Standing at the feet of giants

Location choices of entrepreneurs in informal workplaces

Master T hesis Spatial Planni ng
Nijmegen School of Management
Radboud University
December 2017

Peter Bakker




Location choices of entrepreneurs |

iInformal workplaces

Colophon

Description Master Thesis Spatial Planning

Author P.S.Bakker

Student number 4841875

Email psbakker@outlook.com

Date December 2017

Status Definitive

Mentors J. Nijman (Municipality of Zaanstad)
P. Beckers (Radboud Univerity Nijmegen)

Keywords Location choices, informal work locations, entrepreneurs,
Zaanstad

Image cover Own material z The fabric of Tate & Lyle towers above

dwellings and a to be redeveloped building along the river in
Koog aan de Zaan.

Radboud Universiteit §

“rerren

<NSTD

L


https://www.google.nl/url?sa=i&rct=j&q=&esrc=s&source=images&cd=&cad=rja&uact=8&ved=0ahUKEwi3q8SBhOrTAhUFZlAKHbYsDt8QjRwIBw&url=https://www.zaanstad.nl/&psig=AFQjCNFzRuU45nZ5-quDvoAe310csPkYVg&ust=1494667367894002
mailto:psbakker@outlook.com

Preface

When explaining the topic of my research the
about people working in cafés and bars et
AAOAOAed8 51 &£ 0001 AGAT U
guestion was negative asti might have been an
ideal environment for ethnographic research.
Instead, most of this research has taken place
behind a computer screen, with only a cup of

Al £EEAA AO AOiI 80 1 AT COER
needed it of course, the coffee, as you will soon
find out that it is a very interesting subject. In

fact, one fellow researcher (slightly more
experienced) confided to me tha this topic was

his hobby. I still prefer football.

On a more serious note, | would like to thank
Jan and Elise for the opportunity to join the
economic department of Zaanstad for a couple
of months. The data and contacts | could collect

here were essetial for the research. Besides, it

x An@s e to have pleasant company during the

process. Specifically | give many thanks to
Rénged whd\ had >sge@ ho@r$ helphg En@ to
create and send the survey. The response was
already after one hour above our expectations,
for which | am very grateful. All entrepreneurs,
all interviewees who had to cope with my

AsGmetriesiclumdy Diervidw/Atyld: Bhankd alot! OE A O

I hope | have done justice to your input.
Furthermore, | should thank Pascal for the
suggestionshe made during the process. Your
insights definitely helped me to steer the
research in a more satisfying direction. How
satisfying it actually has become is now up to
you, reader.

Enjoy!

Peter Bakker,
Heerhugowaard, December2017



Summary

For long, policymakers focused onthe formal
business estates. These were perceived the
settlement places of the engines of the local
economy. However, some sand has come into
these motors as the employment continues to
decrease. Company closures or relocatios and
decay arethe visible effects. At the same time,

the employment outside these estates is

ET AOAAOGET ¢ AT 1 OEAAOAAI U8
1TAAOGEI 16 EO OEAOAAE OA
without a clear understanding of all of its facets.
The aim of this explorative thesis was therefore
to gain insight into the nature of
entrepreneurial activity, specifically focusing on
location factors. This is researched in light of
the municipal goal of mixed-use development

in Zaanstad, traditionally a municipality in
which living and working are spatially
combined.

In order to meet the research aim a survey
design was created. Three methods were used:
desk research to find the characteristics of
(businesses on) informal locations, structured

interviews for the location factors of

entrepreneurs and focused interviews for
backgrounds, depth and policies.

yO xAO o111l Al O1 ifformal O O
location does not exist. Therefore, three scales
were distinguished: the level of the unit
(entrepreneur at home), shared busines
comparison was furthermore madeto potential

new informal locations: the business estates

within the city. It was found that the municipal

aim of mixed-use does not always steer on the
location factors. Sewral reasons were found:

9 The location factors are less relevant in
relation to mixed-use. The decision to
work at home seems subordinate to the
decision to start freelancing. The grain
of mixed-use therefore seems to be
more influenced by for instance the
education level. Hence, even though
not explicity mentioned in the
municipal policies, a finer grain is likely

to be obtained as a new mix of housing
will be built z the higher educated are,
as Risselada and Folmer mentioned,
indeed more likely to start a business.
Besides, the number of freelancers in
general is likely to increase.

The location factors are relevant, but
hard to achieve given the market
4 E Aituatioh OHe enteepréndirsOrl shdred
O Abusihésé preimised Aexplidit Ardehtion
advantages of being locatedwithin a
residential area. Nevertheless,
developers and municipality together
seem to focus merely on the new
Hembrugterrein .

The location factors are relevant, but
mixed-use is not really the municipal
aim. The positive entrepreneurs believe
that it wil | strengthen accessibility and
visibility, that it could be a solution to
vacancy and that it is part of the Zaanse
identity. The market situation can
however also be conducive in obtaining
the goal. In the retail areas the
concentration of shops is likely to
increase due to vacancy, in the streets
towards these areas though a fine grain
could be obtained due to loosened

il

O E A Oregufativi Ard other types of business

activities.
1 For the future informal locations it is
furthermore clear that the addition of
O (houBidgQsQte MbidigsdeOwhich is not
always in line with the existing business
activities.
The entrepreneur has a positive attitude to
mixed-use in general, based on other
advantagesthan the municipal housing aim
(vibrancy, less transaction costs). As
Sennett & Hemel argue: They have a
natural preference for mixed-use. The
structural institutional factors created by
the government (policies relevant to the
mixed-use aim) and market are usually
preventing a finer grain of mixed-use with
more economic activity on the informal
location however.
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1. I ntroduction

11 Introduction
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of the early 70s and the VINEX areas some

%OAO OETAA *Ai A0 4ET T Ol HeBaQes 14t o KdOpartRuladlyi reflect this
AAT 0O OEA G6EAOI OEEEODAE OWH facush 6nA hiA AQbielek, EKronberger-

uncontrollably large, chaotic and unlivable
industrial city of the 19" century, developers
have shifted between the mixing of functions
and strict separation (Thomson, 1880.

Naturally, it was recognized quickly that the
establishment of polluting factories among the
new working class neighbourhoods was not
beneficial for the well-being of the citizens
(Schoemaker, 2008) The emission and noise of
the machinery easily penetrated into the small,
dark and badly maintained tenements. It was
publicly questioned how dangerots the city was
for ones health (Hall, 2014). Despite these sad
living conditions, the city continued to grow.

Reason enough for a small avant-garde of
philantropists, journalists and medics to
successfully address the problems (Ekkers &

Helderman, 2010)04 EA A E @(pAblishefl OU 8

in London by Stead and Mearn$ was heard,
initially by the predecessors of the current
housing associations and later on by the city
builders as well (Hall, 2014) Via neatly drawn

concepts such as H x AOA8 O ' AOAAI
"OOT EAI 80 #EOU " AAOOE &ODI

function that would diminish negative
externalities. Instead, social and economic
order, segregation,would be enhanced. In the
sixties, with the Swiss architect Le Corbusier as
their figurehead, this other extreme reached its
highpoint as functionalists strictly seperated
working from living and traffic, cars from
cyclists and pedestrians (Van der Cammeret al.
2012; Le Corbusier, 1967Fhe city as a rationally
designed machine proved b be ineffective as
well though. Jane Jacobs (1961 therefore
advocated an organically grown city which
would then become lively and safe Eyes need a
reason to look onto the streets, provided by
mixture:  attracting  visitors, inhabitants,
workers who sharethe public space on different
times of the day and week.Yet, the groeikernen

Nabielek & Hamers, 2013)

The Return of M ixed -use

Nowadays however, mixed use has returned
again in the studybooks of urban planners and
consequently also in their policy documents.
Out of the loathed city of the 19" century, the
element of @ontrolled chaosdhas grown.

An important and relatively new trend which
explains this phenomenon for the most part is
the settlement of entrepreneurs on informal
work locations (Provincie Flevoland, 201h
More companies are established outgle the
existing business and ofice estates and the
central shopping areas. Partially this concept is
already welkknown. Centuries ago families
started their shops at home, selling the goods
th¢y produced. Out of practical reasons, to
reduce the costs, the own house was given an
extra commercial function.  Freelancers
(zZP6 A @ae therefore long been part of the
urban landscape

#EOEAO AT A

RApartGon fhédse londlydadveriufad Thoweker
there is also a increasing group of already
established entrepreneurs who seem to
deliberately choose to ignore the carefully
drafted municipal zones. They prefer to work in
a residential area, but nd in or next to their
own home. They clearly contribute to the mix
of functions in the neighbourhoods and are
recognized by provinces and municipalities,
who are willing to facilitate (some of) them.
Altho ugh this trend has been recognizedin the
region for about a decade already, theconcept
of informal work places is since then still
hidden at the back. However, the informal work
location thus has a firm influence on the urban
configuration and is essental in the upcoming
municipal policy aim of stimulating working
and living (Gemeente Zaanstad, 201%a



So the question that should be askedfirst is
what the informal location actually consists of.
It is thought that a main part of the answer lies
in the persons who are settled there The
entrepreneurs themselves. After all, they are
responsible for a certain spatial economic
configuration. Their main motives in terms of
location choices should and will therefore be
researched.

1.2The Research

In other words, the aim of this research is to
gain insight in determining factors in the
location choices of business owners, especially
focused on reasons to establistone in informal
work places. These factors @an be compared to
the municipal aim in order to find out how they
relate. For this research the case oiZaanstad is
chosen. This municipality also specifically
wants to stimulate working and living as they
feel it is part of their identity (Gemeente
Zaanstad, 2009 As the oldest industrial area
of Europe, historical and new forms of mixture
are combined with the segregation of functions.
This will allow us to draw multiple interesting
comparisons. Besides, the  municipality
acknowledges the lack of specific policies to
guide or steer. In the Metropolitan Region of
Amsterdam this topic has for long largely been
neglected in discussions and papers, which
urged them to do more research themselves.
This study is the logical result. The aim is
expressed in the following main research
guestion:

How do thefactors on which entrepreneurs in
Zaanstad base their decision to locate their
businesses in informal work places match
with  the municipal aim of mixed-use
development ?

responsible for the important businessrelated
decisions, such as where to locate.This will
often be the owner.

Business: In this report, offices, industries and
companies all fall within the range of the term
according to the possible inconveniences
(noise, snmell) they might generate. Not all
businesses are allowed by law tosettle on
informal work places, although this strongly
depends on the definition of the latter.

Informal work place: A location for businesses
which can be classified as category 1, 2 or.13
under the environmental laws of the VNG
(Provincie Flevoland, 2015: 9; Brunner &
Bruinsma, 2009). Examples areshops, offices,
relatively small companies banks, leisure
related activities (bars, cinemas) Roughly the
first three are the main functions on informal
work places, together with living.

These places differ from the formal work places,
which are different in size (at least 1 hectare),
monofunctional and which can additionally
consist of category 32, 4 and 5 farming
businesses, industries (cooa, paper, chemical
products), transport and recreation (stadiums,
zoos, kart tracks). Out of practical reasons
however the formal locations in this study are
all business estates and the centres of Zaandam
and Koog aan de Zaan. The rest is regarded
inform al.

Mixed -use development : A combination of
functions in terms of land-use. According to
Hoppenbrouwer & Louw (2005) housing,
employment, recreation and transport can be
regarded the main functions. More specific
divisions are also possible, which could efer to
specific economic sectors. In principle the focus
is on the combination of living and working.

(Location )  factor: Reasons for the
entrepreneur to choose for a certain location. It
is important to notice that the behaviour, the
choice, has already been performed. The
mentioned factors are therefore not perceived
important, but actually were.

Entrepreneur: The person who is (co)

The sub questions are

1. What are the (geographical) characteristics of
both formal and informal work locations in
Zaanstad?

2. Which classial and institutional factors were
important for the entrepreneurs in choosing an
informal work location?

3.How do these factors rdate to (entrepreneurs
on) formal locations (estates within the city) ?



4. How do the municipal policies (and their
implementation) relevant for mixed-use relate
to the location factors?

Although not mentioned in the sub questions
itself, it is of course important to make
comparisons between the main types of
businesses the specific circumstances and
definitely the decisions as such.

1.3Social Relevance

As the number of businesses o informal work
locations risesthere are not only consequences
for the neighbourhood residents, but also for
the traditional formal locations . These might
experiencea decrease in demand for properties
due to moves to informal locations. The former
statement is just an assumption. I is true that
the formal locations are often already in
decline, at least due to proven external factors
as the financial crisis, oversupply and a
decreasing labour face.

The vacancy of shops in the Dutch inner cities

including some cores in Zaanstad,s considered

a significant problem (10% in Zaanstreek

Waterland; De Kort & Wursten, 2016)

According to statistics of Locatus, published by

the PBL and CLO (2016), 16%f the retail real

estate in the 17 biggesturban cores was vacant
(including popular cities as Amsterdam,

Rotterdam, The Hague). The limit of almost

20% was reached by the group of cities below
the top, with a maximum of 400 shops

clustered. The peripheral
consisting of a variety of shops on at least 1500
square meters, are suffering the most in this

respect (Raatgever, 2014).

Unfortunately not only the retail sector
experiences decline. Almost onefifth of the
properties on industrial and businessestates is
not being actively used (Van der Krabben, Pen
& De Feijter, 2015).A considerable amount of
this consists of offices. According to the CLO
(2016) 17% of the office space in total remained
emptyj 6T
there is an expected gap of 3@housand square
meters (at least according to De Kort &
Wursten, 2016). Mainly the extended vacancies

8
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(vacant for at least 4 years) are problematic.
The consequences for the business estates are

OEAO OEAU AERJACEOABGEANT UA ADDA G+ OA

Pen & De Feijter, 2015): they get a somewhat
desolate image with non-appealing open spaces,
unsatisfactory traffic solutions et cetera.
Interesting is that positive economic effects of
restructuring have not been foundat all by the
authors (in terms of employment rates, number
of companies). Even more, t turns out that the
proximity of residential areas has a negative
economic effect on the performance of the
business area (mainly due to external effects on
the neighbourhood, which will restrict actions).
Spatial effects though, especially in terns of
liveability and vibrancy call other authors to
praise a mix of functions (Hek, 2007).

The idea of mixing outside the traditional areas
is thus, because of the negative trends both in
the retail sector and in the industrial and
servicerelated sectors promising. Undisputed
other solutions are also not yet to be found. So
it should be encouraged to examine new
proposals.In terms of retail it is yet known that
dispersed retail experiences less vacancy
(Locatus/PBL/CLO, 2016), for theother sectors
at least small clusters seem to be necessary.
More knowledge about the subject may provide
new sustainable answers.

1.4 Theoretical R elevance

The subject of location choices isdefinitely not
a black box. Von Thunen devoted a book to
location factors of agricultural businesses
already in 1826 and since then numerous
variations have been presentedased on sector,

cities, business size, international networks
(Clark, 1967) 9 AOh OEA m@Awork
1TAAGET 16 EO 1106 1A1TO

although there are references to neighbourhood
economics (Risselada & Folmer, 2012Risselada
and Folmer focussed on the small and medium
sized companies in the residential areas of five
Dutch cities. They made a rough distindion
between the entrepreneurs settled at home and

EO Al 1 OE AlkZadndad OT | @nbsA 1ind ddmmercial real estate. This study

proposes to analyse according to a more specific
new framework, using a familiar typology
consisting of the home, shared business

OEI £
Ei 1T AA
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locations. As becomes clear from the theoretical
AAAT O1 Oh OEA
researched on itself, but not always in the
context of the residential area and also they
have not been combinedin a single work yet.
The clearlink with mixed -use development and
policies has furthermore not been found in
other studies, which also adds to the originality
of this thesis.

1.5 Reading Guide

In the next chapter theory is collected to
explain the entrepreneurial location choices for
informal work places Classical location theories
are combined with  present insights.
Furthermore, specific literature, especially
relevant for informal locations, is presented and
connected to the contributions on mixed-use
development. In the third chapter the
methodological leverages to test the theory are
to be found. A long chapter with the results and
the conclusion will follow afterwards. The

01 OEAO fatlreEinforingd 1 &

AEEEAOAT O

feferBnces and appendixes with for example
background information, tables and the survey
wil Beleb theOaind of Ehis Paoer. Atk Aehding
this thesis one should have an idea of whether
entrepreneurial activity on the informal

location has to be stimulated to create mixed-

use development and, if so, how. A return to

either the dark years of mixed-use in the 18

century or the strict separation of functions in

the 1960dis after all undesirable.



2. THEORY

2.1 Introduction

The study on location choices, simply called
Location Theory, started already in the early
nineteen hundreds. Since then, the theories
have changed in focus, depth and complexity
(Krumme, 1969). The field has known three
classical stanceswhich are still relevant today,
although they are occasionally the subject of
heavy theoretical debates. The question is
furthermore how the factors generated out of
the theories relate to advantages that are
associated with mixed-use development.

2.2 Structure and Agency: The Context

First however, the context should be swiftly
established. The process of decisioamaking
and ultimately the behaviour both fall within a
century-long debate around the concepts of
OOGMIMAA G Al Heal & Bairel 1990).
Basically, the heated disagreement is about
whether one acts guided by nothing but their
I x1T MEOAA xEII
are determined by formal and informal rules,
financial resources, the personal network, the
availability of information, physical constraints
and capabilities (Barker, 2005). Or, in other
x| ORCHAARAT O j 8Qq AAAE AA
of individuals to freely make chates and perform
actions that affect the course of their lives, while
structure is a system of rules and resources that
shape the extent to which those choices and
actions are possiblé j 2 AT AAT 1 h
AT A0 110 1T AAT OEAO
fully external and independent entities
(Giddens, 1984). Even on the contrary, Sewell
(1992) mentions that both concepts strongly

ET &1 OAT AA Atudutes émpdwvdr@sd O
AAQGET 1

"""" 01 AEAI
reproduced by that social actiod @Gewell, 1992:
Yyqgs O3000A00C
the individual can follow his or her aspirations,
which might lead to moving borders (more or
less financial power, contacts etc.) or even the
use of these to accomplish predefined goals.
The consequences for the individual decision
maker are clear. Not every decision will

10
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rationally be wise. There are several
considerations to be made, which will together
provide the ground for the final decree. This
discussion between proponents of both sigs
has been extended out of a general discussion.
Also in the field of location theory the influence
is noticeable as the grand theories on location
choices show.

2.3 Grand Location Choice Theories

The three main stances in Location Theory
namely mark a shift from agency to structure.

The (neo-)classicists, under the command of
Von Thinen, Weber and Christaller, painted a

picture of the all-knowing entrepreneur who

makes rational and economically beneficial

decisions (Pellenbarg et al., 2002. The only

constraints are possible costs, but these can
easily be bypassed by just a new business move.

This rationality (and the abstract theory) was

héalily &rificizedl Y tHe ARext igeh&afionAoA OET 1 O

thinkers. The behaviouralists meant that the

(Massey, 1978 The main assumption can be

O00i i AOEUAA 01 AAO OEA
ACBAADIT AL BEWVS DT jxADI 1 T h

behaviouralists as Allan Pred (1967),

entrepreneurs tend to make suboptimal

choices. He explainsthis thesis on the basis of
EEO OAAEAOEI OOAI

a1 Y lekmedtsiatoih8wo axesk O

makes no senseto assume that all
information is available to the
entrepreneur and therefore the
phenomenon of uncertainty rises.

A§ AThei &fity 0 Adffdctive® | useAthe

information at hand, which will

DOT OEAAOG O hnhigatd ithe AideR @ncedinty. xSmEeA E

entrepreneurs are likely to know more
about the places they have lived for a
while, they tend to relocate their
business in this familiar environment as
well. Perception sometimes plays a

OAOI
YyyaqQ
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more important role than the actual (1929)and the behaviouralists as represented by

facts. Pellenbarg et al. (2002) together roughly
YO A1 11Tx0 AOI T 00Adkg O A aentpvh fadr thpotidhi fhctor® E A O
if a company can obtain enough relevant 1 Transportation costs. Weber assumes
information and knows how to use it, a rather that the ideal spot is determined on the
optimal new location will be chosen (Mariotti, basis of three assumptions: distance
2005). Important to mention is that there is no towards both the raw products and the
constant reconsideration of the chosen location, consumer or selling point, which
instead of what the classical writers argue behaviouralists call the distance
(Stam, 2003). Only if the company does not transaction costs (Stam, 2003),weight
function properly a new decision-round will be of both the raw and the final products
started. and the (un-)ease of transferring these.
For the location choice of industries
However, the question is whether the one fist rule applies. If a good is
entrepreneur is indeed free to choose a new relatively heavy in the first phase of
alternative location, which is not questioned by production, the plant should be located
the classicists and behaviouralists (Hayter, near the supplier of these raw
1997). The institutionalists argue that the materials. If weight is added on later, a
entrepreneur cannot autonomously decide location near the city should be chosen.
(with or wit hout sufficient information) on The transport of the bulky and heavy
which location the business will be settled. masses will therefore be reduced, which
They realised that there were more actors is obviously cheaper.7 A A A ifio® is
involved who could influence the decision: very demandoriented (Fetter, 1930).
@rirms have to negotiate with deliverers and Therefore fellow (neo-)classicist
suppliers, local, regional or national Christaller (1933) elaborated on the
governmerts, labour unions and other Location of Industries by focussing
institutions, about prices, wages, taxes, more on demand, the wishes of
subsidies, infrastructure, and other key factors in consumers (Christaller, 1968; Tordoir,
the production process of the firm. Locational 2014Non Boventer, 1968 Fetter, 1930.
behaviour is the result of the outcome of these 9 Labour costs. The costs of labour can
negotiationsd j 0 A1 ét A.] 280%:00% alter the previous, carefully chosen,
The bigger companies will be more influential location. Weber assumes that every
in these negotiations, ensuring a more location has a price in terms of these
promising location. The smaller companies on costs, irrespectiveof the labour supply.
the other hand will have more trouble securing From this moment on, the reasoning is
the perfect location. relatively  simple (although the
underlying mathematical schemes and
Location factors graphics are not): If a change of the
@iven the need for a generaltheory of initial location towards a place with
Ol 1T AAGET T Al  EAAOI 006 h xEEAE |ofeh llabouk Aostd A Aedefcill, sb O
advantages to be obtained when an economic despite the higher transport costs, the
activity takes place at one point rather than company will have to move. If not, the
elsewhere, then the primary question to be asked entrepreneur will stick to his choice,
is: Are there any general causes of location which based on the transport costs. The size
concern evey industry? (Reid, 1968: 4). of the product will therefore still play
an important role.
Hard factors 1 Agglomeration factors. All  other
The stance in the aforementioned agency versus relevant factors that may influence the
structure debate is relevant for the answer on location choice fall within what Weber

the question Reid poses. Neeclassicist Weber

11



AAT 1 O OEAADAICICI EAADT Odeédiston. Fherdf@edmultiple policies have been

concentrations of companies or the
company and its customers are likely to
further decrease the costs. Costly
(public) services can be shared,
components of a product may easier to
be obtained, the pool of labourers who
live in proximity may be higher, the
demand for products will be great too
without having to promote the business
(it is clearly visible for the consumers).
Demand and costs are, in short, the
main components regarding these
agglomeration factors.

Building costs. Overlooked by Weber,
but recognized by the behaviouralists,
is the suitability of the business smace
for the activity, especially in terms of
size (Pellenbarget al., 2002).

Soft factors

1

Appearance of building and

TAECEAT OOE|-traded co 11

i T AE OE AdtBermdr® Aecognized
already by the behaviouralists: image
and appearance are therefore a
significant location factor (Ashworth &
Voogd, 1987).

Institutional factors

The

institutionalists, with their focus on

structure, are obviously more interested by the

OAT T OA@0O6 EI

xEEAE OEA

(Hayter, 1997):

il

Governmental action. Governments can
play a significant role in the moving
process with their ability to create a
suitable zoning plan, to enforce
environmental regulations, impose
fiscal measures et cetera. Also they can
provide hard and soft infrastructure,
which can facilitate development.

The real estate market. The situation
on the market is also determining the
negotiation position of both
entrepreneur and governments.

Together these factors form a solid base on
which the entrepreneur is thought to make a

12

created which try to influence the location
choices based on these factors in the name of

OEA OAT i PAAO AEOUS . AOIATTAh

2.4 Mixed -use development

AOAA

According to Neumann, very critical on the
concept, the two most important characteristics
of the compact city are the high density and a
mix of uses in the city. However, the form of
these E 1
AAOGAIT T pi A1 OB
umbrella term. Rowley (1996) puts emphasis on
OOEA COAEI
implies that there is a strong mix of land uses
and therefore activities, residents and buildings.
A sharp grain meas there is a clear difference
between (homogeneous) areas. To be mixed, an
OEAOA A& OA tAA £EET A
makes sense to steer on &ine grain. Diversity is
after all thought to have many benefits:

1 According to Neuman (2005) it is

T £ A

i 660

associatel  with  health, mutual

adaptation and interaction. The diverse
compact city is therefore also regularly
linked to transport: functions can be

combined at walking distances and the
support for public transport is

enlarged. This also means a reduced
dependengy on energy resources.The

effects are however small (Cervero &
Kockelman, 1997).

T AQll Besilds FokingOn tie Attedts, thelsdcialA

cohesion can also only be improved by
mixture (Grant & Perrott, 2010). This is
mainly true in comparison to the huge

out-of-town malls in America (where

this study was conducted)

As residents and visitors are present in
the neighbourhood, vibrancy and

therefore safety isthe pleasant result
(Jacobs, 1961).

As mixed-use is thus often related to

the compact city, the increased density
of housing lowers the pressure on the
housing market (Grant, 2002).

G'he minimization of transaction costs;
maximization of faceto-face and
businessto-business interaction;

DOAAOEAA [ ECE&QseAA OT Al
EO OAlI AGEOGAIT U

OAOOI Al A1 OB

e



acceleration of tacit knowledge transfer
between firm®

1 Proximity to (potential) workers
(Foord, 2010).

Yet despite the benefits of mixeduse

development for entrepreneurs, the

government believesto have tointervene in the
spatial and economic sphere to foster mixed
use. Whether the government succeeds is
guedionable however. Sennett (2007) warns for
j OI-®4 0 AAOAOI ET EOI 4
Ci OAo1T i1 AT OAT  AEI Ol
city with self-made aims and plans (Hemel,
2015). Sennett saywas a result the rise of the
O" OEOOI A #EOUB d , dispodabl€) U
result oriented and subject to immediate (top-
down) change if considered necessary. Sennett
OEAOA £ OA
system which most noticeable characteristic is
linewith A OOT oud8s )1 1ETA
trial and error are crucial following a narrative
to interpret the developments. According to
(AT AT h xEIT EO A EAOOGAT O
doctrine, densification and diversification while
maintaining cohesion are the result, as well.
This implies that the entrepreneurs have a
natural preference for mixed-use and do not
particularly need the government to steer them.
Other authors share the vision on a smaller and
different government, but state that the

mixed-use benefits do not apply at all anymore.

2.5 Informal locations

Ghe revolution in information processing and
telecommunications is accelerating the growth
and dispersion of both economic activities and
population, possibly moving towards the point

x EthélrvaluET AAT T i

contemporary information age, let alone the

i &1 1T OAS7). al Y1 d appliGability on businesses on informal work

locations. As is clear, al benefits are somehow
related to physical proximity, which IT -
measures in theory can replace. Besides,
7AAAO80O0 ET AOOOOEAO AOA
residential neighbourhoods. The relevance of
factors and advantages are believed to be under
pressure.

(@}
—>
m

Information Technology and  mixed -use

O E ANeithextE A A O © & A Aviddtibned byEReRI1AyA &
OAT 1 (1a9b)i nor A7i AA ARIOB DI OjAfayéibiban

Ti1
realm, which both refer to a world in which
place is no longer of importance, has landed

and urban form by the concentration and
quality of information streams as the definition

ET OAT 00 OEA Olobukbianity OThedeCafeisdvéral intlicat®iis AfEhe |

diminished significance of place, but at the
i YyiyaQh

For the informal location this statement indeed
appliesbas wdlliROwley defingsAfour skafed o
settings of mixed-use the neighbourhood,
street, block and within the building or even
unit: working from home could imply a working
function at day and a living function at night
(Hoppenbrouwer & Louw, 2005). On the level
i £ OEA TAECEAT OOET T A
1 T A A GakelcHos to elaborate on the lasting
import ance of place,the influence of IT and the
applying benefits of mixed-use

OEOA

Home

Freelancers are tleir own boss, are free (or

fired), are looking for adventure and are
developing themselvesin combination with a

higher wage (Hoekema, 2014; Staniewski &

xEAOA OCAT COAPEU EO E OOAIAKGKAI0THMost ard ditactive Glen@iishand AT A

OEi Ah TATU DI ATTAOO AAOI
as an ideal, in contrast to the reality of
increasingly spreadout metropolitan
developmend j ' T OAT T Q 2BHEAOA

The situation and time period in which the
theories have been written down let room for
this criticism about the applicability in the
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RUS @ Aeeldnding in@eaginGly pApbldr EBRsInG
& Sudde, 2008).

home does not choose for a location out of
business considerations. Foremost, it is easy
and cheap (building costs), and they can
combine multiple tasks at hand: running the
household, other work, hobbies etc. (Sleutjes &



Beckers, 2012). Ultimately this means that
distance and proximity, transportation costs,
still matter.

ltisBT OOEAT A 01 OOAOC
computer and internet provide opportunities to
work alone (usually from home): (Technological
developments make itvery easy to stay on your
ownl O OI
Dl AOAEI (QrarSlated]  (Ministerie  van
Veiligheid, 2017: 1). The home is sufficient to
perform tasks in the information society, which
would diminish agglomeration  factors
(network). Despite the fact that the relation
with the neighbourhood depends on the type of
business (it might be that the freelancers are
mostly active at the start of the production
process, advising and vigining, which means
they are independent of the number of clients

in the physical vicinity), entrepreneurs already
tend to start and locate their businesses in the
environment they (used to) live and work
(Kulchina, 2016). The existing network is
especially an importart reason. Besides, they
can use flexible work places (Florida, 2003):
Third spaces as cafés, but also special business
concepts directed to this function (Memarovic

et al., 2014). The main reasons for the use of
these spaces are probably however the lackfo
space inside the home, the preference to
separate work and private life and disturbance
by the family as Benschop (2004) found.
Besides, Laterveer (2011) argues that the work
place itself is not of relevance, but the
possibility to combine  working  with
networking.

IT lowers barriers, as is clear from the fact that
multiple businesses can be settled at home with
only the necessary use of virtual infrastructure.
This immediately indicates that not all
businesses are appropriate in the
neighbourhood and obviously there are
governmental rules for these. Besides, the
socioeconomic  situation determines  the
configuration of business types in the district.
Risselada & Faher (2012) have demonstrated
this relation between the socioeconomic
characteristics of the neighbourhood and the
type of businesses for some of the large Dutch

14

OOAO0O 11AS8

cities. The idea is that the districts with lower
incomes house more (freelance) businesses
which require a lower education level (for

instance construcionqh xEAOAAO OEA Oc

@reak have méreOdgineshad forAnStanéeEhk

consultancy sector. Evidence for this statement
was found, just as it became clear that the
number of freelancers is lower in

EOOO OAT T A Oi ¢AOmdighifourfiodds Ewitrd /a0 wekker mdohic I O

profile. It is simply difficult to have a successfu

company in the sectors which require this lower

education level. There are less chances and the

information age O A N O peériadent@ducation

for OEA OOAEZE6 AT A OEOO Al OOAD
to the Rabobank (2016). This makes it more

difficult to find a niche and then to keep up

Some of the advantages of mixeduse
development (resilience in being able to
overcome gaps in the work time, less
transaction costs) and related location factors
(especially transport costs, agglomeration costs
and building costs) are thus still relevant.
Multiple different factors are of relevance too
however. Especially the type of dwelling and
education level is noteworthy. IT has its
influence, but the effects seem to belimited.
The last conclusion also applies for the next
O0coOi 6pd ET OEA 1T AECEAT OOEI T A

Shared business premises

(dffices in residential quarters include a large
group of office users and locationslt mainly
involvessmal-OAAT A T £ZE£EAAO
OxT 11T xADEOTEEEREAAO EI OE
building T O A OEAOAA AOGOEI
[translated] (Stec, 2008: 33).

The shared business premise is increasingly
popular and specifically designed for small
businesses (Benschop, 2004). Van Noort &
Reijmer (1999) have researched the criteria for
small and medium sized businesses. Almost
twenty years ago the results pointed towards
the opportunities the building offers for the
business aims, a strategic position towards the
market and accessibility. At least the distance
towards home is a new factor compared tothe
previous scale level.



Silicon Valley, but on this scale levelalso the

Centres

T 01 AOT 6O AOAAOGEOA GHaDI A A®nr AldrgeOdbdledlevebtiel ebidepreneurs are

entrepreneurs still prefer a location with high
potential for physical interaction both with the
client and possible collaborators (&cobs
Crisioni, 2011). It would make sense that on
informal locations, which are especially suitable
for smaller companies, businesses cluster as
they will not have all knowledge, skills and
OAOOGEAAO Kéting (2@4#: @33)Acordirms
the relevance d the agglomeration costs:
QVorking originally is a social phenomenon and

mostly active in the retail sector, hospitality,

business servicesAT A EAOA Busim@8ACcOl A0S
premise (Pijlman et al,, 2010) IT is thought to

have a significant influence on this

configuration, but the sofar impossible way of

automating most of the servicerelated work

has prevened the extinction of the physical
premises(Coe, Kelly & Yeung, 2013).

Online shopping is upcoming however and

OO0EA ObPI O AOTI 01 A OEA Al AmflengesAtiieEphyisidab stored Qvhidh ugullk E A |

function. Especially smaller companies need
these networks. This network exists of both the
social aspects of work, sharing knowledyg and
the informal network opportunitieso[translated].
Besides, these facilitts as a shared coffee
machine are appreciated and the costs are
obviously shared. These costs could be a reason
TT0 O OAAOAE &I O A
(Risselada & Folmer, 2012). Especially when
there are flexible rent contracts (short and with
the possibility to quickly end the tenancy, as
starting businesses not always mature).

The authors ask themselves the question
whether the appearance of the neighbourhood
can be decisive for the departure of businesses.
Their answer is negative though, as they find
that the characteristics of the building are more
important. In obtaining a place in this building,
the entrepreneurs in shared business premises
are likely to be quite dependent on the supply
of space, which is on itself dependent on
regulations on transformation and the
behaviour of office owners. The creation of a
shared business space on itself is simply too
expensive for most renters.

It is relatively simple: Phydcal distance matters
for the entrepreneurs. For the shared business
premises (depending on the type of renters),
this is mainly because of the agglomeration
costs. Less transaction costs and more facdo-
face contactis thus leading. Also the building
cods in relation to the opportunities the home
offers are of importance.
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also have a webstore) (Van Tellingen, 2013).
However, according to Van Tellingen there are
AAOOGAETT U Al 01 OxETTAOOG8Kh AO
shopping areas in the large cities with a

relatively wealthy service area. Funshopping is

furthermore still quite popular, wh ich asks for

i T OA OA @ueiO B0AQ). ATAedriteria of

0 O Klyigialiex, dhe numbéer preerankeag imtmyeR A

budget and financial budget of clients will

remain crucial. A question to be askedthough is

xEAOEAO OEAOAcende®| AGADBET QA
found on informal locations. Depending on the

ARZET EOGEIT 1 £ OEI AlebB Al 11 A/
probably negative as especially convenience
stores are likely to be found here. Therefore
however Pijman et al6 O | al YT Q
applies that the entrepreneur is likely to feel
connected to the neighbourhood, as this is
where his clients are from and fellow
entrepreneurs in the vicinity, who deal with the
same issues (especially when they are age in
the same sector).

OOAOAI

Agglomeration  costs  (attractivity)  and
transportation costs are thus important
(especially also for welshops). For offices the
expectations of telecommuting were high.
Telecommuting still is a promising idea,
although it was recognized as soon asn 1998
that the chances and benefits might be smaller
than hoped for (Mokhtarian, 1998): Not even dl
IT-employees can perform their tasks from
home, employees prefer to be visible for their
superiors and someare also simply not allowed
to work at home. Newer research of the
Kennisinstituut voor Mobiliteitsbeleid (2014)
indicates that almost one third of the working



population tends to be logged in from home for
on averagenot even a full working day a week:
6 hours. Besides, the effect on the use of other

modes of transport arel ACI ECEATI A AO

OEIi A AOACAOG OA AskdEentigely U
(Graham, 1997). A solid and speedy wifi
connection on location and in the residential
area around it and a good road sgtem are
therefore important.

Depending on the business type entrepreneurs
and workers will tend to prefer quality
infrastructure to accommodate car usage, while
others (to be expected on informal locations)
due to the distance, ease,a lack of parking
space or environmental concerns, prefer reliable
public transport or walking and bicycle paths.
In 2011, Jeekel however showed the ever rising
popularity of the car in the Netherlands, not
only claiming an expected absolute growth of
car usage, but also a relative increasécontrary
to the other modes). A lack of parking space
still is one of the largest push factors.

As websites have not taken over the physical
stores, building costs are important. Risselada &
Folmer (2012) mention the attractiveness of
neighbourhoods who are economically weaker
as the costs are presumed to be lower.
Especially when the streets are more or less
appealing as well, these suit the starting
entrepreneur. A negative image is however not
appreciated and obviously there are chances
that image, cods and economic status are
related.

2.6 Implementation of mixed

development
Despite  some  obvious benefits  for

entrepreneurs (liveliness, proximity to clients,

less labour costs, scale economies), the
implementation of mixed-use development is

difficult in practice. The main reason is the
difference in interests between the planner,

citizen and developer. Rowley (1996) mentions
a development framework, consisting of

OAOI OOAAOR 001 A0 AT A
DAT PI A ETT A AAT OO

-use

the resources, several authors mention the
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reluctance of developers to invest in mixeduse

development. The initial barriers are quite high,

as there can be acquisition issues due to a

E AaD fuBHermdrdd be problematic (considered
AEEEFEAOI O AT A 110 Al xAUO ¢/
hoped by the government. Kimelberg &
Williams (2013) argue that clarity, speed and
certainty are espedally of significance. Long
negotiations, juridical processescould still be
obstacles.

So could financial uncertainty: it is considered a

relatively risky investment, compared to more

stable, quicker and pehaps more profitable

returns on housing (Hoppenbrouwer & Louw,

2005). According to Grant & Perrot (2010) the

latter is therefore often used to save the

development. Grant (2002) furthermore states,

OA1 AOCGAA O1 OEA pPAT PI A5GO OAI O
are often not in favour of the plans. NIMBY-ism,
Not-In-My-Backyard, occurs when
incompatible or perceived incompatible
functions are zoned in or next to residential
areas. Negative responses to industrial plans

Ei i AREAOGAT U OiI AEA OAT OAB
law, playgrounds and high-density housing are
more incorporated in policies and are more
subject to negotiation. The fear of nuisance is
El x AOAO a@aidndl Gdgveylof residents
living in intensified neighbourhoods found no
evidence of the oftercited benefits, including
increased neighbourliness and social cohesion.
Increases in the disbendits of intensification
such asover-crowding, increased environmental
wear and tear and conflicts over parking, traffic
and noise were more like§ j &1 1T OAh
Residents find it also hard to see their familiar
environment change (Grant & Perrott, 2010).
Foord mentions the trade-offs: residents still
wanted to live there, as it was close toin her
case, London and the relatively low housing
DOEAAOGS8 )1 OOAADROI IA COE OAMABA OA A
most associated with mixed-use.

AT A

ai YT g

Foord found that entrepreneurs themselves

O E Avdrd dt tod hotheredby thEirAlddatio® &midér
i 8 Q muttifleifrctions. Biedd hardily #ok interest in
environi AT & OEAU Qo). Bdgddin® A A E the

residents around their  business.
Hoppenbrouwer and Louw (2005) draw similar



conclusions. On the other hand, 95%
appreciated mixed-use development, degpite
parking problems and a high density.

It could be argued that the developer and the
public should be influenced to reach mixeduse
development. One advantage here is the
following: According to Duyvendak (2004: 90)
OEA &dnbngmous and collectivé
tend to influence us more as dependency
shifted from family and the neighbourhood to
the government and employers. Schnabel (1999)
mentions the consequence of this trend: People
are allowed and able to make more and more
decisions on their own, although these are
similar to how society would respond. The
government has a great role in this.

On the other hand, according to Salet (2006)
IT and the connected globalization have altered
(loosened) the grip of the government on
businesses, as thesbusinesses are embedded in
networks on a higher scale than the
government has authority in. It is a fact that at
least the national government takes a step back
in the field of planning, giving more space to
the local governments and market actors
(Oostdijk et al. 2016). The liberal influence is
recognizedd, O0AOI EOOEIT 1T
(toelatingsplanologieq
Pl AT 1 Bht@ikelings-planologie) will be
OADPI AAAA T HdaO0AOBIE]
(uitnodigingsplanologie) (Van Rooy, 2011)The
government sefs the rules of the game, but will
leave sufficient room for developers and
entrepreneurs to act: a classical stance.
11 OET OCE OEA
popular concept in the academic planning

scene (see for instance Van Buuren et al., 2013;

Van der Cammen et al.,, 2012), in practice
scholars still observe a multitude of rules, all
sorts of spatial, economic, social policy
AT AOiI AT 6O AT A
could be a start, although it is unknown
whether it will diminish the number of visio ns

and policy documents.3 AT 1T AO8 O EAAAI

quite far away.
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2.7Conclusion and causal model

Figure 1 bows the causal modelthat is used in
this research. The end result on the right of the
i TAAI
neighbourhood level. This is accomplished by
the behaviour of the entrepreneur within the

playing field. In this simple model this playing

field is mostly represented by the institutional

A1 ,0E O Edtors whereas preferences etc. are equal to the

classical factors. Both & obviously influencing
each other, but the institutional factors
determine whether the original demands are
achievable and  thus determine  the
implementation and (im -)possibility of moving.
Actors as the government, market actors have a
severe influence a this.

This is also visible in table 1 which shows the
location factors that are considered important.
They are generated out of both the
aforementioned theory and the work of several
authors, who, inspired by their iconic
predecessors, used them to pove the
theoretical relevance of their study or who also
really applied the criteria in their quite recent
research. The motives have therefore proven to
be understandable, relevant and usable.

Thd réliti@eﬁrﬁp@rt:ance is not shown by the
{ael. Ade Qresuts tend to differ per study
(pursued by the authors from who the factors

I o itdble € Gre generated), as not the same

factors are taken into account and slightly
different methodologies are used. Besides, the
context and business type are obviously of
importance. The list is therefore also not

there was overlap in the theories of the authors
and the mixed-use theorists, the main items
seem to be covered though.The factors in this
table are especially of reévance for the coding
part, which will be explained in the next

tnfethods)@hapt& A OET COx AO6

EO AO 1 AAGO

EO A AAOOABdon D& OAET
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Figure 1: Causal model

Structure
(Playing field)
Institutional factors
Implementation

Moving process

(policies, supply)

T

Agency
Classical factors
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Entrepreneurial activity on informal

Grain of mixed-use in the neighbourhood

location

Table 1: Location factors / Operationalization

CLASSICAL FACTORS

Building

Suitability of the building for the business
activities

Future suitability of the building
(expansion/flexibility)

Sustainability of the building

On-site parking space

Infrastructure

Quantity and quality of public transport (railroads,
busses)

Quantity and quality of slow mode infrastructure
Quantity and quality of car infrastructure
Access to virtual infrastructure

Consumers

Proximity to clients/consumers

Population density

Consumer preferences

Local spending power

Agglomeration factors

Proximity to suppliers/raw materials
Proximity to similar firms

Proximity to collaborating firms

Level of local econanic activity in the
neighbourhood

Proximity to services

Proximity to administrative centres

Personal considerations

Proximity to family and friends

Match with other work, hobbies, and tasks
Changes in private life (e.g. household growth)
Base of local knowledge

Personal contacts in the neighbourhood
Incentive to add to neighbourhood (fairness /
social equity)

Team/Staff

Availability of qualified employees
Distance to (potential) employees
Availability of and proximity to education
Neighbourhood

Local liveability

Appearance of the neighbourhood / Image
Proximity to cultural amenities

Proximity to natural amenities

Proximity to leisure (shops, restaurants)
Safety, nuisance (noise, smell etc.)

Other

Access to scientific research

Proximity to business fairs/technological fairs

INSTITUTIONAL FACTORS

Attitude of significant others

Reputation of neighbourhood/municipality as
workplace

Reputation of neighbourhood/municipality in
economic development

Reputation of neighbourhood/municipality as
living place

Govenment policy

Taxes

Subsidies

Social capital

Environmental regulations

Clarity of moving process (permits, contracts etc.)
Predictability of permitting

Speed of moving process (permits, contracts etc.)
Building costs

Rent costs

Financial position and capabilities
Possibilities to obtain a mortgage

Insurance costs

Sources: Ferreireet al. 2016; Huet al. 2008; Kimelberg & Williams 2013; Kulchina 2016; Sleuge& Beckers,

2012, complemented



3. METHODS

3.1 Strategy, design, case selection and
methods

Now that the first hypotheses are formed, it is
useful to consider how to measure the research
guestions in order to test the theses. A
frequently used figure to structure the
methodology is the so-called Research Onion,
developed by Saunders et al. (2013Jhe authors
propose a quite linear structure starting with
the research philosophy via, among others, the
strategy and methods towards the data
collection and analysis.

Ontology and Epistemology

It is clear that the perception of the factors by
the entrepreneur is considered crucial. In this
respect, the research could take in an

asked to each make sense of the world in their
own words. Each of the location factors might
have different meanings for each individual
entrepreneur, which would make it difficult to
use quantitative measures. Onewould therefore
have to ask all respondents to their opinion.
There is another reason to approach the topic
qualitatively as the concept of informal
workplaces is not already that well-known,
which would logically result in an exploratory
research and thereforea qualitative approach.
This is after all mainly used to understand
behaviour. Nevertheless, the choice is made to
use mixedmethods, with therefore also
guantitative elements that are of interest.There
are two reasons for this stance. First, the
extended literature has provided already a large

PEATTIATTI T CEOO OEAxO EOigénkral, Adnicih @énl Og2thdr 8bg sbe@ as

A POl AOGAO T & EI x
Yyl T OAAO &1 CcOAOP OEA
behaviour, the phenomenologist attempts to see
OEET ¢cO &OI I
& Taylor, 1975: 134) This epistemological
stance is connected to the ontological
DAOODAAOGEOA
that social phenomena and categories are not
only produced through social interaction but
that they are in a constant state of revision
(Bryman, 2012: 33). Applied to the subject it
follows that the entrepreneurs will perform
certain actions as a consequence of the
perceived encouraging or limiting factors,
which themselves are continuously given new
meanings. According to postpositivists, these
faA Ol 00 AAI AA
i AREAT EOI 0868 4EAOA
influenced by the context, but could be
transferable as well. Therefore this stane suits
the aim to contribute to or to develop theory
better, which makes it a leading persgective in
this research.

Research approach
A qualitative approach would fit the

interpretivist perspective as respondents can be
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This last part forms the basis for the second

OEAO ®AOCAITJ Bieaddh dsithere is &wihHoAgeneralize or to at

least hear the opinion of a considerable amount
of Zaanstedelingen.

xEEAE O

Research design

The crosssectional design is considered
suitable. According to Bryman (2012: 59)
multiple cases should be of interest, which are
then easy to compare. Causality may be hard to
show (or at least the direction), but
relationships will be proved. Yin contributes in
stating OEA O -G A@OE Whicld 6 are

OECI EAEAAT O ET OEEO OAOAAO!?

AT T OEAAOAMR A AIGI O O Gl 10AshehiDdaddsveletl 06 q
OOCEI IxEABA OPORBTARDGEIAQEY & EOOID T £

i ATuUe 10 OEiIx | OAEd 1TETA 1T,

survey can be readily designed to enumegrathe

OxEAO6 xEAOAAO A AAOGA OOOAU
AAOAT OACAT OO 1 AOET AYinEl OEEO
2009: 10). A case study would obviously have a
more explanatory character, in the sense of
OxEUBEIAY&A A PEATTITATTT 1TECEC

(having a slightly different meaning following
9ET 60 AOcOi A1 68 " OET GCET ¢ EI



research question though, trying to find

AT Ox AOBow @b theOmunicipal policies

relevant for mixed-use  (and their

Ei I Al AT OAOCET T q OAI AGA
it will at least be clear that the divisions

between the designs and methods are not strict.
In principle however, it will be a crosssectional

design.

Methods

Three main methods have been used to collect
the relevant data. This was necessary to be able
to properly answer the different research
guestions. Besides, a form of triangulation can
be expected as the answers might overlap. This
will only strengthen the research.

Desk research
First of all it was necessary to get a general view
of the issue in Zaanstad. In the research

NOAOOEI 1 O OEEO EO DEOAOA fundidthelnfpentiix.j CAT COAPEEAAIT Qq

characteristics of formal and informal
1TAAQEI T 088 50ETC
each company can be determined, which gives
insight in the dispersion pattern and the
numbers of businesses per type pearea. Desk
researchis alsoused to obtain relevant contact
details with the potential respondents,
necessary to be able to use the following

methods.

Structured interviews

According to Farthing (2016) all interviews are
DAOO
xEEAE DIl OA
facts, behaviour, beliefs and attitudes, and their
use assumes that these people are in a good

Pl OEOEIT O1T ETT x
(127). To help them remember though, a
structured interview is ideal. Despite the

opinion of some authors, as presented by
Farthing, who state that attitudes and values
require qualitative and open questions, initially
a multiple choice survey was designed. The
deductive approach was to use the location
factors presented in table 1 and ask the
respondents to fill in the importance of them,
using a Lickert scale. A tick in the 0 would
mean that the factor is very unimportant in
choosing a location, a 5 equals a very important
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criterion. The use of this sale would make it
possible to calculate the relative importance of
each factor, based on the averages (Kimelberg &

Oiwilliénts A 2013). AThénE adiition®A dtadisticlo 6

analyses could have taken place. However, in
consultation with a professional of the

municipal |1&S-department a more modest,

shorter, survey was created. This version also
included more open questions (see also the
reflection). The chance of a proper response
wastherefore thought to be enlarged.

The survey has a logical design: First there are
some general questions about the business,
followed by the settlement behaviour. Then
there are the three main open questions
concerning the reasons for settlement and the
demands for the location and the building. A
question regarding the evaluation of these
demands is included as well. The full list can be

i O1 E A E P\ fuestioAsOnere estell bddoreBaliddt& Eheck 1 A
OPAOEOS

the comprehensE OAT AOGO AT A
was also room in the questionnaire for
comments. Afterwards the answers were
analysed wsing Excel, which is a quick, relatively
easy, but still decent programme with statistical
measures.As open questions were used, the use
of SPSS was not considered achievable.

Focused interviews

In addition to the survey several focused
taken place with
1©pkeSedtativel AfibBiBessjassariatidns,sévéral
departments of the municipality and business
supporting actors (owner of shared business

OEA AT O préntsestior exarpleld Ahe flépAva® &dfdldd 6

the generation of more in-depth knowledge and
more infor mation about policies,
implementation and facilitation. Apart from the
classical interview appointments, both by
phone and faceto-face, some questions wee
sent by email. Also severalbusiness meetings
have been attended in order to speak with
entrepreneurs. A list of respondents (although
anonymized) and meetings can be found in the
appendix.



All open questions wee coded (the same
applies for the open questions in the survey)
and analysed thematically (Bryman, 2012)This
is an effective way of orderingopinions.

Sampling

As there were a total of 15550 potential
respondents (businesses), the original choice
xAO O Ainh EI
OAI PI1 A%
However, due to other municipal surveys, the
time of the year this research tookplace (argely
in summer) and the expected low response
from online requests to fill in the questionnaire,
the first plan was to send the questions to a
pool of 265 entrepreneurs who have agreed to
regularly participate in small researches. As it
OO0O0T AA 100 OEAO OEA
justified and that the response would be (and
was) very low, it was decided to use all mailing
addresses in the Vestigingenregister 207 of the
Chamber of Commerce. In total 7229
businesses havereceived two invitations to
participate in the survey. Soon it was clear by
the amount of feedback that the register was
not entirely up to date anymore. Also it was
noted that freelancers not always saw the added
value of their participation, which was literally
worded in several of their reply-mails. Still 752
entrepreneurs filled in the questionnaire. These
are however not neatly distributed over the
research classesas the general amount of
respondents was considered so important, that
in the mailing t his division was not taken into
account. After all then some of these businesses
would have to be intentionally left out
beforehand and we expected only a response of
about 70. Entrepreneurs in certain sectors have
thus filled in their e -mail address moreoften at
the Chamber of Commerce and/or were more
willing to cooperate. Some attention has
therefore to be paid at the interpretation of the
results and conclusion. The number of
respondents will alsobe mentioned regularly.

Concerning the interviews, these were
purposely sampled due to their expert
knowledge or their interest in this study. They
usually have in common that they facilitate
entrepreneurs and therefore have insight inthe
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main institutional factors from the perspective
of the three domains (government, civil society,
other market actors).

3.2 Reliability and validity

There are multiple ways to assess a study,
frequently the reliability and validity are
determined (Drost, 2011). A research is reliable

x Twheh Gie rAsul® hirt ExdwArdsOthd Aaind
ABAOAEOA DAO A OOdbrcllsoE wien bid reppated. THisi rédsdak!s

has relatively simple and clear concepts as its
focus and uses an established methodology
(although not ideal). As long as the questions
are not multi-interpretable and the coding of
the answers is donelogically the reliability of
the research could in theory not be questioned.
The research itself is repeatable as well. The

O A Oinethaddodyhrbtédr i @ombinAtion with talle

1 and the added questionsand code listsin the
appendices should be enough to replicatethe
research in the same or a different context. This
is especially useful in testing the results, but
also for falsification and theory building.

)yl OAOI O T &£ OOAI EAEOQUS
but the most important will be briefly
El 1 OO0 QMORAGBAT &l O

OEAOA

1 ETEAA O OOAI EAAEI EOUS AO E
method really measures the concept. As
indicated no major problems are here to be
ApAAOAA8 O)1 OAOT Al OA1 EAEOD

quality of the proved causal relations. The rmain

aim of this research is to demonstrate the

relation between the dependent variable of the

business location and the independent

variables, motives et cetera. Since the questions

simply askwhich motives were important in the

moving process, the causaty is almost

guaranteed (although not quantified) 8 O %@ OA OT Al
"""" OAEAOO O1 OEA CcAl

results. The results of this study are meant to

generalize only to the population (and then

only the relevant mixed-use leve) of the

municipality of Zaanstad. As mentioned

however, there were issues regarding the

division over the categories. Nevertheless, the

results still have some value as the groups are

considerable in sizd , AOOI Uh OEA

OAl EAEOUS EO T A& AT 1AAOI 8

action out of the ordinary routine as unnatural.

Answering questions is no exemption. This may



be true, but the questionnaires can at least be
answered in a natural and s& environment.
Besides, it is notthe first time the respondents
were asked to answer questions, nor are the
guestions hostile or shocking Having said this,
there are rules regarding how to treat
respondents so that they will be safe,
comfortable and respected. These can be

O00i i AOEUAA O1 AAO OEA OAOI

3.3 Ethics

Ethics is atopic that has gained considerable
attention in the last decades. This research
takes in auniversalist stance, which means that
@thical precepts should never be broken.
Infractions of ethical principles are wrong in a
moral sense and are damaging to sai
researcld j " OUI Al al Yad
Crandall (1978; Bryman 2012: 13%listinguish
between:

f No harm to respondents O0 EUOEAAI

EAOI N EAOI o1
development; lossof self-esteem;
O0O0OAOOG6 jYeiqs 4EA

action for the researcher in this
respect which will be done in this
study as well, is to make sure that
either the names of the respondents
are anonymized and/or that sensitive
information is  not  published,
especially when it concerns
information about financial aspects,
competitors et cetera. Transcribed
interviews can first be sent to the
respondent in order to receive
approval if indicated by the
respondent. This has not happened
though.

9 Sufficient provision of information
Unlike ethnographic research, the
proposed study did not have to deal
with respondents who were completely
unaware of their participation in a
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program. The respondents were
contacted, and at this time they also
received basic information about the
project. The contact email for the
survey is added and can be foumd in
the appendix. If it was necessary to
receive more information, this was
provided. In terms of content, the

i /E ra3dafiE EA) 6 8he reason for
contacting, an estimation of the time
needed for the survey or interview;
these were given as correctly as
possible. The survey for instance has
been filled in prior to sending to note
the completion time.

1 No violation of the privacy Again, this
is more of a criterion which is
#spekiblh O impAriat  in  covert
methods, but, as mentioned, private
information has only been published if
approved. Sites, buildings and

entered with consent as well. Names

i T OQhat wdrebdropp@d\ in Ghe surveys or
interviews have not been written down
in the paper either.

1 No deception Deception is related
mostly to experiments. In this case the
respondents have been told to
participate in an experiment which is
different from the one they are actually
participating in. Of course in this
study this is not relevant.

Now that the foundation of the research is
finally laid, the empirical results will be
presented. In addition to the introduction in

the next chapter some information on formal
and informal locations is provided in the
appendix.



4. Case description

4.1 Introduction

The mix of living and working is characteristic

for Zaanstad. For centuries farmers and later
industrial workers lived around the corner of

their workplace. These historical sites still have
their influence on the contemporary spatial lay-

out of the residential quarters. Over time new
formal locations have been added and the
nature of the informal locations has changedas
well. In this chapter an overview of Zaanstad
and its economic  development and
characteristics is presented ending with a

general desciiption of the informal locatio n (in

relation to its formal counterweight) .

4.2 Basic characteristics of Zaanstad

Despite its name Zaanstd is a municipality,

consisting of six villages (Koog aan de Zaan,
Zaandijk, Wormerveer, Westzaan, Krommenie

and Assendelft) and one city (Zaandant in

terms of population numbers) (O&S Gemeente
Zaanstad, 2017)With a population of around

155 thousand, a number which will be stable in
the next 20 years, the municipality has a firm
place in the top 20 of biggest cities in the
Netherlands. One of the main reasons for this
position is its location, which is highly

beneficial. The location along the river Zaan
and close tothe Dutch capital provides not only

an interesting living environment, but also

economic opportunities. Zaanstad is a member
of the Metropool Regio Amsterdam, a
collaboration of the municipalites and

provinces around Amsterdam. At the moment,

the MRA even s in the top 5 of economically
strongest regions in Europe (Benning & Stam,
2016).

$AOPEOA OAOA teluled tOmMDIthAT Al

labour market and the real estate market,
Zaanstad has always been an important
member in this administrative collaboration.
The average personal income for example is
slightly below the Dutch average (especially in
Zaandam), although the number of financial
allowances is smaller than in Amsterdam and
comparable cities as Enschede and Tilburg (CBS
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Statline, 2016). Besidesthe education level is
lower than the national average as fewer
students enroll in vmbo-t, havo or vwo lessons
(Gemeente Zaanstad, 2@®t). The differences
per quarter are relatively high though.

Vacancy is furthermore a problem (although
not generally endorsed) within the region of
ZaanstreekWaterland with the supply of
business space 16 times higher than demand, an
expected gap of amost 30 thousand square
meters for office space and a vacancy rate for
shops of 10 percent (De Kort & Wursten, 2016).
Especially on the formal locations, the business
estates (both historical and new), this new
reality is easily visible

The components Zaastad adds (and will add in
the future as there are no striking differences in
these numbers to be expected as the declining
sectors are still large and the upcoming sectors
relatively small; VU, Ecorys & BVR, 2016p the
Metropolitan Region are especialy retail and
wholesale businesses, construction compars,
care related businesses, agriculture and
obviously industry (Hagens, Kruger & Copping,
2017) It is this industrial sector that has defined
the spatial lay-out for centuries.

4.3 Economic developm ent in historical
perspective

Zaankanters are proud to call their region the
oldest industrial area of Europe. The rise of
these industrial work locations in Zaanstad
finds its origin in geophysical characteristics
(Rutte, 2016). The farmers in the area irthe 18"
and 16" century experienced too high water
levels on their meadows due to its location
close to peatlands.Agricultural production was
as a consequence no longer possible for several
@dnsants, which urged them to find another
business. Whereas sme remained on their
land, trying to graze cattle, others decided to
use water to their advantage. They adjusted and
widened their focus from over their land to the
river Zaan and went fishing (including whaling)
and trading. Many however also found work
due to a groundbreaking invention that was




implemented in the Zaanstreek: the sawmill
(Zaanwiki, 2017).

As the adjacent city of Amsterdam made name
as the stacking market of Europe, space could
not be consumed there for production ends.
The Zaanstreek, onnected to the Amsterdam
harbour by the Zaan, was an attractive
alternative. Using the omnipresent wind,
hundreds of industrial mills produced grain and
wood, but also mustard and tobacco: goods that
were imported from the colonies. A distinctive
feature of the area was that these mills were
neatly aligned on both sides of the river, instead
of being concentrated (Rutte, 2016). This spatial
lay-out turned out to be characteristic for the
area until now as new developments took place
on the same location.

On the ashes of the mills industry (although not
entirely gone), which was hindered by the
economic stagnation after the Dutch golden age
and was then overtaken by time, the new
steam-driven industry arose in the 19" century.
Stimulated by the new North Sea canal and the
improved trading relations with the American
continent and tropical areas, industries settled
on the mouth of the Zaan and up towards
Wormerveer. Brandsas Honig and Verkade set

up iconic buildings, together creatii ¢ A OOEOAO
x A1 figuie 2). Apart from the view, the fabrics
stimulated other senses as well. It is therefore
interesting that the working districts were built
closely around the entrepreneurial activity.
Especially since the new quarters were the
result of the newly introduced Woningwet
(Sleutelaar, 1902), which stated that the living
conditions of the poor should be improved.
Thus, the combination of living and working as
was common on the farms simply seems to have
continued in Zaanstad. A strict sepaation of
functions hardly hasoccurred.

Some companies could only shortly enjoy the
uplift of the industrial economy though (Van

Braam, n.d.). Fabrics in groats, bluebells and
sail cloths could not survive. Business failure, as
some could not respond prgperly to changing

consumer preferences, but also too tough
competition were the main causes. Originally
the trade with the colonies was very beneficial
for the Zaanse industry, now these countries
started to produce themselves The half-

finished products could directly be obtained

from far, without an intermediate step in

Zaanstad. The smaller businesses could
furthermore not adapt to the rise of mass
consumption in Europe.

Figure 2:Urban expansion of Zaanstaaver the centuries
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A couple of decades later most industrial
businesses left their original spot along the
river. Whereas automatization already led to
the loss of thousands of jobs (Bleeker, 2015),
horizontal and vertical integration in the end
had the same effects. Several industries were
taken over by other Zaanse or international
competitors, and in many instances they left.
The locations on which they were settled
partially remained the industrial and business
areas of the Zaastreek though (Zaanwiki, 2015)
(Krommenie-Oost, AssendelftNoord,

Noordeinde, ZaandamWest) i O ET OON OE A OBIOKAECIEG EOROA OB
A 0 O gowkh DO 259Di© rkrhaikable OTthe numiBek of

ET AOOOOUS EIT OEAOAA
history of Zaanstad both industrial as in terms
of the combination of working and living, is
therefore still omnipresent and an important
part of the identity.

4.4 Bhrinking &formal locations

Whether developed path dependently or
appointed by the government
(Achtersluispolder, Westerspoor, Zuiderhout
and recently HoogTij), most formal locations

experience decline. An overview of these
locations, including a short description of the
activities, a view on future developments and
trends based on the locaion within or outside
the city is presented inthe appendix. O$ AAT ET A8
is however relative. For instance, it is known
that the added value of the industrial sector in
Zaanstad is increasing (perenal
communication; CBS, 2017 Besides, n 2017,
the total number of businesses settled on
formal locations might have beenonly 3.760 out
of 15.541 (24,2%; based on the
I £ OteA

formal workplaces however declined with 7

percent between 2010 and 2017qtable 2/Al):

27.557 among 23.876 on the informal locations
(54/46%; municipal data). Furthermore, as
mentioned, the vacancy rates are high.
According to De Kort & Wursten (2016) this is

explained by oddly enough the building of

relatively new parks, such asthe mentioned

HoogTij and declining demand for space in

general The latter is also indicated by the

Table 2: Number of businesses darmal locations in 2010 and 2017

Formal locations
(Businesses)

Sector Tot.20D Tot.20T7 20172010 20172010

A - Agriculture, forestry and fisheries 7 8 1 14%
B- Mineral extraction

C - Manufacturing 338 346 8 2%
D - Production, distribution and trade of

elektricity 5 2 -3 -60%
E- Extraction and distribution of water,

waste 9 13 4 44%
F- Construction 416 449 33 8%
G- Wholesale, retail and reparation of cars 773 966 193 25%
H- Transport and storage 109 145 36 33%
I- Hospitality ( cafés,hotels etc.) 89 128 39 44%
J Information and communication 97 161 64 66%
K- Financial institutions 165 158 -7 -4%
L- Real Estate 48 96 48 100%
M- Consultancy, research and other

specialistic business services 415 504 89 21%
N- Lease of movable assets 159 216 57 36%
O- Public administration 13 11 -2 -15%
P- Education 54 72 18 33%
Q- Health care 110 200 90 82%
R- Culture, sports and recreation 102 150 48 47%
S Other services (organisations,

reparation, funeral business 98 135 37 38%
Unknown

Overall 3007 3760 753 25%

Source: Gemeente Zaansta®010a &01a (Vestigingenregister, calculated by author)
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numbers. The number of businesses and the
employment rates still relate though, as the
mentioned important and struggling SBF
sectors in Zaanstad as industry (-900 jobs /
13%), construction €1822 / 49%), agriculture
167 / -78%) show only a small growth in
business numbers, whereas health care (only21
| -3%), retail and wholesale (+449 / +9%) and
upcoming hospitality (+191 / +50%) match a
strong growth in table 2. Remarkable
developments which do not confirm the
statement are the growth of the real estate
sector (50%) and public administration (65%),
due to movements from multiple informal to
one formal location of Parteon (reorganization)
and the municipality itself. Overall, some of the
traditional functions are thus declining (in
terms of businesses slightly increasing),
xEAOAAO O1 A xdgrodfyl (A @ T O
of businesses strongly increasing)

4.5 Rationale e conomic policies

The aforementioned trends made the
municipality realize that new economic policies
were necessary:

O4EA
employment in Zaanstad(®urk onder de Zaanse
economied red.) z changes or moves away. This
not only leads to less employment, but it makes
the Zaanstreek also less attractive for new
businesses. Andhere are more fields which need
extra commitment of all stakeholders: educatin,

(Gemeente Zaanstad, 20E51).

more likely to become unemployed due to the
developments and experience dficulties in
finding new jobs. Besides, the jobs that are still
available in the manufacturing sector are
increasingly accepted by cheap workers from
especially Eastern Europe. The position of the
lower educated in Zaanstad, a large group, is
therefore weak.

Diversification, both economically and socially,
is, according to the municipality, the solution.
Zaanstad aspirea to be a modern
Ox1 11 x A @ith@ Girdnbbusiness climate
(Gemeente Zaanstad, 2012 herefore measures
to improve the business clmate (e.g.
investments in infrastructure) are implemented
and entrepreneurship is encouraged but the
focus is on the supply of dwellings, which has to
Be diversified as well by attracting higher
income classes (Gemeente Zaansta®?009: 19:
O: AAT OO Ad attradiile for the middle
income groups by adapting the living
AT OEOT T 1 AT O j 8 Qaeinfoycidg
phenomenon. In places where living is pleasant,
employment opportunities will arise.
Employment offers career opportunities, which

EO A

4EA OOAOEI EAT AhAD hasitgEbe: AAT OOA
enhanced by attracting these middle and higher
income classes.The lower income classes will
probably benefit from a perceived trickle-down

effect.

AEI AOA8OG

Apart from  socioeconomic isswes the
municipality also responds with these

Especially the elementsi £ O1 AOO Al Dlabplatichd t& the expected growth of demand

AT A OAAAI ET AA AOOOAAOEC
used to further declare which measures are
useful.

IT and automatization are thought to be the
main influences on the declining employment
in the traditional sectors. Although this issue is
most likely to be nationally experienced, the
consequences are considerable for Zaanstad as
the labour force division is, as mentioned,
highly uneven. Polarization is visible as there
are even larger differences between thehighly

Ol ECOAQEIT T & AOT | i OOAOAAI
Zaanstad, 2018). In the last decade Zaanstad
already saw its population rise with about a
thousand a year, of which a third used to live in
the MRA (usually Amsterdam). For 2040,
Zaanstad will therefore build 1520 thousand
new dwellings (Pots & Van der Molen, 2016).
The question is where exactly these dwellings
will be provided. At least it is certain that the
opportunities  for expansion are limited
(Gemeente Zaanstad, 20&)L The borders of the

AAGAAOGAA AT A O Gwehédicaréd OA QM(BQ]Qoreggre&fixed. Functions within existing

AT A ODPiI T OAOS
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example, now used as residential buildng or
shared business premise), but also (higfrise)
buildings on strategic positions should be used
to reach the goal.

As the formal locations are in decline, several of
these are appointed as potentially mixeduse
areas (working and living). 04 E A  dirA [fi
01l AAAEAd xEI 1 OAI AET j
qualitatively matching supply of work locations
in the MRA, hereby contributing to the
strengthening of the (inter)national position and
the improvement of the regional business
Al Ei AG#ndlated] (Hagens, Kruger &
Copping, 2017: 11). Transformation of the vacant
offices is one of the spearheads of the program
to improve the business climate. The initiators
recognize a step in the right direction in terms
of quantity of space, and therefore prefe to
focus on a right match in terms of wishes of
AT OOAPOAT ADOOON oIl
gualitative focus). Nevertheless new sites,
especiallywithin the city, are being prepared for
mixed-use development.

8 q

OEA

The second possibility is todensify and mix on
the existing informal locations, which are
increasingly recognized in the MRA as the
economic growth on these locations has
attracted the attention.

4.6 Thriving informal locations

In the new MAAK.Zaanstad policyseveralareas
wa fin tBeCrityOhave bee® dpaiated 45 Anix€nl
functions area (pilot). They follow the urban
axis dongside the Zaan from Wormerveer via
Zaandijk and Koog aan de Zaan to Zaandijk
(Gemeente Zaanstad, 208). It is rumoured that
10 thousand new residents should be welcomed
together with 5 thousand new jobs, probably
fitting the image of the new industry.

0. Ax8 EO 110 AEOAAOI U
associated with the functions on informal
locations. True, consultancy is by far the largest
sedE CHutd thisb lsebtdr A 3 6 followed by
construction, wholesale/retail, health care and
other services (e.g. welness These numbers are
partially in line with the findings of Hagens,

Table 3 Number of businessesn informal locations 20162017

Informal locations

Sector Tot.2010 Tot.2017 20172010 20172010 F-IF 2017

A - Agriculture, forestry and fisheries 99 101 2 2% -93

B- Mineral extraction 3 3 -3

C - Manufacturing 324 411 87 27% -65

D - Production, distribution and trade of

elektricity 1 3 2 200% -1
E- Extraction and distribution of water,

waste 7 16 9 129% -3

F- Construction 1256 1738 482 38% [NI28ES
G- Wholesale, retail and reparation of cars 1252 1439 187 15% -473
H- Transport and storage 236 457 221 94% -312
|- Hospitality (horeca, hotels etc.) 214 321 107 50% -193
J Information and communication 428 629 201 47% -468

K- Financial institutions 460 476 16 3% -318
L- Real Estate 127 178 51 40% -82

M- Consultancy, research and other

specialist business services 1343 2098 755 56% -
N- Lease of movable assets 491 617 126 26% -401
O- Public administration 15 10 -5 -33% 1
P- Education 372 706 334 90% -634
Q- Health care 624 1187 563 90% -987

R- Culture, sports and recreation 373 641 268 72% -491
S Other services (organisations,

reparation, funeral business 545 755 210 39% -620

T- Household as employer 1 1 -1
Unknown 3 -3

Overall 8167 1179C 3623 44% -8030
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Kruger and Copping (2017), who found that for
the whole region of ZaanstreekWaterland,
health care, construction and hospitality
(hotels, restaurants) are often sétled in these
places. They did however also consider the
station areas of Zaandam and Koog aan de Zaan
as informal, while in municipal sources these
are named formal. In general, the business
activity has grown from 2010 to 2017 witt8623
businesses (44%)and 117 jobs to 23016The
latter is still considerably smaller than
employment rates on formal locations. Also
transport, education, health care, hospitality,
information and communication and culture
experienced significant growth, with the latter
two not much present on formal locations. For
real estate the opposite applies.

Table 3 shows the differences in absolute
numbers per sector on formal and informal
locations. The numbers in green point towards
a far larger sector oninformal locations. Taking
these statistics into account the expected
division in functions on formal and informal

locations hardly takes shape, with small
differences in manufacturing and transport, but
also for instance hospitality.

Zooming in however several differences becme

visible. The difference between wholesale on
formal locations and retail on informal

locations is a simple example.Striking branches
in terms of the number of businesses and/or
growth, are industrial design, social services
without stay at night (child care for example),
welness & funerals, hotels, art/culture and the
reparation of machines (Table 4). Oddly

enough the production of machines has
strongly decreased on the formal locations,
which could indicate a shift in severe economic
times. Most of the gowth rates of these
branches arein line with national social and
economic trends. Health care for example
comprises yoga studios, dieticians which are
increasingly popular due to the fact that
civilians are becoming more (too much) aware
of their health (RTL Nieuws, 2016). The growth
of driving schools, despite the stable amount of
new students (Verpalen, 2016) on itself is hard
to explain, but in line with the trend z just as
the increase of industrial design & photography
(Braams, 2010). Fdhermore, Zaanstad profits
from the location next to popular Amsterdam in
the increase of the number of hotels in the city
(Fedorova, Bakens & Tepic, 2016). The growth
of social services is partially explained by the in
2012 expressed need for more day 1&g as the
waiting lists were among the longest in the
Netherlands (Hoogenbosch, Zijlstra & Wever,
2012).

When comparing the jobs (Table 5/A1/A3, the
division between formal and informal becomes
crystal clear: health care, education and culture
on informal places, wholesale, transpdr and
storage on formal places. They also help
explaining the high number of construction,
health care, education and according to
researchers of Platform3lalso trade / transport
/ hospitality and service related businesss:
These are mostly established by freelancers
(Dorenbos, Heelels & Van Hoorn, 2016). In fact,
using the definition of the CBS (which basically
OAEAOO OI

Table4/5: Top 1ranchesin 2017based on SBI numbers)

Sector Number of bus. 20102017 Sector Number of jobs 20102017
Construction (41/43) 1658 37% Health care 3272 16%
Retail (no wholesale) 977 22% Education 2918 6%
Health care 741 76% Retail 2571 3%
Education 706 90% Soc.serv 1656 -15%
Holdin gs 667 64% Pub.adm. 1125 22%
Welness 620 45% Construction 1825 73%
Ind. Design 502 130% Care 803 -71%
Art 479 82% Holdings 647 7%
IT 438 51% Hospitality 642 24%
Soc. Services 392 125% Welness 625 16%
Overall 11792 44% Overall 23876 64%

Source: Gemeente Zaansta®010a &01%a (Vestigingenregister, calculated by author)
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the number of businesses on informal locations
can be explained. Atleast 8023 freelancers(out
of 11805 businessgswere found on informal
locations. As this number increased with 3605
since 2010, 99,5% of the growth in businesses
AAT AA AT 1T OOE A O @Ansidedny
the fast growth of the mentioned sectors d
information & communication and culture &
recreation, these are also mostly causedby the
increase of freelancers.

4.7 Creating a monitoring framework /
Description on quarter level

Although the characteristics of informal
locations have so far been presented for
Zaanstad as a whole O O Enfoémal location
does not exist. Every district has its own
configuration, its own special mix: It is obvious
that there are differences in the number and
size of the busiresses in each ZIP code area,
qguarter or neighbourhood. Before turning to
OEA OEOAA QWoind, harédbisineds
premise, other) in the next chapter, some
attention has to be paid to the configuration on
this quarter level.

For the new Plabeka of 18, the responsible
consultancy will choose for a distinction per

quarter (@ijk§ to monitor the developments

and trends on the informal locations (personal

communication - meeting). They argue that
there are basically three categories in each
municipali ty:

Zaanstad, the most balared ZIP code area. The
sectors information & communication, financial
institutions, real estate, consultancy and alture
stand out. Interesting is that the classical centre
functions as retail (which is probably due to the
method / definition) and hospitality do not

OABAOE OO O ODD AThE AbspitaldyA bfOA 6 8

Zaandam is settled largely in the adjacent area
of Zaandam Centre East. Wormerveer on the

contrary, really reflects the classical centre
function with large numbers of retail and

hospitality (and real estate due to housing
associations). For KrommenieOost the same
applies (although less hospitality).

The rural areas
AssendelftZuid, is the area which contributes
most to the agricultural sector (58%) together

with Westzaan (1P6). Assendelft however also
stands out for its construction, financial

institutions and consultancy. Westzaan is
OAOAOACAS 11 OEA

The residential area

Probably all other ZIP code aras (or quarters as
these usually overlap) fit within the residential
area. Intereding are the large contribution to
the transport sector in Pelders en Hoornseveld
(1503), Poelenburg (1504), which both also have
a large share of businesses and freelancers in
facility management, and AssendelftNoord
(1567), which has together with Zaadam
Nieuw-West the largest contribution in the
sector information & communication. Overall

T 4EA AAT OAOO j OAAT OO O hogdvér EtheA dotribution in each sector is

i The rural areas: Locations which
house less than a thousand addresses
per square kilometer.

i The residential areas: Locations
which do not fall within the two
aforementioned categories.

The centres

Zaandam Centreis obviously the largest centre
in Zaanstad, although on a smaller scale also
Wormerveer (1521and Krommenie-Oost (1561)
can be mentioned.

Zaanstad center is, when taking into account
the contribution of each sector to the total in

29

compared between each of the other ZIP code
residential areas quite even, except perhaps for
the financial institutions in Krommenie-West
(1562). &1 O Al i1 606 Ali
share of businesses applies that the relative
number of freelancers is also high (see also
table A3-A6).

Issues with the classification

The threefold is a starting point for monitoring
and further analysis, although some doubts
have already risen.

i OEAO AOEOA



1 Inthe Plabeka initially the large centres
are monitored, which would mean that
only Zaandam centre is part of this
category. However, almost every core
has some sort of center, with businesses
who are likely to have more or less the
same location factors.

1 Residential areas canhave a different
profile (especially when only the
number of employees is #tken into

account).
In response to the last note, it is thought by the
Plabeka creators that ©r the large

municipalities three extra types apply, which
can also be quite problematic for Zaanstad
and/or this researchthough:

I The production quarter: These quarters
(although it would probably be more
accurate to use the word
51 AECEAT &6 Bharhddriaeq by
the mix of companies (in business
premises) and housing. Based on the
characterization these are most likely
to be former business or industial
estates. These are in this research still
regarded formal or potential future
informal locations.

1 The creative quarter: Creative quarters
are characterized by the mix of offices
(also shared business premises) and
housing. The same reasoning applies
for these quarters. Moreover, there are
probably only two estates which once
would fall within this category: VVZ
and Poort Clam Dijcke. Nowadays
El xAOAORh EO 00601 &
DAOOS
Besides, a quarter which exists of only
one shared business premise is difficult
to imagine. For the different ZIP code
areas the shae in the creative sector of
Zaanstad is calculated in order to
perhaps offer a new definition of the
creative quarter (see table A).
Zaandam center is with 14% (5,56%
would be average) by far the largest
contributor  both  relatively and
absolutely. This is however already
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considered a central area following the
classification. ~ Wormerveer (9%),
Kogerveldwijk (8%) and
Westerkoog/Oud Koog aan de Zaan
(8%) follow, with Poelenburg and
Zaandam Noord rock bottom (2%).

T 4EA AEOU OOOAAThesq
streets are characterized by a
combination of a traffic function and a
leisure function. The Peperstraat can be
an example (the Transformatorweg in
Amsterdam was also mentioned, but
this is largely part of a business estate
as well). However, streets like the
Lagendijk, Dorpsstraat Assendelft have
similar functions on a smaller scale and
could be taken into account by at least
the municipality. When combining the
"""""""" AT A
criteria overlap occurs as well, which is
extra complicated.

i £ OEA bl AT O

4.8 Conclusion

Narrowing down from a general distinction
between the overall shrinking formal locations
(at least in terms of employment numbers) and
the growing informal locations via mixed-use
policies (mainly targeted at living), more insight
in the economic situation and the workplaces of
Zaanstad has beerprovided. Striking branches
on the informal locations are consultancy,
construction, health care and retail, but also
more specifically industrial design, social
services without stay at night (child care for

i O @xandple)A Owelhgss &1 el A hotels,
Eag/culig OTFhere(afe haw@varidifaiehces per

ZIP code area, which could be explained by
20l i ETC ET OF
the central locations, the rural areas and
residential areas. Whetha these are specific
enough is questionable however. For now it is
thought that the levels distinguished in the
theoretical account might suit this research
better and therefore these are usedn the next
chapter to look into the location factors.

O
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5. RESULTS

5.1 Introduction

In the 16" century the location factors were

relatively clear and simple (Rutte, 2016). Trade
in those times mainly occurred via waterways.

Ships could easily bring raw materials and take
semi-finished products along in Zaarstad over

the river Zaan. What puzzled some authors is
why the mills were not concentrated, as is
common for most businesses. The main reason
is that the area did not have a market place
itself. Products were shipped to the three main
cities in the region which did have this

function: Amsterdam, Haarlem and Alkmaar.

Times change however and in this chapter
therefore the contemporary location factors are

the focus of interest. For each scale the
demands of entrepreneurs, actual settlement
reasons, attitude t the relocation process,
fulfilment of the demands, preferred services
and possible future locations are discussed.

5.2Home

Municipal aim of mixed -use

As mentioned, the home forms an important
part of the municipal mixed-use policies.
Especially in the area of ZaanstadMidden

(Kogerveld and surroundings) several projects
of densification and transformation are already
in the research and plaining phase (Gemeente
Zaanstad, n.da). In Inverdan, the new centre of
Zaandam, the construction process is in may
instances even already finished resulting in a
combination of housing types in different price

ranges In other areas, as Hembrug and
Achtersluispolder there are so far only
perspectives. One would however expect that
mixed-use in terms of temporary shfts within

the home would play an important role in the

municipal policies. However, it is very difficult

to find the economic role of the home in policy

documents z let alone specific measures to
stimulate these entrepreneurs. The question is
whether this is justified, given the type of
businesses and riated location factors.

Characteristics of businesses

In an attempt to give some insight in this
number of businesses at homahe BAG codesin
the municipal business register are used
(Gemeente Zaanstad 2017a) A combination of
a residential function and a business provides
some sort of answer to the question. For the
informal locations 9519companies (80,7%) are
located at home, of which 7293 are a freelancer
The sectors in which the largest numbers &
entrepreneurs work from home are consultancy
(1907), construction (1642), retail (961) and
health care (716). Basically all other seots are
well represented too: information &
communication (593), elucation (592), culture
(543), facility management (558). Only real
estate and fnancial institutions stay behind in
this respect Given the type of companies this is
hardly surprising though (housing associations,
banks).

Note: it turns out that several buildings
classified as residential really have mliple
functions z especially in retail. As freelancers
are well represented within the retail sector the
real number of businesses at homecould be
considerably lower. On the other hand, the
buildings which are allowed to house multiple
functions are not taken into account.

Characteristics of respondents

The respondents (table 6) are obviously not a

DAOEAAO OADPOAOGAT OGAOQET I
The number of respondents from the

consultancy sector is, as should be, the largest.
The differences with the other sectors are

however guite large as education, culture and
lease of movable assetshould be about a third

of the consultancy total. It is safe to declare that

this sector is overrepresented. Some attention is
therefore required in interpreting th e results.

However, as the number of respondents for the
largest sed¢ors on informal locations is also

considerable in the survey, it is thought that no

strongly deviant results will be collected when

repeating the study.
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Tablea/ OAOOEA x

Sector Respondents

A Agriculture 2
C  Manufacturing 17
D Electricity 1
F Construction 50
G Retail 32
H Transport 8

| Hospitality 5

Information &

J - 33
Communication

K Financial inst. 31
L Real estate 3

M Consultancy 112
N Lease of 7

movable assets

P Education 15
Q Health care 32
R Culture 17
S Other services 9
Unknown 8

- Multiple 1
Overall 383

Source: Survey

Previous location

As could be expected most of the
entrepreneurs at home also started their
business on this location. 7 Out of 0
respondents declared that this applies for them.
&OOOEAOQI T OAn
to locate again in a regular dwelling or in a se
AAT 1 AA-7TADEI 151 EOG8h A
separate floor or room for an office, workspace.
Almost all of these houses were located in a
residential quarter. The flow from home to a
new building and location therefore seems to be
quite limited. Only 13% of the moved
respondents were located in a regular business
or retail premise, 8% in a shared business
premise. The locations of these buildings are
quite evenly spread over the residential quarter,
shopping areas and business estate both within
and outside the city.

Demands location and build ing

Of these entrepreneurs the demands for the
location and building prior to movement were
asked (the differentiation was made in order to
increase the clarity of the question list).

Of the 275 respondents tothese two questions,
63% of them indicated that there were no
specific entrepreneurial location demands. This
32

O A0 &1 1i ABT 00

é@id indicate the @potloosenesd of the
entrepreneurs. The demands regarding
accessibility and infrastructure confirm this
image. Although accessibility is regarded an
important demand (23%), just as parking
opportunities (9%), these are considerably
more appreciated on the other scales. Virtual
accessibility on the other hand (11%) is more
often mentioned by the entrepreneurs at home.
A quick and solid internet and telephone
connection is required, which could also save
costs In light of the number of consultancy and
information and communication related
businesses and the administrative tasks, this is
easily explained The demandsfurther indicate
that the entrepreneurs do not seek
agglomeration economies. The proximity to
clients, suppliers or collaborating / competing
businesses in the same sectors wadardly
mentioned.

Equally, 34% referred to not having strong
wishes in terms of the building. Space in a cost

i & OF knotel | 0 RBYBIAWNRGIS Ppecigiod (18%). Apatt

from the size, several entrepreneurs prefer to

Ax A Paﬁveéafs%para;e éb@c@roorﬁ (14%), office (5%),

shed (1%), storage (3%) or atelier (1%) for their
activities. The appearance of the dwelling (9%)
(and the neighbourhood, 8%) is compared to
the entrepreneurs in shared business premises
AT A OEA Oi OBAOD | DA DROAAEOAA
important, just as the accessibility of the
building (only 3%). The house thus usually is
not thought to have a reception function. One
would therefore expect the preference to bcate
nearby flexible work places, but only 2% of he
respondents referred to these (see also the box
below).

Settlement reasons

O4EAU 1 EOA Oi i AxEAOA AT A OE
freelance. This is also why there are so many

flexible workplaces: They will find a place to work

then. Also because they are werdependenton

the network they have build(Expert).

The excerpt above seems to refer to a non

deliberate choice to work at home, which



i AOAEAO OEA 1 AOCGA
home as locationis the consequence of a larger
decision to start freelancing. In the survey,
answers of equal meaning were givenAbout a
third of the respondents simply refer to the
AxAlTETCd ©O) 1 EOA
obvious that they then also work there. A single
percent of the respondents furthermore refers
to the decisive fact that the dwelling was
assigned to them, which might be related to
social housing. The decision to work at home is
however also considered logically. Another
O1 IAIA1 EAAOAOGA OAAOQI T 6
mentioned by the 2%that acquired the business
and therefore also O O A A Atke® Aokdiions,
which was not really into their hands. It makes
sense that this group does not have specific
(businessrelated) demands regarding the
location and building.

Of the group who referred to specific criteria,

the other 58%, some give more insight in the
benefits of having the home as the business
location. Reducing the costs (18%), as no other
space is rented, and the associated flexibility, is

an important motive. This also relates to the
motives of especially freelancers to start their
business:

0) EAA A AOOEIT AOGO xEOE
business estate with a showroom and impressive
storage room. High housing costs. Then the
crisis came and | had to fire people. That was
EETA T £ A Oddedtb Aever ttadk8o )
experience that again, to see your business go
Al xT 1T EEA OEAO j8Q8 vy)
project base, so when there are no projects you
Al
0) EAOA Al xAuO OAEAI
vacation eah year. Sometimes even a whole
UAAOG 8

Besides, the business is not always profitable
enough (yet) to rent a separate place:

0) £ UT 6 AOA EEOAA AO Al
to still have some clients. You will always do
AF my business grows and a retail premise will be
AAEEAOAAT Ah OEAT ) xEII
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T.0teA A O AlsoE seddrdl redpdridehis Ar@rdiion that the

EIT A EO OPOAAGEAAI G joOrq
among others to the match with other tasks,
family life, the distance to school et cetera.
Most important however is of course that the

O E A O A 8dildingHifs #he buBines actyified QLO%EThis E O

also applies for the 5% of the respondents who
refer to their flexibility. They state that they
usually work on location (construction for
instance). Their dwelling is suitable as only the
administration takes place here. Also there are
several holdings on the addresses of dwellings,

I /£ with theE mdide6sA beflled Ecséwhere ETOe

OAT T OAET Otbus Aak ithe Aifpér hand
(with  dominant demands regarding the
building instead of the location) although the
differences are relatively small.

Moving process
Table 7 Assessment moving process

Very positive 47%
Positive 28%
Neutral 21%
Negative 3%
Very negative 1%

Al

Source: Survey

Once decided, the moving process wasusually
ngti ¢ epnsigerep | | RIPRIGMGtIC | f(seageh,
preparation, facilitation, actual move), although
one entrepreneur recounts:

O7EAT ) AOGEAA OEA
ek rales about workingat home, they were quite
reluctant. First they said that it was not allowed.

A\ said that g ot gf pusieeasesree sellleg @

ETi Ah OEAU OAEA4 O/ EAUR

110 EAOA OEA AEAOCAO ABQA AN Q gy sQ (Surked Beaity slén). OT 6
o EAbtheATPRENiaWPTKing framdiems is stropgly

encouraged by the municipalty, according to
the official website (Gemeente Zaanstad, 20bjJ.
However, the government is very much at the
side of the entrepreneurs who prefer a quiet

(o)

i OT EAEPAI E

EO

WokRlpce egpgcially fonhy) the segassahealte ¢ A7 o

care, consultancy, business services and the

¢freatigppsectorgare indeed stimulated to work at

home.

T OEAAO OEA AAOGO
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The land-use rules are strictly applied for other
sectors (or not strictly enough according to
some barbers in regular business premises who
fear the barbers at home).

Dwellings with a purely residential function
should be used for 70% for living (Gemeente
Zaanstad, 200@). The business space can be at
most 45 nt and in renewned zoning plans 65
m8 2AO0AEl AT A
which can generate noise,are excluded, just as
functions which will attract too much traffic.

periods are long, without a clear reason
according to the entrepreneurs. It is likely that
usually a link to the legal decision terms is
sufficient though.

Even when the landuse and the permits are
allright, problems might still arise asthe same
entrepreneur later states

@ut after a successful half a year in business the
ET OPEOAI E GunicigalByAaddthe A Ibligadé €dod & fihe

door. The bottom line was that | had to close.

They do not tell each other what is going on. No

6411 1 OAES AAT AA NOAI E mhtdal cardmuricktidnd (FéélahdeOmuldple

which extra measures for accommodation are
necessary (such as parking lots). This also
implies that there is no space for employees:
The occupant is also the worker.

There are less rigd restrictions for dwellings
which are assigned for multiple functions
(Gemeente Zaanstad, 2007). Here the ground
floor can be used for retail, hospitality, business
services and construction. According to a
municipal servant this function has become
more common in the city.

So if nuisance is prevented then the following is
really true in this case:

functions).

Present location

Being located at home for a while, the
entrepreneurs believe in general that their
demands are fulfilled (83%). Not surprisingly,
given the high number of respondents without
demands. Only 7% responds pedominantly
negative to this question. Areas of concern are
usually the lack of opportunities to expand or
just the lack of space in general, although some
responded to this issue by renting extra space
(storage rooms) elsewhere. Also the preference

O4EA Ci OAOT T AT O xAl AT 1 AOto tindG separadeE offic@ Erdom Aviini séparate

open and is really willing to give you a chance.
Employment is really important for the

i O1 E A E p AWwHerOl Blbained this premise |
had to know theland-use(8 8 )
meeting [and the responsible servant knew
AOAOUOEET Ced 8

Nevertheless, some disturbing sounds were
audible. It should be mentioned that in the
same breath the need for an improved
municipal service was expressed. According to
the ZON (Zaans Ondernemers Netwerk) an
Ol 1T AAOT ATl AOOI T EADGS N
entrepreneurial  helpdesk, is  absolutely
necessary as it is difficult to find and/or reach
the right person within the city hall z especially
by phone. Small entrepreneurs who might lack
the personal network are the main victim. It

entrance and facilities) has not always been
possible. A very limited amount of respondents
refers to the restrictive opportunities of the

EOOO O Abnbd paddA (fetaihat home). The number of

businesses settled in buildings with multiple
functions, which thus allows retail, is

decreasing since 2010 from 392 in 2014 to 362 in

2017 despite the municipal efforts. This finding
could confirm the statement that these units
are increasingly used as just a regular dwelling
(VROM, 2006). Notwiths tanding this

O1 igdvernmen@ali iy@vement,i thE self-regulation

or pressure from outside on functions that are
officially allowed are also occasionally felt:
0) Ai 110 A1 OEOAI U
though my whole ground floor is adapted for tis
b O 0 b (Slnfey).

OEI D1 U AEOAT OOAGCAO AT 00A prochssidilily Osdues akel ohly réeintior@d thitel

xEl 1  AAI1l A & OOOE
insight into the opaque and unclear permit
system: The length of the process and decision
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although once asked for preferred services
public transport (16% of the 68 answers) and

AOAA



free and/or more parking (9%) actually were
mentioned regularly. In terms of services the
ZON furthermore lately received quite some
guestions on storage and parking paces for
large carts. Only a couple of respondents refer
to services specific for starters: networks,
OAOT T AREBT ABT A
Flexible workspaces were, although initially not
demanded, mentioned relatively often as well

Flexible working
)T 1 ECEO

I £ OEA OEOA
i EAO
have expected a stronger call for flexikd work
spaces especially given the number of
consultants in the respondents base. However,
so far flexible working has not taken off in
Zaanstad. There have been several initiatives,
focusing purely on attracting flexible workers or
in combination with ot her business activities
already, but almost all of these did or do not
(yet) flourish:

O) £ i TA xAl OAA Oi
owner], cause there was no one else. That is why
) OET OGCEOq 0&l AGEAIT A
everywhere. Seats2Meet is a ¢hisuccess. But

: AAT EAT OAOO  AiOwnkrl flexibléd T

workspace).
Remarkable in a way, since the advantages of
flexible  working and/or the  specific

accommodations are obvious:

1 No distraction from family life, social
obligations and domestic work. The
conditions for concentration are well-
present as several services (computer,
internet, coffee and tea, displays, desks)
are provided, which make sure that the
entrepreneur can  directly  start
working.

1 There is the opportunity to network,
collaborate and a%k advice as other flex
workers can be met. This could be
advantageous in the future. A network
is considered crucial, especially for
small companies who have to attract
customers, knowledge.
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1 Some of the spaces arevenfree, either
because it is just a serice from the
provider in a large office or because of
the so far disappointing number of
clients:

6/11U EA OEAOA AOA

Ten times for a certain price. But if it is
ET AEAAT OAIl 846

1 The locations are wsually attractive
(either deliberately chosen or not):
Close to the station or highways, close

7 A Othdhefofd heasyl tb dombhd With Ather
obligations.

Of the perceived reasons on why Zaankanters
hardly work in these spaces no one is
completely undisputed.

One could argue for instance that the space the
dwelling offers is sufficient or that a flexible
work space is not a suitable work space at all.

a statement that is likely to apply as the

xpre@dug fin@ngs ifdRate. Holveydd, 1 odt Of the
respondents who missed certain services in the
En@ighbourhood 12% referred to flexible meeting
rooms, 9% to hospitality (partially to work as
well) and 9% to quick internet (which is
provided in these spaces). Besides, an earlier
study in Zaanstad also mentioned the lack of
flexible work spaces (De Win, 2016). There thus
seems to be demand.

The findability might be an issue, both online as

from street level. Zaan2Connect is for instance
unrecognizable from the street, other places are
hidden in a shared business premise or rather
peripheral areas. Even when the place is known
though customers are not guaranteed, although
it obviously helps: O7 EAT )
business the room was packed ith freelancers
AT A OEAU OAEA OEZE UI O
OOEI I  EAOAneréddre the ifocud @séon
bringing in the clients to have them experience
the atmosphere and opportunities: A proven

o1 i A

I £ 0! It rhdntiah @énthr AmdtettiEnd and A A
. EAOxA
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concept with mixed success as for instance
O! | Giéndr@rs will not come to Zaanstad to
Al EO
supplier mentioned: O- 1 00 1 &

from Westzaanand! | OOAOAAIT 68

i v

Perhaps the concepts just should be given some
time. 04 EAU yDPOAAAAAOOI O0e
rich wE OEET  .AOr, U8 As@ueore else
mentioned, EO EO Al
EEECAOEgI$0A Eh& 6 frequently cited
Seats2Meet was settled in Zaandam for only a
year as, apart from lifecoachesdemand simply
felt behind (Alefs, 2012; Witteveen, 2012). Thiis
not the all-encompassing answer either though,
as some of the existing workplaces (open for
several years and still struggling) prove.

Lastly, a quite promising possible answer is a
mismatch between the wishes on the demand
side and the supply. The espondents miss
flexible meeting rooms the most (instead of
work spaces). These are however either usually
charged z sometimes considerablyz or absent
(in the same room as the flexible spaces, which
implies a lack of privacy and background noise).
Therefore: 0) EAOA OEA
Oi i AOEET C yAAOxAAT A
3AAOO @GThematfcAEBtiepreneur).

Future location

The satisfaction with the present situation is
also visible in their view on the future. Two
third indicate s no expected move in the next5
years,only 18% thinks it is likely.

Table 8: Relocation in 5 years

Very likely 7%

Likely 11%
Neutral 16%
Unlikely 19%
Very unlikely 47%

Source: Survey

Preferred future locations and building types
(asked to all repondents, irrespectively of
actual moving plans) are again a dwelling or
36

Amanised 1 A

WW -Unit (mentioned in 44% of the responses),
followed by a shared business premise (21%)

y /El A @ EsHodgh andtt@E E1 Cand 8he regular business premise or shop
Al @ithdud BousiAgO #6%, including 11%). The

residential quarter (44%) is then as expected
the preferred location, followed by business
sites within the city (18%), outside the city (8%)
Grigl ishopiagared (5%)AThdsé riubersould
correspond with a perceived issue in the

. A@EEAOI ATAO OEAO OBA AADI

ARAT T A

behind:

0) AT 110 xA1T O Ol

o1 AAOT AT1O6CE &I O AOAAA
(Expert).

Relation location factors and mixed -use

policy

At the start of this paragraph it was mentioned
OEAO OEds a@dakplacd hardto find in
the municipal MAAK-documents, which
envision the mixed-use future of several large
areas in Zaanstad. The question that was posed,
was whether this is justified. The answer will
always be somewhat subjective, but the
statistics show that there is at least reason to
believe that municipal measures in the sphere

EAAA O Edt &timubiing @reprerie@d td wobkfat home
0 A GabeofiriirioCimpartansed Aleadecididn Ao usk

the home as the kase is asubordinate part of
the larger decision to start freelancing and it
therefore makes sense to pay more attention to
issues as simplythe quality of living.

It wil be interesting to monitor the
development of the number of workers from
home as the housing prices are quickly rising
i -AOOAOOKh &l YaqQq
newspapers. Entering the market might thus be
getting harder for all groups, but especially the
lower incomes. There might therefore be
consequences for the spread of sectors over the
neighbourhoods. It is useful here to take
2EOO0AT AAA AT A gidr ménffoted O
contribution into account here. In accordance
to their findings the socioeconomic situation in
the Zaanse neighbourhoods (ZIP code areas in
this case) and the type and number of

O0- AAT AOOS
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municipal policies), and particularly on
teaching entrepreneurship. The ROC (MBO
school) for instance has quite recently set up
OEA DOl COAI OnwgAAIT 1 AT O /1
cooperation of local entrepreneurs, in order to

businesses seem to be relatedspme data has
been collected fa each ZIP area and fo each a
map with the work locations has been added-
see the appendix). Based on the wijkmonitor
(Gemeente Zaanstad, 2016), an analysis of the
municipal quarters, a distinction can be made lower the thresholds for freelancers to start at
according to the score on four themes O O&l A E  all by offering lessons in erirepreneurship and

AKi EAGEiI16h ORNOAI EOU | £ (piadicalhudnkdat the dirkt A4pd forftalerdtel OE 1 C
AT OEOIT1T AT Oh OAOOEAAO Aldédwenis/st&@rADAAEOEAO 1T £ OEA
OAOCEAAT 6086 j AAOAAGEI T h EAAI OEh ET AT T Ah 1 AT COACA
skils) and OPAOOEAEDAOET 1 68 7 E AdywayQit i likéyAtidai eded Enithgut Epéxific

that the ZIP areas with a score below the measures towards mixeduse at home, this
average indeedhave both far more (freelance) business location will in the future increasingly
businesses andjobs in general and in the be chosen as in terms ofdemand it is expected
sectors of construction, transport and other that the number of freelancers will rise
business  services (facility = management, (personal communication) and movers usually
security) than in the sectors information & choose again for the home. Besides, the number
communication and consultancy compared to of potential business locations (houses) will rise

the economically stronger areas able 9). The strongly as well. As long as these match certain
difference in percent point between the sector criteria as a solid internet connection and room
groups for the number of businesses in for at least an office, freelancing will occur here
Zaanstad is for instance 1%, but for the as well. The entrepreneurs namely seem to be

economically weaker areas 15%. In terms of
freelancers the Zaanstad average is 5%, but for

the mentioned ZIP code areas 11%. For jobs the

numbers are 6% and10%.Education, income

quite satisfied overall and have a positive
attitude towards mixed-use as a concept.91%
Of the respondents has this positive attitude

towards mixed-use development, 3% is neutral

and only 5% is negative (especially related to
nuisance).

and housing/neighbourhood thus relate.
Therefore it is more promising to focus on
education (which is an important asset in

Table 9 Difference between the sectors Construction, Transgand Other business services and
Information & Communication and Consultancv businesses. iobs and freelancerger. point)

1544
15%
12%

3%

1551

10%

10%
0%

1561 1562
14% 11%
8% 10%
6% 1%

1566

25%
17%
8%

1567
21%
17%

4%

1509
11%
9%
2%

1521

18%

10%
8%

1525
0%
2%

-2%

1541
17%
16%

1%

Average
16%
11%
5%

1504
28%

6%
22%

1505
18%
6%
12%

1506
19%
28%
-9%

1507
21%
20%

1%

198
7%
4%
3%

SBI/ZIP
FHN
IM

Dif.

1501
11%
10%

1%

1502

20%
8%
12%

1503
28%
10%
18%

1562
8%
10%
-2%

1566

34%

20%
15%

1567

16%

16%
0%

1521
20%

12%
8%

1525
1%
1%

0%

1541
24%

17%
7%

1544

13%

11%
2%

1551

14%
7%
7%

1561

13%

10%
3%

Average
17%
11%
6%

1504

26%
7%

19%

1505
16%
6%
10%

1506
24%
30%
-6%

1507
19%
15%

4%

1508
6%
3%
3%

1509
7%
7%
0%

SBl/zIP
FHN
JM

Dif.

1501

16%

12%
4%

1502
21%
10%

11%

1503

23%
9%

14%

1562

19%
29%
-10%

1566
23%
22%

1%

1567
21%
29%
-8%

1521
24%

17%
7%

1525

22%

19%
3%

1541
21%
25%
-4%

1544
23%
25%
-2%

1551
24%
25%

-1%

1561

19%

16%
3%

Average
24%
23%

1%

1504

43%
13%

30%

1505

34%
17%
17%

1506
16%
32%
-16%

1507
21%
27%
-7%

1508
33%
18%
15%

1509
21%
26%
-5%

SBI/zIP
FHN

IM

Dif.

1501

23%

23%
1%

1502

28%

19%
9%

1503
33%
17%
16%

*Calculated out of the total share of the number ofbusinessesjobs and freelancersin the sector in the ZIP area compared tathe total number of
businessesjobs and freelancersin the sector in Zaanstad(full overview presented in table 10 and 12)
"""" OEA OxEEEiIT1TEOI 08 AAiiTx OEA : AATC

Source: Gemeente Zaanstad, 2010a & 2017a (Mgetienregister; calculated by author)



5.3Shared business premise s

Municipal aim of mixed -use

The old Verkade fabric in Zaandam is a pleasant
example of a redeveloped industrial building .
The original company moved across the street,
whereas the monumental building could be
used as a shared business premise. There are
now 50 rooms to be rented. The library, a
restaurant, a fitness center, an employment
agency am a manufacturer of board games are
now already, among others, settled in this
Zaans heritage (Carree, n.d.).

Buildings as the old Verkade fabric play an
important ro le in the mixed-use plans. Vacant
buildings like these along the river are used to
¢ OEA
i EOET C AT A  xi OEETC
(Noordzeekanaalgebied, 2016).Already in 2010
the municipality decided to steer on a supply of
1000 square meter a year for creative businesses
and breeding places (Gemeente Zaastad,
201®m). These places are considered suitable as
OOGEA i11T1011TU
beAOT EAT 6 ' Al AAT OA

In more recent policy documents especially the

role of Hembrug is remarkable (Gemeente
Zaanstad, 2015a). Theofmer business estate is
thought to become the next creative hotspot in

the region, with a large number of (future)

breeding places. Other locations lose out to this
promising terrain. So far realization remains a
distant prospect however.

Characteristics of businesses

How many businesses there are located in
shared business premises orinformal locations
in total is unclear. Even f the tenant base of the
Honig fabric and the Bedrijvige Bij (the main
developer in Zaanstad in this industry, having
240 tenants and facilitating work for 700 people
according to the owner) is not representative at
least some remarks can be made. Usually the
creative sector is associated with places like
these (Gemeente Zaanstad, 2013)The Honig
fabric is a perfect example. It has 65 units,
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which are almost all rented by artists, furniture
makers, musicians (Honigfabriek, 20174).
However, these functions are harder to find in
the buildings of the Bedrijvige Bij, which also
houses quite some health-related businesses
and businesses in consultancy, administration
and education (usually small).

Characteristics respondents

Consultancy, administration (K) and culture
roughly have the same number of respondents,
but as becomes clearfrom table 10the number
of health care related husinesses is richly
represented. In interpreting the results it can
therefore be expected that demands as the
appearanceand accessibility of the building and

Al ertrgpreneudsBEnl usuallyAidvite dguests at their

place. For a more nuanced view, interview
excerpts are again used.

Table 10 Overview respondents in shared
business premises
AOARegpondeng q A AT

------ F. - @Gonstruction 1

cal PRIy as

K Financial inst. 4

M Consultancy 6

N Lease of 1
movable assets

P Education 2

Q Health care 18

R Culture 5

S Other services 1

Unknown 1

Multiple 1

Overall 41

Source: Survey

Previous location

Compared to the entrepreneurs at home, fewer
entrepreneurs have started in their current
building. 42% Of the respondents indicated to
not have moved at all. Of the 58% that did
change locations, most (38%) have experienced
the pleasure of a shard business premise
before. 31% Hrthermore seem to take a step
back, originally located in a regular business
premise or shop. The dwelling is in 23%left for
the new building. Usually the previous location



was a residential quarter (81%), which thus does
not differ much from the present site.

Demands location and building

Although the location might thus not differ that
much, only 3% stated that they had no demands
regarding this topic (compared to 63% from
entrepreneurs at home). Location matters:
Accessibility is very important, both by car and
public transport (66% of the location demands),
free parking space (34%) and proximity to home
(20% - the match with other work and hobbies
is however only 3%)are also often mentioned
)y I BT OOAT O
Ei i A6 AT A in Gdedrdakcé with the
reasors of using flexible work spaces:

O07EAT OEAU AOA EI I A OEA
coEEAAR OEA
cannot come around tox I O ffner shared
business space).

The virtual infrastructure on the other hand

was not a firm demand (0%), despite
statements like:

O4EAU xAT 6 A NOEAO xI OE
they espd EAT 1 U xAT O OI

(Facilitator shared business spaceon creative
entrepreneurs).

It is likely though that the composition of the
respondents has its influence here.A central
location, physical instead of virtual proximity,
which could also lead to increased visibility is
more appreciated (ocation 1%/ visibility 9%).

Regarding the building all respondents had

EO OEA AEAAAOCAT AA AAOxAAI

10 AAO 1T £ OEAAI OE ABAOA O0AO
indeed the appearance of both neighbourhood
(31%) and building (30% - preferably with
certain internal services) is highly important.
The Honig fabric responds to these wishes with
specific marketing slogans: 0$1 11 O
come by for a preview and be enchanted by this
AAABOE £SO (HorhgbBritkAZD1710.

07 A ditdHave the estimation that creatives

like the premise. An old building at the Zaan thus
appeals more than an old premise from the
AECEOEAO 11 A Akharei AOO
supplier).

Ac

OA1 1T OA Oi
Settlement reasons
The high number of specific demands isvisible

Tilk EtigeE Aatt@IO sditierheAtO reAsdns.£ETh®
AEEI AW say: AT | Aentréptehedr8 at home did not make a

deliberate entrepreneurial choice in slightly
more than 1 in 3 occasions.The reasons of
entrepreneurs in shared business premises
however strongly relate to their substantive
demands. Only three reasons were cited which
diconbt@irecthEidEate & icabgtitus énhGice And A

AA DA Orelatolf pefcenfades dranofedyér Guite low.

For instance, 6% of the respondents refers to
the acquisition of the business and therefore
also the location. Furthermore, only 3%
indicates that the entrepreneur was initially
fired, but that he/she could work on the same
location as a freelancer. There thus was no
reason to change locations as the same facilities
could be used and it is likely that the working
relationship did not change too much. Third,

specific demands. Theamount of space, usually OEA DPOOGE AEAAOI O OO01 OAGEOAEA
in combination with specific separate rooms as I1TAACEI T8 EO T AT OEITAA jerqs
waiting rooms, work places, treatment

chambers (36%) is important, as only the Thus, the choice for a shared business premise

building costs were more frequently mentioned on a certain location is usually quite deliberate.

(55%): Of the criteria that were perceived decisive the

O4EEO (AT EO 111U AiiDi Opbsghiitied forkbll@oratiniBs%)istahdiolt, | &
foamOOAAAO8 91 O AAT 11 O Al (&shien wdtioked dsfacdemand though. For

The flexibilty of the space (6%) was collaboration the influence of health care on the

appreciated as well andhardly mentioned by numbers is significant. One-third of the

the other type of respondents (the respondents of this sector mention the

entrepreneurs at home). This also applies for importance of this opportunity:
OAAAAOOEAEI EOQUS janrqh xEEAE OAI AGAO Oi OEA
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O4EAO EO Al O]

AAOEET 1T AAIl rdguldtidns ArdmA asSlranc@sE ArQ inspedtidorO

i DI 00 PEAOI AAU AT A DPAOAI Aaldadied® an tekrhsOZ0ANG only the distance

O4EA OAT AT OO0 1 AAO AAAE
AAAE [OeeAsbared business space).

The distance to the dwelling, the amount of
space (17%) are furthermore fregently
mentioned. In the past the sizes of the rooms
were often too large, nowadiys there is more
flexibility. Infrastructure (14%), in combination
xEOE PDPAOEEIT C jyrqh EO A
segment which was hardly mentioned here by

the entrepreneurs & home.

Moving process

Apart from the substantive settlement reasons,
especially the building costs were mentioned
often (26%). For the entrepreneurs at home or
those who did not move this could be the only
affordable option:

o!
DOAI EOA
(entrepreneur on the waiting list for the Honig
fabric z webshop / atelier).

This seems to apply especially for the
entrepreneurs who moved from home. The
costs could also be a reasono prefer a shared
business space over a flexible workspace as the
mentioned demands are partially in line with
the reasons to use these spaces. foom in a
shared business premise could be as expensive
as a pinch cart on monthly basis, the payment

a year) might however be a threshold (see also
De Win, 2016)

The popularity of renting a room in these

shared business premisesis visible in the

occupancy rates: these arehigh; although the

number of mutations is quite considerable as
well as not all (starting) businesses exist for a
very long time. Finding a place might overall be
difficult. Providers mention the economic

situation, a changed mind-set and the

undersupply in Amsterdam as main reasons.

Furthermore there could be issues regarding
regulations. However, only a couple of the
OEAAI OE

40

I © ErABIhg 14 Tsdnd Ardldence ((Geleerted

Zaanstad, 2011b). Based on the expected
nuisance (mainly smell and noise), zoning is
applied and the allowed business types
determined (environmental category of the
VNG). Within 40 meters of housing a business
premise is for instance allowed to house only
b@sindsses up o AddelaRyi 20This dppearstid: lie O
strict, but taking into account several examples

it becomes clear that construction companies
smaller than 1000 square meter, fabrics for
medical and optical devices, car dealers, retail
and bowling centers ar allowed. There thus
certainly are opportunities for a lot of
entrepreneurs. That does not mean that there
are some buildings on formal sites to which for
instance building entrepreneurs are guided by

AEGAA Dl AIAR ADD®1 A GAA GEdAdppliérs. UsdaiBEtie fomposition develops

dadically AhoullO InStéad ofl & fedtrictVe®
effect on the entrepreneurs themselves, zoning
rules might actually have more influence on the
provider of shared business premises. Usually a
new function has to be designated, which
means a change in the zoning plan(and long

procedures). Even temporary use is still
difficult. The crisis- en herstelwet,
kruimelgevallenregeling and  Codérdinatie-

procedure Wro offer opportunities according to
experts, but in practice the processes are rough

Overall, despite possible nuisance, it is thought
that the neighbourhood has a positive attitude
towards the entrepreneurs as the shared
business spaces arenot only settled in
dilapidated buildings, but are also thought to
have a neighbourhood function (shared
business space ownex. As the municipality
seemingly wants to ODOEOAQEL
centers, the business premises take over some
of the activities as painting, yoga.

These could all be reasonswvhy the incumbent
entrepreneurs are so satisfied with the

AAOA A1 OOADPOAT A Gsexitetent ArocesD B6AIO venO positive, E2K%



positive, 27% neutral and 11% does not know These Amsterdammers are not interested inthe

the answer (anymore). Together these creation of a network, integration in Zaanstad.
percentages form the full 100%. They only know how to reach their (compared
to Amsterdam) cheaper office, using the nearby
Table 11: Assessment moving process highways, but seem to have no further interest
Very positive 36% in the area. Local bonding, which is also
Positive 27% dependent on the type of business, should
Neutral 27% therefore be stimulated:
Negative 0% O & Othdse [other, red.]JAmsterdammers with a
Very negative 0%

business in Zaanstad | know that the Zaanstreek
was not the top choice, but in practice they are
OAOU OAOE hirkEaiZagndaq Bas a
chance if you accommodate new entrepreneurs
better and if you get themin touch with a Zaans
TAOxT OEd 8

We Z@ankagtgr% Bolw?vg\r ASEeR) to xh%vg) the

reputation of being not so accessible:

Source: Survey

Present location

The participating entrepreneurs furthermore
seem tohave found what they were looking for:

Of those who answered the question 97% ticked
OEA Obpi OEOEOA Ai@éh 11
predominantly negative about the location

—)

. o . 091 &6 EAOA O xi OE OAOU EAOA
choice - taking into account the demands. This Anvh h I b
attitude is also evident from the number of ny OW,’ t, € entrepreneurs overall seem to be

. Lo very satisfied.
suggestions for preferred services: only 7 (2
refer to a business point, 3 to public transport
. : Future
and parking spaces and 2 to an improved ) ) ] ) )
. . The satisfacton with the present situation is
appearance of the mrighbourhood in terms of oo o )
. also visible in their view on the future. Slightly
greenery and retail). o
over 50% of the respondents indicates no
. o thi .
Nevertheless, some other sounds Hew the _expgcted mov_e m_ the ngxt years, 20% thinks it
. is likely. This is a little more than the
surface were also heard. Th praised o
" . . entrepreneurs at home.The question is for how
opportunities for collaboration are according to )
. . . long the non-moving entrepreneurs can
some interviewees smaller than expected: | ) hei | )
O4EA OOI OEAG 1 18A sadhthedO A ATUYSCMS{E pndneir currentlocation.
AOA O1 ECEOI U (althogh CiC ASOAOAA S o
) . Table 12: Relocation in 5 years
acknowledged that some business types indeed i .
profit from it). Some have argued that there I\_/iekzzyl likely ég/’
0
should be a specific facilitator in these Neuti/al 24%
buildings, who can stimulate meetings, Unlikely 16%
activities and co-operation. The entrepreneurs Very unlikely 40%
sometimes have to be pulled into the hallways. Source: Survey
The same applies for a specific group of users:
O4EA 11 OOAOAAT T AOO EAOA Pheterked fDtdr® BeatiBnk Bl Lbuilding types
return to Amsterdam in the evening. They do not (asked to all respondents, irrespectively of
I EEA EO AO Al EAOA y: AAhch® hdving pdspBeetdweyetalbo dgaihd) | E E A
the OPAAA |8 AT A OEA bl Odhirel busiEedprendse (méndohed B of
guestso the responses), followed by a dwelling (WW
6.1 OEOEO AT A OOEI|T OEA Anip@ADd thekeglilambudineds prdmish ori A OC A
POAI EOA8 4EAU All EAOA b ébpivittoktousging Tpso, irelddingdoeh The E E A
OEAO A 11068 residential quarter (32%) is then as expected the

preferred location, followed by business sites
41



outside the city (16%), inside the city (11%) and
shopping areas (0%). The entrepreneurs are
thus willing to stay or move again to a shared
business space inthe neighbourhood, but it is
unknown whether they can.

Relation location factors and mixed -use
policy

This is unknown given the temporary nature of
several of these places and developments in the
spheres of market and government.Given the
mentioned location factors, in some instances
there seems to be a mismatch between supply
and demand. As mentioned, the old munition
depot, the Hembrugterrein, is regarded the
venue for breeding places. This location does
i AGAE xEOE OEA
OAEEI GHNARE AT A
(which is just the nature of the building).
However, in terms of distance towards the
dwelling, space (the premises at least are
usually smaller according to a shared business
owner) and infrastructure, the to be realized
neighbourhood might be a step back in several
instances (at least for Zaanse entrepreneurs).

One could wonder why the premises within the
existing neighbourhoods are not (also) a highly
important policy measure, especially given the
fact that there are also other functions apart
from the creative industry that are housed in
these premises. The supply of space is the main
reason, which is influenced by market actors
and the state.

De Bedrijvige Bij in principle does not have the
intention to transform their buildings to other
functions (than shared business space), but in
general it is true that it is a temporary use
O&EOOO OEAOA

will move towards the next vacant prenise. That

EAAOT 00
T AOET 601 UMostOoh thésé forfner Jabi@E fré demolished.

solutions as in this case another supplier offered
space in a recently acquired premise. However,
it is difficult to offer space with the same

specifications:

6916 Al OI 1TAAA O EAOA OEA
difficult to find a building in which they can do it

ACAET he 8n@in ptoblem is that these

DOAI EOAO AOA EOOO OiF DHIiT O 8
(TTEC ZAAOEAe EO I EEAIT U O A

Redevelopment and conservation of the
building becomes simply too expensive, at least
on the longer term as the necessary investments
will not return. The respondent, a supplier,

experiences this threat more and more in
Zaanstad, referring to the buildings of Tate &
Lyle, Meneba.

OAPPAAOAT AABh

The heritage department of the municipality
uses the tool of ®BDT ET OET ¢ A
OO0AODOOE O
in a possible change in function. Monitoring the
developments in these buildings is an issue
however. Of not all premises the desirability of

a monumental status is known, which
incidentally leads to a quick research
assignment of the cultural and historic value

when the plans become public (which freezes

the process and thus fustrates the other
actors):0) x1 1 AAO xEAOQOEAO OEA
is not made too quickly: DemolitionisA AOE AO6
Housing is the safest option for these premises

as they imply return directly after completion.
Besides, the municipality is willing to facilitate

by changing the zoning plan. According to the
specialist however dwellings are difficult to

create in the given factory structure. Moreover,

when dwellings are part of a reuse of the
building, it turns out not to be the best option

EO A OAI bl OiA@rbs ofEebristAu@ignitechnidiés Offit is do@eE A O A
are definitive plans and then the breeding place

correctly though, the value of the premise rises
considerably. However, for our purposes it is

EO OEA EAAAT (MuAidp&id) AA Al Onotl thedbuilding itself that is especially of

The most recent example is the former Honig
fabric, which will be closed in the nearby future.
These entrepreneurs will thus need to find a
new spot. Partially the market itself offers
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relevance, but the change from an economic to
a residential function. The emnomic function

of these buildings in the neighbourhoods is
under pressure.

Oi i1
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Apart from the historic buildings , also former
schools, offices are sought after Next to the

appearance, the suppliers mention size
(preferably 30004000 square meter, with
enough light to be able to create small
cabinets), location (close to public transport,
Amsterdam, in a neighbourhood) and the
acquisition  price as most important
determinants. The latter moreover explains the
concentration of premises in Koog aan de Zaan
| Zaandam: The costs of interesting buildings in
other parts of Zaanstad were just too high.
Municipal real estate has played a significant
role in this respect. Vacant school the Groene
Bark for instance is granted by the municipality
as there were hardly any other options due to
the location near two railway tracks. However:

0) EAOA O1 AAOOOI T A its®EAOD
ATAOG 110 EAOA yOEAO 1Al
(expert).

So the municipal policy goal to attain diversity
in the supply of work and support of small and
medium-sized enterprises seems to be quite
hard to achieve for shared business space.

Case of Amsterdam

In Amsterdam the issue of a reduced amount of
appropriate supply of shared business space has
been playing already for some time. The old
buildings in the capital are, since the economic
crisis is over, all transformed to new offices and
dwellings by AT | I AOAEAI
Pl AAA AAOGAT T PAOOG OEOO
financially. Beneficial for the municipality is the

fact that they have a strong position in terms of
land. In development areas as Sloterdijk and the
Zuidas, Amsterdam stimulates marlet actors to
incorporate breeding place meters to be let for a
reduced price in the private negotiations over

the land (a certain percentage of the area). The
developer will obviously take these numbers

into account in his/her offer. The shared
business spce is thus financed by the developer
(reduced revenues compared to the full
opportunity for private sector development)

and the municipality (lower land prices).
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The entrepreneurs are willing: 86% Of the
respondents has a positive attitude towards
mixed-use development, 5% is neutral. Only 8%
is negative. Besides, the shared business
premise in the neighbourhood is the preferred
location in case of a business move. Overalthe
entrepreneurs are quite satisfied in terms of
fulfiled wishes and demands. The market
situation and municipal housing program are
potential threats in obtaining a finer grain of
mixed-use in the neighbourhood. Although,
AT T OEAO OAODPI T AAT O

AoAAT 1 AT O ET AETAETC j8Q

i AT OEI 10O

o}

themselves. WWAAOEAO OEA OxEEEAAITTI

profit in this respect is however unknown.

5.4 Centres, City Streets, Other

M Echpal ainddf ided D-dsk E O U
Asemen@oAell AZbabstadi©rot fidlyOdkg2ddent
anymore on the market function of nearby
cities as Alkmaar, Haarlem and Amserdam.
The informal location, using the broad
definition, is the place where this function
manifests itself. However:

O4EA xAAOEAO EI - AAT OO0AA
Cloudy because there are vacant properties, but
the expected population growth provides some

AAOT OOAAT A (Gederded Adadsd,
2015h:2).
The municipality therefore defined

concentration, densification and compactness

AAOAT T b /Ad dhg stdting Adins Efér Ghese centres. A

futbird- B dof retdil btructulebsAHe Boksequence:
Smaller centres, more mix in the streets
towards these places and lesssolated activity
(Gemeente Zaanstad, 2011a).

Characteristics

For this last level on the informal location
therefore a distinction is made between the
(shopping)  centreO h OEA OAEOU
(Gtadssstrater§) and the companies in a regular
business or shop premise in a residential
neighbourhood.

E (



Table 13: Centre<ity streets, residential areas

Shopping centres All centres as distinguished
in the retail vision (excl.

Zaandam centrg which is
regarded formal by the

municipality)
City (and Vvillage) Both sides of the Zaan_ river,
streets Peperstraat, Guisweg,
Dorpsstraat Assendelft

(excl. centers)

02AcOl AO OET
premise

Residential areas

The retail clusters as formulated in the
Detailhandelsstructuurvisie 2015 (Gemeente
Zaanstad, 201%) in the informal areas are
usually (9 out of 13) in decline. According to the
vision the core shopping areas in the centrs of
Wormerveer and Krommenie experienced a 10
percent higher vacancy rate than the average in
Zaarstad. Of the so-called supportive areas,
which are basically thesmaller district shopping
centres, almost two-third sees decreasing
employment rates and business numbers in the
retail sector (Vestigingenregister gemeente
Zaanstad z own calculations). Several of these
clusters are combined with housing. According
to the Detailhandelsstructuurvisie just the
amount of scattered retail strongly grows (this
is likely to be found in the city streets, next to
other functions), although precise numbers are
missing and these can also be on formal
locations (Gemeente Zaanstad, 20b1). The
entrepreneurial activity outside the home in the
residential areas hardly consists of shops.

I 001 AEAOAAG OAOAETOMEAGAAG Oh

centers andhealth care businesses.

Characteristics respondents

The number of respondents is insufficient to
draw proper conclusions for the three
categories separately(respectively 26, 20 and
37). For all three applies however that the
retailsector is predominant (in the residential
quarter mainly barbers instead of classical
shops), followed by health care (although
relatively fewer respondents in the central
shopping areas).
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Table 14:Overview respondents neighbourhood

level
Sector Respondents

Agriculture
Manufacturing
Construction
Retail
Transport
Hospitality

Information
Financial inst.
Real estate
Consultancy
Lease mov. asse
Education
Health care
Culture

Other

Multiple
Unknown

WO TVZZr-rxXe,-ITO0TMO>

w
BoprwsNowRwwnvo nGoon

Overall

=

Source: Survey

This is not that surprising though as especially

OEA AEEZEAOAT AAOC AAKOORRIOS ORAA /
OEA OOEI & AGAAART OGREERO 1 AOCA
centre of Krommenie for instance:

O4EAOA EO A
some bars,
(Entrepreneur).
Some of these functions are also likely to be
found at the Lagendijk or the Peperstraat.
Remarkable is furthermore that the number of
freelancers is relatively low (29,2%). The
businesses are wusually settled in regular
business premises (81,2%).

i 61 OEOGOAA 1T &£ AOO
restaurantd OET A 001 OAO

AAU AAOA
Previous location
Only 34% of the entrepreneurs indicated that
they have moved before, which is less
remarkable when considering the fact that also
a third has started this decennium. Of the 3446
that did change locations, 55% movel from a
regular business premise, 30% from a dwelling
and only 8% from a shared business premise.
Interestingly, 60% moved from a residential
quarter (of which half from a regular premise,
but almost all of these are again settled in city
streets or the residential district@ AT A O1 11 U8 «a
from a shopping district (2/3 is now located
again in such a district). The formal business
estates are hardly the previous location.



Demands location and building

These entrepreneurs in shared business
premises howeverhave more demands in terms
of both building and location. 23% Of the
entrepreneurs in the current category had no
specific wishes in terms of location.
Accessibility, again, forms the most important
criterion (29%), just as parking (20%, also for
trucks: 1%). Proximity to home is considered
way less important (only 4%) though, which
indicates that the accessibility is mainly
important in terms of clients. This is also in line
with the perceived significance of a central
location, visibility and proximity o f similar
firms (14,14 and 13%). The relevance of the
classic example of the ice cream sellers on the
beach is thus shown again. In attracting
consumers the appearance of the
neighbourhood (21%) is important as well to
create a pleasant living environment.ldentity, a
link to the place, is mentioned for the first time
(1%): Krommenie for instance is praised for its
warmth and the well-willing attitude of the
local retailers (some even have a small shop in

locations).

Character is not mentioned by the respondents,
even though: Ahat | see is thatbecause we are
in an old center, we can create more of an
AOi T OPEAOA j8Qq 4EEO EI
superefficient standard shopping centers as the
Kaaikhof in Assendelft.

{ 8 pt a single premise is the same. One was
built six meters from the street, the other two. It
is all straggly, but perhaps that is charming as
x A I(retdiler about Krommenig).

Also not mentioned is proximity near well

qualified (potential) employees. O, 1 T E
-ETATATTT j8qh DPAT BT A
I OEAO xAU AOT O1 Ao 8

The mobility of people is perceived to be large
these days.

19% Of the espondents indicates that they did
not have any specific demands regarding the
building at all. The entrepreneurs who did, on
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the other hand, usually had more demands than
those located in shared business premises and
obviously also than those at home. The amount
of space (32%) is not particularly highrelatively,
the number of references b a certain layout,
specific spaces (treatment rooms, windows,
storage) are (relatively; 19%). The appearance of
the building (23%), an extra 5% mentions the
preference of a new building, is important as
well. The costs are less frequently mentioned
(26%) than by those in shared business
premises.

Settlement reasons

Once asked for the actual settlement reasons,

one entrepreneur was very clear:

(here are business opportunities. It is as simple

as that8 @usiness meeting).

01 xA T ETA OI neihhourtbddd O1 AA E
OET PPET ¢ AAT OAOe .1 h xA EAOA
Or, in other words, the expenditure per year for

the products or services to be sold in the service

area and the projected share to be attained with

a new store compared to the expected busings

useful when asked for a certain building

(availability of the building: 5%):

O$EA xA EAOA ET & OAT AR 11 (
really, we were icely ADPDPOT AAEAA A& O
(Retailer).

undeliberate choices also the number of
business acquisitions (14%) is remarkable.
Unboundedness to a specific location (3%),
demolition (2%), a forced choice (2%) and
dissatisfaction with the previous location (1%)
complement the total of 27%, which represents
a middle position.

Ao
x ATOD thé lcritefid thad hpoirfE Tto@#dds AaAmore/£E OE A

deliberate choice, a central location in
combination with proximity to clients and

visibility (13,9,5%), space (9%), accessibility
(9%), appearance (8%) and the building costs
(8%) are mentioned. When considering the
type of responding entrepreneurs, this is hardly
surprising. Especially the first three criteria



make this group stand out as the businesses in strengthen these streets to the centres, which

shared business premises for instance have less also fits a pdicy goal if these former centres are
need to attract consumersfrom the streets. part of the appointed city ribbons (more
OPAAEEZEA OOOAAOI ET OAT 6qh xEI
Moving process same function as the city streets. The
In the retail vision (Gemeente Zaanstad, 2015b) municipality aims to maintain or enlarge
OEA [ O1 EAEDPAI EOU OAOO |1 Oéntreprénburiad aciivity /oA &llCypésAod Ghésd 6 8
Zaandam, Krommenie and Wormerveer centre locations (Gemeente Zaanstad, 2011a)
are the main districts, supported by several
smaller shopping centres (for daily needs). Table 15: Assessment moving process
Competition from shops outside the structure Very positive 24%
(either isolated or part of a too small and/or Positive 37%
unpromising location) is not appreciated and Neutral 24%
Negative 4%

further restricted. Non-daily goods are
prevented from settlement outside the
structure unless they fulfill three requirements
(Gemeente Zaanstad, 2015b: 4):
9 They cannot be fit into the main
structure;
1 They contribute substantively to the
attractivitiy of the municipality;
1 They do not have a negative effect on
the main structure.
The response towards this measure vaes, as
some retailers out of the structure feel
subordinated, whereas others point to the
benefits of less vacancy and the important
function they still have.
Starting and/or small businesses have issues to
obtain a regular premise due to the rent prices
and as the vacancy rates are declining these are
not likely to decrease (Willemsen, 2017).
This mixture of functions is however not always
appreciated by the residents, especially when it
concerns hospitality (nuisance). Besides, the
number of parking lots might become
insufficient.

Very negative 1%
Source: Survey

Present situation

Despite restrictive forces, the entrepreneurs
again seem to find what they ae looking for:
85% is positive, only 5% negative. Of the critical
remarks only one respondent refers to the lack
of opportunities for expansion. The decreasing
variety of shops is mentioned twice The Zaanse
market seems to be too small for their special
assortment. Some retailers do not point to the
missing niches, but to the existence of too
much homogeneity of certain businesses in
their sector (barbers). No further measures are
implemented though, as the municipality refers
to the tasks of a business asociation. The
settling entrepreneurs in this case, on the other
hand, seem to be either very optimistic or
unaware of the mentioned calculation (which is
also a service of the ZON).When asked for
preferred services, 23% of the 31 answers of
respondents who miss certain facilities refer to
diversification of shops, more hospitality in the
neighbourhood and hotels. Almost half of the

Despite all the rules and orgz.anl.zatlona?l ISSues answers refer to accessibility measures: public
the entrepreneurs are satisfied with the transport, parking and signage:

settlement process(in many instances the retail 5 AO OEA i OT EAEDPAI EOU OEET E

vision did not exist yet). In the survey, several parking space. Every open space is being covered,
respondents however prefer a loosemg of the AGO 11 A AiARAO 1160 OEETE AAjlC
rules to accommodate working and living in (Survey).

business premises (a mixed function), for Improvement _and/or maintenance _ of the

% T, 9 o AT A A AP ) é\'& T OO A P ?A T A OELFB“C spgcg(ﬁ‘tter Apubl|c oﬁ<ets |ln &éldaggé)
AAT x1T OE AT A 1 EOA OEAOA AOEI U668 4EEO AiOI A OEBO
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accounts for another 26%. An appealing, diverse
and accessibé neighbourhood is thus preferred.

Future

The chance that the respondents will add with a

move to mixed-use is quite small. 71% Indicates
that a new location is not to be expected in the

near future. Only 16%, slightly less than the
entrepreneurs in shared business premises, is
likely to go and these are usually settled in a
regular premise in a residential quarter.

Table 16: Relocation in 5 years

Very likely 8%
Likely 8%
Neutral 14%
Unlikely 18%
Very unlikely 53%

Source: Survey

The business estate within the city (24%)
surprisingly is the preferred new location (due
to businesses in construction and information &
communication), followed by shopping areas

(19%), residential areas (11%) and business

estates outside of the city (8%). The regular
business premise (mentioned in 39% of the
responses), followed by a shared business
premise (20%) and the dwelling (WW-Unit:
9%) are the preferred buildings.

Relation location factors and mixed -use
policy
O4EA
plan was, in 2005 or 2006, to create a beautiful
new complex with a lot of dwellings, higrise
and shops.j 8q )1 NNt
abandoned.We are now at the stage that the
unbridled building of shops is no longer feasibde
(Retailer Zaandijk).

i1 A AE Otilctell Adrel and&te A A

OEAO

appreciated by the entrepreneurs. 87% Of the
respondents is positive, 12% neutral and only
8% is negative. The positive entrepreneurs
believe that it will strengthen accessibility and
visibility, that it could be a solution to vacancy
and that it is part of the Zaanse identity.

The state has a potentially large influence on
the factors with their retail policy (which is also
beneficial considering the pressure on the
housing market) and the aim to stimulate
entrepreneurial activity in the city and village
streets, but it justly states that the
entrepreneurs themselves could perform as
well, especially in the creation of a pleasant
vibe:

O07A AOAing tb Gell ®@dm how to do
A O OET (AManipality).

Nevertheless, in the formation of a network in
places where this is especially asked, the
entrepreneurs adopt a passive attitude. On the
other hand, the DOKA in Krommenie for
instance actively communicates with the
i 01 EAEPAT EOU ET 1 0OAAO
cd 1T AEOCET T 06 £&I O

A question could be whether the retail vision is
not too restrictive: Forcing businesses to settle
according to the main structure, whereas these
thus might have issues obtaining a premise in
the now more monofunctional centres. On the
other hand, other types of business activity
might take in the place of retail in the
k?b%Jrhood (although for several functions
it became clear that they would prefer a
business estate). The evaluation will have to

sReId ngtlgn th%\s? illssuesA A
5.5 (Future) mixed -use on business estates
within the city

1 TAAOCET T

Municipal aim of mixed -use
O4EA 1 ETEOOAO

Given the importance of appearance, visibility
and a central location, it is obvious that location

o . AT A AOGEAAGd O(1Tx EO OEEO xI OE
factors and the municipal policy measures have . _ L. . N e
. live here amidst all thisd o i &1 O AO bDPOT A
several common grounds. The municipality
manager Zaans Proeflokaal)
furthermore states that they should create the P oo = R oA A s Lo
or 1l OEEOG6 OAAZEAOO Ol OEA EEC

preconditions for a pleasant business climate,
investing in the public space and accessibility.
Mixed-use is as could thus be expected
47

the river, Tate & Lyle, dwellings and a school:
Complete disorder, according to the minister,



whose senses were heavily stimulated.As

are more common. Several of these functions

mel OET T AAh OEA EIiI DOl OAIl Ala@ thus t&Ebe éxpelted GnlritoAnalHodations as

POAAT 1T AEOET T 08 AT A OEA
redevelopment of the inner city sites are
solutions that would appeal to the minister.
A noteworthy pilot that has attracted quite
some national attention and was the direct
consequence of the visit is the complex project
of Zaans Proeflokaal, which is fomulated to
attain three goals (relevant for more cases than
just Hemmes):

1 The improvement of the quality of life

BVAIOOE AT OAUTTET C ATA

Characteristics respondents

However, the respondents are mainly active in
the production and retail sector, although the

consultants are also well represented table 17.

Especially te percentage of manufacturers
(26%) is not in proportion with the overall

percentage. The culture sector on the other
hand is underrepresented (although categories

in Zaanstad:0) O OI1 ATl 1 08 4 E A ésAtheEc@atidn of furdturé ¢Buld fall within

nuisance fromtraffic; it attracts a lot of
O O O A(Expeit 7 Entrepreneur). 98%
Of the dwellings in Zaanstad fall within
an environmental contour (Gemeente
Zaanstad, 2009a).

I Unlocking potential housing sites on
the Hemmes peninsula (which was
prevented by environmental
legislation);

1 The sustainable maintenance of the
existing companies.

Given the contemporary economic function,
merely housing is added. Although, the
i Ol EAEPAI EOU OOAOAO OEAO
and seizing opportunities, the support and
facilitation of businesses (whether they come or

1 AAOGAQe ' Al AAT OA : AAT OOAAR MﬁA&mwmw

Characteristics

When comparing the OO1 Al 1 & sitdsOteET A QO

urban locations almost all especially offer
industrial functions in terms of employment.
However, the image & slightly distorted as these
estates each house one major industrial
company. Biscuit fabric Verkade is the most
striking example here, but it turns out that the
station area of Koog aan deZaan houses the
OLAM cacao fabric and Overtuinen a large
fabric of packaging material, whereas a
considerable elektro technic plant is located on
the Aris van Broekweg.In terms of the number
of businesses, the industry forms only 6%of
1653 Instead, retail (21%), consultancy (14%),
construction (10%) and health care &lso 10%)
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both). Only 23% is a freelancer, often the
business size is either 2 or 5. 55% Of the
respondents is located in a regular business
premise (third column) , almost 40% houses in a
shared business premisdgsecond column). This
is obviously a figure that slightly distorts the
image.

Table 170Overview respondentdusiness estates
within the city

Sector Respondents SBP RBP
A Agriculture 2 2
C  Manufacturing 19 7 11
F Construction 7 2
EO ED OAATEOA AUBOKAé
| Hospitality 1 1
J Information 1 1
o Financial inst. 7 3 4
9 2 7
N Lease mov. asse 2 1 1
Q Health care 6 4 1
R Culture 2 1 1
S Other 1 1
Overall 74 29 41

Source: Survey

Previous location

Compared to the other categories, a
considerable number of entrepreneurs has
moved (62,2% - 30% multiple times) even
though almost a third of the businesses has
been founded since 20100f the movers, 55%
moved from a regular business premise, 22%
from a shared business premise and 20% from a
dwelling. 37% Was furthermore originally
settled on the same type of location, which is

rn\

—_—)



quite low, 35% in a residential quarter and24%
in a business estate oubf the city.

Demands location and building

First of all, 9% does not have any specific
demands in terms of location. Of those who had
specific wishes, the settlement reasonsreturn.
The importance of infrastructure and
accessibility is mentioned by a staggering 75%
of the respondents (parking only by 6%). Also
the virtual accessibility is highly regarded
relatively (7% - mostly due to the Informatio n &
Communication businesses). The appearance
of the estate is important (19%), but mainly by
the entrepreneurs who do not share a premise.
3% Furthermore refers to safety, mainly at
night. The location near home is also
mentioned often here (20% - almost equal for
those within and outside a SBP). In light of the
importance of the proximity of clients, the fact
that visibility is preferred (16%) is not
surprising. This does not mean that the location
should be central (3%), which could relate to
the wish to be easily accessible (by car). Again,
the accessibility does not apply for the
neighbours: these are not considered that
important for collaboration.

Instead of the neighbours, the suitability of the
business space is crucial. Although a moderate
43% refers to square meters (only the
entrepreneurs on business estates outside the
city refer more often to this: 74%), a relatively
large 37%notes the wish for specific spaces as
especially storage, an office and work place.
Appearance (15%), internal servies (10%) and
costs (10%) are surprisingly less frequently
mentioned.

Settlement reasons

O4EAU OAU OEAO Ai Ai A £EOI

very good reputation globally: If we would leave
we harm our own business as we lose the
connection to the ZaanstA A BManicipality ).

An industrial company like Tate & Lyle is still
strongly dependent on the river Zaan for the
supply of raw materials as became clear this
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year when the sluices were repaired(Swart,

2017) The spokesperson stated that the
business ald AAU 11 00 T EITETI
this unforeseen problem. It is clear that the

position along the river is a crucial factor. 17%
Of the answers however points to a less
deliberate choice: Availability (9%), the

relatively large motive of being asked for a

location (5%) and acquisition (only 3%) are

mentioned.

Accessibility (25%, which is relatively very high;
2% specifically for trucks) is highly valued

whether over water or just over the road. A
location near home or significant others (13% /
2%) is perceived ideal. Remarkable is the score
i £ OEA AOEOAOEIT ODPOI
which is considerably higher than the scores in
the previous paragraphs. Other agglomeration
factors are quite low, which is surprising given

the high number of respondents from shared

business premises. Building costs on the other
hand (17%) is perceived important, which does
match more with the scores of the

entrepreneurs on informal work locations. The

costs are more important than the suitability of

the building (only 6%) and the appearance
(9%). Environmental regulations (3%) should

be mentioned as well (not specifically

mentioned here before).

Moving process

For new businesses stricter environmental rules
apply, as the emissions and nuisance levels are
being diminished on the business estates within
the city (although obviously still higher than in
the residential quarters, as some respondents
also mention the (environmental) law as a
ground for their settlement on this type of
location). Businesses with higher nuisance
level® Brd encolirAde® 0 Géttld Bn theA r@weA
estates outside of the urban cores.Obtaining
new regular premises on these business estates
is due to the vacancy on these sites not very
problematic (Schijven, 2017). Obtaining a
qualitatively right pre mise in an attractive
environment is.

o

GEI
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Nevertheless, he entrepreneurs are satisfied
with the settlement process, although especially
the combination of working and living in a

regular business premise should be easier.

Table 18: Assessment moving proses

Very positive 13%
Positive 17%
Neutral 20%
Negative 3%
Very negative 0%

Source: Survey

Present location

As becomes common, most entrepreneurs
experience a fulfillment of most of their
AAT AT DBervjis®| would not have chosen
this locationo Q d, fsa positive, 10% is
predominantly negative. Setbacks were the lack
of opportunities to expand, rent prices which
turned out to be too high, too rosy expectations
of the visibility, nuisance of a nearby factory
and deterioration of the neighbourhood.
Regading the last, only 2 responses on the
OOA CDFAAROET 1 6 OAEAOD
improvement of the surrounding area: better
lighting and more supervision. Infrastructure -
related demands are more common (16/21):
more public transport (5), more and free
parking (4), faster internet connections (3) et
cetera.

Future

Overall the entrepreneurs are thus quite
satisfied, which is visible in the number of
expected business moves: More than 50%
expects to stay. Of both this group and the
movers, manufacturers arein the majority.

Table 19: Relocation in 5 years

Very likely 18%
Likely 9%

Neutral 19%
Unlikely 23%
Very unlikely 31%

Source: Survey
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Preferred future locations and building types
are a regular business premise (mentioned in
58% of the responses), fobwed by a shared
business premise (33%; by entrepreneurs who
are already settled in such a building) and a
dwelling (WW -Unit; 7%). The business estate
within the city (44%) is the preferred location,
followed by business sites outside the city (31%),
the residential quarter (14%; to a shared
business premise) and shopping areas (3%).

Relation location factors and mixed

policy

Some manufacturersthus already indicate that
they expect to move in thenear future. The new
municipal policy of mixed-use canhave some
influence here. It could therefore be expected
that the existing industrial entrepreneurs are
becoming less satisfied, although the location
factors do not all reflect a mismatch with the
policies. Accessibility and perhaps the
proximity of clie nts somehow are to be related
to a negative stance. The costs and appearance
of thg&?state aﬁ?Anb"g]_ &grder to con_ngct. _So
then the lower satisfaction should be visible in
the attitude towards mixed-O O A 8
percentage is indeed higher relatively (18%):
O: AAT OOAA OEI O1I A PDOOOOA
to separate living and working, which would
benefit both the livability and the development of

-use

The positivists (71%) point however almost
unanimously to the same increased liveliness in
the area, which diminishes other types of
nuisance as unsafety, criminality (especially
when they live above their business themselves,
because they are more attached to the
environmenth OAAQAS 11 OA

Challenging in the project of the Zaans
Proeflokaal isthat the initial advantages for the
businesses aresmall. They have to take costly
sustainable measures and have to deal with the
consequences. Especially the risk  of
complaining new dwellers is a point of concern,

despite commitments of the municipality:

O7EAI

AEA 61 ACAO

OEAOA AOA Al DI AE



municipal board, will cover you.But those are

words.) O EO A EAOAMukchdid) . Oi

Complaints are likely though, as the new
residents willbe O1 ECOAT 606 h

terms of path dependency, is debatable:O) 1
DABRABOAT A Ui O 1TAOGAO EAAO OE

®é A£A | EdoEdhrersatibr® Bbod a possible move to

sight and smell of the Zaanse industries O) © E Ghe industrial estates were not effective either:

hard to estimate. If the wind is in the wrong
direction it is as if they are unloading the truck
ET Ui 60 AAAEUAOA | 8(Qs

informs the residents, the risks are mentioned
j 88 ¢ B @l the whole story though,
ARAAOOA EO

(Expert z Entrepreneur).

As Zaanstad- EAAAT
is possible to changethe zoning plan and force
the businesses to take action within ten years,
on the penalty of a withdrawal of the
environmental permit (Kenniscentrum InfoMil,
n.d.). However, the municipality aims to
prevent long and costly juridical procedures
and, as mentioned, simply wants the businesses
to stay. The businesses provide employmnt
and strengthen the reputation of Zaanstad as
the oldest industrial area of Europe. Whether
this last issue is a blessing or part of a lockn, in
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xI 61 A AA O1 1

It is too expensive and would damage the
brand. Besides, if they would move it is likely

| A thatitheyovdilexchrigk Zdaisiad ahd événithe O U

Netherlands for the soAAlT 1 AA O0AOI 60O
AT 01 OOEAOGE8 ' EOAI OEA AE £EAI
@rigiAl© @oultsA && @k yat @btain€dA Gl Ae 6
municipality has however declared that they

will proceed with this pilot and consider

EO A OAAOAI lirmpleddnt@ionAiD ditAed partsEof Zaanstad as

well. As the economic crisis is finally over, the
interest from market actors to redevelop estates
is furthermore rising. The most popular estate,
Hembrug, is already a hotspot
(Rijksvastgoedbedrijf, 2017). For other less
popular estates it is unknown how the market
will respond. All in all, obtaining a finer grain of
mixed-use is and will be difficult.



6. CONCLUSION

6.1 Introduction

For long, policymakers were focused on the
formal locations. These were perceived the
settlement places of the engines of the local
economy. However, some sand has come into
these motors as the employment continues to
decrease. Company closures or relocations and
decay are the result. At the same time, the
employment outside the business estates is
increasing considerably. TRA  OA Ol
I1TAAOEI T8 EO OEAOAAE OA
without a clear understanding of all of its facets.
The aim of this explorative thesis was therefore

to gain insight into the types of entrepreneurial
activity, trends and espegally location factors.
This was researchedin light of the municipal
goal of mixed-use development in Zaanstad,
traditionally a municipality in which living and
working are spatially combined.

6.2 Main conclusions

Characteristics

The formal locations still house the majority of
jobs in Zaanstad, 27,5thousand. This number
has strongly decreased since 2010 though with 7
percent. Industry (-900 jobs / 13%) and
construction (-1822 / 49%) are the most striking
declining sectors. The number of businesses has
grown with 25% however. As the vacancy rates
are nevertheless high, it makes sense to adopt
new policies. This applies especially for the
estates within the city, often located path
dependently along the river Zaan: These are
mostly in decline.

The large sectors (in terms of businesses) are
almost equal on both types of locations.
Consultancy, construction, health care and
retail are well-present. Differences become
visible once comparing the number of jobs and
more specific branches.Industrial design, social

services without stay at night (child care for

example), welness & funerals, hotels, art/culture

and retail instead of wholesale are examples of
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the latter that are more often present on the
informal locations. In terms of size, the
business size ismuch smaller in the residential
areas. This is also noticeable from the growth
rates: The informal locations also show an
increase in the number of businesses (over 3600
businesses between 2010 and 204 almost 24
thousand), but only a modest growth in the
number of jobs (117).In fact, 99,5% of the

OE1 Amic®dsddf the number of businesses is relatable

itol fréefancess] Ik total, dt ©akt 8000 fikelahcers
were found on informal locations. Considering

the fast growth of the mentioned sectors d

information & com munication and culture &

recreation, these are also mostly causedby the

increase of these independent entrepreneurs

The existence of this group (and their location)

turned out to have a large influence on the
location factors.

Location factors

03 O0O0OA® AT A OA Cthel dortext.
Healey & Barrett (1990) found that within the
playing field, the deciding actor has a certain
freedom of choice. The development of this

Al Of AA

OEI 6CEO xAO OEOEAI A EI OEA
stances of Location Theory: the clasicists only
Al AOO 11 OACAT AUGb h OEA AAE
especially the institutionalists pay more

attention to rules, limits and market forces.

To get a deeper understanding of the types of
informal locations however, a distinction was

made between the lbme, the shared business
premise, a third category consisting of the
centres, city streets and solitary buildings and
lastly the business estates within the city (the
future informal locations). According to this

classification, the location factors were dso

gathered. It was found that there are some

considerable differences in both the settlement
reasons and demands Nevertheless, they have
strong resemblanceof the factors found in the

existing academic literature.



4EA OAI EAEOU 1T &£
was once more proved as the location factors
generated out of the main stances proved still
relevant; Transportation costs, building costs,
agglomeration factors, the appearance of a
building and neighbourhood, but also

institutional factors as governmental

regulations and the market situation were

mentioned regularly.

As can be seen, the classical factors have the
upper hand; institutional factors usually seem
to be preconditions (apart from the building
costs and sometimes acquisition). The cssical
factors on itself furthermore show more or less
the remaining importance of place in an
increasingly IT-influenced world. The fear that
place would not matter in the near future is
unfounded. The virtual office or non-place
urban realm has not taken off completely.

1 The largest subgroup on the informal
locations, the entrepreneurs at home,
indeed quite often does not choose
their  business location out of
entrepreneurial reasons (Table 20 for
an overview of factors) However, they
occasionally do fdl for the ease, lack of
costs and space of their dwelling.They
are usually active in the sectors
consultancy, construction, retail and
health care. This has several
implications. Virtual accessibility for
example is crucial for some of the
business actiities they perform.
However, as not all have a placeat the
start of the production process, as was
mentioned in the literature , the home
is also sufficient for those whocombine
their (usually administrative) work with
personal activities or work on location.
New trends thus have their influence,
but proximity to a flexible work space
j ET 1 ECEO i & OEA®
usually not a factor and these spaces
are also not usedthat often, despite
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preferences for especially meeting
that not the Ilocation, but the
opportunity to network is decisive
furthermore cannot be endorsed. The
location does matter as entrepreneurs
prefer to be away from the hassle at
home in a place that is suitable to
immediately start working.

1 The last statement also applies for he
shared business premiseThese are also
usually populated by entrepreneurs
(creatives / health care) who either
cannot afford a regular premise or are
unable to work at home. The main
reason they mention is however that
they seek collaboration (especially in
health care) in a building that has a

certain appearance close to home
(some specifically stated the
neighbourhood). A decent

infrastructure is furthermore important
(demand). JacobsCrisioni (2011) and
Van Noort & Reijmer (1999) mention
the same factors.

1 The other informal businesses in
regular premises (schools, day -care,
shops, also health caremention factors

xEEAE OOOIT Gl U OAOGAI AT A

theory (partially because of the
composition of the respondents base)
They prefer a central location close to
their visitors, which was often an
option due to the acquisition of a
DOAAAAAOGOI 08
criterion that was mentioned

occasionally as a counterpart of online
shopping, which is certainly seen as a
threat (demand: more regulations!).

The view of cars in the area is
apparently not seen as disturbing: given
the importance of parking lots, the car
accessibility is also significant. As most
of the businesses had a function which

EAOx HANBOEBAAD QOELOELOT EAAOI 00

perfect sense.

" A @as 0O Q 5400 AIOK A A Csta@merit & |V ¥
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1 The entrepreneurs on the business

estates within the city (retalil,
consultancy, construction, health care)
are pulled by space and especially
accessibility, sometimes also forced by
environmental rules (although the
estae outside the city is an option too).
Availability of the building is also an
important criterion. The combination
of factors on this formal location thus
differs quite strongly from the informal
locations. The size of the businesses
and products (wholesale) is likely to
have especially quite some influence.

Table 20: Overview location factors (at least 5%)

Mixed-use (policies)

Given the importance of classical placebased
location factors it is thus promising to adopt
placeAAOAA OOAAI
city policy is definitely relevant as it rests on a
high density and mixed-use development in
order to diversify both population and

economic activity (within the neighbourhood).

Several measures have therefore lem taken:
enlarging flexibility in the zoning plans to

secure room for multiple possible functions, an
extensive housing programme for 180
thousand new dwellings in 2040, the municipal
retail vision, Zaans Proeflokaal and the
transformation of the business estates.

B.E.
within city

2]
o
av)

Home Rest inf.

CLASSICAL FACTORS

Building

Space

Suitability of the building for the business activities
Appearance

Dwelling

Infrastructure
Quantity and quality of infrastructure (accessibility)
Parking

Agglomeration factors

Proximity to clients/consumers

(Central) location

Visibility

Proximity to similar firms (Collaboration)

Personal considerations
Proximity to home
Match with other work, hobbies, and tasks (practical)

Neighbourhood
Appearance

INSTITUTIONAL FACTORS

Building costs

After resignation as freelancer in the same building
Availability

Asked for a location

Acquisition of a business

Forced choice

Unsatisfied with former location

Demolition

Not bound to location

3%
19%
1%
34%

17%
9%
11%
0%

9%
9%
8%
5%

34%
6%
9%
0%

0%
2%

14%
9%

9%
5%

25%
5%

1%
4%
0%

1%

0%
9%
6%
26%

5%
13%
9%
5%

8%
6%
5%
3%

2%
6%

17%
0%

4%
0%

13%
2%

1% 9% 4% 0%

18%
1%
3%
0%
2%
1%
0%
0%
5%

26%
3%
0%
0%
6%
0%
3%
0%
0%

8%
0%
5%
0%
14%
2%
1%
2%
3%

17%
2%
9%
5%
3%
0%
0%
0%
0%

Respondents

326 35 91 64

Source: Survey

pi 1l EAEAOS



Obviously, the participating entrepreneurs on
the informal locations already contribute to
mixed-use, which meant that some of the
governmental rules did not apply to them.
Despite this issue, the policies and practical
implementation have their influence.

Mixed-use (policies) and location factors

So, how do the factors on which entrepreneurs
in Zaanstad base their decision to locate their
businesses in informal work places match with
the municipal aim of mixed-use development?

The municipal aim of mixed-use does not
alwaysresult in steering on the location factors.
Several reasons were found:

1 The location factors are less relevant in
relation to mixed-use. The deision to
work at home seemssubordinate to the
decision to start freelancing. The grain
of mixed-use therefore seems to be
more influenced by for instance the
education level. Hence, even though
not explicity mentioned in the
municipal policies, a finer grain is likely
to be obtained as a new mix of housing
will be built z the higher educated are,
as Risselada and Folmer mentioned,
indeed more likely to start a business.
Besides, the number of freelancers in
general is likely to increase.

1 The location factors are relevant, bu
hard to achieve given the market
situation. The entrepreneurs in shared
business premises explicitly mention
advantages of being located within a
residential area. Nevertheless,
developers and municipality together
seem to focus merely on the new
Hembrugterrein, instead of the

DOAI EOAO ET OEA

neighbourhoods. Housing has priority.

1 The location factors are relevant, but
mixed-use is not really the municipal
aim. The positive entrepreneurs believe
that it will strengthen accessibility and
visibility, that it could be a solution to
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vacancy and that itis part of the Zaanse
identity. The market situation can
however also be conducive in obtaining
the goal. In the retail areas the
concentration of shops is likely to
increase due to vacancy, in the streets
towards these areas though a fine grain
could be obtained due to loosened
regulation on other types of business
activities.

1 The location factors are relevant, but
mixed-use is not directly to be achieved
by attracting entrepreneurs. For the
future informal locations it is clear that
the addition of housing is the main
issue, which is not always in line with
the existing business activities. The
positivists refer to increased liveliness
in the area, which diminishes other
types of nuisance as unsafety, criminal
behaviour. The opponents fear fewer
opportunities for production,
expansion and the nuisance they
produce themselves.

Obtaining a fine grain is thus, asindicated by
theorists, difficult. Entrepreneur, state, civil

society and other market actors have different
attitudes. The state tries to protect the citizen,

who fears noise, smell, overcrowding, parking
issues, traffic, but also mainly seems to be
Al T AAOT AA xEOE EOO
mixed-use, which has its impact on the scales
on which economic activity can flourish. In fact,

one could note that the mixed-use on unit level

and on potential informal locations are

counteracting each other and find some sort of
stressed balance. Developers arelogically

interested in the most easy and profitable
option: which is again also housing.

The@ell@dd OrésBure @B the housing market as
an advantage of mixeduse from the literature

thus strongly applies for these actors.

The entrepreneur though has a positive attitude
to mixed-use in general, based on other
advantages (vibrancy, less transaction costsys

Sennett & Hemel argue: They have a natural

OET OOET ¢



preference for mixeduse. The structural
institutional factors thus are usually limiting.

To state that there is overdeterminism, as
Sennett mentioned, is far too premature
though: Especially as there are meages taken
to increase the economic activity. The choice
for more or less entrepreneurship at informal
locations is a political decision of course,
although there thus are some opportunities to
refine the grain of the informal location.

6.3 Practical rec ommendations

Define the informal location

Before applying policies, it should be clear what
exactlyx E1 1 EAT |
1TAAOGEI 168 4EEO
theories to come to a classification that has
several similarities to the one prescribed in the
Plabeka. Obviously the Plabeka will be the
leading classification, at least on a regional
level, but for monitoring on a more specific
scale it is recommended to use an approach as
presented, which continues on existing features
in  municipal (spatial) policies as the
OAAT OOOI CAAEAAAT 8n
etc. and has an unambiguous meaning based on
physical characteristics.

Three-track policy to stimulate demand

i OAPEROAT AAT AEAB Q

In the interviews the role of municipal policies
(institutional  factor) to  accommodate
entrepreneurs was a recurring theme. The safest
option, which is also implemented partially, is
focusing on three tracks: education of the

Zaanstedeling facilitation of the settled
entrepreneurs and attracting the
Amsterdammers.

Education of the Zaanstedeling

It was found that the neighbourhoods with a

higher educated population have more

freelancers at home, who founded a business
that matches their education level. It is a

municipal aim to educate the entrepreneurs in

the city in order to let them bond, develop a

network which will then hopefully secure the
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stay of these students after their graduation.
The mentioned program of Excellent
Ondernemen is an example (not directed by the
municipality), wit h mixed results in this
respect. The network is indeed built, but in the
interviews a location outside Zaanstad was still
preferred.

Facilitating settled entrepreneurs

Therefore it remains important to invest in the
OOPAOGEAI AT 1T AEOET Widual)
infrastructure, public space. Furthermore it was
mentioned that also the soft infrastructure
should be maintained and strengthened.
Qideviorkillg id irpor@A,Bhs the existing and

sustainable  business climate. Especially
freelancers sometimes live in a small world,
meeting very familiar faces who also happen to
be freelancer (and who are unlikely to generate
many new tenders): for new opportunities they
will have to enlarge their scope.

Attracting the Amsterdammers

OOOAADI tiiried Acutd that @ste@iandriers 1 a6l 1

(sometimes) willing (or pushed) to come to
Zaanstad to work in shared business premises.
It was found that the freelancers who already
have a home are unlikely to come, also because
they are highly dependent on their network.
4EA O UET CB
come to the shared business premises or
preferably the flexible work spaces by
responding to thresholds as persistent negative
images. Zaanstad is thought to be boring
(except for Hembrug), but so was Amsterdam
Noord. One entrepreneur even offered to make
a book about the Amsterdammers in Zaanstad
and their experiences to lift the image. Zaanstad
is considered to be far away, but cycling from
east to west in Amsterdam will take longer than
cycling to Zaandam. Besides, Zaanstad is indeed
relatively cheap compared to Amsterdam in
terms of housing, which is a major push factor.
Taking these aspects into account in the
marketing campaign would not do much harm.
Once they are here however, it isimportant to

Al
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integrate them into a network, which is
beneficial for themselves and Zaanstad itself as
clients, products, streams of money will remain
partially in the municipality. A warm welcome
is therefore needed. One entrepreneur
mentioned that she gaw a list of possible
interesting companies in the Zaanstreek to a
new business, which was a great start.

Options to stimulate supply

Monitor the market

Not all entrepreneurs however see the chance
to obtain a premise at all in Zaanstad, as
mentioned. If they start from home it is crucial
that the space is sufficiently large and fits the
activities. As new dwellings are to be built in
the city the average measures and services
should be taken into account. If the citizens
allow it, more streets or blocks uld
furthermore be appointed for mixed-use. This
allows at least larger offices et cetera (now the
number of businesses in dwellings zoned for
multiple functions only decreases).
Furthermore it is important to provide
opportunities for them to grow, which is likely
to be beneficial for the employment rates as
well. The case of the new shared business
premises in Amsterdam is an example of how a
municipality can stimulate new space in a tight
market. Zaanstad is thought to have a weaker
position on the land market, but perhaps the
new Omgevingswet offers chances to
incorporate rules about percentages for shared
business spacelt is worthwhile to research this.

The role of the municipality

It might seem to be contradictory after
mentioning quite some options to stimulate
supply and demand, but as shown through the
municipality should not control the market.
The entrepreneur him- or herself has an own
responsibility, some even state that if they
cannot handle it they should not have become
an entrepreneur at all. Besides, private
initiatives are thought to have more urgency (by
the entrepreneurs) and practice shows that
there are already quite some of these plans.
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Keeping the city livable remains a joint
operation, with the municipality in a supportive

role. There are mainly opportunities in the
connection and support of initiatives, a clear
information provision about the permit process
and new spatial plans  (expectation
management: is the aim participation or in
OAAT EOU OEDOOS OEA
improvement of the (spatial) conditions

(including also the accessibility of the
municipality itself) and occasionally an

intervention in the real estate market (zoning

plan, fiscal measures): As long as it is in line
with the MAAK -policies and Zaans Eenwicht.

6.4 Recommendations for further research

Case study research

This research has touched upon many topics,
which were not all researched in detail. There
are certainly opportunities to perform a similar

research, but then more specific for certan

neighbourhoods, streets, buildings et cetera.
Also it could be interesting to interview

specifically the entrepreneurs from Amsterdam
and to Amsterdam to test the presumptions.
Loosely related to the location factors, two
other topics came across.

Consequences for the employment of the
lower educated

Given the situation in Zaanstad it is necessary
to research the consequences of entrepreneurial
activity on informal locations for, for example,
the employment of the lower educated.
Obviously there are secbrs in which they are
more present, but more specific findings to base
policies on could be necessary. Also this
research has touched upon some thresholds
which might hinder business growth, but it is
yet unknown whether this group of citizens
indeed profits from this growth.

O- 01 6EPI A &£O01 AGET T 08 EI
The opportunities when a business in a
dwelling appointed for multiple functions ends,
could be researched. At the moment the
economic function disappears as most former

teOPbi U



entrepreneurs simply use the building as a
house (which they have the full right too).
Perhaps however there are other, temporary,
chances to maintain the economic function in
the dwelling.

There thus certainly are some topics which
could be explored next to location factors ard
mixed-use.

6.5 Evaluation

The results have to be seen in light of the
quality of the theoretical and methodological
framework. In this paragraph some critical
notes on this subject are presented, which
should be taken into account when valuing the
conclusions.

Usually a theoretical framework is created by
connecting at least two major concepts to each
other. This research lacks such an approach as
EO xAO OEiIOCEO OEAOD
lacked specific literature. It was later in the
research process discovered that several papers
xAOA AAOT OAA Oi
Some contributions have therefore been added
later on, just as the short theory on mixeduse
AAGAT T PI AT O AO EO
informal location did not exist. A mo re specific
categorization was needed and this literature
offered opportunities to create a structure (the
Plabeka structure was presented by the creators
in the analysis phase of the thesis processoo

1 AOA Ol I
resembles quite a lot). The structure of the
paper therefore also slightly differs from other
theses.

The consequence of the creation of a
categorization later on in the research process

was that some questions rose after the survey
was sent. Only one quetion was specifically
appointed to the attitude towards mix ed-use
development for instance, other questions
indirectly referred to it. The interviews were
therefore used to gain more insight. Not only
OEA OOEAT OAOEAAI EOOOAOS
opportunities in the questionnaire. Becausethe
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x AO Of lrdplicatilityd Tard

original survey was considered too long (as
shortly mentioned in the methods chapter), |
had two options. The first option was, apart
from removing some institutional questions
(references in other questions, mentbned in
interviews), to shorten the answer categories

i OAT Ox1 1 OAT T CAT EEEEAAAT
the disadvantage could have been that the
answers would not provide any relevant answer
OEAT g O10A1 EOU I £
provide information about what type of
infrastructure for instance. The second and
chosen option was therefore to use more open
guestions. These could, after all, provide
surprising answers and, if filled in carefully, also
more detailed information. As could have been
expected though, the open questions were
usually and logically answered quickly. Short
and perhaps even less detailed answers were the
result (and not all questions were answered as

O E Adesigned b&brénbini)i FreelaricdrAfor Enstande

occasionally had the idea that the que$ions
were not meant for them as they did not choose

OEA Ox E E®EIAcAtior Tout Eof &ntrefprenevki®) Aréasons.

Besides, the coding of the responses not only
took quite some time, it also does not foster the
fel@tdity.O Ehé Oorigindlly A &
planned more sophisticated data analysis
measures could furthermore not be performed.

The choice to use a survey, even though it is
some sort of exploratory research, is still
of businesses is too large and the scope ohe
research too wide to only have some interviews.
The research would then be less representative.
Even though the respondents were not neatly
spread over the categories (given the number of
variables not surprising), the number of
participants in each group was overall quite
considerable: Large enough at least not to
expect very divergent answers when new
respondents would be found. When spreading
the research more attention could have been
paid to this issue, but as mentioned the
exbdctedArésfose Wab AAdy Quite low Bah A A
businesses with an email address in the register



received an invitation. Unfortunately, this
register was slightly dated (January 2017) which
meant that some businesses were no longer
settled in Zaanstad. Also some entrepreneurs
had indicated before that they were not willing
to participate in these kinds of researches. This
information was simply not at my disposal.

On a more positive note, the interviews were
quite alright. Perhaps more entrepreneurs could
have been interviewed (row the visits to the
network event and some meetings were meant
for this), to gain deeper insights. Even though
my style could still be improved, the collected
answers were very helpful for the research.
From these interviews the more surprising
results were obtained, because overall the
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conclusions could have been
beforehand.

expected

The conclusion is that the potential of the
research was there, but some ufortunate
choices (which were overall justifiable) and
disturbing events have detracted from this
Nevertheless some useful recommendations
could have been done of which | hope that they
are taken into account.
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