoint venture (JV) can be described by the sharing rule governing the distribution of profits
among partners cooperating on a project. It is a collaborative arrangement between businesses
that maintain theirindependence. To facilitate collaboration, a legally independent entity is
established (Reitsma, 2024). While joint ventures are an effective way to finance and implement
large urban projects, there are other models of public-private partnerships that are more
focused on the day-to-day management and improvements of inner-cities. One such model is
town centre management.

2.4.2. Town Centre Management (TCM)

Town Centre Management (TCM) can be defined as a structural partnership of public and
private parties in an inner-city with a joint deployment of resources, on the basis of equality. To
strengthen the appeal and thus the economic functioning of the inner-city (BRO, 2010; Hogg et
al., 2007). In the 1980s, TCM was non-committal in nature and took place on the basis of
goodwill and trust (Wells, 1991). Over the years, cooperation between parties has become
increasingly professional and non-committal has been replaced by a more business-like
management of the inner-city (Platform Binnenstadsmanagement, 2020). Given the diverse
values of stakeholders, achieving alignment in goals and direction may prove challenging
(Riviezzo et al., 2009). Therefore, it is essential for all stakeholders to possess an understanding
of the competitive pressures and available resources to enable a successful TCM alliance
(Whyatt, 2004). TCM uses instruments to get entrepreneurs and real estate owners to
cooperation. They are deployed as little as possible so that us-versus-them feelings stay away,
all actors must share the belief that they will be harmed if they do not take collective action (Van
Melik & Van Aalst, 2011). Examples of instruments are property tax (OZB), neighbourhood tax,
precario tax and advertising tax (Menger, 2005). These taxes had little success in the
Netherlands, that is why the BIZ was introduced in the Netherlands. A BIZ is according to Menger
(2005) also a financing instrument of centre management, a centre manager can be hired by a
BIZ (Menger, 2005).

2.4.3. Business Investment Zone (BlZ)

The Dutch BIZ concept is inspired by the business improvement district model (BID),
which the US and Canada already use since the 1970s. Since 2000, the UK has also been using it
(Lloyd & Peel, 2008). In the Netherlands, the BIZ started with an experiments act in 2009, in 2015
the experiment act was converted into a permanent law (VNG, 2019). ABIZ is a geographically
defined area. Entrepreneurs and/or real estate owners in the BIZ agree together on investments
to improve the quality of the area. They pay a compulsory tax every year, that goes through the
municipality back to the BIZ, which can make investments with the money. The advantage is that
problems about financial contributions and free riders, which cause so many initiatives to fail or
to be implemented only marginally, are circumvented (Menger et al., 2005; Forsberg et al., 1999).
Free riders are people who act independently and anonymously, apart from the group
(Carpenter, 2004). Next to paying a tax, it is mandatory to draw up a BIZ plan for the period the
BlZ is in operation. With a fixed period for planning and operation, the BIZ offers a more
business-like perspective on area-based cooperation (Cotterill et al., 2019). A BIZ exists for five
years and must be extended every five years (Risselade et al., 2019). There are three forms of BIZ
in the Netherlands, namely user-only BIZ, BIZ of real estate owners only and joint BIZ for owners
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and users (Risselade, 2020). The success of BIZ hinges on strong local engagement and a shared
sense of urgency among business members, alongside tangible reciprocal investments in the
business community (Boonstra, 2010). A BIZ can make a significant contribution to reducing
vacancy in the inner-city by investing in infrastructure improvements, marketing, supporting
local businesses, security and cleaning services and organising events. These joint efforts can
increase the attractiveness and vitality of the inner-city, leading to higher occupancy rates of
premises (Mitchell, 2001; Risselade et al., 2019; Raff et al., 2009; Hogg et al., 2007).
Unfortunately, there is still vacancy in the researched inner-cities. The possible reasons and
solutions are described below.

2.5. Vacancy problem

According to Locatus (2018), a retail property is registered as vacant if it is reasonably
expected that an outlet in retail, hospitality or other type of consumer-oriented services will
return in the vacant property. In addition, if located within a shopping area, the property must
have been in use as a shop and is now actually vacant, or the property is indicated as being for
sale/rent as an outlet. Finally, the vacancy duration is important in the definition: a maximum of
one year for initial and friction vacancy, between one and three years for long-term vacancy and
three or more consecutive years for structural vacancy (VNG, 2017; Van der Voordt et al., 2007).
Structural vacancy can become a problem for society. When buildings are left empty, it can lead
to anincrease in crime. The broken window theory of Wilson & Kelling (1982) explains this, it
states that visible signs of disorder, such as broken windows, send a signhal to criminals that the
area is not being watched, which can lead to more crime (Boggess & Maskaly, 2014). When
crime increase, the quality of life in the area decreases, which has negative effects on the
environment and decrease visitor flows (Evers et al., 2015; Vermeulen et al., 2016).

2.5.1. Reasons for vacancy

Talen & Park (2022) did research on urban retail vacancy. Explanations for retail vacancy
in urban areas are structural transformation of the retail industry, demographic changes and the
urban context. Structural changes in the retail industry, driven by e-commerce and the rise of
chain stores, have transformed consumer behaviour (Williamson & Dunham-Jones, 2021). The
shift towards online shopping has impacted traditional storefronts, while chain stores' pricing
strategies and economies of scale challenge small entrepreneurs. Creative destruction, wherein
large entrepreneurs outcompete smaller ones, exacerbates this trend (Jia, 2008; Florida, 2017;
Sutton, 2010; Bromley & Thomas, 1993). Moreover, suburban development patterns have
diverted consumer traffic from urban street retail to suburban shopping centres (Talen & Park,
2022). The second explanation, demographic change, involves shifts in population
characteristics that affect retail demand and storefront viability. Changes in population density,
income levels, and neighbourhood demographics impact consumer spending patterns and
preferences, potentially leading to higher vacancy rates. Gentrification processes also alter
retail offerings and pricing. (Talen & Park, 2022; Lokhorst et al., 2013).

Talen & Park (2022) also identify the urban context as explanation for retail vacancy. This
encompasses factors such as the availability and distribution of retail space, zoning regulations,
historical development, walkability, and community engagement within a neighbourhood.
Population and income levels may not align with existing retail inventory, impacting vacancy
rates (Talen & Park, 2022).

According to Talen & Park (2022) real estate owner behaviour also significantly
influences retail vacancies. Decisions regarding leasing, pricing, and property management
directly impact storefront occupancy. Some real estate owners exploit vacancy tax relief
programs, disincentivizing active tenant-seeking (Talen & Park, 2022).
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2.5.2. Solutions for vacancy

A solution for vacancy could be to transform or restructure empty properties to
residential locations or other functions, like entertainment or catering (Harmsen, 2008). A
temporary solution could be to open seasonal shops or pop-up concepts (Stolwijk, 2012). Or
there could be window dressing, a way to disguise vacancy. The windows could be used for
commercial purposes (Holmqvist & Lunardo, 2015). Real estate owners can address vacancy by
promoting active leasing and responsible property management (Talen & Park, 2022). An
example is to attract new tenants with rent incentives. This brings opportunities for start-up
entrepreneurs to try out new shop concepts or products. A risk of this solution is that property
can quickly become vacant again if the entrepreneur does not make it (Talen & Park, 2022).

2.6. Conceptual model

The conceptual model (figure 2.1.) below is formed on the basis of this theoretical
framework. The model starts with the two stakeholders that are researched in this study, the
municipality and real estate owners. They form public-private partnerships, for example joint
venture, town centre management or business investment zone. Those partnerships are
influenced by the way they are dependent on each other. On the other hand, those partnerships
contribute to solving vacancy in the inner-city, which is the end goal. However the different
resources available in the inner-city have an influence on the approach of vacancy in the inner-
city.

[ Real estate owners ] [ Municipality ]

Dependency

Business Investment Zone

Joint Venture

Town Centre Management

Resources
-Ph sical
Y- ¢ g'

Reions

Regulatory

Technological

Figure 2.1. Conceptual model (Verhagen, 2024)
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Chapter 3: Methods

This chapter explains the qualitative methods that are used in this research. Next to that,
the different data sources are explained, namely semi-structured interviews, policy documents
and news articles, figures and reports. Then the ethical reflections are showed. After that, the
cases and their respondents are further explained. Next, the topic list and the coding process
are discussed. The chapter ends with an explanation of validity, reliability and suitability.

3.1. Qualitative methods

Reasoning from the research question, “To what extent does cooperation between real
estate owners and the municipality have an impact on solving the vacancy problem in the inner-
cities of medium-sized cities?”, a qualitative scientific research design was arrived at.
Qualitative research aims to understand the richly textured experiences of human beings and
their reflections on those experiences. The research question aligns well with the aim of
qualitative research, because it seeks to explore and understand the complex and nuanced
dynamics involved in addressing vacancy issues (Jackson et al., 2007). This question tries to
understand the relationships between real estate owners and the municipality and how this
affect the vacancy in the inner-city. This question also seeks to understand how the
stakeholders experience their cooperation, those reflections are also a part of qualitative
methods (Yin, 2009). Next to that, qualitative research is a great method to unpack the
complexity of a research problem like this one, it explores the multifaced aspects of the problem
(Charmaz, 2014). At last, qualitative research aims to generate insights that can provide
recommendations, this research can give recommendations about cooperation in the inner-city
to the municipality (Charmaz, 2014).

3.2. Case study research

This study is a case study research, which is a form of qualitative methods. It compares
three cases, three medium-sized cities in Helsingborg, Turnhout and Spijkenisse. The objective
of case study research is to examine and portray a particular context in order to enhance
comprehension of it (Cousin, 2005). Typically, case studies utilize various data sources and are
constrained by specific spatial and temporal parameters (Schoch, 2020). This is also the case
for this study. The data sources that are used, are semi-structured interviews, policy documents
and news articles, figures and reports. This forms of data sources will be explained in the next
paragraphs. The cases are constrained by specific spatial parameters, namely the study is about
the inner-cities of the researched medium-sized city. Next to specific spatial parameters, the
cases are also constrained by temporal parameters. The cases are researched in a specific time
frame, namely from March to June. This could have the effect of painting a picture of the
situation in those months when the situation would be different earlier or later. Some
consequences of working together, could also become visible only later. This can be
accommodated by using a secondary data source, namely policy documents (Schoch, 2020).
Specific spatial and temporal parameters give the advantage to bring focus in the research
(Schoch, 2020). Another advantage of case study research is that it provides a detailed and
comprehensive description of the topic, which helps in understanding its complexity (Houghton
etal., 2014). Next to that, case studies often take a holistic approach, which mean they study
the whole topic instead of only isolated parts (Njie & Asmiran, 2014).

Understanding the role of the researcher in relation to the subject of the research is
crucial. There exists a spectrum of involvement, ranging from complete detachment, where the
researcher is an ‘outsider’ to varying degrees of engagement. In this study, the researcher
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assumes the role of a ‘visitor’, a common stance where they visit the research site and conduct
interviews with respondents (Scapens, 2004). Unfortunately, due to the limited time of this
study, it was only possible to visit one of the cities once. This study exemplifies a collective case
study, where multiple instances within the same category are chosen to attain a form of
representation. In principle, research always look for representative cases, but a rigid sampling
process was hot used in this study. This is because, the cases are selected based on their
suitability for research access (Cousin, 2005).

3.3. Data sources

3.3.1. Semi-structured interviews

As already stated above, this research makes use of semi-structured interviews. Semi-
structured interviews allow for consistent exploration of key issues across multiple interviewees
while retaining the flexibility to delve deeply into topics and pursue follow-up inquires based on
respondent’s responses (Scapens, 2004). Advantages of semi-structured interviews are their
adaptability and versatility. They can be employed in both individual and group settings, which
was handy in this research, because some interviews were conducted with more than one
person. A key strength lies in their ability to foster a dynamic interaction between interviewer and
participant, allowing for spontaneous follow-up questions based on responses (Galletta, 2012;
Hardon et al., 2004). The interviews are focused, with an front-designed topic list, while they still
give the investigator the autonomy to explore pertinent ideas that may come up in the course of
the interview (Adeoye-Olatunde & Olenik, 2021). This topic list can be found in the Appendix.
There are also some disadvantages to semi-structured interviews, namely it is recourse-
intensive method. They require a significant amount of time to conduct, transcribe and analyse
(Adeoye-Olatunde & Olenik, 2021). This has been tried to accommodate by using Microsoft
Team’s transcription feature. This application makes a transcription of the interview while
conducting. This transcription still contains occasional errors, but was helpful while writing the
transcripts. Next to that, for analysing the interviews, the coding program NVivo was used. This
program was helpful, because it was used to make an overview of different codes which was
later used to make a code tree. Another disadvantage of semi-structured interviews that was
experienced during the study is the variability in data quality (Harris & Brown, 2010). Not every
respondent was equally talkative, which caused some respondents to answer a question very
extensively, where others gave a very short answer. Because of this, there was a lot of difference
in depth of the interviews. This has been resolved by reading policy documents as well. These
clearly describe what cooperation looks like in the inner-city and what resources are used. The
interviews often provided additional information on this, therefore it was not a big problem if a
complete answer to the question was not given (Zhang & Cresswell, 2013).

3.3.2. Policy documents

A part of this study is to understand the different strategies that are implied in the inner-
city. Having a clear vision about the inner-city has a profound impact on stakeholder
cooperation. It provides a common direction, increases engagement, improves communication
and facilitates coordinated decision-making (Zhang & Cresswell, 2013). There were different
kind of policy documents seen and read in the cities. Those are shortly described below:

Helsingborg
e An establishment strategy which creates consensus between different real estate
owners regarding the needs and supplies that are in demand in the inner-city of
Helsingborg. The strategy is also intended as a tool that the establishment manager can
use in dialogue with potential tenants and real estate owners (HBG City, 2023).
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Three different strategies for some areas in the inner-city in which are the following
things are described: feelings about the space, preferred target group, why the place is
unique, the style of the place, experiences, perceptions and the environment (HBG City,
2024).

A map on which the seven different named areas of the inner-city of Helsingborg are
seen (HBG City, 2024).

Turnhout

A brochure about the core strengthening policy in the inner-city. In the brochure there is
written about the demarcation of the inner-city, the image quality plan of the city, the
benefits entrepreneurs and real estate owners receive from the municipality and
instruments to solve vacancy (Stad Turnhout, 2024).

A map of the current demarcation of the inner-city, with the core shopping area, the
transition zones and approach streets (Stad Turnhout, 2024).

An internet page about the fee system in the city. On which also the image quality planis
explained (Stad Turnhout, 2024).

A report about retail in Turnhout. In this report the most recent figures about vacancy in
retail in the core shopping area could be find (Provincie Antwerpen et al., 2024).

Spijkenisse

A course document and implementation program for transition from ‘shopping area’ to
‘city hall room’. In which the course of the inner-city is described, the implementation
agenda and some underlying analyses (ArnoRuigrok-PPP & De Zwarte Hond, 2021).

A map of the inner-city which shows how many square metres of shops were
transformed to other functions (Gemeente Nissewaard, 2024).

One of the advantages of reading policy documents is already stated above. Another
advantage is that it they also work to other way around, instead of using the policy documents as
an extra source, they are also used to control the data that was given by the respondents (Harris
& Brown, 2010). Next to that, the policy documents were read before conducting the interviews,
in that way the historical context was already a bit clear so that the questions could be adapted
to that (Zhang & Cresswell, 2013). The data obtained from reading the policy documents can be
read in the results chapter or is used to describe the cities in the introduction or methods
chapter.

3.3.3. News articles, figures and reports

Next to semi-structured interviews and policy documents, this research made also use

of newspaper articles, figures from Locatus (2024) and reports. Newspaper articles about
vacancy problems in the different cities are used. Newspaper articles and figures from Locatus
(2024) could contribute to the research by giving the most current information about the status
of vacancy in the specific inner-city. Next to that, also some reports were read and used to
outline the problem of vacancy in inner-cites. A disadvantage about news articles is that they
may be subject to bias orinaccuracies, especially if they are written quickly to respond to
breaking news. Journalist may make mistakes or misinterpret information (Maier, 2005). This
was captured by looking at several news articles and comparing them with the read reports.
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3.4. Ethical reflections

The information gathered during the interviews needed to be anonymized to ensure that
no participants can be identified from the research data. This process involved removing any
identifiers from the interview transcripts that might revealed the identity of participants (Hutter
etal., 2010). This was sometimes hard, because some respondents hold unique positions within
the inner-city, which makes it easy to identify them. To prevent this situation, respondent’
opinions were often grouped together, so that itis not clear who exactly said what. At first, it was
the idea to group the real estate owners in categories according to how many properties they
had. This was alter modified to ensure the anonymity of real estate owners. Indeed, in some
cities, there were only a few major owners, so it would be immediately clear who had said
something.

Another important issue to reflect on, is the use of online interviews. Traditionally,
qualitative interviews have been conducted in person (Novick, 2008). However, in this study,
challenges such as time and place have limited the physical mobility of the researcher. In the
short period this research had to be conducted, it was not possible to visit the cities in three
different countries. Conducting the interviews online was a solution (Cater, 2011). What does
matter when conducting online interviews is that the researcher and respondent are both
experienced and confident with video communication technologies (Farooq & De Villiers, 2017).
Next to that, a disadvantage of conducting online interviews is the risk of technical problems,
ranging from poor internet connections, software failures or problems with audio and video
(Upadhyay & Lipkovich, 2020). To minimise the risk of technical problems, respondents were
informed in advance that the interview was being conducted via Microsoft Teams so that they
could test the software beforehand. In addition, the researcher made sure she was always in a
quiet place at the time of the interview (Upadhyay & Lipkovich, 2020).

A last ethical reflection is about the fact that some of the interviews were conducted in a
second language. In qualitative research interviews, it is common for researchers and
participants to speak different first languages. This is also the case in this study, in the case of
Helsingborg. Talking in a second language, in this case English, can impact the quality of the
interview data. Participants often require more time to conduct interviews in their second
language, which can affect the depth and clarity of their responses (Cortazzi et al., 2011). To
avoid this as much as possible, the topic list was sent to the respondents prior to the interview.
In this way, they could prepare themselves for the questions that would be asked. This could
help them answer more fully and accurately (Cortazzi et al., 2011). In addition, a translation app
was used, both by the researcher and the respondents, during the interviews to quickly look for
terms.

3.5. Sampling method

As said before, a rigid sampling process was not used in this study. At first a survey was
made by Platform Binnenstadsmanagement. Dutch and Flemish respondents could fill these in,
if they wanted to be part of the research. Based on these answers, a Dutch city was chosen.
Unfortunately, the city couldn’t participate any longer, because the real estate owners didn’t had
time. In the meantime, it was decided to research a medium-sized city. In Sweden, there was
first contact with someone in Gothenburg who gave a contact from someone in Helsingborg.
Helsingborg was directly enthusiastic to take part in the research. In the inner-city they were
working hard to strengthen the cooperation between the municipality and the real estate
owners. Atfirstit was hard to find some city in Flanders. There was a city found, but this one was
not already invested in cooperation between real estate owners and the municipality. That is
why, there was chosen to look out for another city. Turnhout was found by looking for medium-
sized cities on the internet. Turnhout stood out because they are engaged by a core
strengthening policy in the inner-city. Turnhout also wanted to participate in the research. At

21



last, Spijkenisse was found at the day of the inner-city, which is organised by Platform
Binnenstadsmanagement. Spijkenisse gave a presentation about their work in the inner-city, in
cooperation with the municipality and the real estate owners. They were also willing to
participate. That is how the three cases were selected, not by a rigid sampling process but on the
fact that all the three cities were already engaged in cooperation between the municipality and
real estate owners. By focusing on cities already involved in collaborative projects, the results
can be directly relevant to the purpose of the study. This increases the practical applicability of
the findings. These best practices could be useful for other cities by providing valuable insights
(Froding et al., 2013).

3.6. The three chosen cases

Above there is showed how the cases were chosen. What the cases have in common is
that they all are engaged in the cooperation between real estate owners and the municipality.
Next to that, they are all medium-sized cities. Helsingborg has 151,306 inhabitants, Spijkenisse
has 72,830 inhabitants and Turnhout has 46,923 inhabitants (City Population, 2023; CBS, 2024;
Turnhout, 2024). A medium-sized city has between 50,000 and 250,000 inhabitants according to
Eurotowns (2024). Next to the agreements, there are also some differences between the three
cases. First of all, the distance to a neighbouring, often bigger city. For example, Helsingborg is a
65km drive from Malma, in contrast Spijkenisse is just a 25km drive from Rotterdam. Turnhout is
justin between, with a 45km drive from Antwerp. Next to that, Turnhout and Helsingborg both
are close to a country border, respectively the Netherlands and Denmark in contrast with
Spijkenisse. The average income in the cities is different. In Helsingborg, the average income is
58.000 euro per year. In Spijkenisse, itis 28,250 euro per year. And in Turhout, itis 31,669 euro
per year (CBS, 2024; SKR, 2023). Also, in Belgium the municipality has more resources to use in
the inner-city than in the other two cities (Stad Turnhout, 2024). At last, they all use different
forms of cooperation between the municipality and the real estate owners in the inner-city. The
three cases can show the effects of different forms of cooperation on vacancy in the inner-city.
This helps identify which forms of collaboration work better in reducing vacancy rates. This leads
to more comprehensive and robust conclusions that are applicable in different contexts
(Froding et al., 2013).

3.7. Respondents

In every city, seven respondents were interviewed. Five real estate owners and one
employee of the municipality. The seventh person was different in every city. In Helsingborg, this
was someone from the city company. This is a company who is responsible for the inner-city, a
nationwide concept in Sweden (HBG City, 2024). In Turnhout, this was an catering entrepreneur
who was also part of the inner-city association and in Spijkenisse this was a centrum manager
who worked on behalf of the BIZ. The interviews were conducted from April to June via Microsoft
Teams, however the first interview was conducted on location in the city hall of Turnhout. This
was done, because the municipality of Turnhout could not sent the contact details of real estate
owners due to privacy constrictions. There was chosen to conduct 21 interviews, to reach
theoretical saturation. It was thought that by the amount of 21, there would not emerge any new
codes (Fusch & Ness, 2015). This turned out to be the case.
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3.8. Operationalisation

The schema below shows the topics that were used in the interviews, those are based on the
concepts of the theoretical framework. Next to the topics, some dimensions are showed and the

reasoning, why this topics are used.

Table 3.1. Operationalisation (Verhagen, 2024)

Stakeholders Real estate owners Is the respondent aware of the other
Entrepreneurs parties in the inner-city?
Municipality If so, the respondent is good at
Costumers naming the extent to which he
Residents depends on others.
Organisations Active Is the respondent part of an
Profit organisation? And how does this
Role of real estate owners | Organisation operate?
Role of municipality In what way is the respondent
Origin and purpose dependent on this organisation?
Vision
Financial costs
Meetings
Resources Physical resources: Canthe respondent name different
transformation, window- resources on which he is dependent
dressing while operating in the inner-city?
Financial resources:
subsides, charges
Relational resources: other
organisations
Technological resources:
online platform, data
analysis, automated
management
Legal and regulatory
resources: transformation,
flexible leases
Dependence Role municipality Can the respondent name in what
Role real estate owners way he is dependent on the other
party in the inner-city?
Vacancy Owned properties What does the vacancy problem look
like according to the respondent?
What is the role of themselves in
solving the vacancy problem?
What is the role of the other party in
solving the vacancy problem?
3.9. Coding

Before the coding could start, the interviews were all transcribed with help of Microsoft
Teams. The coding started with inductive coding for the first seven interviews that were
conducted in Helsingborg. The interviews were read and every interesting topic or sentence got a
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code by using the program NVivo. There were six main codes, namely, dependence, future,
organisations, real estate owners, resources and vacancy. Those main codes were divided into
several sub-codes and extra sub-codes. After the process of inductive coding, the process of
deductive coding started for all the three cities. Inductive coding was only done in the case of
Helsingborg, after analysing this city, there was chosen to go directly to deductive coding for the
other cities, to save time. This could be a drawback, because there is a greater risk of bias and
misinterpretation (Armat et al., 2018). This was tried to avoid as much as possible by going
through all the interviews of Helsingborg very carefully and clearly writing down all codes. On the
basis of the codes from inductive coding, a new list was made for the deductive coding. The risk
of deductive coding is that there is only focus on what the answer is on the research question.
That is why it is the best to combine both methods, there is a focus but also space for other
codes (Armat et al., 2018). The codes that are used for deductive coding can be seen in the code
scheme, that can be found in the Appendix. Some codes are especially used for one city. Inthe
code scheme, they are seen in different colours. Quotes were also coded, the codes that are
used in the results chapter from respondents in Turnhout and Spijkenisse were translated to
English.

3.10. Validity, reliability, intersubjectivity and suitability

Below some import concepts which are (not) guaranteed in this study are explained.

Internal validity, also known as credibility is ensured in this study. This is ensured,
because the interviews are recorded and transcripts of the interviews were made. Next to that,
there is a code scheme available of the codes that were used in the analysis of the interviews. If
the research would be conducted again, the chance that the answers would be the same is
plausible (Scapens, 2004).

Extern validity, also known as transferability in qualitative research, is not ensured in this
study. The results are not applicable to any other context. The results say something about
working together in the inner-city. The results are not transferable to inner-cities where there is
no cooperation (Scapens, 2004). Arecommendation for follow-up research is therefore to also
examine cities where there is currently no form of cooperation. These recommendations can be
found in the conclusion & discussion chapter.

This study is reliable, because the sample is representative. It is a target sample, which
means that specifically individuals were selected who have particular characteristics. In every
city there are five real estate owners, one person from the municipality and one person from an
inner-city organisation interviewed. The fact that the same types of people were interviewed in
each city makes the sample representative (Scapens, 2004).

Next to that, in qualitative research, there is as much as possible strived for
intersubjectivity. In qualitive research itis hard to remain objective, but it is important that the
research results are not coloured by the opinion of the researcher. A way this was eliminated as
much as possible in this research, was the involvement of internship supervisors. They read
along with the research and were able to provide feedback without being in that research
bubble. In this way, space was made for other perspectives (Scapens, 2004).

A last reason to name, why the study is reliable and suitable, is the critical attitude of the
researcher during the study. The interviews were listened back during data collection. In this way
it could be noted in what ways further questions needed to be asked and what information was
still missing after conducting some interviews (Scapens, 2004).
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Chapter 4 Results

In this chapter the results of the interviews are analysed. Next to that, the policy
documents that have been viewed are discussed. Since this is case study research, each topic
is broken down into the three different cities, namely Helsingborg, Turnhout and Spijkenisse, in
this order. At the end of every section a table is showed to see the differences and agreements
between the cities.

4.1. Different organisations in the inner-city

In this part, the organisations that are operating in inner-city of the different cities are
discussed. This is important, because the way the stakeholders are organised says something
about how they work together in the inner-city.

4.1.1. Helsingborg

In Helsingborg, there is a city company active that is responsible for the inner-city. The
municipality is responsible for the rest of the city. This is a nationwide concept in Sweden and a
way for the municipality to ensure that the inner-city is being proactively worked on and that it
becomes a very attractive part of the city. Because of this city company, the role of the
municipality is not big in the inner-city, even though they pay a big part of the company, visit
meetings and stay in contact with the real estate owners. The most importantrole is reserved for
the establishment manager of the city company, he also makes the situation in Helsingborg
unique. He is working under the board and his role is to keep the bridge between the real estate
owners and the municipality. He was hired in 2022, because major chains such as H&M,
Stadium and Ahléns announced that they would be leaving the inner-city.

He helps the real estate owners to find companies and potential tenants. In bigger cities,
the real estate owners have an establishment manager in their own company already. According
to the establishment manager, this is one of the reasons why his role works in Helsingborg,
because of the size of the city. Another reason why the collaboration with the real estate owners
is successful, is that the establishment manager in the beginning only focused on gaining trust,
he said:

“The more open you can be with me and let me in on your ongoing discussions, the
easier it’s going to be for me to find the right tenants.”

The city company is owned by the municipality, but also by the real estate owners and
the tenants. The tenants exist of the entrepreneurs, restaurant and café owners. This means that
every party pays for a part of the company, where the municipality pays the biggest amount of
money. The tenants pay the lowest amount of money. At the moment 25 real estate companies
are part of the organisation, varying from small privately owned real estate companies to the
larger ones. The city company has a board with nine members, every party sends three members
to the board and someone from the city company leads the meetings. This person is therefore
independent of the three parties. Four or five times a year there is a meeting with all the
members, around 100 people come this meetings. Next to that the members also meet in apart
focus groups to discuss certain topics in specific areas of Helsingborg. The purpose of this city
company is to enable the parties to work together to strengthen the attractiveness of the inner-
city.
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A real estate owner sees the value of meeting and working together, and said the
following about:

“And that’s a great place to know, mingle and meet potential new tenants or meet
politicians or meet people from the city. But also getting a grasp of what’s going on,
what’s new and what’s happening. It’s really good.”

Next to the meetings with the board, the real estate owners also meet separately. One
thing that the real estate owners like about working together is that they have more resources.
They acknowledge they have a bigger impact because they’re with many. They can learn from
each other, solve issues on a daily basis and organise great events. The municipality of
Helsingborg also like the fact that the real estate owners are working together and said:

“We tend to see that they stay there for a very long time, they don’t just buy it, take the
equity and leave. They actually in for the long run so that is nice to see.”

Not all real estate owners are involved, the establishment manager mentioned that it is
hard to reach housing cooperatives, which often have shops under their apartments. It is
important to reach them, because they sometimes get tenants in their shops which shouldn’t be
there, because they don’t connect with the rest of the stores in the area. Next to them, it is hard
to reach private real estate owners who don’t live in the city. According to the municipality this is
not like a big problem, because there are just a few and they don’t impact the day-to-day work.

The real estate owners that are involved have come so far in their thinking that they
understand how much money they put in the inner-city, if they can’t work together with their
neighbours or the municipality, it will be like throwing all the money into a black hole. They really
see the importance of working together on a long term.

4.1.2. Turnhout

In Turnhout, there is an association active in which the real estate owners, catering
entrepreneurs and entrepreneurs, are active. The association is non-profit and is also called a
covenant, this means that there is an agreement wherein the association is expected to do some
tasks in the inner-city. The members of the association, sometimes pay for activities that are
organised, because the municipality has not enough budget. The meetings of the association are
joined by three members of every party and an alderman from the municipality. He is
responsible for centre management in the inner-city, meaning that his task is to deal with
vacancy. About the division of tasks, between the municipality and the association, he said:

“Hardware is with us, software is with them.”

By this he meant, that the municipality is responsible for the physical infrastructure and
facilities in the city. The association focuses on the intangible aspects of urban management
and development. This includes marketing, event planning, city image and other initiatives. This
year features a first for the real estate owners, they are going to co-finance a project in the main
shopping street of Turnhout. This street will be made bus-free and renovated. They are going to
co-finance, because they want to show the municipality that they are committed. The real estate
owners, the catering entrepreneur and the municipality like to work together, it takes some time
to invest but on the long term they will get it back.
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A real estate owner said the following about working together:

“What I find important is actually to notice that there are a number of actors who really
have an interest in the city thriving and flourishing that they are willing to put their
shoulders to the wheel to see what the solutions could be. | think that is an important
signal among themselves and also to the outside world.”

Not all the real estate owners are affiliated with the organisation either. Real estate
owners that are not involved can be divided in two groups. The first group are real estate owners
who are not involved in working together. They don’t look ahead and are just focused on their
own goals and money. They don’t look at the interests of society, the involved real estate owners
don’t like that, one real estate owner, said the following about it:

“It is a free society, but sometimes it is sad, when people choose to build the wrong
buildings in the wrong place.”

The other group are real estate owners who are active in the inner-city, but are not a part
of the association. Only the three biggest real estate owners of Turnhout are member of the
association. The two other real estate owners that were interviewed indicated that they know a
lot about the city. However, they didn’t know about strategies of the city. They said that every real
estate owner does their own thing in the inner-city, but they would like to be more involved to
learn from the others and to be part of organised events.

There is even a third group of real estate owners that are not involved in the association
at the moment, this are the real estate owners that are not part of the inner-city (anymore).
Because of the strict demarcation of the inner-city, some who used to be in the wider area feel
unheard according to the alderman. The municipality knows that they should continue to pay
attention to them to not lose their interest.

Next to this association of real estate owners, catering entrepreneurs and entrepreneurs,
there is also an association for only catering entrepreneurs. This is founded because in the
hospitality there are some specific needs, like terrace layout or what the canopies should look
like.

4.1.3. Spijkenisse

In Spijkenisse there are two organisations active in the inner-city. The first one is a BIZ for
entrepreneurs and real estate owners in the inner-city. Their purpose is to work together on an
attractive liveable inner-city that can survive on the long term. The municipality is participant in
the BIZ as well as stakeholder. They are participant, because they also have real estate in the
inner-city. They are stakeholder, because they set framework conditions, provide information
and collect the funds. An account manager of the municipality is active in the BIZ. One of the
first things he did when he started to work on the inner-city, was making a map of the inner-city
with all the real estate owners and visited them. One of the real estate owners said about him:

“He is a very positive official because he is very active. It always depends on the puppet,
on the people shall we say.”

Every participant has to pay a certain amount of money, based on the WOZ value of their
property(s). In this way free rides are excluded, because everyone has to pay. There is a centre
manager who works on behalf of the BIZ, he is busy with all facts of what goes on in the inner-
city, marketing and promotion, event organisation and inner-city layout. Next to that he is also
acquiring for owners who can’t get their premises filled. He sees the inner-city as a big shopping
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mall. The inner-city doesn’t consist of individual shops but is a big shopping construction where
you can get different things. The BIZ was founded in 2016 and extended in 2021, members of the
BIZ have to vote every five years for granting. One real estate owner don’t understand why this is

necessary, after all:

“You can’t unscramble scrambled eggs.”

Not everyone is interested in the activities of the BIZ, however they have to be part of it.
The account manager and centre manager don’t have the illusion that all the owners are equally
enthusiastic and see good reasons for that fact that not everybody is interested. It could be that
their pensions depends on their real estate or that their shareholders say, you have to focus on

making money.

The board of the BIZ exists of nine members, one independent chairman, four
entrepreneurs and four real estate owners. During their meetings, it was discovered that
entrepreneurs and real estate owners are concerned with the inner-city on a different level.
Entrepreneurs are mainly concerned with the short term, where real estate owners are
concerned with the long term. Therefore, the three-party consultation was established for the six
biggest real estate owners. This is the second organisation active in the inner-city of Spijkenisse.
Next to the real estate owners, also the BIZ and the municipality are part of it. The parties
together drew up a course document in which they outlined what needs to happen in the inner-
city, to make it future proof and save the vibrancy of the inner-city. The collaboration started right
before Covid-19 and the added value was immediately clear. They met almost every week to
quickly anticipate on changes.

In the table 4.1. the agreements and differences between organisations in the three

cities are showed.

Table 4.1. Overview of the different organisations in the inner-city (Verhagen, 2024)

Organisation

City company

Association

1.

BlZ

2. Three party
consultation

Members of e Municipality e Realestate 1. Entrepreneurs &real

organisation e Real estate owners estate owners
owners e Entrepreneurs 2. Realestate owners,

e Tenants e Catering BIZ & municipality
entrepreneurs

Purpose organisation | Enable the parties to Focus onthe 1. Work together on an

work together to intangible aspects of attractive liveable
strengthen the urban management inner-city that can
attractiveness of the and development. survive on the long
inner-city This includes term.
marketing, event 2. Make inner-city
planning, city image future proof and save
and economic vibrancy
initiatives.

Role organisation e Active e Connects 1. Prevention of free
establishment three parties riders, centre
manager who in the city manager who acts
connects e Organising like a broker,
municipality events and 2. Talking about the

activities inner-city on the long

28



and real
estate owners
e Helpsreal
estate owners
to find new
tenants

term, instead of
short term

Problems
organisation

Hard to reach housing
cooperatives and
private real estate
owners who don’t live
in the city

o Noteveryreal
estate owner
is involved,
however they
like to be
involved.

e Real estate
owners who
are outside of
the core
shopping area
feelunheard

1. Noteveryoneis
interested

Role municipality

Pays the biggest part
of the company, but
doesn’t have a big
role in the inner-city

An alderman of the
municipality joins the
meetings, he is a
centre manager and
is responsible for
fixing vacancy

Municipality is participantin
the BIZ and stakeholder
Account manager is active in
BIZ and three party
consultation

Role real estate
owners

Very active, lot of
meetings, like to work
together

Very active, like to
work together, only 3
big real estate owners
involved

Very active, like to work
together

Financial
contribution

Every party pays a
part of the city
company

The municipality has
a budget, but not
enough, real estate
owners co-fund
projects

Compulsory contribution in
the BIZ

Strategy/vision

For four different
areas in the city

Core strengthening
policy, visual quality
plan

Course document

4.2. Strategies of the inner-city

In this part, the strategies that the different cities have, are discussed. It shows the
analysis of the reading of the policy documents. This is important, because having a vision says
something about how the parties are working together in the inner-city. Next to that it says
something about the available resources in the inner-city.

4.2.1 Helsingborg

The establishment manager has set up an establishment strategy to create a consensus
between different real estate owners regarding the needs and supplies required in the inner-city
of Helsingborg (HBG City, 2023). The strategy is also intended as a tool that the establishment
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manager can use in dialogue with potential tenants and real estate owners. The strategy can
used by real estate owners, housing associations, private real estate owners, developers
working at the municipality and other real estate stakeholders, such as estate agents and
consultants. In the strategy the background of the organisation is explained. Next to that the role
and responsibilities of the establishment manager are discussed. The establishment manager
serves as a primary contact for potential tenants seeking connections with various real estate
owners, he actively develops and promotes innovative concepts to attract central
establishments in the inner-city, he acts as a coach and advisor for both real estate owners and
potential tenants and he engages with real estate owners to identity the types of activities
needed in the inner-city. The document also indicates that real estate owners are responsible for
handle space allocation and rent negotiations, supply up-to-date details on premises, prepare
comprehensive information on each space, involve the establishment manager in discussion
about future vacancies and contract terms, maintain an open dialogue about potential tenants
and redirect stakeholders whose space requirements cannot be met by the real estate owner.

Next to the tasks of the stakeholders, there are also some goals named in the document. The
goals are to enhance the appeal of the inner-city through strategic ground-floor utilization and
cooperation, fostering a vibrant environment that attracts more visitors. The aim is to make the
inner-city’s offerings compelling enough to compete with e-commerce and external retail,
focusing on convincing existing customers and businesses of Helsingborg’s value. Continuous
reassessment and improvement of business models and concepts are essential. There is strived
to building long-term partnerships with serious players to improve both the quality and financial
stability of offerings. Activities will be strategically relocated and new ones established
according to the route strategy. By highlighting select locations, current concept will showcase.
Finally, minimizing establishment costs for real estate owners is crucial to ensure investments
remain worthwhile. In the strategy there are set some targets for 2024. The goals is to get five
new members of real estate owners groups, 15 new establishments and a vacancy rate of 5%.

The establishment strategy refers to some neighbourhood strategies, which have been set
up in collaboration with the three parties (HBG City, 2024). The strategies are helpful for example
when a real estate owner has an empty premise. They just have to look at the strategy of the
specific neighbourhood and they know what kind of shop or restaurant is needed in that area.

On the map below, there are seven different areas seen, all with a specific purpose, varying
from the harbour to art and culture, shopping, the old town, innovation district, experience and
do and creative multiculturalism and student life (HBG City, 2024). This image indicates a multi-
faceted city that caters to a wide range of interests and needs, promoting a rich and varied urban
experience.

Vdra platsidentiteter

1. Hav, méten och sommar
2. Konst- och kulturkvarteren
3. Shopping

4. Gamla stan

B. Innovationsdistriktet

6. Uppleva och gora

7. Kreativ multikultur och studentliv

Figure 4.1. Map of purposes areas inner-city (HBG City, 2024)
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Three different street strategies were viewed. The strategies exits out of the following
topics, feelings about the street or square, the designated target group, the experience, the
characteristics of the neighbourhood. And are filled with images of supply, experiences and the
environment as inspiration for the specific area.

Figure 4.2. Image from one of the street strategies (HBG City, 2024)

The establishment strategy and street strategies of Helsingborg demonstrate a
comprehensive approach to urban development that prioritizes collaboration, strategic
planning, stakeholder engagement, and the creation of vibrant appealing urban spaces. These
efforts are designed to foster economic growth, enhance community well-being and position the
city competitively in the regional and global context.

4.2.2. Turnhout

In Turnhout, the municipality has set up a core strengthening policy. This policy exist of
two parts, namely new impulses for the inner-city of Turnhout and new demarcation of the inner-
city. The first part is about the fact that the municipality will take target action in the period 2020-
2025 (Stad Turnhout, 2024). They want to strengthen the image quality and appearance, to
improve commercial property infrastructure and to strengthen affordable and quality housingin
the inner-city. To improve the image quality, the municipality developed an image quality plan.
The image quality plan outlines a framework for construction projects and redevelopment of
public spaces. There is a directive in force that puts a brake on the increase of specific
commercial establishments, namely kebab shops, mini-supermarkets, day shops, pizzerias,
betting shops, newspaper shops, mobile phone repair services and barber shops. The strong
growth of these shops had a negative impact on the desired image of the inner-city. In certain
streets, they also lead to impoverishment of the supply.

In the vision there is also something written about the financial situation in the inner-city.
In the period 2020-2025 the municipality gave an annual grant of 100.000 euros to the inner-city
association for organising shopping and hospitality experiences. Next to that, the municipality
gives premiums for those who invest in the quality and appearance of the available commercial
premises, by doing this, new commercial activity will be attracted. Investing can be done by
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merging existing smaller premises, fagade renovation and providing opportunities for working
and living above shops. In the transition zones and approach streets, support will also be
granted to vacant commercial premises that are transformed to residential units.

Next to grants, the municipality also has an annual levy of at least 2500 euros that will be
given to a real estate owners of an vacant property. Before giving this levy, the municipality tries
to contact the owners to ask them for a solution. This can be done, for example, by reoccupying
the property or by renting, renovating or selling it. If there is no solution, the owner is charged
with the levy.

The second part of the core strengthening policy is about the new demarcation of the
inner-city. Turnhout has a defined core shopping area and retail growth area since 2000. These
are evaluated at the start of each new legislature and adjusted if necessary. See the map below
for the demarcation. The red area is the core shopping area, the yellow area is the transition
zone and the green area are the streets leading up (Stad Turnhout, 2024).

Legende 1 centimeter = 115 meter x

- kernwinkelgebied - Aanloopstraten

Overgangszone

Figure 4.3. Map of the inner-city of Turnhout (Stad Turnhout, 2024).

What becomes clear on the basis of above information is that Turnhout uses a
multifaceted and strategic approach in which they combine regulatory measures, financial
incentives, and targeted urban planning. This can effectively enhance the quality and
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functionality of an inner-city area. This can lead to a more vibrant, attractive and economically
sustainable area.

4.2.3. Spijkenisse

The parties in the three-party consultation wrote together the course document and
implementation programme for transition from ‘shopping area’ to city hall room’ (ArnoRuigrok-
PPP & De Zwarte Hond, 2021). The document exists of three parts, namely the heading in which
the functional and spatial direction for the inner-city’s approach is discussed and the
organisational approach to the transition. The second partis the implementation programme, in
which the implementation agenda, the main tasks and project and the area profiles that are
leading in steering the development in parts of the inner-city are discussed. The last part exist
out of four appendices which address underlying analyses or provide further depth. The purpose
of the document is to more sharply outline the functional future of the inner-city and the
appropriate spatial structure and layout. In order to make the inner-city more viable, attractive
and sustainable, a complete range of facilities, a recognisable structure, an attractive
accommodation by filling the buildings and designing the space and a compact centre by
properly managing shrinkage is needed.

The document also write something about the cooperation between stakeholders:
municipality, real estate owners and entrepreneurs. In that cooperation, parties have to fulfil
their own roles but they must also position each other in such a way that everyone can play their
part. Cooperation is necessary to achieve improvement of the inner-city. It is a long-term
process that requires monitoring and adjustment along the way. In this process, all stakeholders
have arole to play. Roles are related to specific tasks and responsibilities of the parties, with the
nature and extern of their interests and with the resources at their disposal. That is hot only
money, but also the deployment of other resources and instruments available to those parties.
In the three party consultation, the interests come together. This consultation is therefore
important forimplementation of the joint programme. Here, parties discuss how they can make
optimal use of each other’s efforts and to achieve maximum results together. Next to that,
projects which are of importance for the transition of the inner-city are also described in the
document.

s hart centrum

e rondje dorp
w— supermarkten

w— transformatiezones

Figure 4.4. Map of the inner-city of Spijkenisse, on which four different zones are highlighted. In
dark blue, the heart of the inner-city, in light blue, around the village, in green, the supermarkets
and in red, the transformation zones (ArnoRuigrok-PPP & De Zwarte Hond, 2021).
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The map, figure 4.4., above is divided in four groups. The dark blue circles mean ‘the
heart of the inner-city’. This is where the core branching is located. The light blue circles mean
‘around the village’, these are zones where the complementary branching is located. These are
shops that to some extent are purposefully visited. This is also where the focus of evening
catering and services is. Then there is the green group, where the ‘supermarkets’ are located.
The last group, are the red circles, ‘transformation locations’. A number of sites will lose their
retail function completely. Conversion to another function is the issue here. This can consist of
transformation to a substantially other form of use, mainly residential.

The course document and implementation program for the inner-city transition of
Spijkenisse demonstrate a strategic, collaborative, and adaptive approach to revitalizing urban
areas. By defining clear directions, fostering stakeholder cooperation, and categorizing
development sites, Spijkenisse aims to create a vibrant, sustainable, and attractive urban
environment for residents, visitors and businesses alike.

Table 4.2. Overview of different topics of the strategies in the inner-city (Verhagen, 2024)

Discussed topics

Role X Mainly about the X
stakeholders municipality

Prioritize X X
collaboration

Strategic X X X
planning

Goalsinner- | X X X
city

Financial X X
contribution

What is striking when comparing table 4.1. and table 4.2. is that in Turnhout the municipality
want to work on collaboration with the real estate owners, but about this is not much said in the
vision about the inner-city. Next to that, in the strategies of Helsingborg nothing is said about
how the financial contribution of the city company works.

4.3. Resources and dependency on real estate owners and the
municipality

In this part, the resources of the stakeholders in the different cities are discussed. The
resources are divided into five categories, as explained in the theoretical framework. Next to
that, the resources are divided into the resources of the real estate owners and the municipality.
Also, the dependency on the different stakeholders are discussed.

4.3.1. Helsingborg

In Helsingborg not much resources were mentioned by the real estate owners. An
internet platform on which they can put there empty spaces was mentioned. Next to that, they
sometimes do window dressing. The fact that few resources were mentioned may be linked to
the fact that real estate owners in Helsingborg feel very dependent on the municipality. The real
estate owners complained that the municipality of Helsingborg is too slow at the building
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permits processes. Because of the long waiting time, real estate owners can’t do their projects
because it takes too long to get a building permit and by waiting they lose income. When the real
estate owners want to change something or build new things, they feel very much dependent on
the municipality. One real estate owner said the following about it, to indicate that real estate
owners can’t operate without the municipality:

“Sometimes it feels like we can make our own choices, but we are very in their hands, so
to say.”

According to the real estate owners it should be different, the municipality should be
more open for discussion and they need to have a bigger understanding of what the real estate
owners need to build a good project. According to the establishment manager of the city
company it has to do with the people who are working at the municipality. According to himitis a
very big problem, because if it doesn’t get better, the real estate owners will no longer investin
the city, because they can’t do anything with the buildings they bought. One real estate owner
says about it:

“Yeah so it’s very strict, it’s sometimes really ridiculous, rules are frustrating, or the
person who is taking care of the question.”

The municipality, not the department of building permits, said that they are very aware of
this challenge and they set up meetings between the real estate owners and the department of
building permits and they act like a neutral partner. However, the municipality acknowledge that
the building permits department has to be strict: “the city is built for hundreds of hundreds of
years, we can’t just do whatever is requested right now.”

The municipality has a lot of more resources than the real estate owners in Helsingborg,
which is not surprising given the high dependency on the municipality experienced by the real
estate owners. The municipality has financial resources, for example out of taxes. They own
public space, there is detail planning about which they decide, there are policies and rules
about architecture. Next to that, because the municipality pay the biggest amount of money to
the city company, it is them who decide if the city company keeps existing. If they are not
interested anymore, the city company has no chance of existing anymore.

Even though the municipality has far more resources than the real estate owners, they
still feel dependent on the real estate owners. This is because the municipality needs them to be
interested in continuing investing in Helsingborg. They need to know what their strategic plans
look like, need to have day-to-day conversations with them, need to share plans of the
municipality, need to create a common vision, like where to develop in the city. Next to this, they
wish for the fact that every real estate owner company has an employee that works proactively
to fill the vacancies: “it would be great if there would be more people within the organisation that
work proactively to actually fill their offices and houses and promoting the region and the city,
that is something that we want to step up together with them.”

In Helsingborg, both the real estate owners and the municipality are dependent on the
city company, because they are the party which is looking for a golden path between the three
different interests.

4.3.2. Turnhout

The real estate owners in Turnhout have a lot more resources than the real estate owners
in Helsingborg. For example when there are vacant buildings, they can make use of
transformation from shops to residential units, they can refurbish the buildings, they can sent
the building to a colleague real estate owner, they can make use of flexible leases, also called

35



pop-up contracts in Belgium. Normally a lease is nine years and can be ended every three years.
With a pop-up contract, a building can be leased for only half a year. If all of these resources
don’t work, the real estate owners uses window dressing. For example they fill a vacant shop
with little concepts like crafts, a temporary coffeeshop orice cream shop. Or they have a
collaboration with a school who make clothes and they hang those in the shop window or
someone fills the shop window with their collection of antique bicycles.

In Turnhout the real estate owners have financial resources they put in projects in the
inner-city, for example for an event in the inner-city. Or this year, the main shopping area will be
made bus free and they are going to co-fund the project to show the municipality that they care
about the inner-city. Next to that, there is an app in which all the entrepreneurs of Turnhout are
highlighted. The idea is that it will also include an agenda showing what’s on in Turnhout.

In line with the amount of resources the owners have, they do not feel heavily dependent
on the municipality. In general they are quite satisfied with the municipality. They understand
that there are legislation and rules. According to them, they are not dependent as individual real
estate owners, but as the association. One real estate owner thinks the municipality can think
along more, and said:

“l do it for the city, but it is my income.”

About the association, the financial resources the municipality has now are limited,
primarily covering administrative costs and basic expenses. However, there is a push to increase
these resources to enable more substantial investments in local entrepreneurship and city
marketing. This would allow the association to develop and implement more ideas and
concepts. Increased funding could also lead to greater tax revenue for the city, makingita
beneficial investment. The financial system has already developed over time, because there has
been another financial system in place before, which did not work great in Turnhout. At the time
of the previous financial system, everything was organised per street and there was a tax
regulated by the municipality. The tax was collected in a specific area and the objective was to
actually use those funds to finance every street. The funds were collected centrally but were
redistributed by street and if in one street the funds were not fully used, another street could
apply for that money from the municipality. Everyone paid but in the end, one or two streets got
the money and this led to inconsistencies and competition for resources. According the
alderman of the municipality:

“and then you get contradictions, but I'm paying for something and I'm chasing them with
my contribution more and more to yonder.”

The municipality immediately stopped the system at the start of a new administrative
period and set up an alternative system. Now there is a general tax system, where different types
of taxes come together and a general allowance is paid to the association. The clear delineation
of the area ensures transparency and effectiveness. The municipality also indicated that much
would depend on the new elections, which at the time of the interview, had not yet taken place.
A new budget for the association could be set after the election. One of the real estate owners
mentioned the continuity of the real estate owners as an important resource, because the
politics are replaced every six years. Everything has to be decided again, while the real estate
owners just can continue their work.

Next to their contribution to the association, the municipality helps the real estate
owners also in another way. They offer subsidies for fagcade renovations and quality
improvements to retail spaces. These subsidies aim to enhance the overall aesthetic and
functionality of the inner-city. Additionally, there are incentives for converting upper floors of
retail spaces into residential units, contributing to a more vibrant inner-city.
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The real estate owners underscore the interest of working together, and being dependent
on each other:

"I think it's very important for any city in the whole world or any municipality in the whole
world that investments can happen to attract residents, to get rid of vacancies, to
renovate old buildings or give them a second life, | think that can't be separated. That's
just government and economics | will say."

However, overall, the real estate owners say that being independent is maybe a bit too
much to say:

“The word dependent is quite strong. | am convinced of the value of working together, the
fact that we see each other regularly, very much so, but being dependent | am or we
certainly are not and neither are they from me.”

The real estate owners don’t say there a dependent on the municipality, but they do say
to be dependent on chains or other real estate owners. Some keep asking very high rents, while
many premises are vacant, they proactively do nothing to get those filled.

Not only the real estate owners have a lot more resources, also the municipality has a lot
more resources than in Helsingborg. In Belgium, the municipality has the resource vacancy fee,
this means that the municipality can impose a levy on a real estate owner if a property is vacant
for too long. The real estate owners in Turnhout understand why this fee exist and think that in
general it is good motivation for a real estate owner to do something with the property. Next to
that, the municipality can transform shops into housing. When properties are difficult to
repurpose, the municipality can purchase and revitalize them, however this is seen as a last
option. What is specialin Turnhout is the rule that some types of shops are no longer welcome in
the inner-city. In paragraph 4.2. there is written about this policy. It is thought that this violates
the European Services Directive (2024), but this does not appear to be the case. One of the
derogations to the rule is being used. What is important is that it can only be a temporary rule.
With this rule, Turnhout has control over which shops are settling in the inner-city. The real
estate owners understand this, one said:

“It is just common sense. There’s nothing wrong with a hairdresser, but of course if it’s a
fake hairdresser where other things happen in the back of the room, | think that’s what
they mean, | think that’s perfect.”

At the moment they are thinking about solutions when this rule will be over, for example
issuing conditional authorisations in which you need substantive assistance, you get training
and guidance. So that the municipality can monitor what is earned and how. Another resource
that challenges the real estate owners is additional costs that are incurred when shop owners
are for example open during a Saturday or Sunday. Also in Turnhout it is sometimes hard to get
building permits. One real estate owner, who is not in the association, said:

“In some areas they are just completely missing the ball, that | don’t think they know it is
so alive.”

4.3.3. Spijkenisse

Collecting money for a specific area, also happens in Spijkenisse, namely in the BIZ, as
described in paragraph 4.1. Because of the BIZ, the real estate owners have financial resources
to invest in the inner-city.
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The municipality feels dependent on the real estate owners, because of this financial resources:

“Real estate owners bring financial resources to the table and will start investing only if
something favourable comes out of it for them in the end.”

In Spijkenisse, the real estate owners don’t really make use of window dressing, because
vacant shops are not in a walking route and would unnecessarily draw visitors away from other
places. Sometimes, they use stickers on their shop windows to attract attention of visitors. Apart
from that, real estate owners use temporary contracts so temporary tenants can make use of
the buildings. At last they use internet platforms of brokers with vacant stores.

Another important resource that the real estate owners have is the fact that they can
keep a property empty. It is sometimes better to do that, because the bank looks at the value of
their property every year. Suppose you are going to put a tenant in at much lower rental terms,
then your WOZ value goes down, the bank then says at some point, this happens to so many
properties of yours, so actually you are under water, you are worth less than as stated in the
book, so then an owner sometimes really has to write off millions at the bank. So then
sometimes it's more convenient to leave a property empty. The municipality feels dependent on
this actions, because a vacant shop does not contribute to the streetscape, which is important
for the municipality.

However, the municipality has much more resources in the inner-city than the real estate
owners. First of all, the municipality has subsides. They do a lot of research to subsides they can
apply for. In total almost two million in subsidies got granted. Some examples are, the relocation
subside, the impulse subside which just takes the edge of investments and the fagade fund. One
of the real estate owners said about those subsidies:

“Just looking back, now there are 44 houses under construction, but they could not have
been realised without subsidies. So yes in that sense dependent on the municipality yes."

The municipality also has some resources which make the real estate owners dependent
on the municipality in a more negative way than the subsidies. For example the preferential
right, this means that the real estate owner can only sell their property to the municipality. The
municipality uses this to monitor the quality and infill of certain properties in the inner-city.
Other resources that the municipality has are policies, procedures, public space, lawyers, a
council and aldermen, licences, paid parking and zoning plans. With these zoning plans, the
municipality can change the planning purpose of a property. This is a resource that will be used if
nothing else works for transformation of properties. If they are planning to do so, they have let
the owner know in advance, other way planning damage is created. Changing the planning
purpose of a property can limit the options for the owner and it does something to the value of
his property. The owner has a year to change his property.

The above resources make the real estate owners very dependent on the municipality.
One real estate owner said that in the following way:

“For us the city hall, to put it generically, is necessary.”

However, the real estate owners and municipality are dependent on each other as well,
when it comes to investing for example. They both need each other to continue investing in the
inner-city. In recent years It has become clear that the parties need each other in the inner-city.
According to one real estate owner:

“A municipality can’t do this alone, an owner not alone, an entrepreneur not alone. That
collaboration is necessary.”
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Table 4.3. Overview of different resources and dependencies in the inner-city (Verhagen, 2024)

Resources real estate owners
Physical resources

Window dressing X X X
Transformation buildings X

Refurbishment buildings X

Keeping a property empty X
Financial resources

Financial contribution to X X X
inner-city

Relational resources

Contact with other real X X X
estate owners

Continuity X

Technological resources

App about the inner-city X

Internet platform X X
Regulatory resources

Flexible leases X X

Resources municipality
Physical resources

Paid parking X
Public space X X X
Transformation buildings X X
Financial resources

Taxes X X

Subsidies X X
Financial contribution to X X, but limited

organisation
Regulatory resources

Building permits/licences X X X

Detail/zoning planning X X

Rules about architecture X

Vacancy fee X

Preferential right X X

Banning certain types of X

shops

Rules about closing times X

shops

Are real estate owners dependent on other parties?
Yes, on the Yes, on the Yes, on the
municipality municipality municipality

Yes, on chains or
other real estate

owners
Is the municipality dependent on other parties?
Yes, onthereal | Yes, onthe real Yes, on the real
estate owners estate owners estate owners
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Table 4.3 shows the differences in the availability in resources the three cities have. Next
to that it also shows the differences in resources between the municipality and the real estate
owners.

4.4. Vacancy in the inner-city

This paragraph compares the different vacancy situations in the three cities. Next to that
the different reasons and solutions are discussed. This paragraph is a stepping stone to the final
section in which paragraphs 4.1. up to 4.4. are compared with each other.

4.4.1 Helsingborg

In Helsingborg, there is at the moment 6% vacancy. Last year it was 5%, it went 1% up,
but this is no problem according to the establishment manager. The stores are already rented
out but they haven’t started to build the stores yet. Next January, the vacancy rate will be
probably 3-4% according to him. The worst year in Helsingborg was during the pandemic in
2020-2021. Some entrepreneurs had a lot of troubles and had to put down their businesses.

Vacancy in the inner-city of Helsingborg is driven by multiple reasons. One significant
issue are changing consumptions patterns, particularly the rise of online shopping. This poses a
major challenge for smaller shops. Additionally, inconsistent opening hours among shops in the
inner-city create an uneven shopping experience, especially when compared to the shopping
hours of the shopping centre outside of the city. This shopping centre draws costumers away
from local shops. Economic factors such as downturns, high interest rates and inflations are
also reasons that were named for vacancy. However, some real estate owners believe this is a
temporary issue that will solve itself. Moreover, some real estate owners, the ones that are not
concerned with the inner-city, choose to keep spaces empty until they find the right tenant,
rather than filling them with less desirable tenants.

To address the vacancy challenge in Helsingborg, several solutions have been proposed.
According to the real estate owners, the establishment manager and the municipality working
together is crucial. Developing and adhering to a shared strategy, where specific street are
designated for particular types of retail, ensures coherence and maximize the appeal of different
areas. The municipality can play a significant role by creating job opportunities and attracting
large companies to the city, which stimulates economic activity and reduce vacancies.
Improving the relationship between the municipality and real estate owners also contributes to
reducing vacancy rates. Real estate owners need to be proactive and creative in attracting
tenants, for example by reducing the rents. Lowering rents even if it means a decrease in
property value can be more beneficial than having empty spaces that generate no income.
According to the respondents, Helsingborg can in this way effectively address inner-city
vacancies.

4.4.2. Turnhout

There is still a vacancy problem in Turnhout, even though Turnhout scores among the
better ones compared to neighbouring municipalities according to the alderman. The real estate
owners said that it sometimes would be nice if the buildings are faster filled, but thatis not a
very big problem.

Vacancy in the inner-city of Turnhout is driven by a range of economic, social and
structural factors. High rents, personnel costs and additional pay for weekend work make it
expensive to operate stores. Strong labour unions limit opening hours and restrict Sunday and
evening shopping. Next to that, the rise of online shopping puts pressure on shopping at physical
stores in the inner-city. The difficulty to access the inner-city reduces costumer flows, while
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Turnhout relies on shoppers from surrounding areas. Another mobility issue is that in the main
shopping street a bus is driving multiple times per hour. The socio-economic landscape of
Turnhout also contributes to vacancies. Many residents have lower-than-average income, partly
due to a significant migrant population. Additionally, the proliferation of retail spaces has led to
oversupply. This overexpansion results in vacancy and decay, attracting lower-quality
businesses and potentially criminal activities, disrupting the social balance.

Also in Turnhout, addressing vacancy requires collaboration between stakeholders. Next
to that, vacant retail spaces should be transformed in residential properties. The municipality
plays a crucialrole in revitalizing the inner-city. They should concentrate retail in one or two
mains streets and organize well-managed hospitality areas that can draw more shoppers. This
combination will make main streets more vibrant and attractive. Reducing bus traffic and adding
green spaces in the main shopping street can improve the shopping environment. What real
estate owners could do, is selling converted properties to end-users to bring more long-term
investment and care than renting. By working together and implementing above strategies,
Turnhout can address inner-city vacancies and create a vibrant shopping and living environment.

4.4.3. Spijkenisse

The vacancy in Spijkenisse was around 18% and some parts were even 35%, but now the
vacancy rate is around 10%. And if all the projects in Spijkenisse will be completed, the vacancy
would be around 4-5%. Some shops are still empty, but it is nothing comparable how it used to
be.

Poor decisions in the distribution of retail spaces and a lack of cohesive planning have
resulted in an overbuilt environment from 2000 to 2007. Next to that, the Dutch retail sector
suffers from a shortage of new tenants, leaving a gap when businesses go bankrupt. Due to
bankruptcy large properties are left vacant. Other reasons for left vacancies are relocation
policies and health reasons of entrepreneurs. Also in Spijkenisse, the rise of online shopping had
impacted physical stores, compounded by competition from other places, like Hoogvliet and
Hellevoetsluis, who both offer free parking. In contrast to Spijkenisse, where visitors have to pay
for parking. The city’s proximity to Rotterdam, with a metro connection that brings people to the
city in 20 minutes, adds another layer of competition.

Addressing vacancies in Spijkenisse requires a multifaceted approach, in which strong
collaboration between stakeholders is again an important factor. Cooperation among real estate
owners and the municipality has proven beneficial. Regular discussions about property use and
shared goals for the inner-city help to align efforts. This collaborative approach has led to a clear
understanding of the types of businesses desired in the inner-city. One strategy is to reduce the
total retail space to create a more compact and vibrant core shopping area. Real estate owners
should convert properties into residential units when suitable. Active engagement with the
centre manager, account manager and brokers, as well as organizing events to attract tenants is
crucial. Next to that, providing incentives and offering flexible rental contracts can help as well.
The municipality can play a pivotal role by strategically purchasing, transforming and reselling
properties. According to the respondents, by implementing these solutions, Spijkenisse can
effectively address inner-city vacancies and create a more dynamic and appealing inner-city.
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Table 4.4. Overview of the vacancy problem in the inner-city (Verhagen, 2024)

Current vacancy rate (measured on the basis of shop floor area)
| 6%’ | 14,7%° | 10%?

Reasons for vacancy

Online shopping X X X
Inconsistent/strict X X
opening hours
Shopping centre X
Economically bad X X
times, lower
spending pattern
High interest rates X
Real estate owners X
that keep building
empty

High rents X
Personnel costs X
Costs for weekend X
work
Difficulties around X
mobility
Overexpansion of X X
retail spaces
Lack of cohesive X
planning
Shortage new X
entrepreneurs
Relocation policies X
Bankruptcy X
entrepreneurs
Competition other X
places
Paid parking X
Solutions for vacancy
Work together
Strategy X X X
Attract large X
companies
Proactive real estate | X X X
owners
Reduce rents X
Transformation
Contain inner-city, X X
reduce retail space
Organizing events X

>
>
x

X
X

"THBG City (2024)
2 Provincie Antwerpen et al. (2024)
3 Gemeente Nissewaard (2024)
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Make the inner-city X
more attractive

Table 4.4. shows that there are a lot different reasons of vacancy in the three cities. And
that there are three solutions that are named in all the three cities, namely work together, a
strategy and proactive real estate owners.

4.5. The role of policy on vacancy in the inner-city

In the last paragraph of the results chapter, the paraphs above are all brought together to
show the role of policy on vacancy in the inner-city.

4.5.1. Helsingborg

Helsingborg is well on its way with a 6% vacancy rate. The city company has played a big
role in this, including appointing the current establishment manager. Because he has been
active in linking real estate owners with properties and entrepreneurs, the vacancy has
decreased in the inner-city over the past years. Besides this manager, strategies also
contributed to this. This has made it quickly clear to real estate owners what type of retail should
be in their empty premises. As a result, vacant properties are also not vacant for an extremely
long time. What can help reduce vacancy rates even further is for building permits to be issued
faster by the municipality. And it will also make real estate owners feel less dependent on the
municipality, which will enhance cooperation between the two parties.

4.5.2. Turnhout

At the moment, there is a vacancy rate of 14,7% in Turnhout. The vacancy rate in the
inner-city has not changed much over the past years (Provincie Antwerpen et al., 2024). On that
basis, there could be said that setting up an association has not made much sense. Yet this is
not true, in fact, setting up the association has led to a better relationship between real estate
owners and the municipality. And also to better relationships between the real estate owners
mutually. In Turnhout, the municipality’s resources, particularly regulatory resources, play a
major role in the inner-city. For example, imposing a vacancy fee and banning specific shops
from the inner-city. This is expected to help reduce vacancy rates. On the contrary, other
resources the municipality has, do not reduce vacancy rates and may even contribute to
increasing vacancy rates. Those are rules about opening times of shops and Saturday and
Sunday fees. Because of these instruments, the real estate owners are dependent on the
municipality.

4.5.3. Spijkenisse

In Spijkenisse the vacancy rate is 10% at the moment. This is a lot less than the vacancy
rate in the past, when it was 18% and even 35% in some parts of the inner-city. This reduction
was initially due to the appointment of an account manager from the municipality. He together,
with the BIZ, and its centre manager ensured that a structured cooperation between them and
the real estate owners was set up. One of the outcomes of these consultations was a covenant
with about 11 projects in the inner-city, one is to make the inner-city more compact. Among
other things, this measure has reduced vacancy rates. In Spijkenisse there are not so much
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resources available in the inner-city. Still the parties feel dependent on each other, this is caused
by the fact that people need each other to invest in the inner-city.
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Chapter 5 Conclusion & discussion

This chapter gives an answer to the research question. First sub conclusions are given
and after that the research question is answered. After the conclusion, the discussion starts. In
the discussion, the results are linked to the theory. Next to that, the limitations and the
implications of the research are discussed. Suggestions for follow-up research are given at the
end. After the discussion, some policy recommendations are given.

5.1. Conclusion

This research was conducted to give an answer to the research question: “To what extent
does cooperation between real estate owners and the municipality have an impact on solving
the vacancy problem in the inner-cities of medium-sized cities?”

5.1.1 Organisation of stakeholders

The first sub conclusion is about how the stakeholders in the three cities are organised.
This says something about how they work together in the inner-city. The three cities all have a
different kind of organisation in the inner-city. What is similar is that all three organisations
include at least real estate owners and entrepreneurs. What is striking is that in Turnhout, the
municipality is not part of the organisation. They do contribute through money and an alderman
takes part in meetings as a centre manager but the municipality is not an equal partner like in
Helsingborg and Spijkenisse. In Turnhout, the discussion partners are the real estate owners,
entrepreneurs and catering entrepreneurs. In Helsingborg, the municipality also doesn’t play a
very big role, instead there is an establishment manager who takes the role over from the
municipality in the inner-city. The municipality pays money to keep the organisation alive. In
Spijkenisse the municipality is participant in the BIZ and their account manager is active in the
three party consultation. These two organisations in the inner-city of Spijkenisse have different
purposes. Where the BIZ is more focused on the short-term and financial aspect, namely
preventing free riders. The three-party consultation is concerned with the long-term and making
the inner-city future-proof. The financial situation is also not the same in the different cities. In
Helsingborg and Spijkenisse (BIZ) all the parties pay money, based on to which party they belong
or their WOZ-value. In contrast, in Turnhout only the municipality pays the organisation.
However, this year the real estate owners are going to co-fund a project for the first time.

5.1.2 Strategies of the inner-city

The second sub conclusion is about the strategies the three cities use in the inner-city.
The strategies are very different from each other shape wise, but the content is quite similar. The
different forms of strategies will be discussed in the discussion chapter, this sub conclusion will
focus on the content of the strategies. All the strategies discuss the role of stakeholders in the
inner-city, although in Turnhout the focus is mainly on the role of the municipality. This is not
surprising as the document was written by the municipality. Next to that, in all strategies the
strategic planning and goals in the inner-city are discussed. What is striking about the strategies
in Helsingborg is that nothing is said about the financial situation in the inner-city. In contrast, in
the strategies of Turnhout and Spijkenisse this is mentioned.
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5.1.3. Resources of stakeholders

The third sub conclusion is about the available resources the real estate owners and the
municipality have in the inner-city. Real estate owners in all the three cities can make use of
window dressing, have financial resources to contribute to the inner-city and they have contact
with other real estate owners. What strikes is that real estate owners in Turnhout have more
resources than the real estate owners in Helsingborg and Spijkenisse. Real estate owners in
Turnhout especially named more physical resources, like transformation and refurbishment of
buildings. Next to that, it strikes that in Helsingborg the real estate owners have the fewest
resources. The availability of resources of real estate owners are confirmed by the resources the
municipality has in the inner-city. Namely, in Helsingborg both the real estate owners and the
municipality have the fewest resources. In contrast, in Turnhout both the real estate owners and
the municipality have the most resources. This is especially striking in the regulatory resources,
in which the municipality of Turnhout has three instruments that are not used in the other cities.

5.1.4. Dependency in the inner-city

The fourth sub conclusion is about the dependency on other parties in the inner-city. It
got clear from the results that in all the three cities the real estate owners are dependent on the
municipality. What is striking is that only in Turnhout the real estate owners said that they are
dependent on chains or other real estate owners. In addition, the municipality also said in all
three cities that they are dependent on the real estate owner in the inner-city.

5.1.5. Policy on vacancy

The first and last sub conclusion is about the role of policy on vacancy in the inner-city.
To give a sub conclusion about this topic, first there needs to be looked at the vacancy situations
in the three cities. The vacancy rate is the smallest in Helsingborg with a rate of 6%. Accordingly,
in this city, the least different reasons were cited for vacancy. What is further striking is that as
many as 17 different reasons for vacancy were mentioned in the three different cities, while only
a maximum of eight reasons were mentioned in each city. Corresponding (partly) reasons were
online shopping, inconsistent and strict opening hours, economically bad times, and
overexpansion of retail spaces. On vacancy solutions, respondents were more in agreement
across the three cities. The three solutions that are named by all three cities are working
together, a strategy and proactive real estate owners.

5.1.6 Answer to the research question

Now that alle the sub conclusions are written down, the research question can be answered.
Therefore, once again the research question: “To what extent does cooperation between real
estate owners and the municipality have an impact on solving the vacancy problem in the inner-
cities of medium-sized cities?”

The relevance of this study is that it can help the municipality, real estate owners and
other stakeholders to fix vacancy problems in the inner-city of medium-sized cities. Next to that
a fun, vital, accessible and liveable inner-city is wanted by stakeholders in the inner-city, working
together can contribute to this goal. Therefore it is important to know to what extent real estate
owners and the municipality are dependent on organisations, strategies, resources and other
stakeholders. What became clear in this research is that working together in an organisation in
the inner-city contributes to solving the vacancy problem in the inner-city. Those collaborations
ensure sustained investment and strategic alignment, which are both crucial for addressing
vacancy. Resources do not specifically affect solving vacancy, but the dependency associated
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with it does. Especially that fact that the municipality has certain resources to tackle vacancy in
the inner-city. Real estate owners depend on this, for example on building permits. They have to
wait long on this regulatory resources of the municipality. Balancing resource dependency and
power dynamics between stakeholders further enhance the effectiveness of these cooperative
models in fostering vibrant inner-cites. In essence, effective cooperation between real estate
owners and municipalities, characterized by structured financial involvement, active
stakeholder engagement and strategic planning plays a critical role in solving vacancy problems
and revitalizing inner-cites of medium-sized cities.

5.2. Discussion

5.2.1. Interpretation results

This section compares the results with the theory from the theoretical framework. It
shows the agreements and disagreements with the theory. First of all, according to Hakansson &
Lagin (2014) real estate owners themselves do not recognize their significance within strategic
alliances or among other stakeholders. This does not match with the results, they show that real
estate owners in the researched cities do recognise the importance of working together.
Hakansson & Lagin (2014) acknowledged that real estate owners only come in action when the
economic interest is involved, this turns out to be partly true. Real estate owners in the
researched cities were interested in the economic part, but on the other hand they also
recognise that if they do not invest in the inner-city, the value of their properties will not increase
either.

The theory further shows that the municipality depends on real estate owners to invest in
the inner-city (Offe & Kean, 1984; Lindblom, 1997; Verlaan, 2019). However, the results show
that it is often the other way around. For example, in Helsingborg, the city company depends
largely on money from the municipality for its existence. In Turnhout, they also need money from
the municipality to organise activities, although they often get too little. Thay is why in Turnhout,
they will soon co-fund a project in the inner-city for the first time. In this way they want to show
the municipality that they want to invest, but need more money. In Spijkenisse, the organisation
is the least dependent on municipality’s money. In Spijkenisse, entrepreneurs and real estate
owners contribute to the inner-city through the BIZ. However, real estate owners do depend on
municipal subsidies for transforming properties, for example.

In the theoretical framework three different forms of public-private partnerships are
described. The BIZ was used in one of the cities, namely Spijkenisse. An advantage named in the
theoretical framework is that problems about financial contributions and free riders are
circumvented (Menger et al., 2005; Forsberg et al., 1999). This is also the case in Spijkenisse and
is often named by the stakeholders in this city. Next to that, according to the theory, a BIZ can
make a significant contribution to reducing vacancy in the inner-city. This is partly true, given the
results. Indeed, this shows that the participants in the BIZ are not always on the same page in
terms of vision. This is because, the entrepreneurs are mainly concerned with the short-term,
while the real estate owners are mainly concerned with the long term. Based on this, another
organisation was set up alongside the BlZ, namely the three-party consultation. The real estate
owners indicated that this consultation contributes to reducing vacancy, through the projects
that have emerged from this consultation. It is therefore only partly true that a BIZ ensures a
reduction in vacancy rates in the inner-city. The cooperation forms that exist in Helsingborg and
Turnhout are not named in the theoretical framework.

In the theoretical framework is written that there are also some shortcomings of RDT,
those would be addressed by also dealing with the internal factors, such as organisational
structure and it therefore became clear that this is an aspect missing in RDT and should be
added to paint a more complete picture of an organisation.
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In the last part of the theoretical framework, some reasons for vacancy are named by Talen &
Park (2022), which correspond with the results. However the demographic change is not named
by any of the respondents in the researched cities. The solutions of Talen & Park (2022) are all
named by the respondents.

To conclude, the biggest difference between the theory and results lies in the fact that
real estate owners are more involved and interested in the inner-city than is assumed in the
theory. Adding to this, the municipality and real estate owners are more interdependent on each
other than the theory describes.

5.2.2. Limitations

What can be a limitation in this study is that the respondents were chosen by one
contact person in each city. It is not clear on what basis these contacts chose these individuals.
It is unclear whether, for example, personal preference played a part in this selection.
Subjectivity is hard to solve, an idea could be to ask every respondent for different respondents.

Next to that, in this research, cities are researched that are already investing in
cooperation between real estate owners and the municipality in inner-cities. This ensures that it
cannot be assumed that these cities are representative of the average medium-sized city in
Sweden, Belgium and the Netherlands. In paragraph 5.2.4. this will be more outlined as a
suggestion for further research.

Another thing that has to be named is that the policy documents that were analysed are
all different in form. A reason for this could be that policy documents are not the same in the
three countries. Another reason could be that are is not clearly asked for one form of policy
document by the contact person. As a result, only the most important documents seen by them
were sent. This could be solved, ask for specific documents next time.

A last limitations could be the fact that the available resources are named by the parties
itself. As a result, parties might mention only the resources they consider important, which
could create a distorted picture of resources. A solution to this would be to speak to more
respondents to see if the answers match.

5.2.3. Implications

The results shows that the real estate owners and the municipality are dependent on
each other, if nothing will be changed about this, things will continue this way and developments
could eventually come to stand still. This would be a great pity, considering how much has
already been invested in the inner-cites of the researched cities. Adjustments in the availability
of resources are needed to continue with these developments.

The knowledge gap that needed to be filled, was if the way of organisation, vision,
resources and dependency are of influence on the policy of vacancy. As was stated in the
conclusion, this knowledge gap got filled.

5.2.4. Suggestions further research

As already described above, for follow-up research it would be interesting to examine
cities where cooperation is not yet so obvious. The results of this follow-up research could
confirm the answer to the research question.

What may also be of value for follow-up research is to focus more on the role of the
municipality and to speak more to respondents of the municipality as well. Now it is very clear
that real estate owners depend on the resources of the municipality. If more people from the
municipality are heard, it could be studied if it is also the other way around for example.
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According to the introduction, parties from the ‘golden circle’ are the most importantin
the inner-city, however there was chosen to look only at the role of the real estate owners and
the municipality. For further research, it would also be interesting to know what the role of the
other parties is in cooperation in the inner-city.

One last thing, the real estate owners that were now researched were all already involved
in the inner-city. It would also been interesting to research real estate owners who are not yet
involved to find out the reasons for not investing in the inner-city.

5.3. Policy recommendations

Based on this research, two policy recommendations can be given. First, municipalities
can encourage initiatives that promote structured cooperation between real estate owners and
the municipality. This includes establishing platforms or organisations in which they meet
regularly to discuss and achieve common goals, good communication is essential. Appointing a
manager can help. A manager can be the key between real estate owners and the municipality.
In this regard, it is important that is an external manager, which only has the functioning of the
inner-city as its interest. In Helsingborg, this is already case. A manager like there could also be
helpfulin Turnhout and Spijkenisse. This manager can connect the interests of the different
parties in the inner-city.

Secondly, a common vision or strategy helps to have a clear understanding of what the
common goals in the inner-city are. Creating a long-term vision is especially important, as real
estate owners invest for the long term. The municipality has to ensure that building permits
applications are faster. That way real estate owners will stay more involved, it reduces
uncertainty and may cause them to develop more confidence towards the municipality. A vision
like the one in Spijkenisse is a good example of long term strategy, with concrete tasks for the
inner-city.

49



Bibliography

Adeoye-Olatunde, O.A. & Olenik, N.L. (2021). Research and scholarly methods: Semi-structured
interviews. Journal of the American College of Clinical Pharmacy, 4(10), 1358-1367. DOI:
10.1002/jac5.1441

Aghion, P., Blundell, R., Griffith, R., Howitt, P. & Prantl, S. (2009). The Effects of Entry on
Incumbent Innovation and Productivity. Review of Economics and Statistics, 91(1), 20-32.

Arik, M., Clark, L.A. & Raffo, D.M. (2016). Strategic responses of non-profit organizations to the
economic crisis: examining through the lenses of resource dependency and resourced-based
view theories. Academy of Strategic Management Journal, 15(1), 48-71.

Armat, M.R., Assarroudi, A., Rad, M., Sharifi, H. & Heydari, A. (2018). Inductive and Deductive:
Ambiguous Labels in Qualitative Content Analysis. The Qualitative Report, 23(1), 219-221.
http://dx.doi.org/10.46743/2160-3715/2018.2872

ArnoRuigrok-PPP & De Zwarte Hond (2021). Spijkenisse Centrum. Koersdocument en
uitvoeringsprogramma voor transitie van ‘winkelgebied’ naar ‘stadshuiskamer.
Driepartijenoverleg Centrum Spijkenisse.

Benko, M., Bene, B., Pirity, A., Szabo, A. & Egedy, T. (2021). Real vs. Virtual City: Planning Issues
in a Discontinuous Urban Area in Budapest’s Inner City. Urban Planning, 6(4), 150-163.
https://doi.org/10.17645/up.v6i4.4446

Biermann, R. & Koops, J.A. (2016). Palgrave Handbook of Inter-Organizational Relations in World
Politics. London: Palgrave Macmillan.

Boelens, L. (2009). The Urban Connection: An Actor-Relational Approach to Urban Planning.
Rotterdam: 010 Publishers.

Boggess, L.N., & Maskaly, J. (2014). The spatial context of the disorder-crime relationship in a
study of Reno neighbourhoods. Social science research, 43(1), 168-183.
https://doi.org/10.1016/j.ssresearch.2013.10.002

Boonstra, J. (2010). Leiders in cultuurverandering. Hoe Nederlandse organisaties succesvol hun
cultuur veranderen en strategische vernieuwing realiseren. Assen: Van Gorcum.

Bouwma, I.M., Gerritsen, A.L., Kamphorst, D.A. & Kistenkas, F.H. (2015). Policy instruments and
modes of governance in environmental policies of the European Union. Past, present and future.
Statutory Research Tasks Unit for Nature & the Environment Wageningen.

Bressers, M. (2009). Financieringsinstrumenten: Effect op stedelijke projecten? Een onderzoek
naar de relatie tussen het gebruik van financieringsinstrumenten en het budget, de participanten
en de inhoud van projecten van centrummanagement. Utrecht: Universiteit Utrecht.

BRO (2010). 10 praktische vragen over Centrummanagement. Kamper van Koophandel Brabant
& Hoofdbedrijfschap Detailhandel.

Broekman, M., Das, G., Kleij, S., Grilli, J., Ploem, H. & Goos, D. (2022). Verkenning G6
binnensteden. Sturen op transformatie. BURA urbanism & Stec Groep.

50


http://dx.doi.org/10.46743/2160-3715/2018.2872
https://doi.org/10.17645/up.v6i4.4446
https://doi.org/10.1016/j.ssresearch.2013.10.002

Bromley, R.D.F., & Thomas, C.J. (Eds). (1993). Retail Change: contemporary issues. Londen: UCL
Press

Bruinsma, F. & Koomen, E. (2023). Ruimtelijke ordening in Nederland. Amsterdam: Vrije
Universiteit Amsterdam.

Bughin, J., Hazan, E., Labaya, E., Manyika, J., Dahlstrom, P., Ramaswamy, S. & De Billy, C.C.
(2016). Digital Europe: Pushing the frontier, capturing the benefits. McKinsey&Company report.

Carpenter, J.P. (2004). Punishing Free-Riders: How Group Size Affect Mutual Monitoring and the
Provision of Public Goods. Discussion Paper, 1337(1), 1-39. https://hdl.handle.net/10419/20606

Casciaro, T., & Piskorski, M. J. (2005). "Power Imbalance, Mutual Dependence, and Constraint
Absorption: A Closer Look at Resource Dependence Theory": Erratum. Administrative Science
Quarterly, 50(3).

Cater, J.K. (2011). Skype a cost-effective method for qualitative research. Rehabilitation
Counselors & Educators Journal, 4(1), 10-17. https://doi.org/10.3402%2Fghw.v9.24152

CBS (2024). Kerncijfers wijken en buurten 2023. Retrieved from https://www.cbs.nl/nl-
nl/maatwerk/2024/11/kerncijfers-wijken-en-buurten-2023

Celtekligil, K. (2020). Chapter 6: Resource Dependence Theory. In: Dincer, H. & Yuksel, S. (Eds.),
Strategic Outlook for Innovative Work Behaviours: 131-148. Cham: Springer.

Charmaz, K. (2014). Grounded Theory in Global Perspective. Qualitative Inquiry, 20(9), 1074-
1084. http://dx.doi.org/10.1177/1077800414545235

City Population (2023). Helsingborg. Retrieved from
https://www.citypopulation.de/en/sweden/admin/sk%C3%A5ne/1283__helsingborg/

Cortazzi, M., Pilcher, N. & Jin, L. (2011). Language choices and ‘blind shadows’: investigating
interviews with Chinese participants. Qualitative Research, 11(5), 505-535.
https://doi.org/10.1177/1468794111413225

Cotterill, E., Grail, J., Mitton, C., Ntounis, N., Parker, C., Quin, S., Smith, D., Steadman, C. &
Warnaby, G. (2019). A State-Of-The-Art Review of Business Improvement Districts in the UK:
Setting the agenda for policy, practice and research. Manchester, UK: Institute of
Placemanagement.

Cousin, G. (2005). Case Study Research. Journal of Geography in Higher Education, 29(3), 421-
427. https://doi.org/10.1080/03098260500290967

Dekker, K. & Van Kempen, R. (2004). Urban governance within the Big Cities Policy. Cities, 21(2),
109-117. doi:10.1016/j.cities.2004.01.007

Emerson, R.M. (1962). Power-Dependence Relations. American Sociological Review, 27(1), 31-
40.

Eurotowns (2024). EUROTOWNS - The network of medium-sized cities in Europe. Retrieved from
https://www.eurotowns.org/

Evers, D., Slob, G., Content, J. & Van Dongen, F. (2020). Veerkracht op de proef gesteld. Een
verkenning van de impact van corona op binnensteden. Den Haag: Planbureau voor de

51


https://hdl.handle.net/10419/20606
https://doi.org/10.3402%2Fqhw.v9.24152
https://www.cbs.nl/nl-nl/maatwerk/2024/11/kerncijfers-wijken-en-buurten-2023
https://www.cbs.nl/nl-nl/maatwerk/2024/11/kerncijfers-wijken-en-buurten-2023
http://dx.doi.org/10.1177/1077800414545235
https://www.citypopulation.de/en/sweden/admin/sk%C3%A5ne/1283__helsingborg/
https://doi.org/10.1177/1468794111413225
https://doi.org/10.1080/03098260500290967
https://www.eurotowns.org/

leefomgeving.

Evers, D., Tennekes, J. & van Dongen, F. (2015). De veerkrachtige binnenstad. Den Haag:
Planbureau voor de Leefomgeving.

Evers, J. & Heebels, B. (2021). Bouwen aan het economisch herstel van binnensteden. Eerste
analyse VNG in samenwerking met Platform31.

Farooq, M.B. & De Villiers, C. (2017). Telephonic qualitative research interviews: When to
consider them and how to do them. Meditari Accountancy Research, 25(2), 291-316.
http://dx.doi.org/10.1108/MEDAR-10-2016-0083

Farvacque-Vitkovic, C. & Kopanyi, M. (2014). Municipal Finances. A Handbook for Local
Governments. The World Bank: Washington.

Forsberg, H., Medway, D. & Warnaby, G. (1999). Town Centra Management by Co-operation.
Cities, 16(5), 315-322. https://doi-org.proxy.library.uu.nl/10.1016/S0264-2751(99)00029-3

Fréding, K., Geidne, J., Elander, I. & Eriksson, C. (2013). Towards sustainable structures for
neighbourhood development? Journal of Health Organization and Management, 27(2), 225-245.
DOI110.1108/14777261311321798

Fusch, P.I. & Ness, L. (2015). Are We There Yet? Data Saturation in Qualitative Research. The
Qualitative Report, 20(9), 1408-1416. http://dx.doi.org/10.46743/2160-3715/2015.2281

Galleta, A. (2012). Mastering the Semi-structured Interview and Beyond: From Research Design
to Analysis and Publication. New York: New York University Press.

Gemeente Nissewaard (2024). Opgaves Koersdocument. Transitie van winkelgebied naar
Stadshuiskamer.

Ghobadian, A., Gallear, D., O’Regan, N. & Viney, H. (2004). Public Private Partnerships: Policy
and Experience. Palgrave: Houndmills, Basingstoke.

Gulati, R.(2007). Managing network resources: alliances affiliations and other relational assets.
Oxford: Oxford University Press.

Guofeng, M., Jianyao, J., Shan, J. & Zhijiang, W. (2020). Incentives and contract design for
knowledge sharing in construction joint ventures. Automation in Construction, 119(1), 1-11.
https://doi-org.proxy.library.uu.nl/10.1016/j.autcon.2020.103343

Guy, C. (1994). The retail development Proces. Location, property and planning. Routledge
London and New York.

Hakansson, J. & Lagin, M. (2014). Strategic alliances in a town centre: stakeholders’ perceived
importance of the property owners. The International Review of Retail, Distribution and
Consumer Research, 25(2), 145-161. DOI: 10.1080/09593969.2014.949283

Hardon, A., Hodgkin, C. & Fresle, D. (2004). How to Investigate the Use of Medicens by
Consumers. World Health Organization and University of Amsterdam.

Harmsen, H. (2008). Waar gaat het heen? Trends ten aanzien van leegstand en herbestemming.
In: Van der Waal, Gerhard Mark (red.), De Oude Kaart van Nederland: Leegstand en
Herbestemming. Den Haag: Rijksadviseur voor het Cultureel Erfgoed.

52


http://dx.doi.org/10.1108/MEDAR-10-2016-0083
https://doi-org.proxy.library.uu.nl/10.1016/S0264-2751(99)00029-3
http://dx.doi.org/10.46743/2160-3715/2015.2281
https://doi-org.proxy.library.uu.nl/10.1016/j.autcon.2020.103343

Harris, L.R. & Brown, G.T.L. (2010). Mixing interview and questionnaire methods: Practical
problems in aligning data. Practical Assessment, Research & Evaluation, 15(1), 1-19.

Harvey, D. (1989). From Managerialism to Entrepreneurialism. The Transformation in Urban
Governance in Late Capitalism. Geografiska annaler, 71(1), 3-17.
https://doi.org/10.2307/490503

Harvey, D. (2005). A brief history of neoliberalism. Oxford: Oxford University Press.
HBG City (2023). Etableringsstrategi 2023 HBG City.
HBG City (2024). Bruksgatan strakstrategi pdf.

HBG City (2024). HBG City. Retrieved from https://hbgcity.se/

HBG City (2024). Karta platsidentiteter - ligganda.
HBG City (2024). Kullagatan strakstrategi pdf.
HBG City (2024). Master Palms plats platsidentit.

Hillman, A.J., Withers, M.C. & Collins, B.J. (2009). Resource Dependence Theory: A Review.
Journal of Management, 35(6), 1404-1427. https://doi.org/10.1177/0149206309343469

Hodge, G., Greve, C. & Boardman, A.E. (2010). International Handbook of PPP. Cheltenham:
Edward Elgar.

Hodge, G.A. & Greve, C. (2007). Public-Private Partnerships: An International Performance
Review. Essays on Service Delivery and Privatization, 1(1), 545-558.
http://dx.doi.org/10.1111/j.1540-6210.2007.00736.x

Hogg, S., Medway, D. & Warnaby, G. (2007). Performance measurement in UK town centre
management schemes and US business improvement districts: comparisons and UK
implications. Environment and Planning, 39(1), 1513-1528. DOI:10.1068/a38105

Holmaqvist, J. & Lunardo, R. (2015). The Impact of an Exciting Store Environment on Consumer
Pleasure and Shopping Intentions. International Journal of Research in Marketing, 32(1), 117-
119. http://dx.doi.org/10.1016/j.ijresmar.2014.12.001

Houghton, C.E., Casey, D., Murphy, K. & Shaw, D. (2014). Qualitative Case Study Data Analysis:
An Example from Practice. Nurse Researcher, 22(5), 8-12. doi: 10.7748/nr.22.5.8.e1307

Hutter, M., Antal, A.B., Farias, I., Marz, L., Merkel, J., Mutzel, S., Oppen, M., Schulte-Rémer, N. &
Strabheim, H. (2010). Research program of the Research Unit “Cultural Sources of Newness”.
WZB Discussion Paper, 2010-2405.

IJdens-Talens, I., Gerritse, B. & Van Baarle, A. (2020). Lokale transformatie in beleid. Wat werkt
wel en wat werkt niet? De Retailagenda en DNWS.

lonascu, E. & Anghel, | (2020). Improvement of the real estate transparency through
digitalisation. Proceedings of the 14™ International Conference on Business Excellence 2020,
371-384.DO0OI:10.2478/picbe-2020-0037

Jackson, R.L., Drummond, D.K. & Camara, S. (2007). What is Qualitative Research? Qualitative
Research Reports in Communication, 8(1), 21-28. https://doi.org/10.1080/17459430701617879

53


https://doi.org/10.2307/490503
https://hbgcity.se/
https://doi.org/10.1177/0149206309343469
http://dx.doi.org/10.1111/j.1540-6210.2007.00736.x
http://dx.doi.org/10.1016/j.ijresmar.2014.12.001
https://doi.org/10.1080/17459430701617879

Jahed, N., Aktas, Y.D., Rickaby, P. & Altinoz, A.G.B. (2020). Policy framework for energy retrofitting
of built heritage: A critical comparison of UK and Turkey. Atmosphere, 11(6), 674.
https://doi.org/10.3390/ATMOS11060674

Johnson, B.L. (1995). Resource Dependence Theory: A Political Economy Model of
Organizations. University of Utah, department of Educational Administration College of
Education.

Kern, F., Kivimaa, P. & Martiskainen, M. (2017). Policy packaging or policy patching? The
development of complex energy efficiency policy mixes. Energy Research & Social Science,
23(1), 11-25. https://doi.org/10.1016/j.erss.2016.11.002

Kivleniece, | & Quelin, BV. (2012). Creating and capturing in public-private ties: a private actor’s
perspective. The Academy of Management Review, 37(2), 272-299.

Lansen, D., Weltevreden, J., Risselade, A., Ghaus, F., Warnaby, G., Bunnik, H., van der Beek, J.,
de Waal, J., Roose, J., Vosjan, K., Evers, M., Pieters, M. Hovestad, M., van Hees, M., Verdult, M.,
Steeman, M., van der Laak, M., Stel, N., van Gerwen, N., Hendriks, R., de Vreese, R., van
Herreweghe, S. & van Aarle, S. (2018). Future retail city centre. Een vitale en aantrekkelijke
binnenstad. Amsterdam: Amsterdam University of Applied Sciencesre.

Lindblom, C.E. (1977). Politics and markets: The world’s political economic systems. New York:
Basic Books.

Liu, G., Tan, Y.T. & Li, X.H. (2020). China’s policies of building green retrofit. A state-of-the-art
overview. Building and Environment, 169(1). https://doi.org/10.1016/].buildenv.2019.106554

Lloyd, G. and Peel, D., 2008. Re-generating learning in the public realm: Evidence-based pol-icy
making and business improvement districts in the UK. Public Policy and Administration, 23(1),
189-205. http://dx.doi.org/10.1177/0952076707086255

Locatus (2018). Hoe nu verder met de middelgrote stad? Uitdagingen om tot een ‘gezond’
retailaanbod te komen. Retrieved from https://www.retailinsiders.nl/docs/fb842d19-ca0d-4123-
ae0f-0f53c215b025.pdf

Locatus (2024). Real Life Data voor een helder zicht op locaties. Received from
https://locatus.com/

Maier, S.R. (20050. Accuracy Matters: A Cross-Market Assessment of Newspaper Error and
Credibility. Journalism & Mass Communication Quarterly, 82(3), 533-551.
https://doi.org/10.1177/107769900508200304

Marlet, G. A. (2009). De aantrekkelijke stad. PhD thesis. Nijmegen: VOC Uitgevers.

Meijer, F., Itard, L. & Sunikka-Blank, M. (2009). Comparing European residential building stocks:
Performance, renovation and policy opportunities. Building Research & Information, 37(5-6),
533-551. https://doi.org/10.1080/09613210903189376

Menger, J. (2005). Business improvement district: ondernemersinitiatief beloond. Stogo
onderzoek en advies.

Menger, J.P., Zweedijk, M.Q. & Olden, H. (2005). Business Improvement District.
Ondernemersinitiatief beloond. Onderzoek in opdracht van: Ministerie van Economische Zaken,
Gemeente Rotterdam & Ondernemersfederatie Rotterdam City.

54


https://doi.org/10.3390/ATMOS11060674
https://doi.org/10.1016/j.erss.2016.11.002
https://doi.org/10.1016/j.buildenv.2019.106554
http://dx.doi.org/10.1177/0952076707086255
https://www.retailinsiders.nl/docs/fb842d19-ca0d-4123-ae0f-0f53c215b025.pdf
https://www.retailinsiders.nl/docs/fb842d19-ca0d-4123-ae0f-0f53c215b025.pdf
https://locatus.com/
https://doi.org/10.1177/107769900508200304
https://doi.org/10.1080/09613210903189376

Mitchell, M. (2001). Public Private Partnerships in health. Harvard: Harvard School of Public
Health.

Njie, B. & Asimiran, S. (2014). Case Study as a Choice in Qualitative Methodology. IOSR Journal
of Research & Method in Education, 4(1), 35-40. http://dx.doi.org/10.9790/7388-04313540

Novick, G. (2008). Is there a bias against telephone interviews in qualitative research? Research
in Nursing and Health, 31(4), 391-398. https://doi.org/10.1002%2Fnur.20259

Offe, C. & Keane, J. (1984). Contradictions of the welfare state. London: Hutchinson & Co.
Oude Veldhuis, M.C. (1993). Wat is projectontwikkeling? Voorburg: Neprom.

Pereda, M., Zurro, D., Santos, J.I., i Godino, I.B., Alvarez, M., Caro, J. & Galan, J.M. (2017).
Emergence and Evolution of Cooperation Under Resource Pressure. Scientific Reports, 7(1), 1-
10. DOI: 10.1038/srep45574

Pfeffer, J. & Salancik, G.R. (1978). The external control of organizations: A resource dependence
perspective. New York: Harper & Row.

Platform Binnenstadsmanagement (2020). Samenwerken in de binnenstad in beweging.
Received from https://cdn.chainels.com/image/311602847605677267

Platform Binnenstadsmanagement (2024). Over ons. Retrieved from
https://binnenstadsmanagement.org/over-ons

Provincie Antwerpen, Limburg, Oost-Vlaanderen, Vlaams-Brabant & West-Vlaanderen (2024).
Rapport detailhandel Turnhout.

Quigley, J.M. & Raphael, S. (2005). Regulation and the High Cost of Housing in California.
American Economic Review, 95(2), 323-328.

Raff, H., Ryan, M. & Stahler, F. (2009). Whole vs. shared ownerships of foreign affiliates.
International Journal of Industrial Organization, 27(5), 572-581.

Reitsma, H. (2024). Joint Venture. Received from https://www.amsadvocaten.nl/de-
rechtsgebieden/ondernemingsrecht/joint-venture/

Risselade, A. (2020). Gebieds-gericht samen-werken via de bedrijveninversteringzone (BIZ).
SERVICE Magazine, 27(1), 96-99. https://www.service-
studievereniging.nl/magazine/artikel/gebiedsgericht-samenwerken-via-de-
bedrijveninvesteringszone-biz/

Risselade, A., Ferguson, J., van de Mosselaar, M., Rutten, P., Bhansing, P. & Troxler, P. (2019).
Denken, durven, doen. Delen? Onderzoek naar 5 jaar BIZ in Nederland. Retrieved from
file:///C:/Users/lisev/OneDrive%20-
%20Universiteit%20Utrecht/Thesis/Theoretisch%20kader/Onderzoek_5_jaar_BIZ_in%20_Neder
land_DNWS_StadCo.pdf9d4d.pdf

Riviezzo, A., de Nisco, A. & Napolitano, M.R. (2009). Importance-performance analysis as a tool
in evaluating town centre management effectiveness. International Journal of Retail &
Distribution Management, 37(9), 748-764. https://doi.org/10.1108/09590550910975808

55


http://dx.doi.org/10.9790/7388-04313540
https://doi.org/10.1002%2Fnur.20259
https://cdn.chainels.com/image/311602847605677267
https://binnenstadsmanagement.org/over-ons
https://www.amsadvocaten.nl/de-rechtsgebieden/ondernemingsrecht/joint-venture/
https://www.amsadvocaten.nl/de-rechtsgebieden/ondernemingsrecht/joint-venture/
https://www.service-studievereniging.nl/magazine/artikel/gebiedsgericht-samenwerken-via-de-bedrijveninvesteringszone-biz/
https://www.service-studievereniging.nl/magazine/artikel/gebiedsgericht-samenwerken-via-de-bedrijveninvesteringszone-biz/
https://www.service-studievereniging.nl/magazine/artikel/gebiedsgericht-samenwerken-via-de-bedrijveninvesteringszone-biz/
file:///C:/Users/lisev/OneDrive%20-%20Universiteit%20Utrecht/Thesis/Theoretisch%20kader/Onderzoek_5_jaar_BIZ_in%20_Nederland_DNWS_StadCo.pdf9d4d.pdf
file:///C:/Users/lisev/OneDrive%20-%20Universiteit%20Utrecht/Thesis/Theoretisch%20kader/Onderzoek_5_jaar_BIZ_in%20_Nederland_DNWS_StadCo.pdf9d4d.pdf
file:///C:/Users/lisev/OneDrive%20-%20Universiteit%20Utrecht/Thesis/Theoretisch%20kader/Onderzoek_5_jaar_BIZ_in%20_Nederland_DNWS_StadCo.pdf9d4d.pdf
https://doi.org/10.1108/09590550910975808

RVO (2017). Samenwerking tussen vastgoedeigenaren en gemeenten. Visie ontwikkelen en
kansen pakken. Den Haag: Rijksdienst voor Ondernemend Nederland.

Ryan-Collins, J. (2021). Private Landed Property and Finance: A Checkered History. The
American Journal of Economics and Sociology, 80(2), 465-502.
https://doi.org/10.1111/ajes.12387

Sa, H. & Haila, A. (2023). Urban villagers as real estate developers: embracing property mind
through 'planting' housing in North-east China. Housing Studies, 38(3), 423-443.
https://doi.org/10.1080/02673037.2021.1888889

Santos, F.M. & Eisenhardt, K.M. (2005). Organizational Boundaries and Theories of Organization.
Organization Science, 16(5), 491-508. http://dx.doi.org/10.1287/orsc.1050.0152

Scapens, R\W. (2004). Chapter 15: Doing Case Study Research. In: The Real Life Guide to
Accounting Research: A Behind-the-Scenes View of Using Qualitative Research Methods.

Schoch, K. (2020). Chapter 16: Case study research. Selected Research Designs and
Approaches.

Segeren, C. (1998). Hoofdstuk 10, Een vereniging van beleggers binnen het
centrummanagement. Pp. 95 - 102. In: Boekema et.al. (1998). Boekema, F., T. van der Steen & J.
van de Wiel (1998). Dynamiek in binnensteden: theorie en empirie van winkelvastgoed. Assen:
Van Gorcum.

Sentel, J. (2023). Dynamische Binnensteden: regio op transformatie. Retrieved from
https://agendastad.nl/citydeal/dynamische-binnensteden/

SKR (2023). Classification of Swedish municipalities. Retrieved from
https://skr.se/en/skr/tjanster/kommmunerochregioner/faktakommunerochregioner/kommungrup
psindelning.2051.html

Slikker, O., Bloemers, J. & Buijs, M. (2024). Het veranderd winkellandschap in Nederlandse
binnesteden. Amsterdam: Colliers.

Slob, G. (2024). Leegstand begint weer te stijgen. Locatus. Retrieved from
https://locatus.com/blog/leegstand-begint-weer-te-stijgen/

Stad Turnhout (2024). Afbakening stadshart.
Stad Turnhout (2024). Nieuwe impulsen voor stadscentrum.

Stad Turnhout (2024). Premiestelsels. Retrieved from https://www.turnhout.be/premiestelsels

Stolwijk, I. (2012). Vastgoedeigenaren in de hoofdrol. Een onderzoek naar het aanpakken van
leegstand in randstraten van een kernwinkelgebied, met een focus op de rol en beweegredenen
van vastgoedeigenaren. Masterthesis Universiteit Utrecht.

Suijkerbuijk, S. (2020). “Versterk de samenwerking met vastgoedeigenaren”. DNWS. Retrieved
from https://www.dnws.nl/kennis-en-inspiratie/sandra-suijkerbuijk-versterk-de-samenwerking-
met-vastgoedeigenaren/

Talen, E., & Park, J. (2021). Understanding Urban Retail Vacancy. Urban Affairs Review, 58(5),
1411-1437. https://doi.org/10.1177/10780874211025451

56


https://doi.org/10.1111/ajes.12387
https://doi.org/10.1080/02673037.2021.1888889
http://dx.doi.org/10.1287/orsc.1050.0152
https://agendastad.nl/citydeal/dynamische-binnensteden/
https://skr.se/en/skr/tjanster/kommunerochregioner/faktakommunerochregioner/kommungruppsindelning.2051.html
https://skr.se/en/skr/tjanster/kommunerochregioner/faktakommunerochregioner/kommungruppsindelning.2051.html
https://locatus.com/blog/leegstand-begint-weer-te-stijgen/
https://www.turnhout.be/premiestelsels
https://www.dnws.nl/kennis-en-inspiratie/sandra-suijkerbuijk-versterk-de-samenwerking-met-vastgoedeigenaren/
https://www.dnws.nl/kennis-en-inspiratie/sandra-suijkerbuijk-versterk-de-samenwerking-met-vastgoedeigenaren/
https://doi.org/10.1177/10780874211025451

Tan, Y., Liu, G., Zhang, Y., Shuai, C. & Shen, G.Q. (2018). Green retrofit of aged residential
buildings in Hong Kong: A preliminary study. Building and Environment, 143(1), 89-98.
https://doi.org/10.1016/j.buildenv.2018.06.058

Thompson, J.A. (1967). Organizations in Action. New York: McGraw-Hill.

Todeva, E. & Knoke, D. (2005). Strategic Alliances and Models of Collaboration. Management
Decision, 43(1), 123-148. DOI:10.1108/00251740510572533

Turnhout (2024). Stad Turnhout. Retrieved from https://www.turnhout.be/

Ulrich, D. & Barney, J.B. (1984). Perspectives in organizations: Resource dependence, efficiency,
and population. Academy of Management Review, 9(1), 471-481.

Upadhyay, U.D. & Lipkovich, H. (2020). Using online technologies to improve diversity and
inclusion in cognitive interviews with young people. BMC Medical Research Methodology, 20(1),
1-10. https://doi.org/10.1186/s12874-020-01024-9

Van der Boor, W.S. (1991). Stedenbouw in samenwerking. Een onderzoek naar de grondslagen
voor publiek-private samenwerking in de stedenbouw. Groningen: University of Groningen.

Van der Cammen, H., de Klerk, L., Dekker, G. & Witsen, P.P (2012). The Selfmade Land. Houten:
Spectrum.

Van Dijken, K. & Dorenbos, R. (2021). Stedelijke trends en opgaven voor 2022 e.v. Herstel en
perspectief in tijden van transitie. Retrieved from https://www.platform31.nl/artikelen/stedelijke-
trends-en-opgaven-voor-2022-e-v/

Van Ham, H. & Koppenjan, J. (2001). Building Public-Private Partnerships: Assesing and
Managing Risks in Port Development. Public Management Review, 4(1), 593-616.

Van Melik, R. & van Aalst, I. (2011). Lappendeken van investeringszones. Business Improvement
Districts in Manhatten. Retrieved from
https://repository.ubn.ru.nl/bitstream/handle/2066/139861/139861.pdf

Van Melik, R. (2008). Changing public space. The recent development of Dutch city squares.
Utrecht: Royal Dutch Geographical Society, Universiteit Utrecht.

Vastgoedrapportage (2010). De vastgoedrapportage Arnhem Nijmegen. H5 De winkelmarkt.
http://www. devastgoedrapportage.nl/rapportage/.

Verhagen, L. (2024). Conceptual model.
Verhagen, L. (2024). Code scheme.
Verhagen, L. (2024). Topic list.

Verlaan, T. (2019). Vreemde bedgenoten: publiek-private samenwerking in de Nederlandse
ruimtelijke ordening 1950-1980. Sociologie, 15(3), 347-366.
https://doi.org/10.5117/10.5117/s0¢c2019.3.007.verl

Vermeulen, W., Teulings, C., Marlet, G., & de Groot, H. (2016). Groei en Krimp. Nijmegen: VOC
Uitgevers.

VNG (2017). Wanneer is er sprake van Leegstand? Retrieved from https://vng.nl/vragen-en-
antwoorden/wanneer-is-er-sprake-van-leegstand

57


https://doi.org/10.1016/j.buildenv.2018.06.058
http://dx.doi.org/10.1108/00251740510572533
https://www.turnhout.be/
https://doi.org/10.1186/s12874-020-01024-9
https://www.platform31.nl/artikelen/stedelijke-trends-en-opgaven-voor-2022-e-v/
https://www.platform31.nl/artikelen/stedelijke-trends-en-opgaven-voor-2022-e-v/
https://repository.ubn.ru.nl/bitstream/handle/2066/139861/139861.pdf
https://doi.org/10.5117/10.5117/soc2019.3.007.verl
https://vng.nl/vragen-en-antwoorden/wanneer-is-er-sprake-van-leegstand
https://vng.nl/vragen-en-antwoorden/wanneer-is-er-sprake-van-leegstand

VNG (2019). BIZ bijdrage. Informatie voor raadsleden. Vereniging van Nederlandse gemeenten.
Retrieved from https://vng.nl/artikelen/biz-bijdrage

Voordt, T. van der. (2007). Transformatie van kantoorgebouwen: Thema's, actoren, instrumenten
en projecten. Rotterdam: Uitgeverij 010

Warnaby, G. & Medway, D. (2022). Retail occupancy and vacancy in King Street, Manchester:
applying microhistorical principles to retailing. History of Retailing and Consumption, 7(3), 232-
260. https://doi.org/10.1080/2373518X.2022.2062985

Wells, I. (1991). Town Centre Management: A Future for the High Street. Geographical Papers,
109(1).

Whyatt, G. (2004). Town Centre Management: How Theory Informs a Strategic Approach.
International Journal of Retail and Distribution Management, 32(7), 346-353.
DOI:10.1108/09590550410541462

Wilson, J., & Kelling, G. (1982). Broken windows. Atlantic Monthly, 249(3), 29-38.
https://www.ojp.gov/ncjrs/virtual-library/abstracts/broken-windows

Yin, R.K. (2009). Case study research: Design and methods. Thousand Oaks: SAGE.
Ysa, T. (2007). Governance Forms in Urban Public-Private Partnerships. International Public
Management Journal, 10(1), 35-37. DOI: 10.1080/10967490601185724

Zakhour, S. & Metzger, J. (2019). From a “Planning-Led Regime” to a “Development-Leg Regime”
(and Back Again?): The Role of Municipal Planning in the Urban Governance of Stokholm. The
Planning Review, 54(4), 46-58. https://doi.org/10.1080/02513625.2018.1562797

Zhang, H., Hewage, K., Karunathilake, H., Feng, H. & Sadiq, R. (2021). Research on policy
stragies for implementing energy retrofits in the residential buildings. Journal of Building
Engineering, 1(1), 38. https://doi.org/10.1016/j.jobe.2021.103161

Zhang, W., & Creswell, J. (2013). The Use of “Mixing” Procedure of Mixed Methods in Health
Services Research. Medical Care, 51(1), 51-57.
https://doi.org/10.1097/MLR.0b013e31824642fd

Zysman, J. & Kenney, M. (2018). The next phase in the digital revolution: Abundant computing,
platforms, growth, and employment. Communications of the ACM, 61(2), 54-63.

58


https://vng.nl/artikelen/biz-bijdrage
https://doi.org/10.1080/2373518X.2022.2062985
http://dx.doi.org/10.1108/09590550410541462
https://www.ojp.gov/ncjrs/virtual-library/abstracts/broken-windows
https://doi.org/10.1080/02513625.2018.1562797
https://doi.org/10.1016/j.jobe.2021.103161
https://doi.org/10.1097/MLR.0b013e31824642fd

Appendix

Topic list (verhagen, 2024)

Practical info

Date:
Time:

Name:
Function:

How long active:
Place property:
Objective:

Introduction

- | am Lise, urban geography student at UU.
- Research for Platform
Binnenstadsmanagement.

- Research on cooperation with real estate
owners and municipalities in inner cities on
the topic of vacancy.

- The interview is confidential and will be
anonymised.

- May the interview be recorded? The
recording will only be used to accurately
process the information. The recording can
be stopped at any time.

- Does the respondent herself have any
questions about the survey or the topic prior
to the survey?

Theme: stakeholders

- Parties active in the inner-city

Theme: are made Organisations up of internal
and external coalitions. Coalitions arise from
social exchanges formed to influence and
control behaviour.

Organisations active in the inner city:
- Active

- Profit

- Role of municipality/real estate

- Origin and purpose

- Vision

- Financial costs

- Pros and cons

- Meetings

Theme: The environment contains scarce and
valued resources essential for organisational
survival.

- Physical resources

- Financial resources

- Relational resources

- Technological resources

- Legal and regulatory resources

Theme: Organisations acquire control of
resources that minimise/maximise their
dependence on other organisations

Dependence on other parties:
- In control?

- Role municipality

- Role real estate

- Role inner-city organisation

Theme: Vacancy

Downtown vacancy problem:
- Owned properties

- Causes

- Solutions

-Own role

- Relationship municipality

- Interests
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- Future

Closing

- Thanking respondent.

- Offer final product for inspection.

- Indicate that respondent can decide at any
time to have their contribution to the study
removed by contacting us.

Code scheme (verhagen, 2024)

Different organisations in the J’

Reaons to have
real estate

T T Role

Advantages Content Vision

‘“1 — —

inner-city municipality
A ‘ Role city Meetings Structure Money
company
\d -\ 1
PR Resources inner-city -1 - J. Municipality N;::::g:g
£ L» Real estate
owners
A
e Real estate 4
Municipality TS City company
D inner-city ('—‘ f— A
Mutual r Shopping
A dependence (MARTES centre
Past
¥ Vacancy {
Now
Vacancy inner-city
- .
Reasons
l Role
Future Solutions { municipality
L' Role real
i estate owners
together
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