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1. Introduction: Monitoring Approaches in Urban (Development) Research

Although the observation and evaluation of socio-spatial developments have long been
part of (urban) policy and (urban) planning, and thus also of metropolitan research,
the focus and methods of systematic monitoring of programs and projects have only
gained increased attention over the last two decades. Hanusch (2018, 1563) describes
spatial monitoring as “the collection, evaluation, interpretation, and provision of rele-
vant data/indicators as a basis for decision-making” that is “intended to provide infor-
mation on the actual development of predicted effects”.* In urban and regional develop-
ment, monitoring exists, for example, in the areas of general spatial monitoring, urban
development, the environment, sustainability, and climate change. Most recently, the
implementation of the United Nations’ “New Urban Agenda”, which requires cross-level
monitoring systems, has led to discussions on content and methodology in urban and
spatial monitoring (BBSR 2021). For all of these areas, monitoring is based on solely
quantitative approaches that work with statistical data and indicator sets.

Large-scale urban development projects have also been on the agenda of urban (de-
velopment) policy (e.g., BMVBS 2011; 2012) for about as long. These often involve the
construction of “new kinds of neighborhoods” (BMVBS 2011, 6) on industrial sites that
have become fallow land in the course of structural change. In the worldwide com-
petition between locations unleashed by globalization, these projects are intended to
attract attention and provide an image boost; they (re)present the city to the outside
world (Adam 2012, I). Therefore, it is hardly surprising that studies on the effects of
large-scale urban development projects often focus on the change in the cityscape or
on the image effect (Chilla et al. 2019/2020, 63). In contrast, very few studies also ob-
serve the long-term and inward impact of such projects, that is, on the local or regional
environment.

1 All translations from German sources are ours unless stated otherwise.
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Moreover, impact studies of urban development programs and large-scale projects
usually have an evaluative character (see, e.g., BMI 2021). Typically, the aim is to com-
pare expected and actual effects or to examine means—ends relationships. Evaluations
thus frequently serve to assess implementation and success. They are necessarily ret-
rospective. In addition, they are usually “sectoral” and “selective”, that is, focused on
specific (technical) questions (Chilla et al. 2019/2020, 64).

Monitoring, by contrast, is “conceived more openly” (Chilla et al. 2019/2020, 64).
It aims to “keep a whole range of possible developments ‘in mind” and takes “more

)

of an accompanying ‘real-time perspective” (ibid.). There is, with good reason, no es-
tablished blueprint for monitoring large-scale urban development projects. The ap-
proaches, forms, and methods always depend on the case under consideration: the
function of the monitoring, the respective knowledge objectives, and the specific lo-
cal and regional context in which the “new neighborhoods” are embedded (Chilla et al.
2019/2020, 64£.).

A “fundamental problem” of open, ongoing impact analyses that accompany large-
scale urban development projects is that at the start of monitoring, “it is not predictable
which topics will turn out to be particularly relevant in the long term” (Chilla et al.
2019/2020, 66) and which ones will not. At the same time, (many) impacts must not
be considered too early, “because a well-founded assessment depends on the maturity
of the project” (BMVBS 2011, 16). However, all contributions on this topic agree that a
longer, thematically open, comprehensive, and meaningful accompanying observation
is extremely costly and resource-intensive. To limit the effort, Chilla et al. (2019/2020,
65f.) therefore suggest formulating plausible “spatial postulates” and then testing them
empirically. By this, they mean formulating (hypo)theses about probable or possible
developments in different areas (e.g., media discourse, traffic, the real-estate market)
that may emanate from the large-scale urban development project. These postulates are
then to be used to pragmatically derive a “medium breadth’ of perspectives and indi-
cators” that are to be continuously collected in order to (partially) confirm or refute the
“spatial postulates” at some point (Chilla et al. 2019/2020, 65f.). Thus, this multisectoral
approach also follows a quantitative and deductive (i.e., hypothesis-testing) research
logic.

We chose a different path. In this paper, we present a multidimensional monitoring
approach that aims to observe and interpret the effects of a large-scale urban develop-
ment project by using a qualitatively grounded mixed-methods research concept. It was
successfully tested on the Phoenix project in Dortmund-Horde.

2. Methodological Considerations

A monitoring system that is intended to record the effects of a major urban development
project in as many dimensions as possible, but which are not fully known in advance,
must be designed to be long-term and open. It must allow the collection and analysis
of different data using different methods.

Long-term study. Desired or feared changes as a result of large-scale urban develop-
ment projects do not occur overnight but rather develop slowly, over years or decades.
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Thus, observing and interpreting change in a neighborhood and its significance requires
planning an unusually long study over many years. “Longitudinal research serves two
primary purposes: to describe patterns of change and to establish the direction [..] and
magnitude [...] of causal relationships” (Menard 2004, 597).

Creation of data repositories. In order to be able to determine and describe changes
over time, data are needed that allow comparative before/after-analyses. This can be
data collected at intervals (i.e., at two or more different points in time) or continuously
collected ongoing data for which comparison points in time can be selected depending
on the question. In addition, it should be possible to establish and document connec-
tions between processes or events in one area and subsequent reactions in other areas
(e.g., an artistic project triggers developments that ultimately lead to the amendment of
a development plan). This requires the compilation of source materials of various kinds.
It is therefore necessary to create diverse data pools, although it is not always known
in advance whether and when the respective data will be needed for which analyses.

General qualitative design. The overall design of the monitoring approach presented
here follows a qualitative logic. In this, it differs from most monitoring projects with
which we are familiar. The open-ended questions (see section 4) require an open, explo-
rative, nonlinear research process in which phases of (re)conceptualization, data collec-
tion and analysis, and in-depth interpretation are repeatedly intertwined in a flexible
manner to be able to consider new content-related findings or new events or develop-
ments in the field. In addition, the research is conducted without any systematic prior
knowledge or theoretical assumptions to be verified; generalizable theoretical and em-
pirical statements are to be obtained gradually, that is, during the research process as
the diverse source material is analyzed and referenced.

Mixed-methods research. A mixed-methods approach is suitable when the aim is to
capture a multifaceted object of study, one that is also subject to change during the
research, in the most complex way possible and from different perspectives (Burzan
2016, 9). We understand “mixed methods” to be

the type of research in which a researcher or team of researchers combines elements
of qualitative and quantitative research approaches (e.g., use of qualitative and quan-
titative viewpoints, data collection, analysis, inference techniques) for the purpose of
breadth and depth of understanding and corroboration. (Johnson et al. 2007, 123)

Within the monitoring approach, qualitative and quantitative instruments are com-
bined in a manner appropriate to the subject matter, that is, along the respective re-
search question of interest. In doing so, we assume that “all methods can only capture
sections of the empirical reality of interest, have different strengths and weaknesses,
and can therefore complement each other” (Hense/Schork 2017, 360). For us, however,
mixed-methods research also means, to the extent possible, always relating the data ob-
tained from different sources and by different means to one another in such a way that
they not only complement one another but can also challenge or even contradict one
another. For example, if we observe that lively discussions about gentrification around
Lake Phoenix flare up periodically, but at the same time the statistical data do not pro-
vide any reliable indications of significant rent increases in or even displacement from
the district, there is obviously a discrepancy between subjectively perceived and objec-
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tively verifiable changes. Such observations are particularly stimulating and challenge
common interpretations (e.g., Frank 2018; 2021).

3. Setting the Context: Dortmund’s Phoenix Project

In 2000, the Dortmund City Council unanimously set the course for a spectacular de-
velopment project that was to symbolize the city’s radical break with its coal and steel
industrial past: in the Horde district, only about five kilometers from the city center, a
completely new urban area was to be created on the huge, approximately 200-hectare
site of the former Hoesch and ThyssenKrupp blast furnace and steel mill: on one side
would be the Phoenix West technology park, on the other the — according to its own
promotional materials — “future residential, service, and leisure paradise” of Phoenix
East with around 2,000 residential units around the artificially created Lake Phoenix
(quoted in Frank/Greiwe 2012, 575). The overall project also included Phoenix Park, a
green corridor with industrial vegetation structures and some abandoned industrial
facilities.

The highly symbolic Phoenix project was the flagship of the dortmund-project, a ten-
year plan aimed at repositioning the city as a competitive location in the global econ-
omy for the leading growth sectors of information and telecommunications technology,
nanotechnology, microsystems technology, and logistics. The prerequisite for this was
a significant improvement in the quality of life in the city to become an attractive (res-
idential) location for the companies and their qualified employees.

The Phoenix project and its two subareas embodied these ambitions like no other
project before it. At Lake Phoenix, Dortmund’s “setting off toward the shores of a new
era” (Stadt Dortmund 2015) was to be made visible and tangible - both literally and fig-
uratively. The material and symbolic significance of the project is also explained by the
fact that the Horde district is both the cradle and grave of Dortmund’s heavy industry:
the first steel mill was built here in 1841, and the last one was shut down in 2001. As a
result, the working-class district, which for a long time was one of the most ecologically
devastated places in Germany, was particularly shaped by unemployment and poverty.
The Phoenix project was therefore also intended to help halt or reverse the district’s
decline. The lake and its surroundings were to create urgently needed green spaces
and open spaces; the upscale residential complexes were to attract “stable” groups of
residents; the local economy was to profit from their purchasing power; the newly at-
tracted companies were to create jobs; and Horde as a whole was to “become a ‘strong
part’ of Dortmund again” (Stadt Dortmund/Stadtplanungs- und Bauordnungsamt 2012,
3). Ultimately, the spectacular conversion project was intended to make Dortmund’s
transformation into an innovative service metropolis “characterized by high quality in
working, living, leisure, and environment” (Ellwein/Mai 2016, 152), one that was widely
visible and would in this way contribute significantly to the much-desired change in
image. In retrospect, Dortmund’s lord mayor summed up the outstanding importance
of the project in terms of urban development policy as follows: “We were faced with the
strategic question: how do we provide Dortmund with a new narrative? Phoenix, the
‘model project of structural change, is the answer” (quoted in Nellen/Zibell 2016, 56).
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Just as Phoenix was to become the beacon of the “new” Dortmund, the working-class
district of Horde, home to the “Hoeschians”, embodied the “old” Dortmund - the indus-
trial past that city leaders were so keen to leave behind. Even before the groundbreaking
ceremony, it was foreseeable that Horde would become a place of sharp contrasts and
pronounced social differences. We assume that it was specifically the immediate prox-
imity of rich and poor, past and future, depreciation and appreciation, all induced by
planning, that sparked the immense (supra-regional, even international) interest in this
project (Frank/Greiwe 2012).

In 2011, the lake flooding and public infrastructure measures were completed; the
commercialization of the land was successful; and the first residential occupancies and
the start of recreational use around the lake were announced for 2012. Soon followed the
first voices to express concern about gentrification processes in old Horde (Schneider
2008; Evert 2011).

4. Radiation Monitoring

Among the questions that we asked ourselves were, how will the Phoenix project radiate
outward to old Horde? (This explains the title of our impact research.) Will it fulfill the
city’s many hopes? In which areas will it succeed or fail? What unintended or unde-
sired effects will it have? How do the various social groups and committed actors in
the district perceive its transformation? How is it seen and evaluated from the outside?
Which social groups can profit from the developments and which cannot? Which de-
velopments might ignite conflicts and how will they be resolved? How will established
residents and newcomers live together? Will the gentrification processes predicted by
many actually take place? And in general, how will this particular empirical case fit into
the current state of social science urban research on topics such as structural change
through lighthouse projects, middle-class-oriented urban development, social polar-
ization and segregation, new-build gentrification, and so on?

These questions of ours were soon supplemented by a normative concern. Early
on, our observations showed the following: in their absolute determination to tell a
flawless success story of having mastered structural change with the Phoenix project,
Dortmund’s city leadership was rarely willing to deal with critical questions, concerned
voices, ambivalent feelings, or the stories of those who might benefit less or not at all
from the Phoenix project. At the time, it was mainly artists and journalists who voiced
such perspectives. Against the backdrop of these observations, our research has paid
special attention to the plurality of perceptions, positions, and experiences in this far-
reaching transformation process.

5. Methods Applied

Quantitative data are particularly suitable for describing (objective) changes over time.
For this purpose, we have used small-scale statistical data on socio-demographics of
the population of Hérde, on their voting behavior, and so forth, which are provided by
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Fig. 1: Overview of the methods used in our “radiation monitoring”

the Statistical Office of the City of Dortmund. Especially important for our topic is the
change in local rents and purchase prices. We have surveyed these at regular intervals
in cooperation with the InWIS - Institute for Housing, Real Estate Management, Urban and
Regional Development in Bochum on the basis of specially prepared data from the real-
estate brokerage platform ImmoScout24.

Possible upvaluation processes in “old” Hérde would be reliably indicated by changes
in retail, commercial, and service structures as well as by changes in the condition of
buildings (renovation, modernization, [luxury] refurbishment). Since such data are not
available on a small scale, we collected them ourselves. For this purpose, we defined an
area adapted to the research question. The selected area includes the streets bordering
the lake to the north and south, the nearby town center of Hérde, and some residential
areas south of the railroad line that crosses the district.

In 2012, we recorded the structural conditions and the kinds of use (differentiated by
floor) of all buildings located in the area for the first time in an elaborate standardized
process. In addition, the exterior of each building was documented photographically.
In 2018, we repeated this survey. The survey results were digitized and transferred to
a specially created geodatabase using official address records, in which the photographs
were firmly assigned to the individual building records (fig. 2). The results were checked
and adjusted (including individual follow-up surveys).
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The geodatabase was prepared by means of interactive dashboards with the Tableau
visual analytics software and thus made usable for further analyses. The georeferenced
building datasets can be filtered according to various attributes (e.g., use or building
age) and spatial criteria (e.g., streets).

Fig. 2: Excerpt from the interactive dashboard of the database (for data protection reasons the
photo has been blurred and the address blacked out)
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Drawing on these data, we are able to make detailed statements about the struc-
tural-physical changes as well as the change in use for each individual building within
the study area. The systematic and clear preparation of the information also allows for
quick and structured in-depth qualitative (e.g., by comparing building photographs
from different survey dates) and quantitative (e.g., on the extent of appreciation mea-
sures) analyses. Thanks to this kind of visualization, the results can be displayed in the
form of maps and are easy to interpret and understand.

Using qualitative survey methods, we looked to access the subjective perceptions and
interpretations of social and spatial change or the (collective) emotions that accompany
these processes. Here, we focused primarily on the people who live, work, or are civically
engaged in the neighborhood. With reference to the social contrasts in the neighbor-
hood, we were particularly interested in the respective lifeworlds of the different social
groups and their interactions.

In this context, conducting semi-structured interviews was a core component of our
study. “The purpose of most qualitative interviewing is to derive interpretations, not
facts or laws, from respondent talk” (Warren 2001, 83). In accordance with our quali-
tative approach, we understood the interview guidelines as a means to structure and
focus the interviews, but we also remained open and flexibly adapted to further content
that developed in the conversation (Rubin/Rubin 1995, 145£.).

When selecting interview partners, the aim was to gather as many different perspec-
tives as possible. Our focus was on the perspectives of the wealthy lakeside residents
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who have since moved in and the long-established former working-class residents. (We
do not consider these two groups to be homogeneous!) Therefore, we took care to recruit
people from the group of lakeside residents living in different types of housing (single-
family homes in the ‘front’ rows of the lake, condominiums in apartment buildings) and
in different living situations (families with children in the household, couples without
children, employees and retirees) as interview partners.

Recruiting interview partners among the long-established residents proved more
difficult than among the newcomers. To get in contact and increase the chances of an
interview, we approached people who had made statements to the local media about
change in the district. As a result, the long-established residents whom we interviewed
were usually particularly committed residents or civic actors who have lived or have
been involved in Horde for a long time.

However, this meant we were unable to reach many other groups living in the dis-
trict. The well-known difficulties in accessing population groups with migrant roots and
from educationally disadvantaged backgrounds due to a lack of language skills and so-
cio-cultural distance also affected our project. For example, despite repeated efforts, we
could not persuade further members from the comparatively large Turkish community
in Horde to take part in an interview.

Informal conversations proved to be a much more suitable way of reaching such long-
established residents. These “conversations with purpose” (Burgess 1988, 153) usually
arose unplanned and spontaneously during chance encounters but proved to be im-
mensely productive. In our experience, this was especially true for hairdresser visits and
cab rides. Two visits to different salons, for example, revealed that the hairdressers in
each case were longtime residents of Horde. In both cases, we gained vivid and detailed
insight into the ambivalent feelings that the socio-spatial transformation in Hérde has
evoked among many long-established working-class families of Turkish and German
origin. In several conversations with former steelworkers who now drive cabs, we also
encountered a sense of alienation (Frank 2021).

Unlike formal interviews, informal conversations take place spontaneously, in an
unprepared fashion and an everyday context, and therefore often yield “more authentic
data, where less performativity is involved” (Swain/Spire 2020). There is also no dis-
traction and distancing through formalities such as recording the conversation with
a recording device. These informal conversations were documented afterwards from
memory. However, since the interviewees did not normally give their consent to par-
ticipate in the research project, the information obtained must be handled with special
care.

We also gathered important field information through participant and occasionally
passive observations. Over the years, we attended a variety of urban development events
such as panels and other discussions, “neighborhood labs” or “citizen dialogues”, and
many more. In this way, we were able to gain various insights into the neighborhood-
related concerns and interests of long-established and new citizens as well as into in-
teractions between these groups and with representatives of the city. We also used such
occasions to recruit interlocutors for formal interviews and for many informal conver-
sations at the margins of the events. In addition, our participation in official lake tours
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offered by the city of Dortmund repeatedly provided us with information about how the
city leadership would like to see its prestigious project presented to the outside world.

A final and at the same time particularly revealing object of systematic participant
observation was the series of “citizen dialogues” that have been held regularly since
December 2018, moderated externally, and conducted with great effort, to which all
new lakeside residents were regularly invited by the city at intervals of three months.
Complaints about noise, litter, safety, order, and traffic problems in the new lakeside
neighborhood were personally received by the mayor and demonstratively passed on in
the form of specific work assignments to the numerously present heads of the relevant
municipal departments. At the subsequent events, the latter had to give a public account
of the completion status of their assignments. The citizen dialogues show with almost
unparalleled clarity the undivided attention and preferential treatment given by the city
leadership to the new citizens at Lake Phoenix and their interests and sensitivities.

Survey and analysis of a wide variety of communication materials. As explained at the
outset, the Phoenix project has played a key role in the city’s policy of structural and
image change. For this reason, we were interested in all “official” word, image, and
sound materials with which the city’s leadership has disseminated its narrative of the
“New Dortmund”: official documents, maps, homepages, marketing brochures, books
and videos, published interviews on the topic, and much more.

In addition, we collected and analyzed the diverse — approving, differentiating, crit-
ical, or adverse - reactions to the Phoenix project and its actual or anticipated conse-
quences, which could be observed in a wide variety of analog and digital forms and
formats. Three groups of actors have been particularly relevant here.

Since its beginnings, the project has been intensely followed by journalists. Con-
sidering the high influence of media coverage on the formation of public opinion, we
systematically recorded the former from the very start. The local newspapers and radio
stations play a special role here, as they dedicate a great deal of space to developments
in Dortmund and endeavor to give different voices in the population and also many
experts a chance to have their say. They are also the recipients of readers’ letters. In
terms of external perception, national media (newspapers, television stations) are also
relevant as information carriers.

In addition, the lake project has inspired an astonishing number of artists to create
artworks on the topic. These include photo series, documentary, fictional and biograph-
ical (audio) films, paintings, installations, interventions, cartoons, and much more. As
creative visual commentaries, individual graffiti or rogue posters by nameless authors
were also the subject of our consideration. We classified these artworks in a contextual
perspective; that is, we asked about the respective conditions and motives that led to
the production and the respective contents or messages of the work as well as about the
reactions they triggered in different groups and from different perspectives.

The third group actively accompanying the Phoenix project from a professional per-
spective consists of natural and social scientists. The former are primarily interested in
the water-management and water-ecology challenges posed by the construction and
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operation of an artificial lake.* The latter are mainly urban researchers of different
disciplinary provenance, who often come to Hérde from outside to conduct empiri-
cal research on the social and spatial, material, and symbolic effects of the lake project,
including many students. These usually present their findings in unpublished written
works that are, however, accessible to us.

With their works, journalists, artists, and scientists also contribute significantly
to the production and reproduction of meaning and significance around the Phoenix
project. In doing so, the authors of these genres very often let the citizens of Horde or
committed local actors have their say. Hence, their works were also important sources
for tracing the positions or moods of the local population (especially over time).

The different forms and formats of communication materials offered excellent
databases for content-analytical or rather discourse-analytical evaluations, both
individually and especially in combination.

6. The Power of Images

Our analyses have made us aware of the enormous significance of still and moving im-
ages as instances of the construction of social reality, which we would like to emphasize
again separately in this section. In line with Mitchell (1994, 41) and Bohnsack (2014, 869),
we assume that such constructions are not only represented but also constituted by im-
ages. The central importance of maps and promotional materials, photographs, and
films for the (contested) construction, perception, and interpretation of the Phoenix
project supports the observation of an increasing relevance of visual and audiovisual
formats for the production of social meaning (Traue et al. 2014, 570). We can give many
examples to show interactions between (audio)visual representations and (real) social
events and discourses (Akremi 2014, 887). For example, we can determine that the photo
exhibition of the former urban planner and photographer Jiirgen Evert titled “Press —
Clear — Wait — Change: GENTRIFICATION at Lake Phoenix?” in 2011 catalyzed a chain
of events and processes that have been followed closely by the media, namely, public
discussion events in the context of further exhibitions in Dortmund, which finally led
to the amendment of a part of the development plan that now also integrates social
housing. Evert’s pictures thus comment on social developments and trigger new ones
themselves. The same holds true for the multiple-award-winning longitudinal docu-
mentary GOTTLICHE LAGE [DIVINE LocATION] by filmmakers Ulrike Franke and Michael
Loeken (2014) and the twelve-part mini-soap PHOENIXSEE [LAKE PHOENIX] by Michael
Gantenberg and Bettina Woernle broadcast during prime time on public TV (2016 and
2019). Both films focus — with a great deal of humor - on the class antagonisms and
the radically different lifestyles of old and new citizens in Horde and use different cre-
ative means (such as camera angles, color scheme, lighting, and equipment) to express
their sympathy with the first group without denouncing the second. The broad national
response, especially to the documentary and the feature film, also shows the extent to

2 We did not pursue this line of discussion systematically due to our insufficient professional exper-
tise in these matters.
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which films are part of everyday social life and can therefore reach many people (Akremi
2014, 887).

1. Reflecting on our own Role as Researchers in the Monitoring Process

Regularly reflecting on one’s own role in the field is an important principle of qualita-
tive research. This is especially true for this long-term study, which is dedicated to an
object of investigation charged with strong political and symbolic meaning. The longer
the research project lasted, the more we became part of the dynamic events we were
observing. After the publication of our first article on the significance of the Phoenix
project for Dortmund’s urban development (Frank/Greiwe 2012), we were already per-
ceived as experts by interested sub-publics and regularly asked to comment. We were
interviewed and quoted by journalists and scientists, invited to public lectures and dis-
cussion events, and asked by various groups of visitors for guided tours of the city
and the lake. In this way, we ourselves became a voice in the discourse, intervening in
the field of investigation in many ways. As explained above, this does not contradict
our intentions. However, as interest in our research grew, we found ourselves in a sit-
uation that was complicated in several ways: on the one hand, we had to constantly
rebalance our respective positions on the object of study as observers (distance, exter-
nal perspective) and participants (proximity, inside insights). On the other hand, and
this situation is more serious, we were and still are very often assumed or assigned a
certain politically and ideologically motivated stance. Journalists in particular expect us
to provide evidence and criticism of the subjectively perceived gentrification processes
in old Hérde. However, our data do not support the latter. We did find numerous in-
dications of symbolic but not actual displacement from the neighborhood (as of 2020).
Similarly, although we criticize the way in which the city authorities communicatively
“frame” or “sell” the lake project to the outside world, we do not have any fundamental
criticism of the project itself. These are just two examples of differentiations that we
apparently have difficulty communicating, so that we repeatedly see ourselves counter-
factually portrayed in the local media and in the field of local city politics as sweeping
“lake critics” or even “lake opponents” and occasionally defamed by the city leadership.
That this classification of ours has solidified in the public perception over time, we can
clearly discern from the various empirical materials. Thus, the role attributed to us on
the level of discourse takes on an “objective” character, nolens volens. The real problem
with these attributions, however, is not our sensitivities in this regard but rather the
fact that they make it difficult or even impossible for us to access certain social groups,
institutions, and individuals.

8. Selected Results

Although we are still far from having analyzed all of the collected data, we have already
been able to gain important insights into various questions by using and combining dif-
ferent methods over a long period of time. With the help of the “hard facts”, insights into
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the subjective perceptions and evaluations of the change by the old and new residents
of the district and by outsiders, as well as insights into the structures and psychologies
of community life in the district, we have succeeded in drawing a picture of the change
in Horde that is as broad as it is rich in detail.

The data on rental and purchase price trends show that although housing prices are
rising in Horde, they are in line with the citywide trend. However, the change in rent
levels in Horde is more dynamic than the citywide average (as of 2018). In addition, one
can observe a decline in vacancies and the increased implementation of modernization
measures. In the commercial sector, by contrast, changes toward higher-quality uses
can be observed only very sporadically, as can conversions from commercial to residen-
tial uses. Building renovations and new construction are on the rise, especially in the
streets bordering the new development area to the north. Numerous homeowners and
landowners are directly affected by the increase in land values; they report being regu-
larly contacted by brokers and real-estate companies interested in buying. Although the
Phoenix project has partially triggered upvaluation and price increases, on the whole, it
is not possible to speak of gentrification in the sense of appreciation processes that lead
to the displacement of the long-established population. Understanding why discussions
about gentrification nevertheless continue to flare up here requires interpretive meth-
ods (Frank 2018; 2021; see also Brown et al. 2019).

How the Phoenix project and its impact on the district are perceived and evaluated
depends very much on the respective perspective. From the city’s point of view, Lake
Phoenix is considered a great success in every way. The “showcase project for industrial
structural change” (Wilde 2016, 84) is considered groundbreaking for the transformation
of the entire Ruhr region. Critical voices, even if they relate only to parts or individual
aspects of the project, are often brusquely dismissed as inappropriate or groundless, or
simply ignored. Nevertheless, many of the long-established residents of Horde look at
the lake and the transformation of their district with ambivalence. On the one hand, the
lake is welcomed as the “best alternative” for the subsequent use of the steelwork waste-
land, the positive effects on the environmental quality are highly appreciated, and the
influx of citizens from the upper-middle class is accepted as a necessary development
of the district. On the other hand, the project and the city’s preferential treatment of
the wealthy population make the former workers aware of their own marginalization in
the “New Dortmund”, which evokes melancholic feelings among many of the longtime
residents (Frank 2021). Such emotional states of pain, loss, and discrimination, which
find no place in the official city’s narrative of the Phoenix project, are in turn discussed
and thus represented by journalists and artists, especially in the form of articles, pho-
tographs, documentaries, and feature films.

The coexistence of the different milieus is characterized by the newly emerging so-
cial hierarchy in the district. Many informal conversations, most of our interviews, and
also our observations have shown that there is hardly any social contact between long-
established residents and newcomers. Since many newcomers rarely spend time in old
Hoérde and remain primarily in their immediate living environment by the lake, there is
a lack of opportunities for and points of contact. Even at potential meeting places such
as daycare centers or the town center of Horde, the social groups usually keep to them-
selves. Old and new residents do not live together but rather next to each other. This
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once again confirms the findings of international urban research, according to which
the spatial proximity of different social classes or milieus does not necessarily lead to
social proximity. As opposed to sociological assumptions to the contrary, there are no
open social or other conflicts between the two groups (Gerwinat 2020). The decisive
factor here seems to be the described ambivalence of the longtime residents toward the
project: most residents basically agree with the neighborhood transformation, even if
it is not always to their personal advantage.

9. Conclusion: A Proven Transferable Approach

The “Radiation Monitoring Phoenix-Horde” research project has been designed as a
long-term observation of the material and symbolic or structural-spatial, political, so-
cial, economic, demographic, and emotional as well as the perceived and actual effects
of the Phoenix project on the Horde district. For ten years now, we have been system-
atically collecting and collating data on the question of how the “new” Horde “radiates”
onto the “old” Horde, onto the city of Dortmund, and also beyond. The complex research
design — with its basic qualitative orientation and its cornerstones of a) long-term ori-
entation, b) creation of data stores that make it possible to trace developments over
time and establish cross-references between different fields of observation, c) a flexible,
open-ended concept, and d) a methodologically pluralistic approach — has proven itself
in all respects. Today, we have a unique treasure trove of diverse data at our disposal,
which we have not yet been able to fully exploit in terms of its potential for analyses
and special features. Nevertheless, these data already enable us to draw an empirically
well-founded picture of different facets of change in the district as well as the different
perceptions and perspectives related to it. Moreover, we can offer explanations and in-
terpretations for existing discrepancies between subjectively perceived and objectively
verifiable changes and our own concepts for interpreting neighborhood change and the
resulting conflicts. Thus, we provide theoretical and empirical contributions to national
and international expert discussions in urban sociology, geography, and spatial plan-
ning, which deal with the manifold consequences of large-scale urban transformation
projects. At the same time, it is our concern to offer interested local and supra-regional
publics as well as the various groups of actors in politics, society, and culture a resilient
basis for informed discussions and neighborhood-related action with our data.

Although the monitoring approach described is exceptionally time- and resource-
intensive, it has repeatedly rewarded the substantial effort with exciting theoretical and
empirical findings and returns. To exploit its full potential, it is highly recommended
to start the monitoring of (large-scale) urban development projects early. Furthermore,
the immensely important insights that can be gained through (participant) observation
and informal conversations are tied to personal presence at the moment of action and
can rarely be obtained through retrospective procedures. It is also advisable to carry out
an initial survey of the functions and uses of buildings in the spatial environment of a
(large-scale) urban development project as soon as it has been announced, because the
mere announcement of an ambitious planning project can already trigger effects in the
surrounding area.
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With this in mind, we will now turn our attention very quickly to the project that is
to replace Phoenix as the first flagship of Dortmund’s urban development: Smart Rhino.
On the centrally located, 52-hectare site of the former Hoesch Spundwand und Profil GmbH
(HSP), the city of Dortmund is working with the Essen-based Thelen Group to develop a
“future campus”: an innovative “living, education, knowledge and technology park” that
will act as an “incubator and accelerator for solutions in the digital society” (Mertins
2019). With our approach, a field-proven concept for studying its development and the
effects on its social and spatial environment already exists.
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