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Summary
The redevelopment of neighbourhoods is an important theme of this thesis. During a redevelopment, various measures or instruments can be used. The aim of this thesis is to describe the factors that influence the choice between these instruments.

First, the various problems of neighbourhoods and reasons for redevelopment were described, together with the instruments that can be used. These reasons and instrument are divided into three categories: physical, social and economical.

The research makes clear that various factors have influence on the choice between instruments. Context factors are related to the reasons and the policies and regulations regarding redevelopment. Public and private parties are together with the residents the involved actors. They all have their own input and preferences. Also the available resources, capital, knowledge, and land, have influence. The last factor is the process, including time and collaboration between the actors. The factors context and actors often have direct influence on the choice between instruments while resources and process have more indirect influence. The last two factors are mainly preconditions to make a good decision possible. 

The model of the factors is tested with the redevelopment of Oud-Krispijn, Dordrecht. Many physical but especially social problems appeared in this neighbourhood. The instruments therefore focused mainly on the social problems. The redevelopment of this neighbourhood makes clear that the collaboration between the various actors and their knowledge is important to make the right decision. Also the involvement and participation of residents is important because they know a lot about the neighbourhood and its problems, participation also provides support which could strengthen other instruments.
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1. Introduction

Many big cities in the Netherlands have some neighbourhoods with social, physical, or economical problems, for example criminality, unemployment or a bad quality of housing (De Vries et al., 2007). To tackle these problems both national and local governments make plans for redevelopment of these neighbourhoods. This is also the case in Oud-Krispijn, one of the neighbourhoods of Dordrecht. Redevelopment of Oud-Krispijn started in 2000 and takes places because of social problems and a low quality of the dwellings. (Onderzoekscentrum Drechtsteden, 2008a). 
1.1 Research question and sub-questions
This research, for the bachelor thesis, is about the redevelopment of neighbourhoods. The focus of this research is on the creation of an redevelopment policy and in particular on the choice between different instruments that are used for the redevelopment. To illustrate the research the redevelopment that takes place in Oud-Krispijn is used as a case study, the topic of the main question will be tested in Oud-Krispijn. The main question of the bachelor thesis is: Which factors influence the choice of instruments used in the redevelopment of a Dutch urban neighbourhood? 

If a municipality wants to redevelop a neighbourhood, several factors have an influence on the choice between instruments. For example, the local circumstances are important to develop an approach that fits for that neighbourhood, also national or European policies on redevelopment had to be considered. The following sub-questions are developed to answer the main question:

· What is meant with neighbourhood redevelopment and why should a neighbourhood be redeveloped?

· Which instruments can be used for the redevelopment of a neighbourhood? 

· What is the influence that the factors can have in theory, and what are the relations between the various factors?

· What are the reasons of the redevelopment in Oud-Krispijn and which instruments are used for this redevelopment project?

· What is the role that the various factors play in the choice between redevelopment instruments for the redevelopment of Oud-Krispijn?

The first and second sub-question will be answered in chapter two; this chapter describes what redevelopment means and the reasons for redevelopment (problems in the neighbourhood and urban competitiveness). The various ways in which redevelopment can be done (physical approach, social approach, economical approach) are also described in this chapter. Chapter three will give the answer on the third question, and this chapter will describe the various factors that play a part when a redevelopment policy had to be chosen. In chapter four the last two sub-questions will be answered about the reasons and instruments of redevelopment in Oud-Krispijn and which factor had determined the choice for that particular redevelopment instrument. Finally, the answer on the sub-questions will be used in chapter five to answer the main question. Chapter five will also provide some recommendations for neighbourhood redevelopment and further scientific research. 
1.2 Relevance of research

This research is also relevant for the scientific research on neighbourhood redevelopment. This shed more light on the factors that have influence. If these factors are known it becomes clear which factors need more scientific research. Maybe the situation of Oud-Krispijn provides some factors that are not mentioned in theoretical sources. These factors need also scientific research together with the factors that turns out in practice to be more important than the theoretical sources show.  

This research on the factors that have influence on the choice between redevelopment instruments will provide one scheme in which all these factors are presented together. This scheme will make clear which factors have influence and what their influence is. If a neighbourhood had to be redeveloped, this knowledge can be used. The factors described by this research can be investigated in the own local situation, to make clear if the factor of this research are also present in that neighbourhood. By using this research, it can be prevented that important factors are overlooked. An important factor that is neglected can make it difficult to make a good decision between the various instruments.

1.3 Research method

This bachelor thesis is based on written sources and some interviews. Scientific publications are the main source for the first three chapters. The part about the redevelopment in Oud-Krispijn is mainly based on articles published on the website of the redevelopment of this neighbourhood in Dordrecht (www.oudkrispijn.nl). On this website many documents are published about the redevelopment. For additional information, especially on the topic of the choice of instruments, two interviews are made, with Esther van Beelen, staff member, and Bert Sekeris, manager, both from Krispijn-Wonen, the redevelopment company of Oud-Krispijn.

2. Redevelopment, why and how 
This chapter will answer the following question: What is meant with neighbourhood redevelopment and what are the reasons for a redevelopment of neighbourhood. Redevelopment itself will be described in more detail when the sub-question which instruments can be used for neighbourhood redevelopment is answered. The answer on the first question is needed to know the motives for redevelopment. If these motives are seen, the decision can be made to start a redevelopment. When this decision is made, the second question appears; which instruments can be used to solve the problems of the area? If these instruments are known, a choice can be made between them. The factors that have influence on this choice will be described in the next chapter. 

2.1 Meaning of neighbourhood redevelopment

The definition used during this research for neighbourhood redevelopment, is given by Van ‘t Verlaat (2008); the active intervention of the government or other organisations on the development of an urban area. This intervention can be on the spatial developments but also on social and economical developments, for example neighbourhoods that are confronted with increasing social problems or changing living preferences. Besides neighbourhood redevelopment also other terms are used to describe the process of interventions in an urban area; renewal, revitalisation, and regeneration (cf. Priemus, 2004; Van der Pennen, 2007). Sometimes these terms are used as synonyms but they are also used to distinguish between several combinations of physical, social, and economical instruments (cf. Van der Pennen, 2007). This research uses ‘redevelopment’ because the term describes that the original developments in the neighbourhood are changed (‘re-’) by the intervention of the government. The definition above is in fact a definition of urban area redevelopment, but in this research the focus is only on areas where people live: the residential areas or neighbourhoods. This means that redevelopments of, for instance, business areas, and old port areas are neglected. 
It is possible distinguish several stages in neighbourhood redevelopment. At first there are some actors that see developments in the neighbourhood that are, in their eyes, a motive for redevelopment of the area (Van ‘t Verlaat, 2008; Fortuin and Ouwehand, 2003). 
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These actors create a vision for the neighbourhood that describes what the problems are and what the goal of redevelopment is. Based on this a neighbourhood redevelopment plan is made in the second phase, what means that a decision is made between the different instruments that are available for redevelopment. The realisation of the redevelopment takes place in the third phase and after that comes the management phase, the forth phase (Van ‘t Verlaat, 2008; Fortuin and Ouwehand, 2003). The next paragraph will go deeper into the first phase, when it deals with the reasons of a neighbourhood redevelopment. Thereafter the various available instruments will be described. The reasons and instruments of redevelopment are divided into physical, social, and economic reasons and instruments. 
2.2 The reasons of neighbourhood redevelopment

Physical 

· A loss of technical quality; the dwellings are deteriorated and keep no longer their basis physical performance, or a insufficient functional quality; the dwellings are no longer useable because of insufficient functional performance (Van der Flier and Thomsen, 2006). 

· Lack of social mixing: The one-sidedness of a neighbourhood on price or on ownership. Municipalities and housing corporation see this one-sidedness often as a disadvantage of the neighbourhood, they want a varied neighbourhood where people of all income-levels can afford the house they like, and are able to choose the ownership form they want (Ouwehand et al., 2006; Van der Flier and Thomsen, 2006). Also residents that already live in the neighbourhood can have not enough choice for their future housing demands and it is possible that they leave the neighbourhood (Priemus, 2004). 

Social 

· Income inequality: The income-level of urban residents is lower than the Dutch average, and there is also the process that in some neighbourhoods ‘rich’ people leave the area and ‘poor’ people come to that area (Latten et al., 2004; de Vries et al., 2007). The low income level can be a result of higher percentages of unemployment and of low education levels (Ouwehand et al., 2006). 

· Ethnic minorities: Many governments see a concentration of ethnic minorities in a neighbourhood as a problem because, for instance, they have fewer chances on the labour market and sometimes they are not very well integrated in society (Ouwehand, 2006; Ouwehand et al., 2006). 

· Social problems: Social problems in the neighbourhood, for instance criminality and vandalism. These social problems have much influence on the quality of life in the neighbourhood (Van ‘t Verlaat, 2008; Ouwehand et al., 2006). 
· All these factors together determine the image and reputation of the neighbourhood; people are going to see this area as unsafe and unclean, and the area becomes a place where nobody wants to live. Only people with no other choice will locate there, and the residents have a weak relation with the area in which they live (Ouwehand et al., 2006). 
Economic 

· Urban competitiveness: Competition takes not only place between firms but also between cities and regions, and cities must react to internal and external changes to stay competitive. One of the factors that determine the competitive force is the knowledge base of the residents (Van Winden, 2005; Ouwehand et al., 2006). The demand for high-skilled workers has increased in the last decades while the amount of high-skilled residents in cities has decreased (cf. Van den Berg and Braun, 1999; Latten et al., 2004). To increase the competitive force of the city, redevelopment can be needed to make the neighbourhood attractive for these residents. 

· Neighbourhood economy: The economic situation in the neighbourhood itself, if the area is not attractive enough for businesses and shops and if the quality of entrepreneurship (of local residents) is not high enough (KEI overzicht economie), redevelopment can be necessary. 

2.3 Redevelopment instruments
Physical instruments are investments in dwellings, public space, green areas, and infrastructure (Van de Pennen et al., 2004). 

· Renovation, demolishing, and rebuilding of dwellings are measures that can be taken to create more price brackets in the neighbourhood (; Ouwehand et al., 2006; cf. KEI-centrum, renovatie versus sloop). 

· Renovation is also an instrument to improve the quality of the existed dwelling (Ouwehand et al., 2006). To decrease the one-sidedness of the neighbourhood and create more variety the rebuilding of new houses with another kind of ownership, and the sale of former rental houses is possible Ouwehand et al., 2006; Kei-centrum). 

· Improvements of public and green spaces, also the improvement of infrastructure belongs to the physical instruments to improve the connections between living, working and leisure activities

Social instruments pay attention to the residents and their problems and try to make that people can live together and participate in the community (Van der Pennen, 2007). 

· Programs that improve the education level and chances on the labour market of the local residents, also addiction care and programs that help parents to educate their children can be used to solve and prevent these problems. 

· The fight on vandalism, filthiness, and insecurity. There can also be started some programs that enhance the social cohesion in the neighbourhood, for instance with neighbour meetings. Language and integration courses are useful to improve the situation of the ethnic minorities. (Ouwehand et al., 2006; Van der Pennen, 2007).  

· Participation of residents and users of the neighbourhood to create support. Their information about the neighbourhood can be helpful to create a redevelopment plan, although not every resident is capable to participate. (Ouwehand et al., 2006; Ouwehand, 2006; Van der Pennen, 2007, Engbersen and Lodewijks, 2004). Resident participation is not just a social instrument; it can also be used for physical and economic improvements of the neighbourhood. Participation can strengthen other instruments because involvement is created and residents support the redevelopment.
Economic instruments try to improve the economy of the neighbourhood and also contribute to the competitiveness of the city. 

· To attract high skilled residents attractive houses and facilities such as shops and (cultural) amenities can be built (Ouwehand et al., 2006). 

· Improvements of the education level of the local residents and their chances on the labour market are part of the economic instruments, there is some overlap with social instruments; they can be used as a social and as an economic instrument (Ouwehand and Van Meijeren, 2006).

· Improvements of the business locations and the infrastructure (roads, ICT, etc) (Ouwehand and Van Meijeren, 2006; Grote stedenbeleid, 2004; KEI-centrum). The area can also be made more attractive by reducing criminality against firms, advising and stimulation of start-up’s and existing firms (with financial or fiscal measures) (Grote stedenbeleid, 2004; Ouwehand and Van Meijeren, 2006).

2.3.1 Combination of the three approaches

The three approaches can also be combined (cf. Van der Pennen, 2007) into a integral approach which makes it possible to deal with social, economic and physical problems at the same time (Hull, 2001). Combining them is useful because, for instance, physical instruments have besides direct effects on the physical condition of the neighbourhood, indirect effects on the social structure. Sometimes an integral approach is needed because there are problems that cannot be solved only with physical or social instruments (Ouwehand et al. 2006; Helleman, 2006). 
2.4 Conclusion

The reasons for redevelopment are divided in three parts: First, the physical condition of the dwellings and the demand for these houses, second, the concentration of poor residents and ethnic minorities and social problems in the neighbourhood and, third the urban competitiveness that needs high skilled people as residents. Instruments for redevelopment are divided into physical interventions on the dwellings and infrastructure; social instruments to improve the social infrastructure, and economic instruments to make the neighbourhood attractive for middle-class residents and improve the business environment. These instruments can also be combined into one integral redevelopment approach.

[image: image1] 

3. Determinants of the redevelopment instruments

This chapter will answer the sub-question: what is the influence the factors can have in theory? This will be done in the first paragraph by presenting a model. The paragraphs thereafter will go deeper into the factors, and explain their characteristics and influence on the redevelopment process. To evaluate which factor determine the choice between different redevelopment instruments these factors need to be described 

3.1 Model of the factors
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For this paragraph the model of Van ‘t Verlaat (2008) is used to create a model of the factors that have influence on the choice of redevelopment measures. Van ‘t Verlaat described in his model the ingredients of an urban redevelopment. The redevelopment takes place in a context of physical, social, and economic developments. The content is the created redevelopment policy and the actors are the involved parties. Furthermore there are the resources used during redevelopment, and the process of redevelopment, as described in the previous chapter (Van ‘t Verlaat, 2008). 

The model of Van ‘t Verlaat is transformed into the model below which presents the factors that have influence on the content of the redevelopment; the context, the actors, resources and the process. The following paragraphs will describe these factors and their influence, and the relations between these elements. 
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3.2 Context

To create a redevelopment strategy, according to Van ‘t Verlaat, the context of the redevelopment is important. The context of the neighbourhood is divided in two parts. First there is the context of the neighbourhood itself and secondly the context of the policies and regulations about redevelopment. The neighbourhood context is further divided into three aspects, the economic context, the social context, and the spatial context. These three parts are partially related to the three reason for redevelopment mentioned in the previous. 

3.2.1 Economic situation 

The economic situation of the neighbourhood, but also of the whole city and the region has influence on the employment in the neighbourhood. If one of the aims of a redevelopment is to solve the unemployment of low educated residents the sectors that create employment for these residents have to be known (Van ‘t Verlaat, 2008). If these sectors exist they can be involved in the redevelopment, if not the redevelopment can try to attract these sectors to the city and neighbourhood or use other instruments to solve unemployment. Businesses can be attracted by stimulating them to start and locate themselves in the neighbourhood, for example with subsidising the establishment of businesses in the neighbourhood.
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Besides the unemployment of current residents, also the concentration of low educated residents is seen as a reason for redevelopment. Firms that need these high-educated residents prefer to locate themselves close their potential employees (Van den Berg and Braun, 1999). To make the city attractive for these firms the city has to make itselve attractive for these residents. These residents have different demands for their living environment (Van Winden, 2005). The market provides some of them but also the public sector plays an important part in this (Van Winden, 2005). Here the instrument of supplying enough facilities demanded by these residents, mentioned in the previous chapter, can be used. In addition, the education of the current residents can be used to get a population with a higher education level.

In this sub paragraph, two aspects of the economic context were described. The absence of businesses or the quality of the local economy is a reason to use instruments that make it easier for firms to start up or locate themselves in the neighbourhood. The desired presence of high skilled residents makes that instrument are chosen that improve the living environment of the neighbourhood according the preferences of these residents. 

3.2.2 Social (-economic) situation

The socio-economic situation of the residents is an important part of the neighbourhood. A weak social structure can be a reason to use social redevelopment instruments to improve the structure. An example is the education of the residents and programmes that increase the changes of the residents on the labour market. 

The social structure is part of the identity of the neighbourhood, the opinion of the residents about their neighbourhood. The opinion of residents, but also the opinion of the municipality, housing corporations and future residents are an important aspect of the redevelopment. If the parties are discontent with the identity of the neighbourhood, this can be a reason for redevelopment (Hull, 2001). If, for instance, the residents are discontent with the safety because of youth criminality, instruments that provide leisure activities for the youth can be chosen. 

It is also the influence of the social situation that more attention is paid on the effects of the used measures, especially the physical and social measures. These measures can have some not intended side effects that have adverse effects for the current residents. An example is the building of new more expensive houses, because these houses are build there are not enough cheap houses available for the relative poor current residents (Fortuin and Ouwehand, 2003; Van ’t Verlaat, 2008). 

Attention for the social problems makes also that there is search for specific social measures. In the past, a redevelopment was often the use of only physical instruments, but these instruments cannot solve all social problems, also because of the side effects mentioned above (cf. Van der Pennen, 2007). 

Social problems in the neighbourhood also make that during the decision making social instrument are sought that focus on the problems of the residents. An example of this a project in Wielwijk presented in the box above.  

This sub paragraph about the socio-economic situation of the neighbourhood makes clear that the opinions of all involved parties about the current and desired identity of the neighbourhood have influence. Their opinions influenced the decision whether or not to redevelop and which instruments are used. The knowledge that social problems are not solved only by side effects of physical instruments has influence on the choice between redevelopment instruments. The attention paid on the social context of the neighbourhood makes that social redevelopment instruments are chosen to solve the social problems of the neighbourhood. 

3.2.3 Spatial context

This paragraph about the spatial context of the neighbourhood will first deal with the influence that the physical conditions have on the decision and secondly the influence of the infrastructure and the relations of the neighbourhood with surrounding neighbourhoods. 

The preferences of the residents, municipality and housing corporations are important to know if the houses in the neighbourhood are still desired. Negative opinions about the dwellings will lead to a search for redevelopment instruments that create houses that comply with the requirements of the various parties, for example the junction of two houses into one bigger and more expensive house (Van der Pennen, 2007). 

Besides the preference also the technical condition of the dwellings have influence on the choice between the various redevelopment instruments. The quality level has influence on the physical measures that are available for use. If the quality of the houses is very bad, little else except demolition is possible. A better condition makes it possible to choose between demolition and renovation. 

The infrastructure of the neighbourhood has influence on its. Firms, for example, need a good accessibility to be supplied. Good accessibility is also needed for living and leisure. Also the relation with surrounding neighbourhoods has influence (Fortuin and Ouwehand, 2003), for example if a lot of traffic for other neighbourhood travels trough, what has influence on the road safety. A weak accessibility or a low level of road safety has influence on the choice between instruments, measures are taken that improve, for example, the accessibility by broadening the road or make space for new routes. 

Part of the relation with other neighbourhoods is the perception that residents have about their neighbourhood (Hull, 2001). If one of the purposes of the redevelopment is to attract residents to the neighbourhood their perceptions have influence (Van ‘t Verlaat). If the neighbourhood, for example, is known as insecure and unpleasant people will not locate there. During the redevelopment instruments are needed that change the perceptions and tackle prejudices. 

To conclude: the spatial context has influence on the choice in three ways. First the opinion of the different involved parties about the dwellings may lead to the deployment of instruments that create houses according to the preferences of the involved parties. Further, the technical quality of the houses can be so low that renovation or demolition is required. Also the infrastructure and relation with other neighbourhoods have influence. 

3.2.4 Policies and regulations

The focus of the national policy on redevelopment is on three points of attention, the physical pillar, the economic pillar, and the social pillar. At the same time, the aim of the government is that each pillar does not have their own agenda but the redevelopment has to be done via an integral approach of social, physical, and economical instruments. A redevelopment should give current residents a chance to stay in the neighbourhood and prevent that they will leave (Priemus, 2004; Helleman, 2006). 

The national or provincial government subsidizes a long-term redevelopment program (Meerjarig Ontwikkelings Programma, MOP) draft by the municipality. 
This plan, based on objective set by the national government, indicates what the aims of the redevelopment are and how these will be reached. This is only the case for the thirty-one biggest Dutch cities (Helleman, 2006; Kei dossier provinciaal beleid). The government does not subsidise the whole redevelopment, the municipality also has to get money from other parties, private parties for instance. This national policy has influence because the MOP’s are only subsidised if the government agrees with it and when it is formulated according the objectives. The national policy makes that a choice is made for an integral redevelopment approach. 

Besides national policies, also local policies have influence. The municipality has to make a zoning plan (bestemmingsplan) and can also create a spatial vision (Wet ruimtelijke ordening), which describe the desired destination of the area. A spatial vision makes clear which developments of the area the municipality wants but it is not binding. A zoning plan is binding and this describes the destination of the different areas in the neighbourhood (Borst, 2006; Noordman, 2008). A zoning plan gives the municipality thus more influence than a spatial vision where developers have more freedom to choose (Korthals Altes et al., 2004; Borst, 2006). A zoning plan can forbid, for example, that living areas are transformed into business areas. Besides the spatial vision also visions on economic development and socio-cultural developments have influence (Van ‘t Verlaat, 2008). 

3.2.5 The model

Based on the four sub paragraphs above the part of the model about the context can be build up. In the scheme below the four elements of the context are presented with a short explanation of their most essential influences. The same will be done for all following paragraphs about the other factors. 

	Context

	Economic situation
	· To stimulate the local economy, instruments are chosen that make it easier for firms to start up and settle in the neighbourhood. 

· Because of the desired presence of high skilled residents, instruments are needed to make or keep the area attractive for these residents

	Socio (-economic) situation
	· The opinion about the current and desired identity of the neighbourhood influences the choice between instruments.

· Attention to the social side of the neighbourhood, instead of only attention on the physical side, makes that there is also more attention for the available social redevelopment instruments. 

	Spatial situation
	· The opinions of involved parties about the houses indicate what kinds of houses are wanted in the neighbourhood.

· The technical quality of the dwellings can limit the possible instruments. 

· Weak infrastructure needs instruments that improve the accessibility of the neighbourhood.

· The perception about the neighbourhood that people have is important for the attractiveness and thus instruments are needed to influence the perceptions.

	Policies and regulation
	· Because the financing of MOP’s the national policy stimulates the integral redevelopment approach. 

· Visions of municipality on the desired spatial, social, and economical developments give direction to redevelopment instruments. 


3.3 Involved actors of redevelopment

Many actors are involved in neighbourhood redevelopment. All these actors have different interests and ideas and they play different roles. The actors are divided into three groups: the public sector, the private parties, and finally the users and residents. 

3.3.1 Public sector

In the Netherlands, there are three layers of governmental organisations, the national government, the provincial government, and the municipality. The focus of the law on spatial planning (Wet ruimtelijke ordening) is on decentralisation, the responsibility of a project lies on the right layer. The three governmental layers create together a structure vision. This vision describes the desired spatial developments in an area. The municipality has the task to translate this vision into a zoning plan (bestemmingsplan). The national government and the province beforehand make rules the municipality should observe (Wet ruimtelijke ordening).

It is mainly the municipality who is responsible for the neighbourhood redevelopment. So they play a role, although not every department of the municipality is involved. The role of the municipality in the redevelopment can vary between an active land policy and a facilitating land policy. With an active land policy the municipality is the owner of the land, controls the plan making and prepares the area for building and living. With a facilitating role she only formulates goals and terms in which the housing corporation or other private parties has to operate (Van der Schaar, 2005; Noordam, 2008). Between these two extremes various kinds of cooperation between the municipality and other parties other forms are possible (Korthals Altes et al., 2004; Noordam, 2008). With an active land policy the municipality has a strong influence, because she can develop the whole redevelopment plan and choose the instruments on her own. If the municipality transfers more of her power to the private parties, as housing corporations, she loses some influence on the decision. With a facilitating role the municipality has a more limited influence; the choice between the various instruments is then mainly a task for the private parties (Van der Schaar, 2005).

The national government and province are directing and facilitating parties and they only steer on outlines (Van der Schaar, 2005; Helleman, 2006). Redevelopment programs are financed by the national government or province when they agree with the long-term redevelopment program (MOP) written by the municipality (Helleman, 2006).

Besides their official role of approving MOP’s it turns out that the province is also involved in other ways. They can put own accents, water management for instance, on the redevelopment and thereby deploy additional instruments. The provinces can also contribute financially with their own budgets and provide knowledge. To reduce the housing-shortage the provinces get money from the national government to support the building of houses in twenty urban regions, this money can also used for a redevelopment (Kei dossier provinciaal beleid).

3.3.2 Private sector

To the private sector belong various actors such as the housing corporations, builders and architects. But it is mainly the housing corporation that has influence on the choice between redevelopment instruments. The other parties such as the architects and building companies are often involved later on in the process; they perform parts of the redevelopment program developed by the municipality and the housing corporations. 

Housing associations own many houses in the neighbourhood, especially in neighbourhoods with many social rental houses. In the 1990’s they were privatised and they are allowed to develop commercial real estate and to sell rental houses, this is also necessary because they get less subsidies (Van ‘t Verlaat, 2008; Noordam, 2008). Besides activities related to houses they are now also to develop an integral neighbourhood plan (Van ‘t Verlaat, 2008). One of their tasks is to improve the liveability of the neighbourhood (Conijn, 2005). This gives the corporations other instruments to use than only instruments related to housing. They are allowed to acquire, manage and change other buildings besides houses. They are also able to develop activities to improve the living environment (Conijn, 2005).

Because of their ownership of many houses in the neighbourhood, they are a strong and important actor in the redevelopment and they can have much influence on the final redevelopment program. The corporations are also, together with the municipality, one of the organisations that take the initiative to redevelop the neighbourhood. Because they are now an independent organisation, they have more power to execute their own ideas about redevelopment and they are able to use other instruments
3.3.3 Residents and users


[image: image2]Some important actors linked to the redevelopment are the residents and the users of the area. Because the redevelopment is a transformation of their living environment, they are involved in the redevelopment. It is also the policy of the national government to involve the residents in the redevelopment of neighbourhoods and use them to create the redevelopment policy (Ouwehand et al., 2006; Van ‘t Verlaat, 2008). The residents of the neighbourhood are not one homogeneous mass; they have not all the same preferences. Also not everyone is capable to participate, but their preferences had to be known so that the redevelopment is also, if possible, in their benefit (Fortuin and Ouwehand, 2003; Ouwehand et al., 2006).   


[image: image3]Participation of residents can vary between only informing them and real participating when the residents are involved in the final decision and can steer the outcome (cf. Burgers and Vranken, 2004). The participation form that is used determines the influence of the residents. The highest level of participation makes it able that the residents can choose the instruments, although they are not the only ones that are responsible for this choice. Also the second level of participation gives possibilities, if the actors who are responsible for the decision are convinced by the ideas of the residents about instruments the actors can decide to use them). 

3.3.4 The model

	Actors

	Municipality
	· The influence of the municipality depends on the cooperation between municipality and other actors, an active or facilitating land policy or somewhere in between. 

· With an active land policy, they are responsible for the choice between redevelopment instruments.

· With a facilitating land policy, they can steer with their preconditions the choice between the instruments. 

	National government and province
	· The national government is not directly involved and has mainly influence through their policies on neighbourhood redevelopment.

· The task of the province is to approve the MOP’s. Besides their formal law they can give the redevelopment an extra impulse with their budgets and knowledge and add instruments to the redevelopment.

	Private sectors
	· Housing corporations became independent (privatisation), which gave them more power to execute their own ideas

· New laws give housing corporations the possibility to use also instruments not directly related to housing.

	Residents and users
	· A high level of resident participation means that the residents have, together with the other involved actors, a direct say in the matter

· Also if they are not direct involved in the decision making they can have influence on the decision if their ideas are used by those actors that take the decision.


3.4 Resources

Also resources play a role in the choice between redevelopment instruments; the use of money, knowledge and land (Hull, 2001). 

3.4.1 Financial resources

To redevelop a neighbourhood, financial capital is needed to bear the costs of the various projects. Investments are always related to the costs and benefits of them. Before a choice can be made, the available budget and the financial contribution of all involved actors had to be known (Hull, 2001). Mainly the housing corporations pay the investments in houses and the municipalities pay the other physical instruments, there is no clear distribution between the actors for the social instruments (Doms et al., 2008). The different instruments have their own costs and benefits, some of them are non-monetary, which make it possible to calculate the efficiency of each instrument. 

The costs and benefits can be divided into three groups, that of the land exploitation, costs and benefits of the development of real estate and the costs and benefits of the other  instruments such as social instruments (Daamen, 2005; Van ‘t Verlaat, 2008). The benefits of physical projects are in most cases easy to calculate but social projects often have a non-monetary benefit that is also important but makes the calculation more difficult (Doms et al., 2008). The calculation of costs and benefits is needed to make decision. The influence of the financial resources is mainly that because of the budget a choice had to be made, there is not enough money to use all instruments (Van ‘t Verlaat, 2008). Because the finite amount of available money, the costs and benefits of each project had to be known to choose a set of instruments that are seen as efficient. 

3.4.2 Land 

The exploitation of the available land in the neighbourhood contributes to the financial resources available for redevelopment (Daamen, 2005). Before the land can be exploited the ownership of the land plays a role (Van ‘t Verlaat, 2008). If a private party who is not involved in the redevelopment is the owner of the land, the land is not available for redevelopment. This means that the ownership plays a role in the decision; the actor who is the owner of the land can decide what should happen with it, although the municipality has some possibilities to expropriate. 

3.4.3 Knowledge

Also the knowledge and expertise of the involved persons and organisations have influence. Neighbourhood redevelopment is a complex process that asks for actors with knowledge about redevelopment (Van ‘t Verlaat, 2008). The use of that knowledge has influence on the choice between the instruments (Hull, 2001; Doms et al., 2008). 

Beside the expertise of the involved actors, also experiences with instruments in other redevelopment and knowledge provided by scientific research on redevelopment and cities have influence. To make better decisions, improve the instruments, and prevent that the same mistakes are made this knowledge is useful (Burgers and Vranken, 2004). Although an instrument can be successful in another city this does not mean automatically that it will be successful elsewhere, neighbourhoods can differ too much form each other.

Knowledge and expertise have influence because the actors need this to become capable to make decisions. The experiences of other redevelopment projects and scientific research are needed to make a decision and to improve the instruments.

3.4.4 The model

	Resources 

	Financial resources 
	· Because the finite amount of available capital, the costs and benefits of each project should be known to choose the set of instruments that are seen as efficient.

	Land
	· The owner of the land can decide what happens with the land or have influence on this decision

	Knowledge
	· The involved actors need knowledge and expertise to make the right decisions between redevelopment instruments

· Experiences and knowledge provided by scientific research are needed for the decision and to improve the instruments.


3.5 Process
This paragraph about the process of redevelopment deals not so much with the different phases of the redevelopment, this research focuses mainly on the second stage, the program development. To the process of redevelopment belongs also the collaboration between the various actors. This paragraph will deal mainly with the influence that the collaboration have. 
3.5.1 Collaboration between the actors

An important aspect of collaboration between the actors is organising capacity. The organising capacity are the skills of an actor to anticipate on developments and react adequate on them by generating new ideas, launch new developments and implement these in such a manner that it creates conditions for a good an sustainable redevelopment. To organising capacity belongs also the skills to involve all relevant actors, to combine their interests and to bring together the available resources (knowledge, expertise and money) (Twist et al., 2004; Van ‘t Verlaat, 2008). Not all actors have enough knowledge to contribute to the decision between instruments; the actor that is in charge has the task to bring the right actors together and provide a good collaboration (Twist et al., 2004). 
Collaboration between the actors makes it possible to create a redevelopment policy with which all actors are satisfied despite their different interests. With poor collaboration, it is possible that not all the expertise of the actors can be used and this makes that the choice between instruments could be better if the collaboration was better. With organising capacity, the collaboration between the actors improves and that makes it possible that extra instruments and opportunities become available that otherwise stay beyond reach (Twist et al., 2004). This means collaboration makes extra instruments possible but makes it also possible to improve existing instruments. Collaboration between the actors is thus needed to make the right a decision, it is a precondition. 
3.5.2 The model

	Process

	collaboration
	· Collaboration between the actors and organising capacity has no direct influence on the decision between instruments but it creates conditions which make it possible to take the right decisions and can also make extra instruments available. 


3.6 Relations between the different factors

The different elements that are important for the redevelopment, context, actors, and resources and process, are not isolated of each other. The elements are linked with each other; in fact this can already be seen in the previous paragraphs. For instance, the involved actors are mentioned in the second paragraph, but also the paragraph 3.5 is about the actors, and the relations between the different actors. This makes that it is not one factor that determines the decision between the redevelopment instruments, all the factors together have influence on the decision. If there is, for instance, good cooperation between the actors but there is no knowledge about the context of the neighbourhood the choice cannot be made as efficient as possible. 

3.7 Final model of the factors 

The first factor that was described in this chapter is the context of the neighbourhood; the social, physical and economical developments in the neighbourhood and the policies and regulations about neighbourhood redevelopment. Also the actors that play a role in the redevelopment, municipality, housing corporations and users and residents of the neighbourhood have influence on the decision between instruments. Finally, the resources that are available for redevelopment; financial resources and knowledge, and the process and the collaboration between the actors play a role. [image: image4.emf] 
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4. Redevelopment of Oud-Krispijn
This chapter will answer the last two sub-questions. First the redevelopment of Oud-Krispijn will be described; the reasons, instruments and the influence of the factors. The paragraph about the influence is mainly bases on the interviews. The paragraph about the instruments is mainly based on Raamwerk 2013, this framework describes the reasons but it focus mainly on the instruments that are used. After describing the situation of Oud-Krispijn, the model presented in the previous chapter will be tested to see if all factors are relevant for Oud-Krispijn or that some factors are missing. Finally this chapter will determine the relevance of these conclusions for other neighbourhoods. 
4.1 Reasons of the redevelopment of Oud-Krispijn

Physical 

· Oud-Krispijn was developed in the twenties and thirties of the previous century and is situated south of the centre of Dordrecht. A large percentage of the dwellings have a low technical quality (Doms et al., 2008). 

· Around 40% of the dwellings are social rental houses.
 The municipality and housing corporations see this large amount of cheap dwellings as a barrier for the attractiveness to middle and high-income groups and as a problem for current residents who want a bigger, more expensive house in their neighbourhood (Oud-Krispijn Vernieuwt, 2004). 

Social
· The neighbourhood has together with the other neighbourhoods of Dordrecht-West the lowest average disposable income of Dordrecht (Onderzoekscentrum Drechtsteden, 2008a). This is the result of the high levels of unemployment, people that depends on social benefits, and of the low education level of a large part of the residents (Onderzoekscentrum Drechtsteden, 2009).
· Compared with the whole city Oud-Krispijn is confronted with a concentration of ethnic minorities, where the percentage of non-western immigrants in Dordrecht is around the 17%, in Oud-Krispijn this is around the 33%. Some of the social problems are related to these concentrations.
· Residents of Oud-Krispijn feel, compared to the whole of Dordrecht, more often unsafe in the neighbourhood and they value their homes, neighbourhood, and the facilities lower. Residents of other neighbourhoods often describe Oud-Krispijn in a negative way (Onderzoekscentrum Drechtsteden, 2008b). The neighbourhood many social problems such as criminality, unsafeness, and drug related problems appear.
Economic 

· The quality of the shops in the neighbourhood and the physical quality of the buildings is, according to Noordermeer (2004), not very high. The shop owners hardly invest, because they do not have the capital. The quality of the entrepreneurs is not very high; they don’t have enough knowledge about the management and about attracting customers 

· The quality of the shopping areas in the neighbourhood is low; this has to do with the overall quality of the neighbourhood. There is a lack of clear shopping areas, which is seen as a weak point of the neighbourhood, because shops can, in the eyes of the municipality, benefit from the each other’s customers (Noordermeer, 2004).

4.2 Chosen redevelopment instruments

Physical 
· Around 1100 of the 2076 social rental houses will be demolished during the redevelopment, and others will be renovated or sold. New houses will be build in the neighbourhood, rental houses to provide dwellings for current residents and private houses in several price brackets; so that the neighbourhood become attractive for residents with various income levels

· To increase public, green, and parking spaces and to widen roads not all the demolished houses will be rebuilt. In the southern part, for example, the area will be used to create a city park.

Social 
· Residents are involved in the redevelopment because they play also a role in the improvement of the liveability. They are stimulated to develop activities, with the help of professional organisations and the neighbourhood organisation OKBZ (Oud-Krispijn Residents Self-organisation), and are involved in the management of dwellings and public space 

· To help parents to educate their children and support the social development of these children there are consulting hours with a pedagogue. There are many activities focused on the youth. Activities are set up to influence their mentality and provide leisure activities on the squares and playgrounds. The youth is also stimulated at school to obtain the necessary diplomas to improve their position on the labour market. 
· Residents with multiple problems such as drug addiction, relationship problems, and money problems get attention. To help and prevent these problems, various aid organisation, such as Salvation Army and mental health organisations, work together with the police and housing corporations. 
· To increase the traffic safety besides physical measures such as zebra’s also social instruments are used. The police pay extra attention to the area and there is traffic education available for all residents.
· To reduce and prevent criminality and increase the safety, police, Justice, youth workers and school works together. Residents are able to report health problems and domestic violence of neighbours and nuisance via a hotline. To help resolve conflicts between neighbours there are neighbourhood mediators.
· Not so much is done on unemployment but there is a project called ‘Social Returns on Investment’; this means that 5% of the budget of each project is used to create employment. An example of this are construction companies that work on the physical redevelopment of the neighbourhood; they use unemployed residents for these tasks. 

Economic  

· Instruments regarding current residents and attracting high-income groups are already mentioned in the previous paragraphs.

· On the city level much is done by the municipality, businesses, and the Chamber of Commerce to guide and advise entrepreneurs. There is a mentor project; experienced entrepreneurs help start-ups. There are also some financial incentives available, for example Dordtse Diamanten (Dordt’s Diamonds), which stimulate good ideas for spin-offs that contribute to the neighbourhood economy. To make it easier to have a business at home regulations on this are relaxed and simplified. (Stadsontwikkeling, 2007)
· There are also activities on the neighbourhood level. There is a ‘winkelstraatmanager’ (shopping-street manager) who supports, advice and guide shop owners to increase the quality of their businesses. The Chamber of Commerce provides free courses to increase entrepreneurship in Oud-Krispijn. A great part of these activities focus on the multicultural retail sector in the neighbourhood. Ethnic shop owners are visited to investigate the opportunities and treats of their shops. Furthermore, physical instruments, for instance renovation of the building and improvements of shopping area, are used to increase the appearance of the shopping zone. (Stadsontwikkeling, 2007)
4.3 The influence of the factors in Oud-Krispijn 


4.3.1 Context

Of the four sub factors of the context it are mainly the social and spatial contexts that had influence in Oud-Krispijn. The exploitation term of a large part of the rental houses has ended in the nineties, so something should happen to them. The low physical quality and the one-sidedness on price makes that many of the rental houses are demolished and private houses are build. Houses are also demolished to create more public space. Although the physical context does have influence, the social context is the most important; many physical instruments are used because they are needed for the social program. The main goal of the redevelopment is to solve the social problems of Oud-Krispijn and of the residents. 

Instruments used to improve the local businesses are mainly taken because their low quality, but the greatest part of the budget is reserved for the social redevelopment of Oud-Krispijn. 

National policy does not have much influence on the decision; the chosen instruments had to be within the framework created by the government. 
4.3.2 Actors

Just as the national policy also the role of the national and provincial government is small in Oud-Krispijn. The province is not involved at all; the national government has only influence via their policy. 

The housing corporations and the municipality have much influence on the decision. Three housing corporation create together with the municipality a neighbourhood redevelopment company, Krispijn-Wonen. Krispijn-Wonen is responsible for the whole redevelopment of Oud-Krispijn. Because both the municipality and the corporations participate in this company they have much contact with each other and this makes that they trust each other. Although each party has his own responsibility in practice they decide together about the instruments that will be used. This kind of cooperation makes that there is no rivalry between the actors and that they are dedicated to the redevelopment and the roles of the municipality and housing corporation are of same size. 

The residents of Oud-Krispijn have much influence on the decision between the instruments. It were the residents, assembled in the ‘Oud-Krispijn self-organisation, OKBZ’, who draws the municipality’s attention on the social problems of Oud-Krispijn. In the nineties, only a physical redevelopment was planned but because of the residents the redevelopment now has also a social component.

Residents are involved in the decision, for each project residents are asked for their opinion and improvements. To strengthen and improve their plans they get help from professional organisations. Residents are also involved in the physical redevelopment; they can give their ideas and preferences about new houses public spaces. 
It is the aim of Krispijn-Wonen that the residents are heavily involved in the transformation of their neighbourhood. It is their living environment, and they know the neighbourhood and its problems the best. Although Krispijn-Wonen tries to implement the ideas of the residents, Krispijn-Wonen makes the final decision, but according to Esther van Beelen, without the residents such an extensive social program could never be developed.

4.3.3 Resources

Financial resources did not play an important role in the choice between instruments. First, the needed instruments are determined, the created plan is presented to the involved actors, and they decide to finance this plan. This means that it are the instruments that determine how much money is needed. However, this does not mean that everything is possible. There is, for instance, not so much capital available for economic instruments, but in general the instruments determine the budget. 
Land does not play a role in Oud-Krispijn, the municipality own the whole area although Krispijn-Wonen is the owner during the redevelopment. Therefore, land policy does not have influence on the decision. 

Knowledge and expertise is seen as very important, not only for Oud-Krispijn but for all redevelopments. The involved actors must have the right knowledge and expertise to take the right decisions. Also part of knowledge is the knowledge about the neighbourhood obtained with the participation of the residents. Knowledge about redevelopment elsewhere can provide ideas about instruments that also can be used in Oud-Krispijn. Knowledge provided by scientific research is not used in Oud-Krispijn. The interviewed persons describe knowledge as a factor that have not direct influence on the decision but as a precondition to make the right decisions. 

4.3.4 Process 
The collaboration between the actors, assembled in Krispijn-Wonen, is an important factor. Because all involved actors are together in Krispijn-Wonen, the connections between the actors are short and this makes frequent consults with the actors possible. Organising capacity is seen in Krispijn-Wonen, this actor binds together all actors and makes that the actors work together on the redevelopment, which improves the confidence between the actors. The close cooperation makes it also possible that the actors use the knowledge and expertise of others and correct each other if needed. This together makes that all actors are willing to create a redevelopment plan and in most cases no rivalry takes place. Actors are possible to participate in projects that formally are not their responsibility. Thus, the collaborations does not hinder or delay the decision but it makes more instruments possible. Because the involvement of residents the social program is more extensive that it should be without the collaboration between residents and the other actors (Krispijn-Wonen).
A factor the interviewees missed is the factor time. A redevelopment takes place during a certain time and that makes that not all instruments are possible due to a lack of time. Time have also influence on the order in which the instruments are used; when are which instruments used? It could be necessary to use some of them only after other instruments are used and have good results. During time, circumstances can change and that makes that instruments had to be changed, became superfluous, or other instruments are needed. For example, in Oud-Krispijn more rental houses are demolished and more rental instead of private houses built than first planned because during time it becomes clear that more houses have a low physical quality and not enough houses are built for the current residents. Because time is related to the whole process of redevelopment is can be seen as part of the factor process. 

4.3.5 The model
In the paragraphs above described the influence of the various factors in Oud-Krispijn. The factors land, economic context and national government and province don’t have much influence. The other factors all have some influence. An extra factor that was mentioned is the factor time, in Oud-Krispijn also this factor had influence. The municipality and corporation (Krispijn-Wonen) made the choice between instruments but therefore they always use the participation of the residents, so in fact all three actors had influence on the choice between the instruments. Of the factors context, mainly the social context had influence; social problems in the neighbourhood were the main reasons for redevelopment. The interviewees mentioned furthermore knowledge and collaboration as important factors
4.4 Relevance for other neighbourhoods 

In Oud-Krispijn the social context had much influence but this will not always be so. Which context will have much influence depends also on the reasons for redevelopment. In a neighbourhood with few social and many physical problems, the physical context will have more influence. The influence of policies and regulations differs in every neighbourhood, in, for example, “Vogelaarwijken’ the redevelopment should contain a social component, and in that case the influence of policies increases. In such neighbourhoods, also the influence of the national government will be bigger. Not in every neighbourhood residents have so much influence as they have in Oud-Krispijn but in the eyes of both interviewees, residents always should participate because it is their neighbourhood, they know the neighbourhood the best, and participation creates support among them. Knowledge and collaboration are also essential factors that are needed in every redevelopment. The influence of financial resources and land can differ between neighbourhoods. In Oud-Krispijn the instruments determines the budget but it could also be that the budget is determining for the instruments. 
5. Conclusion and recommendations

5.1 Conclusion

This last chapter will formulate an answer on the main question: Which factors influence the choice of instruments used in the redevelopment of a Dutch urban neighbourhood?
First, the problems of neighbourhoods were described; these can be reasons for redevelopment. To solve these problems redevelopment instruments are created in three categories, physical, social and economic instruments. Thereafter the various factors were described that have influence on the decision between instruments. These factors are divided in four parts; context, actors, resources and process. It turned out that the factors that belong to process and resources not always have direct influence on the decision but that they are necessary preconditions to achieve a good decision. 
Based on the redevelopment of Oud-Krispijn the factors are tested. Although not all factors play a part in Oud-Krispijn, the interviews made clear that all factors can have influence, and thus all factors had to stay in the model. The interviews make also clear that there is an additional factor, the factor time that can play a part. Time can be seen as a part of the factor process. 

The interviewees paid also much attention to the participation of residents and the use of their knowledge. In principal, this is part of the factors residents and knowledge and therefore there is no need for adding an extra factor to the model. But it makes clear that, although residents not always have the power to decide, they are important for the choice between instruments, their participation can strengthen other instruments.
To conclude: all the factors, including the factor time can have influence, as presented in the model above. Although all factors play a part in the decision, the extend of influence can differ between neighbourhoods. Some factors, such as knowledge and collaboration, will always play a part, while other factors in some neighbourhoods hardly have any influence. 
5.2 Recommendations

The conclusion above mentioned knowledge, collaboration, and the involvement of residents as important for the choice between redevelopment instruments. For redevelopments in the future, it can be useful to pay more attention to these three factors. A good form of collaboration and the use of each other’s knowledge is needed to make the right decision and to improve the instruments that are used. Also the participation of the residents is an important factor, first because they know the neighbourhood and its problems, but also because participation residents will give support and agree with the redevelopment. Support prevents that residents use juridical procedures to change the plan and that will take precious time. 
In scientific sources about urban or neighbourhood redevelopment, for example Van ‘t Verlaat (2008), much attention is paid on the context of the neighbourhood. The context surely has much influence on the decision, but although much attention is paid on the context, less attention is paid on the influence of knowledge and expertise of the involved actors on the choice between instruments. Future research can pay more attention on the influence of knowledge and expertise. Further research can also test this model in other neighbourhoods to see if the factors also play a part there: this to test and strengthen the model. 
About collaboration a lot is written, but it is true that various authors (cf. Van ‘t Verlaat; Korthals Altes) wrote that the role of the municipality becomes more facilitating. In Oud-Krispijn the municipality plays a more active part with the involvement in Krispijn-Wonen, further research can be done on the more active part a municipality can play. 
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Indische buurt (Amsterdam)


In the ‘Indische buurt’ a redevelopment takes place with the aim to improve the housing stock of the neighbourhood. Also the economy of the neighbourhood needed a stimulus. To stimulate the local economy the housing corporation designates twenty-seven former stores, who should have again a commercial function. After improvement, the dwellings are rented to start-ups and small business mainly in the innovative/creative sectors. The corporation hopes to improve the local economy with the introduction of these twenty-seven dwellings. 


Source: A. Ouwehand, M. van Meijeren (2006), Economische initiatieven in stadswijken, Habiforum, Gouda























Holy-Zuidoost (Vlaardingen)


The redevelopment of this neighbourhood uses the highest level of resident participation. The residents (assembled in tenants association) take together with the housing corporation the initiative to redevelop the neighbourhood. They created together with the corporation and municipality a neighbourhood vision and a redevelopment plan. They are thus involved in the choice between the instruments; and were able to decide what should happen to their houses. This together made that the redevelopment plans had the support of all parties.  


Source: Fortuin and Ouwehand, 2003
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Oudeland (Hoogvliet)


In the neighbourhood Oudeland the residents are invited to criticise and suggest improvements of the plan. Residents of this neighbourhood had the opportunity to express there opinion about three different plans for the neighbourhood. The final decision between the plans was up to the municipality and the housing corporation. Although the plan chosen by the residents was not the preference of the municipality and housing corporation, they conform to this plan.  


Source: Helleman et al., 2001 





Holy-Zuidoost (Rotterdam)


The redevelopment of this neighbourhood uses the third level of resident participation. De bewoners (assemble in tenants association) take together with the housing corporation the initiative to redevelop the neighbourhood. The tenants association developed together with the corporation and municipality a vision for the neighbourhood. Also the creation of a neighbourhood development plan is done by the tenants association, corporation and municipality together. Also the residents themselves are involved in the choice between the instruments; they were able to decide what should happen to their houses, renovation, only management or demolition. This together made that a plan for redevelopment is created that is supported by all parties.  


Source: Fortuin and Ouwehand, 2003








Wielwijk (Dordrecht)


Since 2005 a redevelopment of the neighbourhood is going on, besides physical instruments also a lot of social instruments are used because it was not only the physical situation but also the social situation of the neighbourhood that ask for a redevelopment. One of the social instruments that are used is ‘achter de voordeur in Wielwijk’ (Behind the front door in Wielwijk). The project makes it possible that household get a visit from someone of the housing corporation. Besides questions about the living situation itself (to improve the physical part of the redevelopment), the visits are also used to track down social problems and solve them, enhance the involvement of the resident in the neighbourhood and make use of the talents and capacities of the residents. These visits make it also possible to prevent further problems and intervene earlier than before. 


Source: vertrekpunt sociaal-economisch programma, Wielwijk biedt perspectief! 2007-2009























� http://www.digitalealmanakken.nl/woonmonitordordrecht2007
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