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Preface

I am proud to present my master thesis about the changing retail structure and vacancy in city centers.
Thissubjecthas piqued my interest becauséike to visit city centers fahopping and other facilities. |
havenoticed thatnot only havemore buildings beeme vacant in city centers, but media attentibas
alsoincreased on this topic. In fact, the media has repodedncrease ithe bankruptcy of wetknown

retail shops inhe Netherlands. My interest is in why these shops have becomerbpn&and how city
centers have dealt with the increasedmber ofvacan@es However, finding a topic within the retail
structure thatcontributes to the scientific field was a challenge fne. Nevertheless, | discoverdidat
vacanges areintensified inregions with shrinkage and areas irwhich shrinkage is pdictedfor the

future. Therefore,| decided to investigate the changing retail structure in a shrinking context.

I would liketo take the opportunity to thank the people@ho helped me during th writing process of
this thesis. First, | would like to thaik. F. Sharmeen for her support, expertise and patience as my
supervisor. Not only has skssisted men improving my thesis but she hasalso helped me to become
less insecure about my own éwledge and ability. Second, | would like to thank the peagie took

the time to participateas interviewesfor this thesis Finally | would like to thank my family and friends
who supported me during this writing process.

I hope you enjoy reading ntjiesis.

Tanya van Eck
Arnhem,December2018



Summary

This master thesiaivestigateshe coping mechanism of city centessth regard tothe changing retalil

structure andthe resultantvacanges in retail buildingsyith particular attention o shrinking regions.

The focuss on (future) shrinking regionsbecause Dutch studies of governmental institutions and

consultant agencieBavedemonstrated that the retail structure has the most impact in these regions

with a higher number of vacanciéaBN AMBRO, 2013; Compendium voor de Leefomgeving [CLO],

Centraal Planbureau [CPB], 20D§namis, 201;/Evers, Tennekes & Dongen, 20Gsudappel Coffeng

BV, 2017; Stijnenbosch, 2018) K SNE T2 NB>X (KA A& NBASH NODK KI aopiaigkS | A Y3
mechanisms to the changing retail structure and vacancy, and to propose a learning trajectory for other

(future) shrinking citiesThe focus is on midized cities with a population between 50,000 and 100,000

residents. In addition, this research aske following questions:

How do cities cope with the changing retail structure and vacancy in city centers?
Are these experiencedifferent in shrinking regions and what can other (future) shrinking cities learn
from this?

The investigation isonducted with the qualitative research method of-tlepth interviews andit
includes a comparative case study design. This desigsistof contrasting cases iterms of
demographics ani includes Heerlen as the shrinking case study and Helmond as thingroase
study. These cases are compared to provide the learning trajectoimpw (future) shrinking cities can
cope with the changingetail structure and vacancy in their city centers. Moreover,shalytake place
with the indepth interviewing methods well as policy analysis of the two cases. Input for the
interview questions is provided from the theoretical framework of thisersh, whchincludesthe
resilience theory anthe theory on cacreation. hese theories have providdde directionfor this
research and have served as an evaluation framework in the discussion chaptenasrthis
Furthermore the followingsubquestims are asked to direct this research

What are the challenges of the retail structure?

Are those challengestiensified in the cities of shrinking regions?

How do policy makers cope with those challenges?

What have been the successes and failures of these policies?

What recommendations can be made to other cities about city center policy?

Overall, thecitiesparticularly deal with the same challeegjand have the same recommendations to
other cities however their policies differ because of different interests. The focus in Helmond is on
attractinglargebusinesses, wtelin Heerlen it is accepted th#he city is not attractive for thse
businesss. This has resulted in different policies. However, shrinkage is not included in city center
policies therefore, it is not seen as an issue coping with the changing retail structure and vacancy. So
cities deal with the changing retail structure infdiient ways, butthey recommend the same strategies
such as collaboratgand consuing with other stakeholdersprovidng clarity to other parties, creatga



compact retail core, providg structural soltions, helpng starting entrepreneurs and proviitg
SELISNRSYyOSa Ay Oaide OSusredsedEceptisighshrinkBgé bl ioS NBE Q 6 dza Ay S,
accentuatingshrinkagen policies is what other (future) shrinking cities can learn from this.
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Chapter 1: Introductio

1.1 Roblem indication

The Dutctretail structure has become under pressure due to the bankrupteyasrfyshops in retail
centers. Not only smaihdependentshops(Fernandes & Chamusca, 2014)t alsolargeretail chains
have problemsnaintaining enough revenuén fact, more tha0 well-known retail chains have gone
bankrupt since 201 the NetherlandgéOverzicht winkelketes dig, 2018).Given thisbankruptcy,
consultant agencies and governmental institutions on research have analyzed the Dutch retail structure
and the future use bcity centers. These studies indicate mainly that the retail struasichangingnd
that structural vacancy has increas@BN AMBRO, 2013; CPB, 2@l60, 201 Dynamis, 2017,
Goudappel Coffeng BV, 2017; Hoogerbrugge, van Dijken & Gastkemper, 20bty&iu voor de
Leefomgeving [PBL], 2013tijnenbosch, 2015 er Beek2015) Apart from this, the retail structure has
experienced the most pissure in miesized citiesespeciall thosecities located clos& the boarder
(ABN AMBRO, 2013; CLO, 2aPB, 2016Dynamis, 2017; Evees al.2015; Goudappel Cofferg)V,
2017; Stijnenbosch, 201%saresult, governments have started tweate policiedo respond to the
changing retaistructure andvacancyThepolides aredirectedspecifically atity centers, because these
are the main retail centers of the Nettlands

Thestudies claim that theetail structure is changing due teammerce, the changeidterests of
customersgconomicdevelopments andlemographialevelopmentsFirg, people buy morgroducts
onlinewhichmeans less purchasesdity centers (CPB2016; Hoogerbrugget al, 2017 PBL, 2011 In
addition, Dynami$2017) and ABN AMBRO (2013) claim that physical shops need to append experiences
or services to their products in order tompete with ecommerce Secondthe interests of customers
have changed with an increased convenience culture. People traveytoetiters for experiences, social
gatheringsfood facilities, leisure activities and servicehich ask for a different sugly from the retail
center (ABN AMBRO, 2013; Dynamis, 2017; Goudappel Coffeng BV, 2017; Ter Bgekhi?01be
economic crisias affected ad changed the retail structure because of the decreased revenue in retalil
(ABN AMBRO, 2015; CPB, 2016; TekB2015) A higher number ofacangeshasconsequently

occurred due to the crisis (Evers, 2011; PBL, 2014; Stijnenbosch, Riltd), demographic changes
haveinfluencal customerdemand not only population but alsaging ancchanges in the household
composition have impacted #t demand (ABN AMBRO, 2013; CPB, 2016).

The developments that chandé¢he retail structure hae caused a increase in structural vacanapd an
oversupply of retail floor are@ABN AMBRO, 2018L0, 2017CPB, 201&4oogerbruggeet al., 2017;
Stijnenbosch, 2015A building becomes structutglvacant wherit is empty for more than three years.
However,a shortterm vacancy of less than a year can be described as healthy because it pepades

for businesseshat arelooking for premisesEvers et al., 2015; PBL, 2014). For the Netherlands the
general vacancy rate of gross floor aveas9% in2017 with 3% as structural vacant gross floor area.

This isl%less than in 2016, but the vacancy rate of the gross floor area hassirran2008 (CLO, 2017).
According tahe Centraal PlanburedGPB (2016), structural vacancy occurs on the edges efdity
centerbecause the efficiency for shopsthose locations is lowelo deal with structural vacancy and

the changed demand of cumners,studies by consultant agencies and governmental institutions suggest
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the transformation of land use functionsiahe edges of the citgenter. This means a transformation of
the retail function to other functions sudksleisure, housing or foothdlities (CPB, 201@ynamis,
2017;Stijnenbosch2015; Ter Beek, 2005Moreover,to deal with the changing retail stcture and the
resultant vacancies in retail buildings, and to prevent a disrupted retail makigi, AMBRO (201,3)
Stijnenbosch (2019nd Voss (201&ecommend collaboration betweestakeholders of the city center.

The changing retail structuiefects primarilymid-sized citiesespeciallghosein regions close to the
border.Mid-sized citieexperience greatestrugglebecausdargercities have become more attractive to
visit due to improved mobilitpptions Largercitiesconsequentlyattract people by their places of
interests andnvestorsthuslook into these cites(Dynamis, 2017)Therewithal, migsized cities in
regions closed the border struggle the most because of itheeripheralposition and demographics
With regard todemographis, some regions have a high aging rate éstart to) deal with shrinkage
(ABN AMBRO, 20180, 201 Evers , 2015; Goudappel Coffeng BV; &ilposch, 2015)In fact, the
Netherlands deals with nine shrinking regions already and it is estimated thaher regions wilbegin
to facepopulation losesbefore the year 2040 (Rijksoverheid, n.An) overview of these regioris
provided inFgurel. The prognoses also incluttee mid-sized cities Den Helder and Emmen as future
shrinking cities and Heerlen and Terneuzen as recent shrinking cities (Kodamkmg, Huisman, van
Duin & Stoeldraije, 2016). Compared to the vacancy, the rate of vaoasg tjoor area ikigher in these
regions CLO, 2017TCPB, 201&vers 2015 Stijnenbosch, 20)50f which an overview of this vacancy is
demonstrated irFgure 2.This can be explained liye declining population in these regignshich

cause lessdemand for retail spacén city centersABN AMBRO, 2018tijnenbosch, 2015Y.he @uses

of shrinkagan the Netherlands are agingeindustrialization in the pastnd migration othe youth to
other cities(Elzerman & Bontje, 2015; Hoekveld & Bontje, 2&b®iman et al2016).

Figure 1The shrinking regions and future  Figure 2.Degree of vacant gro$®or area
shrinking regions of the Netherlands in the municipalities of the Netherlands
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S0 not onlyis the impact othe changing retail structure and vacaraygerin mid-sized cities in regions
close to the bordeof the Netherlandsbutit is also prgectedthat these regions will deal with more
shrirkage in the futur§Kooiman et al., 2016; Rijksoverheid, n.p.). For this redherfocus of this
research is on migized cities in (future) shrinking regiofifie aim is to provide a learning trajectory for
(future) shrinking cities on how #y can copewith the changing retail structure and vacancy in city
centers. The research aiamd the research questiorae discussed in the next subchapter.

1.2 Research aim and research quesiion

As the problem indition hashighlighted the focus of thiseseachis on midsized cities in (future)
shrinkingregiong more precisdy, the focuds on city center policgn howto cope with the changing
retail structure and vacancy hisleadsto the following research aim:

Research aim

Identifying the coping mechaisim of city centerswith regard tothe changing retail structure and
vacancy with particular attention on shrinking regions, and posinga learning trajectory for other
(future) shrinking cities.

To poposea learning trajectory for other future shrimig cities in the Netherlands, amparison is
made using a comparative case study deslggtween a Dutch shrinking city and a Dutch rebminking
city. Helmond serves as the case study for a-giarnking city and Heerlen as the case study for a
shrinkirg city.More information about te methodology of this research is provideddmapter 3.
Furthermore, thigesearch answers thfollowingresearch questios

Research guestions

How do cities cope with the changing retail structure and vacancy in theiyr cénters?

Are the experiences different in shrinking regiorend what can other (future) shrinking cities learn
from this?

To help answer the research questisubqguestionsre asked t@uidethe research. Those
subquestions aras follows

What are the challenges of the changing retail structure?

Are those challenges intensified in the cities of shrinking regions?

How do policy makers cope with those challesge

What have been the successes and failures of these policies?
Whatrecommendations can beadeto other cities about city center policy?

Some notes can be made about theopeof the research. The main focus is on seided cities of 5000
to 100,000 inhabitants. The Netherlands contsaf largercitiessuchas Maasticht and Groningerthat
are located in shrinking regisnhowever these cities manage to grow and the jctionsare that these
citieswill continue to growTheO A (i A S dd@n b dkPlaingédKbye presence of educational



institutions that attract yomg people to migrate to those citi€kooiman et al., 20)6Therefore the
focus is on migsized cities that do not function as student cities in particular. Another note is the
exclusion of rural areadsom this research. The focus is only on urbadiaseas withthe above
mentioned population range.

1.3 Societal relevanand scientific relevance

The soatal relevance of this research relates to thffects of vacancy in city centerss stated in
Chapter 1.1 mid-sized cities deal with more structur@gacancy especiallythoseclose to the boder that
deal with populatiordecline(in the future).These cities areconsequentlymore prone to decaywhich
calls br governmental intervention (Buitelaar, 2014; CPB, 2016; Evers, 2015; PBLTadd&more
precise, vacant buildings have a negative effect on the surrounding area and centénsredore fall
into a downward spiral or vicious circle fofther vacan@esandfinally decay (Buitelaar, 2014; Hospers,
2016; PBL, 2014). According to Hospers (204dancy has two consequencesdaity centerthat
strengthensthe vicious circle of vacancy and decaystFHospers points out that vacancy is a reafwn
less visits to the city centeBecond, shops that want to settle in the city do not wantbimlocatedin an
area with much vacancy. These consequences result in a less attractive area with lessforsiter
shopstherein. For that reason, shops have problems mairitajitheir businesses and can become
bankrupt. The vacancyhusincreases whe shops become bankrupbg governmental intervention is
legitimate to prevent decay (Buitelaar, 2014; CPB, 2016; Evers, 2015; PBLT28téntribution of this
research is tadentify thegovernmental interventionthat are needed taope with the chaging retail
structure and acancyand hencdo overcome vacancy and prevent decay

The scientific relevance of this research is the amplification of the literature on the changing retail
structure and vacancy because the emphasis is mostly on smisifiptions such as the egmwmic

crisis, ecommerce and the changed interests of customérat induceshifts inthe retail structure

(Astbury & ThurstaikGoodwin, 2014; Findlay & Sparks, 2012; Weltevreden & van Rietbergen, 2007;
Zhang, Zhu and Ye, 2016hese disruptions are insigated as independent disruptions in a wider
contextratherthan collectively inspecific city centersThereforethe relevance of this researchiis
contribution to the literature on multiple disruptions that affettte changing retail structure.

Newertheless, since the last decadbere is a growing body of literature on the changing retail structure

in city centers and the corresponding policy. In fact, Wrigley and Dolega (2011) are seen as the first
scholars who invegiated the impact of those siiuptions on retail centers (Dolega & Celinskaowicz,

2015; Singleton, Dolega, Riddlesden & Longley, 2016). They concluded that retail centers are affected by
those disruptions in a structural manner. Howemée literatureon this topic is still scaec(Dolega &
CelinskaJanowicz, 2015), so this research amplifies the existing scientific literature on the changing retail
structure in city centers by focusing on multiple disruptions and on city centeligmlic

Theliterature is scarcenot only on the changing retail structure in city centers in general, but also on
the changing retail structure of city centers in a shrinking context. In other words, not iswcitten
about disruptiongo the retail sector irthe city certers of shrinking areas. Thualy aspect scholars point
out is that demographic changes impact the retail segtderms ofcustomer demands (Balsas, 2014
Dolega & Celinskdanowicz, 2015; Singleton et al., 2016). Apart from thesemphasis of thecentific
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literature on shrinkagés mostly on the whole city insteaof specifi@ally on the city centerMoreover,
the changing retail structures nottaken into account in urban shrinkage. For these reasons, this
research amplifies the existing scientifterature as well by taking the shrinking context into account
with the investigation ofthe changing retail structure in city cenger

1.4 Structure of thesis

The thesis is structured gightchapters. The first chapter has introduced this thesisieg@ntirg the
problem indication, the research aim and research questions, and the relevance of this research. The
theoretical framework is provided i@hapter 2, in whichChapter 2.3. includes the conceptual model of
this research. The methodological aspearediscussed itthapter 3 which includes the research
approach, the research methods, operationalization, research analysis and a discussion on the quality of
the research. The case studies of this research are comprehensively descriieghtiar 4and thepolicy
analyseghereof are provided irChapter 5. The results of the-ahepth interview method are provided in
Chapter 6and Chapter 7. First, the results on the challenges of the retail structure are presented in
Chapter 6 andhey answer the fist two aubquestions of this researcBecond, the resultsf the policies

on the retail structure are presented Ghapter 7, andthey addresghe third, fourth and fifth
subquestios of this research. Furthermore, the conclusion, discussion and recomrtiendan
scientificresearch are provided iGhapter8.

11



Chapter2: Theoretical framework

The theoretical frameworkn how to copewith the changing retail structurand vacancyn city centers
isprovided in this chaptefThis is done toffer direction to this researchrirst, resilience theory is of

interest for its signification ahe changego the retail structure.The theory is applietb city centers

and retail centers to dermine how they respond to the disruptionto the retail stricture (Balsas, 2014;
Dolega & Celinska, 2015; Erkip, Kizilgiin & Akinci, 2014; Fernandes & Chamusca, 2014; Karrholm, Nylund,
de la Fuente, 2014; Singleton et al., 2016; Wrigley & Dolega, ;20idl jsof interest for the construction

of the learning trajemry on how to cope with the changing retail structure. Secdhd,theory on ce
creationis of interest for the organizational operation of the changing retail structiicdhe more

precise the concept of careation is anethod forstakeholderdo copewith societal challenge@ason,

2018; Verschuere & Steen, 2015; Voorhdgkkers & Tummers, 20150 addition,Chapter 1.3 has
demonstrated that the changing retail structure is conceived as a societatiogallSo the theory of
resilience and the compt of cocreation can helpo construct the learning trajectory. Other theories on

the revitalization and regeneration of city centers are not included in this research. This is because those
theories start fom dilapidation, whi the focus in this resaah is on preventing dilapidation.

2.1 Resilience theory

Resilience theory originates frodolling és cited irErkip et al., 2014; Karrholet al., 2014) in ecological
a0dzRASE G2 YSIFadaNB | aeaidsSyQa LISNEA azingthe@Bteni 2 OKI y
however, it has since beapplied h otherscientific fields wittown interpretations In generalthree
interpretations aredistinguishedn resilienceFirst, the engineering resilience interpretation found in

physical sciencassumeshat shocks can move a system off its equilibrium growth pad, but the self
correcting forces and adjustments of the system bitrgack onto the equilibrium growth path. Second,

the ecological resilience interpretation found in biological science assumagsystems have multiple
equilibriums where a return to the prshockstageis not required. It is abouthe number ofdisruptiors

systems can absorb before they are damaged and moved to the new form that is the equilibrium state.
Third, the adaptive refience interpretation found in complex system thedoguseson the anticipation

off yR NBIFOlAz2y (2 (K Sinidkitedhé Byactdf digrdpHoh ghdl to stilvlagey (2 Y
further development It does not includeequilibrium states(Dolega & CelskaJanowicz, 2015; Martin,
2012;Simmie & Martin, 2010Singleton et al., 2016According to Dolega and Celinskanowicz (2015)

the adaptive interpretation is based on the evolutionary approrhconomic systems by Simmie and

Martin (2010) that denis the equilibrium state of economic systems. This means economic systems
continually adjust and reconfigure themselvasthe longterm instead of returning to a previous stable

state (Simmie & Martin, 2010).

Theadaptive resilience interpretation ertinent to the implementation of resilienci retail. In fact,
Wrigley and Dolega (2011) state that city centansstcontinuallyadjust and reconfigure themselves to
external shocks in order to function well, which is in conformity with the adaptiveaesd

interpretation. They are seeas the first scholars who investigated the resilience of retail in city centers
(Dolega and Qimska, 2015; Singleton et al., 2016), and their adaptive resilience interpretaticetail is
followed byscholars such a@alsas (2014), Dolega and Celind&aowicz (2015) and Singleton et al.

12



(2016) While ot all scholars mention thenesilienceinterpretation such as Erkip et al. (2014) and
Fernandes and Chamusca (2014), Karrholm @t@D14)interpretation of resilience is remarkable
compared tathe other scholarsThis is becausk€arrholm et al. (2014) expose retail resiliencerfrihe

ecological interpretation despite their denial of the equilibrium conception as well. They mention retail

resilience as the proces$ @staying in the gamE,sowever,this also resembles the adjusting and
reconfiguring aspect of the adaptive integtation. Despite the different interpretationsf oesilience, it
is noticeable that scholars refer to the same definition to implementifeésilience. This definition

GFh15a GKS aeaidsSyQa SldAfAONARdzY AydG2 | 002dzyiod wSidl

ECKAfRae 2F RAFFSNByOH GeLlSa 2F NBGFATAYy3 G2 |
equilibrium without failingtopg2 Ny A G a FdzyOldA2ya Ay | adzilAylofsS

(Balsas; 2014, p.161, Dolega & Celin¥kaowicz, 2015, p.17; Erkip et aD12, p.113;
Fernandes & Chamusca, 2014, p.171; Karrholm 2G4, p.121).

Shocksto the retail structurehave been the reason to Figure 3Components of thefanging
investigate the resilience dhat structure. Wrigleyand retail structure.

Dolega (2011) have focused on the econoanisis angto

a lesser extente-commerce as externahockgo which
retail structuresmustcontinuallyadjust and reconfigure
themselves. According twrigley and Dolega, the
economic crisis has caused a decreased income for
households and consequently a decreased market in ret
In addition, Singleton et al. (2016) claim that@mmerce
has caused continuousigcreasingcompetition for shops,
especallywhen their products can be easily found online
(Singleton et al., 2016l comparison, Dolega and
Celinskalanowicz (2015) also mention shotkshe retail
structure, but theysuggest thathe shocks ee long-term
procgsses or sl bur.ns.Apart fram e—commercg, they Aspects are drawn from Dolega and

mention demographic developmenssich as aging and Celinskalanowicz (2015), Singleton et al,
changes in householktbmposition an increased (2016) and Wrigley and Dolega (2011).
convenience culturecause of technical innovatioand

large-scale retail developmeriy large chain stores. These

large-scale retail deglopments disturbs the functioning of small and independent stores, according to
Dolega and Celinskianowicz. The afementioned shock® the retail structure arellustratedin Fgure

3. However,Dolega and Celinskinowicz (2015) claithat the nascemre and degree of external shocks
vary by location.

Large-scale retail development

The resilience of retail can lm®nceivedn two wayshamelyeconomically and spatiallfzirst, retail
resilience can be approached as the economic sector or retail structure of a city or region @olega
CdinskaJanowicz, 2015lt refers to thetypesof retail sopsin a placesuch as independentspsand
retail chans.Dolega and Celinsklanowic2015)link the definitionof retail resilienceo thisapproach
however, they argue that resilienceniemnomic geography studies is usuabsociated witla place

13
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instead of areconomic sectarSecond, retail resiliena@an be approached spatially as a place that
comprises of retail, such as shopping streets and city centers. Not only are the retagbatgportant,

but other aspects of the arealsodetermine the resiliencesuch as the maintenance of public arets
attraction oftouriststo the area and the image of the aré¢olega & Celinskdanowicz, 2015). In
comparison, Karrholm et al. (2014ddress retail resilience under the assumption tidas one aspect of
the whole urban landscap@he spatial approach of retail resilience is of interest in this research,
because the focus is on city centefgqart fromthe definition of retail resilieoe, Kéarrholm et al.
providedthe followingdefinition of spatial resiliencewhichretail resilience is part of:

GThe ability of spaces to cope with diversity and change while retaining their identity, bearing in
mind that spaces are always related aeperdent on spaces other than themselges
(Kéarrholm etal., 2014 p. 123.

Sontaneous responsand controlled responsgare distinguished to achieve resilient retail cerster

Erkip et al. (2014) suggest theggontaneous responsesuch as longer aming haurs, increased

sanitations and services of homelidery, are from individual retailerand that controlled responses are
plans made in collaboration with public authorities such as associations and municipalities. According to
Erkip et al.spontaneous responses have the chance to fail when they rmoéin tune and they are more
vulnerable tothe impacts of change. Therefore, Erkip et al. suggest a controlled response to achieve
resilience in retail centers. Similarplega and Celinsklnowic42015)suggest a controlled response

with multiscalecoordination from involved actors on the horizontal and vertical letebuild adaptive
capacity for a resilient retail centefFhis means collaboration between public and private actors as well

as cdlaboraion amongdifferent governmental leveldn canparison Fernandes and Chamusca (2014)
recommendmakingdecisions on the regional level in order to prevent solutions thablve the

acquisition ofmoney onljlocallyovera short term. Apart from tis, Wridey and Dolega (2011) suggest

that small indegndent retailers and retailers of retail chains need to create relationships in order to be
resilient. Furthermore, Balsas (2014) state that public authorities can learn from the actors of the private
sector regardinghow to maintain city centerairigleyand Dolega (2018lsosuggestppointinga city

center manager andstituting a business improvement distri(BID) Nevertheless, Balsas (2014) is

critical d appointing a center manager becayseording © him/her, it does not contribute to long

term resilience

Apart fromcollaborationon different levelsscholars mentiomther factorsfor achieving aesilient city
center.First the city centef iénage and maintenancand the attraction of toudsts tothe center are
mentioned byDolega and Celinskianowicz (2015 the spatial approachfaetail resilience. In
addition, Balsas (2014) and Erkip et al. (2044 mentionthe maintenance of retail centette achieve
redlienceand attract visiors. Seond, Balsas and Erkip et mlention accessibilitysuch as auitable
public transportation an@ptimal parking managemenSimilarly, Wrigley and Dolega (A)-uggest
supportive parking policylhird, thebalancebetween retail and other funebnsis mentioned by Erkip et
al. (2014)and Karrholm et al. (2014). Erkip et al. claim that retail centers neetthaderestaurants and
cafes to meet customatemands, while Karrholmet al. mention the functions of housing and working
areas to make theentermore lively, also in the evening. Fourthe fine-tuning of centers is mentioned
by Balsas (2014whohighlights that the development of new retail area will weaken old reteshs
when there is no additioa demand.Hfth, to achieve resiliencea datébase of vacancy is important to
obtaininsightino i KS OA (i & OS iedatliNgraan®(EdSphat ali, RA4)T hese aspects are
summarizedin Table 1lon the next pagewhichprovides an overview.
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Tablel: Aspects that contribute to a sdlient city center
Interaction and collaboration between public authorities on different governmental levels and private partie:
(retailers, irvestors).

Maintenance of the city center

Accessibility of the city ceat

Amix of retail andthe integration of other functions into the planning of city centers (leisure, servicesl).

Fine tuning of retail centers.
Database orthe level ofvacancyin order togain moreinsight irto the operation of the city center.

The &pects are drawn frorBalsas (2014), Dolega and Celind&aowicz (2015), Erkip et al., (2015), Fernandes and
Chamusca (2014andKarrholm et al., 2014).

The esilience of a retail center can be determined by the level of vacancy and by tiod meiail
(Dolega & Celinsk3anowicz, 2015; Wrigley & Dolega, 2Q1ahich are also included Table 1 First, the
vacancy rate can be measured as a percentage thdtasgither the empty floorspace or the empty
units of all store units. However, the perdageswill be different when bothypesof measurenentsare
executed (Wrigley & Dolega, 2011). Furthermore, Wrigley and Dolega (2011 state that vacancy becomes
a prdblem whenthe building is vacant fdonger than two years, buhey viewshortterm heathy
because it responds to the demands of the us&scond, the mix within retail is mentioned as an
indicator of a resilient center. Not only diversity within rétsthopsbut alsolargeretail chain shops that
attract visitors called anchors are mentish Epeciallyfood-relatedanchor shopsre mentioned by
Wrigley and Dolega. Neverthelesdjile chain stores can put city centers on the map, it can nake
center less distinctive because small independent stores add distineem the center (Dolegand
Celinska, 2015; Wrigley & Dolega, 2011).

This subchapter has discussed the resiliencerghéorelation to the changing retail structure and
vacancy. The next subchapter discusses the theory ameztion.

2.2. Cocreation

The concept of caredion originatesfrom marketing studies in literaturas a tool to create more
valuable products and to achieve competitive advantagedbke private sectarCocreationrefers tothe
organizational change @ A Ny Qa 2 LJSiNdvhich tReyfop Man&y@dnt must involve
customers in the production prosses in order to create value (Gouillart & Billings, 2013; Gouillart &
Hallet, 2015Payne, Storbacka and Frow, 20B8ahalad & Ramaswamy, 20@hamm & Ghazali, 2014;
Voorberg et al., 2015). Not onlyeacusomers seen as the engsers in cecreation, hut they arealso
seen as sources of new value creation. lrcation customers can share their experiences on a
platform created by the firm. These experiences can improve the progiasefore the valueof those
products can increase. In other word®-creation is a continuous process of value creation by taking the
experiences of customers into account in production processes (Prahalad & Ramaswamy, 2004;
Ramaswamy, 2009\ ccording tdPayneet al(2008) the focus of Phaladad and Ramaswamy is on
providing experiences to customers in order to create valuable prodhotsever,an indication of
experiene is lacking in the definition of eoreation in more ecent researcty Ramaswamy (2011¢c
credion is defined by Ramaswanag

GThe practice of developing systems, products, or services through collaboration with customers,

managers, employees and other stakeholders
(Ramaswamy, 2011, p.195).
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Prahalad and Ramaswamy (20@4d Shanmm and Ghaali (2014) dscuss the relevanaaf applying co-
creation in retail. Prahalad and Ramaswamy (2@0g)ie that the traditional operation of firms is
challenged by several changasd forceson the market suchas globalizationderegulation the

outsourdng activities of industries and customerswho have become more informed, connected,
empowered and active on the mark&wing to this, firms have difficulties differentiating on the

market and customers wilurchasethe cheapest product available when thaseno diferentiation. As

a consequencdghe Wallmartizatiorof the market can occur, which means that large chain stores move
into a region and devastate local businkésgause ofhe low prices tlose stores offe However,

customers are not satisfied witthe Walmartization supply on the market and they want choade
valuable products. For this reason-c®ation emerges as the tool to create differentiated and valued
products (Prahalad & Ramaswamy, 20@Hyilarly, Shamm and Ghazali (2014) highligthte chargesin
demandon the retail marketsuch ashe focus on experiencing, entertaining and communicating as well
as a different demantbr products because of the changes in demographics. Moredvey, stae that

the environmentin whichcustomers Bop needdo be attractive. According to Shamiand Ghazali,
customers are more inclined to provide feedback on products when they can have experiences and when
customers are shopping in an attractive environmdrat feedback can be used to improve the

products and thereforeincreasethe value of products. However, the statements by Smaend Ghazali
are suggestiongheyrequire further investigation in order to be reliable sourq@914)

Apart fromthe consileration of cecreation n the private seair, authaities in the public sectohave

started toconsider cecreation in policy makings a toofor value creationFor instance, Bason (2018)
considers cecreation as an element of achieving public sectooiation, whié Gouillart and Hallet
(2015)and Vooberg et al. (2015) mentioit as a new reconfiguration strategyafl 2 S NY YSy (i Qa
organization In this reconfiguration strategy, stakeholdg@marticipatein the design and delivery of

LJdzo f A0 &aSNIBAOSad ¢KAAa YSI yandiedstaie ouisaurcéd ttioseiivioS I2 FS
participate(Gouillart & Hallet, 2015; Voorberg et al., 2018)comparisonBekkers and Meijer (2010
claimthat co-creation in the public sector is about the contribution of stakeholderthe developments

and exeutions d policies as well as the involvement of those stakeholders in the goveri@ag@nda
According to Bekkers and Meijestakeholders include citizensirfis, associations, experts and societal
organizationsMoreover, Franzen (2011and Gouillartand Hakkt (2015) point out that stakeholders
mostlyaggregatén communitiesof sharedinterests According td-ranzen (2011) coreation in the

public sector fouses mostly on shopkeepégatrepreneurassociationskFurthermore Uppstrom and

Lonn (2015point outthat in addition to economic value, on which private companies fogublic

authorities must also include social value and demographic valuehiatopolicy.

The concept of careation must not be confuskwith the concept of ceproduction orwith the concept
of interactive policyin policy makinggdespitethe fact thatthese terms are used interchangeably in
literature according tovoorberget al.(2015) Bekkers and Meijer (2010) highlight the differences
between the terms cgroduction, ineractivepolicy and cecreation. They state thato-production
refers to participatiorin the implementation of policywhile interactive policy referso participationin
the design of policy. Goreation in the public sector refers to the participatiohpartiesin the
implementation and design of the policy. In other words, the scope of participationéneation is
broader compared to cproductionand interactive policy (Bekkers & Meijer, 20116 comparison,
Bason (2018) highlights the differendestweenco-creation and ceproduction co-creation is about
creating solutions with people, while goductionis about improving thgovernmentakervices
offered by people withtheir own resources. Apart from these different interpretatioMgrschuereand
Steen (2015) claim that cproduction refers to the participation of citizenshile co-creation refers to
the participation of people with several roles such as business owners or other stakeholders. In addition,
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Verschuere and Steen (2018} wellas Bekkes and Meijer (201QYefer to the participation ladder that
rates the level of participatigrhowever this ladder focuses only on citizens in general instefad
stakeholder groups. Therefore, this research does not take the participation latdeadcount.

Cocredion is considered by public authorities because of the incentives, according to several scholars.
First,as described ikhapter 1.3 co-creation is mentioned as a mannierwhichto deal with societal
challenges such adimate change and agirf@ason, 218; Verschuere & Steen, 2015; Voorberg et al.,
2015. Secondc¢o-creation is suggested as ethod fordeaingwith the decreased budgets of
governments (Verschuere & Steen, 2015; Voorberg et al5)2@iwhich Gouilldrand Hallet (2015)
mention that public money will be saved when governmental wor&ussourced to stakeholders in €o
creation. Third, it is mentioned as a tool to improve the quality pblicy and tagain knowledge on the
L32 £ A O@& (JRekkérsiZoMgs,2040; Dork & Monteye, 2011;Uppstrom & Lénn, 2015). Dérk and
Monteyne (2011) claim that new ideas emerge because of the stakelfla®mwledgethat is taken into
account.In fact, hose stakeholders dispose of the spatial knowledge of citizens. &ereBekkers and
Meijer (2010) chim that governments strive for the support of important parties as well as a policy that
is representative. Fourth, Bason (2018) and Gouillart and Hallet, (2015) state tbisatmn is a process
to achieve innovatiomi public sectors, whicthose schtarsmention as a requirement for governments.
Ffth, Bekkers and Meijer (2010) suggést stakeholders have interests and therefore participate in
order to fulfill those interests. Nevertheless, Voorberg et al. (2018)skeptical about the ults ofco-
creation. They clairthat lessis known about the outcomes of ecreation and they argue that €o

creation is consideretb be avalue itself in studies.

Gouillart and Hallet (201%jave formulated five steps
to dev_elq) C(}creatlor_l in the pubt se_ctor These Table 2:The path of cecreation by
steps involvehe appliance of caereation and the ,

attitude towards cecreation and they are collectively Gouillart and Hallet (2015)

NB ¥ S NNIEhR path 8f cdcraatioie. These five steps 1: Identify the communities/stakeholders
are summarizedn Table2. First, the public sector need; thatare of interest.

to decide whos of intaest for policy makingn co- 2: Create engagement platforms.
creation. Gouilart and Hallet mention this as identifyin=z: Encourage interactions between the
the communities or stakeholders that are of interest. | stakeholders.

Secondthe public sector must createngagement
platforms © attract the stakeholders who are of
interest Third,the public sector needs to terd for
interactions betweerstakeholders the engagement | 5: Gain newalue.
platforms can be used to find netypesof interaction
between these stakeholders. Fourthose

a il 1 S Kiadivilusl sdefiencesvhichare formed
during te interaction processesneed to be enabled
Ffth, these experiences create value for the public
sector whenthe previous steps are followed (Gouillart & Hallet, 2015, p.43).

4: Enable the individual experiences of the
stakeholders.

Source: Gouillart and Hallet (2015, p.43) an
own elaboration

Apart from the incentives to ggy cocreation, scholargiscuss how to have succedsil appliance of co
creationas well as the attitudéowardsco-creation Gouillart and Hallet (2015) present five building
blocks or principlefor successful careation in the public sector. First, they suggisit a cocreation
initiative mug be putinto wider perspective t@chievelonglasting results. This means the initiative
must be considereth multiple sectors such as the economic, statiand environment sectawithin
the governmental organization. Second, they suggest a botipmpproachto fit into the local context
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of ideas and practice, instead of an initiative that is transferred from another place. Thirdsubggst
that govenors need to trust the process and stakeholders as well as let go of controlling every step.
Fourth the foaus needs to be on the people within the process instead of on the process itself. This
enables people toleviseexperiences and initiatives that anet steered by the process itseKinally
(digital) engagement platformmustbe introduced to lave livemeetings and workshops for the
participants, which is in line with the five stefiar developingco-creationproposedby Gouillartand
Hallet themséves.(Gouillart & Hallet, 2015Furthermore,Gouillart and Hallepoint out that the rules
and lavs enacté by the public sector are not negotiable with other stakeholders, screation needs
to fit into this legal framework in order to be success@iher scholarsighlightthat governments need
to become more transparerdndless bureaucratic tachievesuccessfuto-creation(Dork & Monteyne,
2011; Uppstrom& Lonn, 2015 These points aréstedin Table 3.

Table 3:Aspects of a successfppliance of cecreation
Approach the cereation initiative from a wider perspective.

Approach the cereation intiative from the bottomup.

Trust the process ahthe stakeholderpublic authorities need to let go @bntrol.
Put people first instead of the process

Introduce (digital) engagement platforms

Include the legal framework that consists of laws aagulations

Become more transparent

Become lesbureaucratic
The aspects are drawn from Dérk and Monteyne (2011), Gouillart and Hallet @@d8ppstrém and Lénn (2015)

The theory on careationwasdiscussed in this subchaptdhe coneptual mode] whichincludes the
theories of resilience and ereation is dscussed in the next subchapter.

2.3 Conceptual model

The conceptual modek demonstrated in this subchapter to explain hdwe theoretical conceptselate

to this reseach. Themodelconsists of independent and dependent variablese Hgure 4 for the
graphical display. To begin witllisruptionsto the retail market such as the economic crisis and e
commerce are designated as the independent variables. This is beoaastdtionson the nascene

of the disruptions are not included in this research. Nevertheless, disruptions have changed the retail
structure and hae caused vacangwyccording to the studieby the governmental institutions and
consultant agenciessdiscussd inChapter 1.1. The studies highlight that the impact of the disruptions
differs per area. In facgccording to these studiemid-sized cities and cities that deal with population
decline (in the futurejace achanging retail structure and vawayto higherextents. Therefore, the
changing retail structure and vacancy are dependent variables in this research. Furthermore, the studies
indicate that governments have started developpolicies however thesepolicies depend on the

extent and impat of the changing retail structure and vacancy. This means that the city center policy is
also a dependent variable in this research, because it depends on the effects of the changing retalil
structure and vacancy. On the other hand, the city center maiofluencethe effect of the changing

retail structure and vacancgyherefore, a two-sided arrow iglepictedin the figure between the variables
of the changing retail structure and vacanawd the city center policy.

The theoretical framework is relant tothe dty center policy variable, whidk infocusin this research.
The city center policy and the effects bath the changing retail structure and vacancy will be
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investigated underpinned bythe theory, in order tqproposethe previously mentioned learning

trajectory. Theabovementionedtheory includes policy measures aisdthuspart of the city center

policy variable of the conceptual modelkgure 4. The figure demonstrates what aspects of the theories
are taken into account to create tHearning trajectory. The operationalization of these and other
methodological aspects are discussed in the next chapter, in which the operationalizatiba famd

in Chapter 3.2.1.

Figure4: Conceptual model of thissearch

Disruptions to the
retail structure
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Changing retail

City center policy
structure and
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e Coordination with other creation
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Chapter 3: Methodolog

Themethodological aspects of this researa@te explained in this chapteiFirst,the research philosophy
as well as the approaches of induction afetluction,is discussed itthapter 3.1 Secondthe research
methods andhe operationalizatiorare discussedn Chapter 3.2. Thid, the data analysig discussed in
Chapter 3.3 Finally the quality of this research is discussedivapter 3.4.

3.1 Resarchapproach

TheNB & S | phlldsépNdldpositionwhich relates teepistemology and ontolog§Waliman,2016) is
discussed in this subchapté&tpistemology idescribed by Wallima(2016)as theway in which
knowledge can be conceived as welldsat can be conceived as acceptable knowledeologyis
described by Wallimaa H n mc 0 | Y Rt and2H$ A2808)asthéisaciall strubtiires and the
perception onwhat exiss. According to Boeije et 22009), the doctrine of ontologsefers tohow social
reality is built up and if social structures can be influenced by peop|¢h&aspects okpistemology
and ontologyhold a view on reality and are of interastrelation tothe philosophical position of the
researcherln comparisono this regarch the ontology doctrine relates to the existeaof the changing
retail structure that has causediandes This perception is determined by the experiences of the
peopleregardingthe changing retail structure and vacanuhich relates to the epistemology doctrine.
In other words, knowledge in this research will be conceivagtl orhow people experieceand
interpret the changing retail structure and vacanggr this reasojthis research presumes the
philosophical posion of an interpretivist who focuses on the different interpretations and experiences
of a social reality (Walliman, 2016).

Thisreseard takeson an inductive approaghwhereingeneral conclusions are drawn from specific
observations with inductive asoning (Walliman, 2016)he aim of this research is to create a learning
trajectory for other (future) shrinking cities, which mesatihe ©nclusions of this research are gendyal
applicableto those citiesHowever Walliman (2016) poirgtout that it is difficult to clearly distinguishes
between induction and deductiobecause insight o theory isnecessaryto know what information
shouldbe gatheredAccording to Walliman, this meatisat the researchshouldalso include a deductive
approachfor the abovementioned insightheory and tooffer direction.

3.2Research methods

The appliedresearch methods thatndto answer the resarch guestionsare discusseth this
subchapter Theresearch questions are repeatedBox 1, along with the research aim

Box 1:The research questions and the researchsaim

Research aim
Identifying the coping mechanism of city centearish regard tothe changing retail structure and vacanayith
particular attentionon shrinking regions, andrpposinga learning trajectory for other (future) shrinking cities.

Research questions:
How do cities cope with the changing retail structure and vacancy in tieicenters?
Are the experiences different in shrinking regipaisd what can other (future) shrinking cities learn from this?
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The research questions and agonform with qualitative research methsdhat focus on situations and
people (Boeijeet al,, 2009). To be more precise, this research has its point of focus on the situation of
the changing retail structure and vacancy, as well as on the pedpbaleal with this situation.

Qualitative methodgend to describe, interpret and declare the experaas of people within specific
situations. In other words, qualitative methods are used to investigate what meaning paesgtgto

their social situations (Boeije et al., 2008herefore in-depth intetviewswere held as the qualitative
research methodn this research along witeskresearch to prepare these-tepth interviewsThs
wasdone with a case study desigimt includes a comparative approadfurthermore, thecase studies
werevisited to gan additionalinsight irto the cases

Gomparative @se study design

A case study design with a comparative approach consists of two oppositendassscharacteristics

are compared (Walliman, 2016)Jhe cases are comprehensively analyzed and the conopatigreof

can generate new theoretical insights yBran, 202). This study cosistsof a case study design with a
comparative approachniorder to gain insighinto how shrinking cities can cope with the changing retalil
structure. Theoppositeof a shrirkingcity is a growing citytherefore, these two tges of citiesare the
comparative cases in this studyurthermore,because this study focuses on rsided citiesthe cases
must represent a migized city with between 5000 and 10@00residents.

Heerlenand Helmondserve as thenid-sizedshrinking citycase Figure 51ocation of Heerlen anc
andthe growing city caseespectively Heerlen on the one hand, Helmond
waschosenbecause it igurrentlythe only shrinking city in the P =
Netherlandswith a population of 86.840 residen{&semeente A !
Heerlen, 2018)Helmond on the other handhasa population of '
90.911 residents (Gemeente Helmond, 20I8)enational Y o
government appointed theity as a center of urban development i T d}
the 1980s Asaresult, people have started to settle in Helmond ar
the cty hasbegunto grow (Gemeente Helmon@013b).

Moreover, the number of residents in Helmonc:@mparable with L;g/ R, rigmens

the number of residents in HeerleRigure5 demonstratesvhere L}? H |
Heerlen and Helmond are located in the Netherlgratsd further eeren
informationabou the cases is provided (thapter 4. Source: Wikipedia (2016) and own

elaboration
Deskresearch

Deskresearchinvolvescollecting and analyzing secondary data tisatlevant for this research.
Secondary dateefers todatathat is already collected in other researBoeije et al., 2009 his dda is

from scientific studies and published documents of consultant agencies and governmental institiitions.
wascheckedo determinewhat isalready writtenaboutthe changing retail structurandwhat

influences this structure hason city centersMoreover, thedatawas checked to gaimsightinto the

societal impacts of the changing retail structure in city centéerd to provide direction to this research.
The studies of governmental institutions and consultant agertee beerdiscussed itthapter 1 and

the scientific studiebave been presenteh the theoretical framework i€hapter 2.Furthermore, the
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policy documents of the two case studies are adan into account in the desk research. The relevant
aspects of those policy documents atesribed inChapter5.

Field research

Fieldresearchin this workinvolvedconducting irdepth interviews with stakeholdersf Helmond and
Heerlen.These inteviewswere prepared with interview guidge which contain a list of questiorigr the
interviewees. The stakeholdersere categorized and each categorycdigs own interview guideApart
from the questions in the interview guid&éere was room for other questions during the interviews. For
example, questionaboutthe opening hoursvere created duing the interviews when the interviewees
mentioned thepolicy onthesehoursas an issuelhis mans that the interview procedsok place in a
semistructured form, because therwasroom for question®ther than those in thenterview guides
(Bryman, 2@2). Theinterview questiongan be found in Annex In addition the results of the field
research are discussedthapters 6 and 7.

The aimwasto interview seven stakeholders in each city to gatheufficient amount oflatar this
equates l4nterviewsin total. Howeveythe division of the stakeholders groupdfdisin the two cities,
andthe division of interviewees representing the stakeholder grougssequently differs in each city
Heerlen consistof multiple intermediarieswhile Helmond cosigs of one intermediary. The
stakeholder groups of the municiliiy and shop owners share the same number of interviewees in the
two citiest one whorepresents the municipality and three shop owners in each Tig.
operationalizatiorand creation of theeinterview questions are discussed in the next subchapter.

3.2.1 Operationalization

The interview questions in the field reseanskrre formed during the operationalization procegdth

input from the theoretical framework and the policy analydikis nears that for every subquestion of
this researchthe indicatas are checkedand these indicators are retrieved from the theoretical
framework inChapter2 and the policy analysis thapter5. Theconceptual model itthapter 2.3 has
demonstratedwhat vaiables are included to provide the learning trajectory on hiovwcope with the
changing retail structure and vacancy in city centers. The varial@esused to steer this research and
to form theinterview questions. To rigerate, this includsinsigh into the level of vacancy, fin&ning
with other retail centerscollaboration with other stakeholders, nokretail andother functions,
maintenanceaccessibilitythe appliance of cecreation and attitudstowards cocreation.Moreover,

the policy analgisis included in the operationalizatidn ensure thatthis research captures the relevant
aspects that relate to the changing retail structure and vacancy. For instance, the policy analysis revealed
a focus on the proliferation of the city in order tope with the changing retail structurand to attract
visitors Furthermore, the results of the different parts of this research are compar€tapter8.2. This
comparison also includes the studies of the governmental institutions and consultant agevitids
have beerdiscussed ilthapter 1.These studies have functioned as the motive for this resedrable 4
on the next pageresentsan overview of the operationalization process.
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Table 4 Operationalization of this research

Subquestions Indicators What is answered by Interview To
what? questions | which
parties
asked?
A: What are the I KIy3Ay3a NBi ¢ KS2NBGAOIf 34,567 M,Co,
challenges of the changin/ challenges (Chapter 2) 13 LR, S
retail structure? (This is asked in general to t 2t A O@haptey I
investigate what the changing = 5)
retail structure coisists of) Ly ( §aNapterB)s &
ietv onvacancy
B: Are those challenges 5 S Y 2 3 Nveldprhedts LrylelvsgChapter 6) = 26, 27, 28, | M, Co,
intensified in the cities of 31 LR, S
shrinking regions?
C:How do policy makers t2f A08 AyadN ¢ KS2NBGAOI 809,10, 11, M, Co,
cope with those WaBoration (Chapter 2) 12,14,15, |,R,S
challenges? I GG A G dzR Srediich & t 2t A O@nhaptey | 16, 17, 18,
I LILIE A kexgdlich 2 F 5) 19, 25,29,
t NBf AFTSNI (A2 L y ( §ONapterS)s ¢ 30, 32, 33

I 22NRAYLFGAZ2Y
areas andity certers

L y atdvAdéncy A Yy

I 2yGSyid 27F LI
(Accessibilitymaintenance/mix
of retail and d@her functions)

D: What have been the {dzO0SaasSa I yR Ly ( §aNapterS)s ¢ 21, 22,23, | M, Co,
successes and failures of center policy 24,34,35 IR, S
these policies?

E:What wSO2YYSYRIFGA2 ¢ KS2NBGAOI 20,36,37 M, Co,
recommendations can be center policies (Chapter 2) LR, S
madeto other citiesabout L Y LINE @ S NaBoyatioa L y ( §aNapter)s 2

city center policy? and cocreation

Theoperationalization process is done by takihg subquestions of this research into accourbr each
subquestion the following aredetermined what indicators are important, what part of the research
answers the subquestions, what interview questions ba askdto answer the subquestions and who
answvers these interview questions. The overview of all interview questions is provideuthax1.
However, not all variablehat arein the theoretical underpinningquare inthe conceptual model are
explicitly asked in the interview questions. The reasmnothave explicit questions on, for instance,
maintenance and accessibilityto maintainan open attitude in the interviews. Specific questions can
steer an interview in a directiothat does notepresent the experiences of the interviewees on the
topic. In other words specific questions can shift the focus of what intervieweilsotherwise say on
the subject (Bryman, 2012).

With regard tothe parties to which the interview questions arekad, the stakeholders are categorized
in five groupsthe municipality (M), intermediar(I), shop owne(S), reakstate owner(R) and
consultant(Co). The groups have their own question likt fit their cognitiondecause each
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stakeholder group has different tasks and intetiein the city center. Nevidreless,somequestionsare
imposed tomultiple stakeholder groupsee Annex 1 for an overview of the interview questioine
data collection and anajsprocesgsof the interviewsare discussed in the next subchapter.

3.3Data analysis

The data analyis of th & & fielizFege@&comprisedseveral stepsThey are as followinding
stakeholders whavere willing to participate conductingthe interviews with these stakeholders, forming
transcripts of the interviewandcoding and analyzing the inteew data.

The first stepivasto find stakeholdergor the interviews Thiswasdone by checking policy documents
and thelnternet for the names of stakeholders whoouldbe potential intervieweesThese namewere
checked aoline for their email address in order to ask them if theyould bewilling to participate. The
municipalities of both citiesalong with arealestate ownerand twointermediaries in Heerlen
respondedand indicated their willingnesslowever, a reaéstate owner in Helmond respondehat
he/she wasot willing to participate and a consultant in Helmostated that he/she watoo busy
Nevertheless, a consultant agernioyHelmondwasfound with help from the municipality of Helmond.
Moreover, an intermedary in Helmondlid not respoml to the emails however, during a visit to the
office, he/she indicated his/her interest in participatirgjmilarly therewere noresporses to the emails
and reminders. For this reason, shapare visited to ask the shop ovems face to face if theyould be
willing to participate Those who werewilling to participate in Heerlen are notvolvedin city center
policy, whie for Helmond the three shop ownersa/ho wereinterestedare involvedn city center policy.
This is becase the shop owners in Heentewho are active in city center polipyovided responses
stating that they were not interested in being part of the studiiis differencenust be taken into
account for thequality of the results. Furthermore, a reaktateagentwasnot found for partigpation in
Helmond despite the suggestions and contact details from other stakeholders. This resulted in six
interviewees for Helmond and seven interviewees for Heerlen.

The second stewasto collect the datahroughin-depth intenviews withthe stakehdders whowere
willing to participate. The interviews took place from September 29, 2017 until NovemBéd2Z For
Heerlen the interviewees ar@ne personfom the municipality, a reatstate owner, two intermediaries
and three shopowners For Helmond he interviewees are one persdrom the municipality, one
intermediary, two personfrom a consultant agency and three shop owners. In addition, the two
personsfrom the consultant agency were both present during the intervighis means that seven
interviewstook place for Heerlen and six interviewsok place for Helmond. Moreover, the interviews
wererecorded with the Audio recorder program on a mobile phone.

The third stepwasto createtranscripts of these interviews anmmputer. Thisvasdone bytyping out

the textof the recorded audio fileword for word in the Microsoft Word program. In addition, the audio
fileswere checkedwice to ensurethat the transcripts include the correct text. This proctssk place in
Odober, November and the firdtvo weeks in December of 2017. Moreoyére transcription process
wasdone in an anonymous wdecause some intervieweesquested thatheir names or aganizatiors
not be publishedThe names of the intervieweagere changednto codewords. The first teer of the
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codeword is the organization they represen¥l for municipality, | for intermediary, Co for consultancy,

R for realestate owner and S for shawner. The second letter of the codeword &isis of the letter A

or B.The intervieweesvho represer Heerlenwere assignedhe letter A and therespondents from
Helmondwere assignedhe letter B. The codewords are followed by a number when there aneemo
interviewees from the type of organization they represent. The oadéhe number is based on the

order of the interviewees. Asresult, the interviewees are mentioned as MA, MB, IA1, I1A2, IB1, RA, SA1,
SA2, SA3, SB1, SB2, SB3, CoB1 and CoB2. Tacoileswere present in the same interviewyhich

means that theravere 13 interviews in totalMore detailsaboutthe intervieweesare provided in Table

5. However the tabledoes not includehe names of organizations/companibgcause of the requested
anonymity.

Table 5:The interviewees, the organizations they repeat and their professions.

Heerlen Helmond
Ly G SN A § Organization Profession L v i S NI A Organization Profession
codename codename
MA Municipality Alderman MB Municipality Program
manager
1AL Organization that Chairman IB1 Helmond Center
supervises starting Stadsmarketing | manager
entrepreneurs,
commissioned by the
municipality
IA2 Wants to remain Chairman CoB1, CoB2 | Consultant Director&
anonymous about the agency that staff
function of the operates in member
organization Helmond
RA Realestate company that | Head of asset | - - -
owns a redail center in manager
I SSNX Sy Qa OA institutional
SAl Retailer Owner SB1 Retailer Owner
SA2 Retailer Owner SB2 Retailer Owner
SA3 Retailer Owner SB3 Retailer Owner

The transcriptavere codedandanalyzedas the next stefpased onthe coding practice o€harmaZas
cited inBryman 2012)which consists of the steps of initial coding and focused codim@pegin with
initial codingwascomprehensivelperformedby providing a code for every mentied theme in the
transcripts.Thiswasdone in the Word program badding commentshat represent a codéo every
themefoundin the textof the transcripts. After the coding process in Wolltk transcriptsand the
codeswere put into the coding program #as.Tl This prograntounted798 codes in this phase. Later on,
focused codingvasdone in multiple steps to form codes that are of interest for this reseaxdt.only
were codes that share the same meanimgrged but a selectionvas alsanade of codeshat are
relevantto this regarch.In the end, the number of codegasreduced to & codes.This process/as
comprehensive antbok much time because of théargeamount of informationgleaned fronthe
interviews Tobe precise, the coding and ansigprocesestook place from Jarary until Julyof 2018 to
find the relevant data for this researchhe quality of theesearch is discussed the next subchapter
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3.4 Quality of the research

Scholars such d3olafshani (2008Krefting (199%)and Morse, Brrett, Mayan, Olson and Sp&(2002)
have discussed the use thie validity and reliabilitycriteriain qualitative research to determine the
guality of the research. Tlsecriteria originates from quantitéve studiesand the discussion is about
whether the criteria fit into qualiative researchThis is because the psychological position, the
epistemology andhe ontology differ in quantitative research (Golafshani, 2083gfting (1991 and
Golafshani (2003 rgue that different criteria fit bettemito qualitative researchwhie Morse et al.
(2002) argue that the criteria of validity and reliability are applicadlgualitative studiesOut of these
threed 0 dzZRA S& X Y NB T §thehdR comprehatmstole becaused maudes a conceptodein
on the trustworthiness bqualitative research. Therefore, the aspects that Krefting has discussed are
taken into account in this research to determine the quality and trustworthiness.

The modelof Kreftingtakesinto accountthe criteria of Gubags cited irKrefting, 1991) ad Lincoln and

Guba &s cited in Kreftingl 991) with strategies on how taccomplish a qualitive and trustworthy study

in qualitative researchFirst it considersredibility, which indicates that qualitative research inchsd

multiple realities. Miltiple questions on the same topicsuch as multiple questions on the policy
processes and improvements for the city centewere askedn the interviewso take the correct
information into account andb prevent socially preferrednswersMember checking waalso done to

check whether the correct information is taken into account. This consisted of sending the transcripts to
the intervieweesSecond, transferabilitywhichdetermineswhetherthe results of a research can be

applied to similarcontexts was t&en into accountThiswasaddresse by focusing on multiple

directives such as shrinkage and a sizked city between 5000 and 1000 residents. These directives
determinethe contextsin whichthis research is relevanthrd, dependability which reérs tothe

consistency of the process done in the researcivas taken into accounThiswasdone by describing

the processes of this research in detail in this chapter and by including all data such as transcripts, audio
records and coding filesourth, confirmability, whichimplies thesupport of the results bthe theory

andthe participantsof this researchwas also taken into accoulember checking which contained of
sending the transcript to the interviewee, is aldone to ensure support. Furermore, addressing the

theory inthe conclusion chapter is a strategy to determine the fit of this research (krefting, 1991).

Apart fromthe abovementioned strategies, triangulation imather method ofaddresingthe qualty

and trustworthiness of theesearch (Krefting, 1991). Thré&@ms of triangulatiorwere applied in this
research. First, triangulation on data methods is applieétscuting policy analyses and by having field
research that consists of the-gtepth interview method. Second, triantation ondata sourcesvas

applied by interviewing multiple stakeholder groups to gain insighd possible different point of views.
Third, theoretical triangulatiorwasapplied in this researchy consideringheories fromdifferent fields
namelyresiience theory andhe theory on cecreation

The methodologcal aspets werediscussed in this chapteFhecasestudies are presentedn more detdl
in the nextchapter.
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Chapter 4: Case descriptions

The cases of Heerlen and Helmoaie comprehensivelglescribedn this chapterto provide insight ito
the two casesTheHeerlencaseis presented in Chapter 4.1 andthe Helmondcaseis examinedin
Chapter 4.2.

4.1 Case of Heerlen

Heerlen isa shrinking citghat is part of the shrinking Parkstad Limbuegion located irthe provinceof
Limburg and contains 840 residents in 2018 (Gemeertteerlen, 2018)To demonstrate the
population lossthe city had 8919 residents in 2012P@arkstad Limburg, 2018bMoreover, theoverall
Parkstad Limburgegionalsodeals with population decline (Rijksoverheid, n.p.). In fact, the region had
245165 residents in 2017compared t0250,792 residents in 2@ (Parkstad Limburg, 2018b
Nevertheless, Parkstad Limburg is marban compared to othebutchshrinking regiasthat are more
rural. The regiorhas become urban due to the mining industry that proeid economic and
demographic growth between 1900 an86@5. However, the minesere shut down between 1966 and
1973 and tlis has caused a high unemployment raespie attempts by the government to provide
work in the region, pople have left the areandthe youth still migrateout of the regionfor higher
education(Elzerman & Bontje, 2015; Gemeente Heerlen, 20@8aresult, the population habegunto
decline inHeerlen and Parkstad Limbuitg the future, it is pedictedthat Heerlen will have 84.000
residents in 2040 (Céraal Bureau voor de Statistiek [CBS], 2016

Apart from the population lossedHeerlen and Parkstad Limburg deal with a higigingratet
particularly,the rateof residents aged 65 and oldén comparison to the average ratd the
Netherlands In generalfor the Netherlandsthis rate wasd8.5% in 2017 (Eurostat, 2018), welihe rates
in Heerlenandin Parkstad Limburgere 22% and 23.3%spectively in the same yefParkstad
Limburg, 2018). The region ha®rcastedthat the aging rate in 2030 will be 33% in Parkstad Limburg
and 25% in the Netherlands in general (Parkstad Limburg, 2011).

The city center of Heerletlealswith the changingetail structure and vacancy (Gemeente Heerlen,
2016) and has not filled the void of thmine closures because of its nascento be more precise
Heerlenconsists of a network of districts without a historical core (Gemeente, Heerlen, 2008).
additionto the vacancy in Heerlen, Dynamis (2017) revdas/acancy rates of the city centem.2017
21% of the supply was vacant, while the vacancy ratgrads floorarea was 18% in 2017. According to
Dynamis, the available supply in the city center haselsedby 8% between 2016 and 2017 (Dynamis,
2017).Figure6 presentsa map thatindicatesthe buildingsthat were vacant in 2017 in the city center
red. This includes functions other than retail tothe figure also includes the retail center Het Loon,
which can be found in the bottoreft corner.The dty center policies of Heerlen on tlehanging retail
structure and vacancy are analyzeddmapter 5, but firstthe case study of Helmond is discussed in the
next subchapter.
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Figure6: Map of vacanhbuildingsin the city center of Heerlen.
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Soarce: Locatus (2017and own elaboration.

4.2 Case of Helmond

Helmond is agrowingcity locatedin the provinceof North Brabant it ispart ofthe de Peeftegionand

the metropolis regiorof EindhovenThecity includes former villages such as Stiphout anouBihuis

that are now neighborhoods dhe city (Gemeente Helmond, 208 The national government
designated Helmond as a city of growth in 198@d the city receivefinancial resources to improvies
living and working environment. As the result, the population has grown fros0B&esidats in 1980
(Gemeente Helmond, 2013b) to 901 residents in 2018 (Gemeente Helmond, 2018). For the futhee
Centraal Bureau voor de StatistigkB$(2016)predids that Helmond will grow to 10800 residents in
2040.However Helmond deals with agifgyt the aging rate itthis cityis lower than thenationalaging
ratet the aging rate in Helmond was 16.8% in 2018 (Gemeente Helmond, 2018) and the national aging
ratewas 18.5% in 2017 (Eurostat, 2018). Moreover, the municipality claims that other muitiesud

de Peefegiondeal with agingo a higher extenthowever,exact numbers are not provided (Gemeente
Helmond, 2016). In comparison, the documeéAtspr&enkader detailhandel in de Peélwhichis

written by the municipalities othe de Peelegion, highlights that other regions except Helmond will
experience atabilization or alight decline in the number of residents within thext 10years. The
documentstates thatthe regionhas a population of 20600 resident§Gemeente Asten et al., 2015)
but more recent numbers are not provided by one of the municipalitieded?eel. Inaddition, the
Helmondmunicipalityclaimsthe city isrelatively young despitéhe aging processecause the city has
attracted young peopléGemeente Helmond, 2013b).

While the city center of Helmontlnctions as the heart ahe de Peetegion it deds with the changing
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retail structure vacancyand competition from Eindhoven é&eente Helmond, 2013a; Gemeente
Helmond, 2014; Ter Beek, 2018) terms of the abovenentioned functioning the city center of

Helmond has a supralocal and regional levegirof/ision (Gemeente Asten et al., 2015). In comparison,
Eindhoven has a supraiiegal level of provision (Metropoolregio Eindhoven, 20158)xddition to the
vacancy, Dyamis (2017) claims that the rate of vacant supply was 15% in 2017 and Beenen in
Eindhovens Dagblad (201,@laims that the vacancy rate tife grossfloor areain Hemond was 11.5% in
2017. Figurd provides a map thaitlustrates vacant buildings the Gty center of Helmond in 2017.
These buildings are shown the color red in the figua. The figure also demonstrates the functions other
than retail. The policies dboth Helmondand Heerlen regardintpne changing retail structure and
vacancy are analyzed the next chapter

Figure7: Overview of vacarbuildingsin the city center oHelmond.

Source: Locatus (2017ahd own elaboration
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