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Guidelines?
While housing differentiation and social differentiation appear to be the 
key forces behind displacement pressures, the strategy does not aim to fully 
prevent such change. Instead, it aims to limit the risk of displacement during 
such change. 

The image suggests that the more change in each variable, the higher the 
risk for displacement. This means, that the bigger the change, the more 
important it becomes to design with well-considered guidelines. Which 
guidelines that would be, can depend on the situation. 

For example, if the scenario pushes you to introduce a large, new target-
group, it becomes more important to adhere to guidelines such as; design 
strategic connections between micro-districts of diverse groups to limit 
segregation (guideline 4 from ‘social differentiation’). When a scenario 
pushes you to focus on demolishment to allow new construction, it becomes 
increasingly important to; create an optimized phasing of development 
to ensure right to housing (guideline 2 from ‘housing differentiation’). 
Additional guidelines can be used during any change. 

Of course, sometimes certain guidelines are ruled out, depending on the 
scenario. The next page shows that when you are pushed to design with a 
large new target-group, as in the first scenario, this limits the ability to only 
‘mix similar life-styles and incomes’. Similarly, when a scenario pushes you 
to focus on demolition, this excludes the guideline ‘prioritize renovation’. 
However, other guidelines can still be employed to limit displacement as 
effectively as possible. 
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Other themes?
Also, the next page shows that change in housing, and change in people, 
are not the only variables that you can design with. While they primarily 
influence guideline implementation, additional themes can provide a focused 
direction for the scenario.  For example, for now the themes ‘density’ and 
‘identity’ are recognized as themes that can add an extra layer of  complexity 
and challenge to the design. 
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3. The choice of scenario’s

Which scenario’s are relevant to explore, and why?
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Type of scenario:

Maximizing density with minimal demolition: This scenario aims to 
introduce a large new target-group by constructing a significant amount 
of new units, with little to no demolition. This could be achieved through 
methods like building on existing structures, partitioning existing units, 
or adding high densities on empty plots. The key challenge is to creatively 
optimize space usage while blending old and new (social)structures to 
minimize segregation.

Enhancing existing stock for current residents: This scenario 
concentrates on renovating existing housing while preserving the current 
demographic group. It may involve minimal demolition, primarily to enable 
affordable reconstruction for existing residents. The key challenges are 
enhancing living conditions within the existing structure and ensuring the 
financial feasibility of a development strategy that exclusively prioritizes 
affordable construction and renovation. 

Optimal mixed, inclusive development: This approach involves a 
combination of selective demolition, new construction, and renovations to 
foster a diverse, inclusive neighbourhood. The goal is to cater to different 
demographics by offering various housing types and amenities. The main 
challenges include balancing diverse social groups, ensuring affordability, 
and maintaining neighbourhood cohesion while introducing new 
households.
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considers substantial demolition, specificly in parts of the neighbourhood 
that are not viable for renovation. The neighborhood’s unique character and 
history can eiter be preserved or brought back in new construction. The 
challenge regarding the neighbourhood’s character lies in making decisions 
about what to preserve and what to replace, and how to seamlessly integrate 
new developments with the old.
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Societal relevance (contemporary urban challenge): Other theme:

Density

N/A

N/A
This scenario is relevant as it focusses on one of the biggest challenges within 
the housing crisis: ensuring and preserving enough affordable housing. The 
design of this scenario will focus on making affordable housing both appealing 
to live in, as well as appealing to construct. 

This scenario is relevant as it addresses current urban challenges of 
densification. It demonstrates how Vestia’s portfolio renewal and the 
municipality's objectives for housing differentiation could have been achieved 
without directly displacing any residents. Of course, it raises questions about 
the desirability of this scenario, as this form of densification might challenge 
livability. Nonetheless, exploring this scenario and identifying guidelines to 
optimally navigate it within the context of displacement can bring interesting 
findings. 

This scenario holds societal significance as it tries to ‘optimize’ the 
municipality's goal of creating balanced neighborhoods, from the perspective 
of limiting displacement. It seeks to incorporate as much of Vestia’s new 
programme as feasible, while adhering to guidelines proposed in this thesis. 
The focus is on finding middle ground: how could the Tweebosbuurt have been 
redesigned better when given the opportunity to redo it?

Medium

High

Low

Detail-level:

Identity MediumThis scenario gains relevance by acknowledging the necessity to develop 
modern, high-quality living spaces that also honor the local identity of the 
neighbourhood. Such an approach could lead to reduced local conflict and 
increased acceptance, as residents see their heritage and views being valued. 
It directly addresses the challenge of gentrification, a controversial topic in 
neighbourhood redevelopment.
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Level of detail:
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Example of designing with guidelines
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1. Subtitle

The historical trajectory of housing policies in Rotterdam has 
been marked by a significant shift from a strategy of exclusivity 
and gentrification to a more inclusive and equitable approach. 
The former housing policy, driven by the 2016 Woonakkoord, 
aimed to attract affluent individuals and expand the high-end 
rental market, largely through actively reducing the social hous-
ing stock. This exclusionary approach, reminiscent of earlier 
policies like Stadsvisie 2030 and the Rotterdamwet, exacerbat-
ed social disparities and heightened housing-related challenges.
However, a transformative change in the discourse of housing 
policies emerged in 2023 with the introduction of the new 
Woonakkoord. This revised policy framework places a strong 
emphasis on equal treatment of diverse groups, increased 
resident involvement in housing policy, and a commitment to 
providing affordable housing while preventing homelessness. 
The central principle is ensuring that “all residents should have 
a fair chance at suitable housing,” signifying a profound shift in 
priorities (City of Rotterdam, 2023, p.3).
This research recognizes the urgency of effectively implement-
ing the new Woonakkoord. The shortcomings of the old policy 
have been evident in persistent issues such as escalating home-
lessness, the highest poverty rate among Dutch cities, a severe 
housing shortage, and rising housing Furbis, quam, et iam it C. 
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Thesis framework (old)
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Social displacement

Social engineering or target groups Social networks
 or integration

Citizen 
engagement

Force 3.1. Force 3.2. Force 3.3. Force 3.4.

Housing vision goals Housing vision Housing vision

1. SMALL SCALE TO 
FACILITATE INTERACTION

2. COHERENCE IN DESIGN 
CAN BRIDGE SOCIAL GAPS

3. GOOD MAINTENANCE CAN 
PREVENT TENSIONS
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STRENGHTEN SOCIAL 
NETWORKS

5. ...
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Design 
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2. Designing with guidelines
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Demolishing ‘low-cost’ housing and 

replacing it with owner-occupied high 

segment housing.

Upgrading, merging 

or selling affordable 

housing to reduce the 

social housing supply.

Scarcity of rehousing 

options coupled with 

prolonged waiting lists.  

Direct displacement

Distribution 
of housing

Quantity of housing

1. a.	Continue construction: 3,500-4,000 new 
(temporary) homes yearly. 

1. b.	Utilize existing stock: Create more living 
spaces through for example loosening 
regulations, reducing vacancy, and 
innovative building solutions and living 
forms. 

1. c.	Add flexible housing layer: Add 2.000 
temporary homes by 2026 to absorb the 
current peak in housing demand. 

1. f.	 Innovative building processes: Fast 
construction of affordable homes with a new 
(flexible) Rotterdam Building Law. 

 

4. a.	Ethical Standards: 
Enhance the focus on 
fair renting and leasing, 
guaranteeing that all 
landlords adhere to 
responsible rental 
practices.

4. b.	Reporting Centre: 
Establish a centre 
for reporting 
undesirable rental 
behavior, continuously 
educating tenants and 
landlords about their 
rights, duties, and 
responsibilities.

X. 	 Protection of 
mid-segment: The 
municipality will 
regulate the protection 
of fair prices in the mid-
segment renting sector.

1. d.	New construction targets: Aim 
for 55% affordable homes (20% 
social, 35% mid-segment) until 
2026, then 65% affordable (25% 
social, 40% mid-segment).

1. e.	Measures for mid-segment 
housing: Ensure affordability 
through public and private 
legal instruments and financial 
resources. Half of the newly built 
mid-segment housing should be 
offered as rental properties.

1. g.	Ensure accessibility: Monitor 
and safeguard the availability of 
housing for the intended target 
group, via for example anti-
speculation measures (valid for at 
least five years), especially in the 
mid-range purchase segment.

2. d.	Neighborhood diversity: Explore 
creating mixed neighborhoods by 
purchasing homes and adapting 
them to new living preferences.

2. e.	Inclusivity and variety: Aim for 
inclusive neighborhoods wPut 
emphasis on innovative living 
forms, neighborhood identity, and 
engaging residents.

3. b.	Fair Distribution: Ensure a fair 
allocation of available social 
housing across designated groups, 
namely 45% regular housing 
seekers, 25% Rotterdammers with 
urgency-status, and 30% other 
priority groups with urgency.

3. c.	Regional agreements: Establish 
clear regional agreements for 
housing people in vulnerable 
situations in the housing care 
vision [Woonzorgvisie].
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Financial displacement

Affordability

Actively replacing lower 

income housing with housing 

for ‘social climbers’ 

Reducing marginalized groups 

to a minority within a radically 

changed environment 

Disrupting existing social 

networks and support 

systems, exacerbated by 

insufficient community 

integration of a new, 

contrasting group.

Excluding certain 

groups from the urban 

development process 

by undermining their 

ability to add value to 

the neighborhood.

Social displacement

Social engineering or target groups Social networks
 or integration

Citizen 
engagement

2. a.	Improve current stock: 
Upgrade quality and 
sustainability of current 
properties. Issues with 
mold and dampness wil 
be addressed. 

2. b.	Management and 
support: Ensure 
the effectiveness 
of homeowners’ 
associations [VvE’s], 
support sustainability 
measures, and ensure 
private landlords fulfill 
their responsibilities. 

2. c.	Localized approach: 
Implement area-specific 
approaches to private 
housing, by encouraging 
VvE’s to address 
structural issues and 
enhance sustainability, 
supporting homeowners 
where possible.

X. 	 Ensuring quality: With 
the ‘Good Renting and 
Leasing’ [Goed huren 
en verhuren] policy, we 
tackle issues such as 
poor-quality housing for 
migrant workers and 
abuse by landlords.

2. e.	Inclusivity and 
variety: Aim 
for inclusive 
neighborhoods 
with a balance 
of affordable, 
and mid- to high 
segment housing. 
Put emphasis 
on innovative 
living forms, 
neighborhood 
identity, and 
engaging residents.

X. 	 Rights and needs: 
Demolition will 
be used sparingly. 
When it is 
employed, current 
residents and their 
social networks 
play a significant 
role. We are 
transparent about 
the considerations 
and decisions 
made and ensure 
that residents are 
heard and seen 
in urban renewal 
processes. In a 
new Social Statute 
[Sociaal Statuut]  
we clarify the rights 
and obligations of 
involved parties, 
such as a guarantee 
for residents to 
return to the area 
and a strategy for 
resident support.

2.1. 2.2.

2.3. 2.4.

Living standards
(value for money)

X. 	 Adequate 
Facilities: We 
are committed to 
ensuring sufficient 
social infrastructure 
in all districts and 
neighborhoods, 
tailored to the 
needs of the area. 
Meeting spaces 
contribute to social 
cohesion.

X. 	 Accessible 
Facilities: 
Facilities should 
be affordable and 
accessible. We 
are exploring the 
potential expansion 
of services for 
vulnerable groups 
and for poverty 
support.

X. 	 Facilities in 
housing: In the 
case of smaller 
residential units, 
there should be 
enough communal 
spaces. Collective 
living arrangements 
that can contribute 
to self-reliance and 
social cohesion are 
encouraged.

X.	 No discrimination: In Rotterdam, there is no room for 
racism or discrimination on any grounds. The allocation 
of housing (both rental and purchase) is conducted 
transparently and objectively.

X.	 Attracting and retaining certain groups: We aim to 
attract essential (professional) groups to our city by 
expanding housing opportunities for students, young 
people, professionals in social sectors, and social 
climbers. This includes appropriate housing allocation 
for middle incomes in high-demand areas using legal 
measures (like target group ordinances), offering 
purchase discounts or purchase priority to social 
professionals and social climbers in the middle-segment, 
prioritizing middle-incomes when selling corporation-
owned properties, etc.

X. 	 Mixing target-groups: We challenge the market to 
develop plans that incorporate a mix of target groups 
in residential complexes, for example, combining social 
and middle-segment housing in one building

= 	 additional objectives from the 
Housing Policy (2023) main report

= 	 ‘Main measures’ from the Housing 
Policy (2023) summary 
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THE PROBLEM

THEORY OF DISPLACEMENT DISPLACEMENT IN ROTTERDAM&

THE SOLUTION?

HOUSING VISION 2023

SOCIAL MIXING & 
HOUSING DIFFERENTIATION+/-

NO!

WE NEED TO BETTER UNDERSTAND THE RISKS...

SOCIAL MIXING 
HOUSING DIFFERENTIATION+/-

THE PROBLEM 
WITH...

... AND DESIGN WITH CARE!

+/-
!!

BECAUSE THEY ST
IL

L
W
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T.

..

THE SOLUTION!

SOCIAL DIFFERENTIATION
HOUSING DIFFERENTIATION+/-

UNDERSTANDING THE PARAMETERS

LITERATURE-BASED
GUIDELINES

HOW IT COMPLEMENTS 
THE HOUSING VISION

& DESIGN WITH CARE

!! DESIGN GUIDELINES

(1) DIRECT-
(2) SOCIAL- 
(3)FINANCIAL- & 
(4) COMMERCIAL DISPLACEMENT

MAINLY THROUGH:

Idea behind narrative
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