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1. Population change for rapid urban development

problem statement

7194



Trend: Housing crisis

€ 2015 =100
180

Prices for existing owner-occupied houses
(Centraal Bureau voor de Statistiek, 2021)

160

140

120

100

2016 2021

time . —

Average supply time for homes to be sold
(Centraal Bureau voor de Statistiek, 2021)

2016 2021
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Trend: Randstad as a popular

growing metropolis

AMSTERDAM

UTRECHT
DEN HAAG

ROTTERDAM

Legend
inhabitants per km?

=0-100

=100 - 250
M =250 - 500
Il =500 - 1.000
Il = 1.000 >

Population density of inhabitants per km? (CBS, 2019).
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Trend: Randstad as a popular
growing metropolis

Average rent increase as of 1 July 2020
(CBS, 2020).
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Trend: Randstad as a popular
growing metropolis

Average rent increase as of 1 July 2020

(CBS, 2020).
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excluding residents change @l cffect residents change
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Trend: Houses for profit

Mathenesserweg residents in revolt:
Stop the proliferation of student buildings
(Rijnmond, 2019).

> PERFECT RECIPE FOR
REAL ESTATE DEVELOPERS
OR PRIVATE REAL ESTATE
INVESTORS!
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Social relevance:
National

Cities in the Netherlands mentioned for
gentrification.
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Social relevance:
Global

Cities all over the world mentioned for
gentrification.

=d
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Social relevance:
Dissatisfaction

SUSTAINABILITY 1

+ '_:,._.-.—-'-—

© DISPLACEMENT
e e

.,

. | NOT
.. INNOVATIV]
M IVE

Amsterdam London Brooklyn
Jordaan, Centrum, Indische Buurt, Kensington and Chelsea, Fort Greene, Clinton Hill, West
De Pijp, Oud-West, De Baarsjes, Richmond upon Thames, Kingston Bedford-Stuyvesant, Prospect
Noord. upon Thames, Brixton. Heights.
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POSITIVE CONSEQUENCES OF GENTRIFICATION

+

VERSUS

NEGATIVE CONSEQUENCES OF GENTRIFICATION
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Jo)

dominant target group
low income €

distribution of family composition
in the Netherlands

o

absent target group
high income €€€

+ segregation
today
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optimum of socio-economic
diversity

Je)

dominant target group
low income €

distribution of family composition
in the Netherlands

absent target group
high income €€€

2 S

POSITIVE CONSEQUENCES OF GENTRIFICATION

S|S
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N My

ECONOMY CRIME

POSITIVE CONSEQUENCES OF GENTRIFICATION

+
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liveability indexes according the Wijkprofiel

+

POSITIVE CONSEQUENCES OF GENTRIFICATION

S|S
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NEGATIVE CONSEQUENCES OF GENTRIFICATION
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N My

PROPERTY PRICES SOCIAL COHESION

NEGATIVE CONSEQUENCES OF GENTRIFICATION
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optimum of socio-economic
diversity

Je)

dominant target group
low income €

distribution of family composition
in the Netherlands

o

absent target group
high income €€€

STOP!
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Jo)

dominant target group
low income €

distribution of family composition
in the Netherlands

o

absent target group
high income €€€

re-segregation -»
future

NEGATIVE CONSEQUENCES OF GENTRIFICATION
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> Legend
[ 3K J
unsustainable design P 4 G® & ! = current inhabitants
< ] ‘ e / ® . .
@ ~ New inhabitants
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NEGATIVE CONSEQUENCES OF GENTRIFICATION
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Now that +h
neighborhoad is

nice, why do |

F

P

. i

i
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2. The stabilisation of differentiation

design approach
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Research question:

Can urban design contribute to increasing

liveability and socio-economic diversity for 00
Spangen, Bospolder & Tussendijken while ;
preserving neighbourhood identity? If so, how? 9 o

@ 6“'6

© urban liveability

® social identity and a diverse population
©® physical neighbourhood identity

@O diversifying socio-economic program
@ spatial opportunities and urgencies

O design
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Phasing of the (extreme) gentrification

curve
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Jo)

dominant target group
low income €

distribution of family composition
in the Netherlands

o

absent target group
high income €€€

P.A1

P.2

P.3

P.4

P.5



Phasing of the (extreme) gentrification
curve

Phase 1

Jo)

dominant target group
low income €

distribution of family composition
in the Netherlands

o

absent target group 2) O
high income €€€ E

P.1 P.2 P.3 P.4 P.5
+ segregation |
today P.A
segregated low income
population

due to the large amount of
social housing and low
liveability.
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Phasing of the (extreme) gentrification

curve
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Jo)

dominant target group
low income €

Phase 2

distribution of family composition
in the Netherlands

absent target group —

high income €€€

P.A1

P.2

P.3

P.4

P.5

P.2

growing interest for
centrally located affordable
neighbourhoods

due to the housing crisis,
growing interest for living in the
Randstad and trend of houses
for profit.



Phasing of the (extreme) gentrification

curve
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Jo)

dominant target group
low income €

Phase 3

distribution of family composition
in the Netherlands

absent target group —

high income €€€

P.A1

P.2

P.3

P.4

P.5

P.3

noticeably changing
population composition in
public realm

the integration of the first groups
more wealthy inhabitants took
place. Bussinesses matching
their, (more expensive) desires
also want to settle. Traffic flows
are shifting and a more mixed
population is taking to the
streets.



Phasing of the (extreme) gentrification
curve

Phase 4

Jo)

dominant target group
low income €

distribution of family composition
in the Netherlands

absent target group — ?

high income €€€

P.A1 P.2 P.3 P.4 P.5

P.4

the emerge of new more
expensive socio-economic
program

the first part of the
capital-bearing inhabitants
arrive, resistance from current
residents arise by seeing rapid
changes in the composition of
residents and transformation of
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Phasing of the (extreme) gentrification
curve

Phase 5

Jo)

dominant target group
low income €

distribution of family composition
in the Netherlands

o

absent target group — 8)0
high income €€€ &

P.1 P.2 P.3 P.4 P.5
| re-segregation -
future P5

last phase of extreme
gentrification: re-segregation

after the establishment of new
types of bussinesses, less of the
previous urban fabric is left.
Current residents experience
poor bonding and those who
were able to continue livin

do so.



Phasing of the (extreme) gentrification

curve

Influence per field of expertise

Urban Design

P.1
egregated low income
353 lation

Jo)

dominant target group
low income €

policy & trends

distribution of family composition
in the Netherlands

fe)

absent target group —

high income €€€

P.2

growing interest for
centrally located affordable
neighbourhoods

P.A1

P.3

noticeably changing
population composition in
public realm

P.5

P.4

the emerge of new more
expensive socio-economic
program

P.5

last phase of extreme
gentrification: re-segregation



P.2

growing interest for
centrally located affordable
neighbourhoods

due to the housing crisis,
growing interest for living in the
Randstad and trend of houses
for profit.
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P.3

noticeably changing
population composition in
public realm

the integration of the first groups
more wealthy inhabitants took
place. Bussinesses matching
their, (more expensive) desires
also want to settle. Traffic flows
are shifting and a more mixed
population is taking to the
streets.

P.4

the emerge of new more
expensive socio-economic
program

the first part of the
capital-bearing inhabitants
arrive, resistance from current
residents arise by seeing rapid
changes in the composition of
residents and transformation of
buildings.
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e

current
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3. Welcome in the ‘upcoming neighbourhoods’

context
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Rotterdam

Delfshaven (Wijk)

Spangen
Tussendijken 7 ‘
Bospolder
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¢

Central location

close to the city center of
Rotterdam

Oude Noorden
Kralingen-West

Nieuwe Westen & Middelland
Spangen, Bospolder-Tussendijken — — — — —
Lloydkwartier

Kop van Zuid
Katendrecht

. = already gentrified neighbourhood
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Jai

low liveability

scores lower than 4/10 at the
Leefbaarometer test

Spangen
Tussendijken
Bospolder

liveability score

W=1-2
W =23
W =34
W =45
=56
M =6-7
W=738
M =389

42 | 94 Welcome in the ‘upcoming neighbourhoods’



350.000
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Feijennoord

Delfshaven

*average of Rotterdam™®

Rotterdam Centrum

Hillegersberg

4
)
low WOZ value

relatively cheap rents
compared to the rest of the
city



Liveability indexes according Wijkprofiel

physical @

living, public space,
facilities and
environment (vibrancy
and calmness)
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safety

theft, violence, burglary,
vandalism and nuisance
(social control and
accountability)

social@

self-reliance, co-reliance,
participation and
bonding (social cohesion
and connection with
environment)

liveability indexes



Liveability indexes according Wijkprofiel

liveability physical safety social

physical qualitative green accessibility communal housing

safety program differentiation social controle sports

social housing differentiation multiple hour program park to walk the dog

OXCIO

qualitative houses walkable places homes for the higher segment

houses for sale

>0 O

pleasant public spaces bikeable places

liveability indexes

green public spaces cafe

financial support restaurant / terrace

W @®WEE®

public space for meeting

(@ ®ECIE) B ®E

physical @ safety social@

living, public space, theft, violence, burglary, self-reliance, co-reliance,
facilities and vandalism and nuisance  participation and
environment (vibrancy (social control and bonding (social cohesion
and calmness) accountability) and connection with

environment)
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Urban factors for gentrification:

NE

(SEMI) CENTRAL AFFORDABLE CURRENT LOW APPRECIATED
LOCATION HOUSING LIVEABILITY BUILDING STOCK
liveable, diverse
& preserved design: O ! + !
reinforce preserve improve preserve

46 | 94 Welcome in the ‘upcoming neighbourhoods’



Central location

10 minute bike to surroundings in 2km

INTEGRATED & FEASIBLE
DESIGN
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Central location

Current program for shopping and meeting
facilities creating vibrant spaces for slow traffic
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‘it

Broken routing

strong routing with
meeting and shopping
locations from the center
up to the neighbourhoods.

’ O
.,.' H oy 1 -
- st el i =
\\‘*\“ s : ! 1
?l_, ||: 1] ! "- - —:.
ST | .
\ \. S A : = Vierambachtsstraat
) ; ‘\' \ -.,J‘. ‘ Y o J’i:w * ‘r; 3
AN ' = R -
~.»v  _ Nieuwe Binnenweg
150
HETI P v . |
- g s 4

Iy



Central location

Nearby urban development plans for housing or
work program.

URBAN DEVELOPMENTS

MICS Campus
m2 BVO workplaces
Schiedistrict, Schieveste 5 /’_
3.500 houses / 3.400 m2 7NN
BVO workspaces (2020 - 2030) Spaanse Polder
Q772 one-sided program for
= =  business establishment
2 I (2020-2030)
Nieuw Mathenesse M4H
1.000 houses (2020 - 2030) 3.500 - 5.000 houses

(2020 - 2035)
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Shifting routes

urban developments
create new movement
flows towards residential
and work locations.



Central location
Shifting traffic flows

Connecting East with
West

anticipating on the future
and the current program
is the connection of

the easter part with the
western part beneficial

N

Schiedam
@ Mathenesserbrug

M4H
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Central location é&z

Qﬁ& . &" >

Nearby urban developments
o 0 E= E-ﬁjj’ ({‘“

Legend

non-public space or building
industrial future development areas

neighbourhood entrances

road structure

road limitation

N RICI N |

potential urban improvement
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Central location
Dakpark and infrastructure M4H DAKPARK

creating a big physical
boundary

Legend

non-public space or building
industrial future development areas
neighbourhood entrances

road structure

road limitation

potential urban improvement
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Legend

non-public space or building
industrial future development areas
neighbourhood entrances

road structure

RICGA N

road limitation

potential urban improvement
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N RICI N |

Legend

non-public space or building
industrial future development areas
neighbourhood entrances

road structure

road limitation

potential urban improvement



Appreciated
program

Characteristic small-scale
and affordable economic
program

e et shops and meeting facilities
Math r P\ AN at the Mathenesserweg &
athenesserweg N 6% v C /N Schiedamseweg

Schiedamseweg i

¥ S e L
X NI = Legend

shop or meeting facility

-
e

non-public space or building

/
o
—

T U N new routes of developing area
—p» potential new connection
lively axis
missing link in lively axis

urban developing area



Appreciated
program

Inside out stores with
affordable products at the
Schiedamseweg

@ architectural rytm

1 DT T

HYGENIC

il
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Appreciated
program

Characteristic small-scale
and affordable economic

program

5%

Bospolder

Spangen Tussendijken

] Y
L.:\fij‘;:
O
AN
A4
< -
\
N—
AN
AN
\ N\ -
RN z
ANR
\\// 4 /,;\\
O\ > |
AN /! ~_ o 40 |
e ) 7 {
\ \\\\ \\\ \ /// |
S\ \ ¢ |
N2 NN /—:T, !
KR\ NN { | ) 7
WA\ N
C\V | [
% ‘ |
| | f
AN |
AN .
N |
|
N 7
~

. housing program

working program

e

[ ——
Ty

dead end of economic
program Mathenesserweg

=+

monofunctional Spangen

Legend

shop or meeting facility

| non-public space or building

------ new routes of developing area
—p  potential new connection
lively axis
missing link in lively axis

urban developing area



realistic connection
Schiedam

-+

multifunctional Spangen

| Legend

shop or meeting facility

| non-public space or building

------ new routes of developing area
—p» potential new connection
lively axis
missing link in lively axis

urban developing area
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Appreciated housing stock

A lot of appreciated pre-war housing stock
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high % pre-war
buidlings

Legend
Ml =<1900
M =1900-1920
I =1920-1945
= 1945-1960




Affordable housing

Big amount of social housing compared to
Rotterdam and the Netherlands

e &4
~ _ -
o U,
. \, L , X . té \‘
social housing rent private owned L?/ é:\." I -y |
. I M
| Spangen \‘ ‘\{_:%! I-H;'i
| Bospolder ‘<\ ', | T
(. , e
| Tussendijken \ /“: ' $ :-i[-
| *Average \:l‘ !i'é:
~
| Rotterdam
| Nederland
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62%

social housing

average

41%

social housing
Rotterdam




Rotterdam 44% low incomes

S —

Spangen 53% low incomes
h
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22
resident income versus
social rent

Rotterdam got a 1:1 ratio with
low incomes compared to social
housing

low incomes

. social housing



——| Bospolder
»| Tussendijken
HOME OWNERSHIP - *| Spangen
L ]
— | Bospolder
—— Tussendijken
RENT OTHER B ~| Spangen
L ]
]
—  Bospolder
—— Tussendijken
RENTAL CORPORATION B Spangen
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® o
o

home ownership
versus rent

especially private home
ownership is low in the three
neighbourhoods

Delfshaven (wijk)

Bospolder
Tussendijken

Spangen
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realise private housing for a
socio-economic diverse program

current amount of social housing
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densification area

decline % social housing,
by increasing amount of

private owned housing
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4. Change to stay the same

design
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@ 6“'6

Research question:

How can urban design contribute to increasing

liveability and socio-economic diversity for

Spangen, Bospolder & Tussendijken while

preserving neighbourhood identity?

.
.
.

.
.
.



The design ambitions are mainly based on the 3 phases in the gentrification curve.

LIVEABILITY
SOCIO-ECONOMIC DIVERSITY
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Preserving and reinforcing neighbourhood identity

The design ambitions are mainly based on the 3 phases in the gentrification curve.

e The affordable housing e The lively and vibrant ¢ The signature smallscale

program consisting of public spaces created by economic facilities with

appreciated  architecture inside out program. affordable products are
that contains a sense of located in plinths.
unity. ® Stimulate slow traffic
instead of fast traffic for a @ Colorful and busy
® Keep as much housing growing metropolis. facades with goods inside
as possible. out.

® Accessible design for

e Build more private everyday activities,
owned houses for the free stimulating encounters
housing market. between residents.
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P.1 P.2 P.3 P.4 P.5

Gentrification phases for urban design.

liveability divers socio-economic

liveability divers socio-economic

program

program neighbourhood identity

Growing interest for

centrally located affordable

neighbourhoods

=,
S
7 /)

A

preserve current (social)

housing.

construct new owner-

occupied houses.

P2 P3 P4

Noticeably changing population

composition in public realm

public spaces for the use of

small-scale entrepreneurs.

shift focus on slow traffic

instead of fast traffic.

The emerge of new, more
expensive, socio-economic

program

small scale enterprises with

affordable goods

added with financial support

in the neighbourhoods.



new connecting axes

The new (reinforced)
axes connect the current
design with the surrounding
environment.

ORI
; .}7/.7/7/%%//%“ The environment of today,
e — but also that of the future.

M
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scale entrepreneur using
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CURRENT

- © BILDERDIJKSTRAAT

focus on the use of cars and fast

traffic paved, unattractive surfaces

&
------------------------------ : no relation plinth with public

= g0 space
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DESIGN

© BILDERDIJKSTRAAT

attractive wide sidewalk in the
sun to be and to stay

safe crossing places for walkable
blic spaces

pleasant public space makes
it more attractive for small-
scale companies to settle

green strip for green
connection and safe stay on
the sidewalk

partly preserved parking spaces for
72|90 residents of the neighbourhood




DESIGN

© BILDERDIJKSTRAAT

attractive wide sidewalk in the
sun to be and to stay
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safe crossing places for walkable

public spaces

residents of the neighbourhood

partly preserved parking spaces for
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program

Lively and liveable axes are
stimulated by facilities that
are used during the day.

The characteristic affordable
products for everyday use
are located in small-scale

enterprises.



TODAY

» MATHENESSERDIJK

small pavement with less space for
entrepreneur

dangerous crossing for tram users along
fast traffic

car routing on both sides of
the tram rails

cycling route only goes
underneath
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TODAY

» MATHENESSERDIJK

small pavement with less space for

entrepreneur

car routing on both sides of

the tram rails

cycling route only goes

underneath

dangerous crossing for tram users along

fast traffic
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DESIGN

» MATHENESSERDIJK

pavement wide enough for loading
and unloading goods

separate bicycle path, where there was
previously no bicycle road

existing tram station Mathenesserbrug
contributes to accessibility

epreneurs to display

green strip for a pleasant stay
on the sidewalk

secluded road for fast traffic to increase the
safety of cyclists and pedestrians
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building stock

Diversify the building stock
for new socio-economic
groups. Creating financial
support for the characteristic
program.



blind sided park s L

public space experienced by one
side providing unpleasant public Kk
space by night \\. \

B public space
surrounding buildings

mainly housing program (+- 17-8:00)

|
/ I day program (varying hours) < \\
/ [ economic program (+- 8-17.00 \~




~

iine
. Wi
//1771_‘774
Legend

B public space
surrounding buildings
7 mainly housing program (+- 17-8:00)

I
/ I day program (varying hours)
/ [ economic program (+- 8-17.00

4
’/
two-sided spatial park

public space that can be
experienced from both sides Rk
instead of one \ \

—
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public space
surrounding buildings

mainly housing program (+- 17-8:00)

I
/ I day program (varying hours)
/ [ economic program (+- 8-17.00

important junction and

destination point for new and ;
current residents of the area '\g; \
for the activation of the new

axis. 5




Change from side route to
main route

y ,:%’"’ 7
’//? zf{f/fgf’ N8
//:’///‘///// ‘/,/> O
J /Q
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Creating space for housing by

B public space
surrounding buildings Shlftlng the road more close to

7’ [l mainly housing program (+- 17-8:00) o ¢ the train track Ii\\ \
// I day program (varying hours) \\
// [ economic program (+- 8-17.00 \ \
/ 7. /}\ .
g @ / \ A
87|94 7 / N\ » \
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Free market houses for socio-

economic diversity extending ;

the Spangen design providing '“; \
financial support for facilities

B public space
surrounding buildings

mainly housing program (+- 17-8:00)

I
/ I day program (varying hours) g \\
/ [ economic program (+- 8-17.00 \
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Legend

Qualitative boundaried public
spaces

public space
surrounding buildings
mainly housing program (+- 17-8:00)

day program (varying hours)

R
economic program (+- 8-17.00 \
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Legend

public space
surrounding buildings
mainly housing program (+- 17-8:00)
day program (varying hours)

economic program (+- 8-17.00

17.00-8.00

8.00-17.00




Continuous program for

B public space
surrounding buildings Stimulating the rOUting and

7’ [l mainly housing program (+- 17-8:00) \\\' vibrant pUb“C space I“ \
// I day program (varying hours) g \
[ economic program (+- 8-17.00 \ \
/ A % v 4| \
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public space
surrounding buildings

7 [0 mainly housing program (+- 17-8:00)
I day program (varying hours)

/ \
g? [ economic program (+- 8-17.00 ;\\
VN
\



DESIGN DEPENDENCE

P H L public spaces stimulating slow traffic

- ‘% ﬂ‘*ﬁ ~ ., to motivate encounters between new
“~._ . .-7 andoldresidents
affordable housing with currents program of small scale affordable
architectural aesthetics matched with entreprises with inside out storage
new private owned housing € X\'\\/ meeting current residents needs
(4 ) N———— R
U it
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today

missing links

design

connected
network
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Schiedistrict

@ Schiedam Centrum

e DT
Legend

lively and vibrant axis

mixed axis with facilities and housing

housing axis
green axis
main route fast traffic
school area
public transport
----- trees
water
green

industry area

@ trainstation

. densification area
g¢  development axes

existing urban development plans
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For socio-economic diversity, liveability and a preserved

84

and reinforced neighbourhood identity.
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change

/|l

welkom

A sustainable urban development plan for a socio-economically mixed
neighbourhood and liveable Spangen, Tussendijken and Bospolder.
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change

.. tO stay same.

= —
 — —

welkom

A sustainable urban development plan for a socio-economically mixed
neighbourhood and liveable Spangen, Tussendijken and Bospolder.
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the neighbourhood identity physical safety social

low price facilities

no multinationals

affordable housing

architectural unity

architectural rytm

built before WOII

symmetry

@OOO®E®

supermarkets

big amount social housing

important connecting axis

affordable restaurants

+rr9’4ble public spaces

ICISION

qualitative green

program differentiation

housing differentiation

qualitative houses

pleasant public spaces

green public spaces
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accessibility

social controle

multiple hour program

higher population density

bikeable places

walkable places

financial support
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communal housing

sports

park to walk the dog

homes for the higher segment

houses for sale

cafe

restaurant / terrace

public space for meeting
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Legend
| A Lively and liveable axis

, Main transportation axis




APPENDIX
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FIELD OF EXPERTISE

the problem of
(extreme) gentrification
is not only in urban
design

the design contains an
urban approach and
does not suggest the

ultimate solution

REFLECTIONS

DESIGN

the design principles
apply and are used as
starting points

current design is a
possible outcome, but

needs refinement




Connectivity against Lively and liveable Liveable green

segregation streets structure

1a. Improved accessibility 2a. Mathenesserdijk 3a. Ring of Spangen

2b. Bilderdijkstraat 3b. Redesigning car dominant spaces
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Legend

existing entrances
new main entrances
small green structure
bigger green structures
lively route

water

green

working environment Spaanse Polder
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commercial building Van Nelle

reen routetnuunn

mixed use area Marconi

secondary road structure
tertiary road structure
existing main road

subway rails on the ground
elevated subway rails

development area
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FUTURE CITY

city as growing
metropool

shifting focus from the
use of cars towards
liveable design
parking prices are
rising

urban design takes >

10 years time

NEARBY PARKING

all not included streets
have parking
Marconitorens P
Mathenesserplein P
soccerfield P

walking contributes to
the use of public space

> lively axes
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LELTT)

Legend

Urban Heat Island hottest places
hardened car parking
non-public space or building

potenial groen connections



Legend

Urban Heat Island hottest places
hardened car parking
non-public space or building

potenial groen connections
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