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EVERYTHING IS TEMPORARY, 
ONLY THE CONSEQUENCES ARE PERMANENT

Thomas Rau, 2019

Rau, T., & Oberhuber, S. (2017). Material matters. Hoe wij onze relatie met de aarde kunnen veranderen. Bertram+ de Leeuw Uitgevers BV.
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INTRODUCTION
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concept sketch week 1.4

INTRODUCTION
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concept sketch week 3.9

INTRODUCTION
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impression of new Vispoort atrium

INTRODUCTION
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Economic importance in city

Economic importance throughout history because of 
function as ‘‘De Waag’’

Vacancy on central location

Vacancy of V&D creates literally 
a gap in the Aalmarkt

New function

A new circular innovation centre with a large atrium can 
be the next gap in the market

INTRODUCTION
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PART II  BUILDING ANALYSIS

PART III  HERITAGE VALUE & POSITION

PART I   RESEARCH

PART IV  PROGRAM & DESIGN 

PART V  CONCLUSION
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PART I   RESEARCH

RESEARCH
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demolition of V&D in Delft 

Problem statement	
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Own illustrations based on: Rijksoverheid, compendium voor de leefomgeving (2018). Vrijkomen en verwerking van afval per doelgroep, 1990-2018. 
Retrieved from: https://www.clo.nl/indicatoren/nl0206-vrijkomen-en-verwerking-van-afval-per-doelgroep

RESEARCH

Problem statement	
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Goals of circular economy in the built environment

reduce dependency on raw materials

minimize waste by retaining and prolonging 
the value of materials

design & produce with adaptability and tem-
porality in mind

RESEARCH

Problem statement	
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Problem statement	

Pomponi, F., & Moncaster, A. (2017). Circular economy for the built environment: A research framework. Journal of cleaner production, 143, 710-718.

Brand, S. (1994). How Buildings Learn. What happens after they’re built. New York:Viking.
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How can the adaptive re-use of a heritage V&D department store facilitate and accelerate 
the transition towards a circular economy?

RESEARCH

Research question
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Process

RESEARCH

Research Design  

?
Group research

Based on analysis & value assessment
Circular values department store

Literature framework with circular strategies
Individual research

02

01

03

Spatial Building Typology

04
Circular design concept

Research to circular buildings
Casestudy research

05

Based on circular design principles

06
Circular design solutions
Different categories of solutions for circular design

Final design 

Design assignment

Done!
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01. Spatial building typlogy
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Leiden >1850 Alkmaar >1950 Amsterdam >1900 Amersfoort >1910

Haarlem >1900 Maastricht >1850 Dordrecht >1900 Enschede >1900

Source original drawings: SBT research, urban scale group. Drawings by Niek Buchner

01. Spatial building typlogy

RESEARCH
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Identity of the V&D brand Attraction of heritage buildings

Compartments with 
different building year

Individual circulation points in 
each compartment

Facades as the main 
heritage value carrier

Demountable 
steelconstruction 

Flexible column constructions 
in wide grid

Large bearing capacities & 
spans

Integration in urban fabric 
due to gradual growth intangible values

compositional values

constructional values

02. Circular values dep. store

Landmark position in the 
urban fabric

Lightweight roof 
constructions

RESEARCHOwn illustrations
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03. Circular literature framework

ADAPTABILITY

WASTE

RESOURCES

Extend the lifespan 
of the  building 
by adapting to new 
needs with existing 
values

Minimize waste by
retaining and prolonging 
the value of materials

Reduce dependency
on raw materials

PROBLEM OF VACANT
HERITAGE V&D BUILDING

DESIGN PRINCIPLES

 1. reuse the permanent parts as the frame for adaptibility

2. design with waste as resource

5. focus on addition of circular quality 

3. make use of renewable materials 

4. design for adaptibility 

     R1 Retain - R2 Restore - R3 Repair - R4 Reconnect 
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Own illustration based on various literature RESEARCH
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Integration to 
context

Sustainable energy 
consumption

Sustainable water
consumption

Use of materials 
and material choice

Sharing program, 
with new products 

& services

Well-being of 
users

Building methods 
aimed at lifespan

Value recovery & 
re-use of existing

05. Circular design solutions
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PART II   BUILDING ANALYSIS

BUILDING ANALYSIS



25P5 - NIEK BUCHNER - VACANT HERITAGE STUDIO

De Waag function

1600 - 1900

Pictures from archive Erfgoed Leiden & omstreken

Painting of the Aalmarkt Leiden
1753

BUILDING ANALYSIS

Site	 History
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First building of V&D at the Aalmarkt
1903

Aalmarkt Leiden
1900

De Waag function

Establishment V&D Leiden

1600 - 1900

1903

Pictures from archive Erfgoed Leiden & omstreken BUILDING ANALYSIS

Site	 History
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Aalmarkt, Leiden
1936

De Waag function

Establishment V&D Leiden

New building V&D Leiden at 
the Aalmarkt, Van der Laan

1600 - 1900

1903

1936

Pictures from archive Erfgoed Leiden & omstreken BUILDING ANALYSIS

Site	 History
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Breestraat 84, Leiden
1974

Breestraat 84, Leiden
1920

De Waag function

Establishment V&D Leiden

Addition of Breestraat 84:
In Den Vergulden Turk 

1600 - 1900

1903

1936

1963

Pictures from archive Erfgoed Leiden & omstreken BUILDING ANALYSIS

Site	 History

New building V&D Leiden at 
the Aalmarkt, Van der Laan
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Demolition of Maarsmansteeg in 1966 Maarsmansteeg buildings in 1900  New compartment Maarsmansteeg in 1967

Drawing below - Erfgoed Leiden & omstreken
Pictures above - Erfgoed Leiden & omstreken

De Waag function

Establishment V&D Leiden

Expansion of V&D in the 
Maarsmansteeg alley

1600 - 1900

1903

1936

1967

1963

Site	 History

BUILDING ANALYSIS

Addition of Breestraat 84:
In Den Vergulden Turk 

New building V&D Leiden at 
the Aalmarkt, Van der Laan
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1600 - 1900

1903

1936

1967

1963

2018

Vacancy of V&D building

Site	 History

BUILDING ANALYSIS

De Waag function

Establishment V&D Leiden

Expansion of V&D in the 
Maarsmansteeg alley

Addition of Breestraat 84:
In Den Vergulden Turk 

New building V&D Leiden at 
the Aalmarkt, Van der Laan
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1600 - 1900

Not in plan

1900 - 1925

1935

1936

1940-1942

1967

1980

2012 or unknown

Legenda

Chronomap of first floor

Breestraat compartment

Aalmarkt compartment

Maarsmansteeg compartment

Building	 composition

BUILDING ANALYSISLeft pictures from archive Erfgoed Leiden & omstreken
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Construction material analysis in cross section

Brick

Concrete SteelLegenda

Wood

Building	 composition

Breestraat compartment

Aalmarkt compartment

Maarsmansteeg compartment

BUILDING ANALYSISLeft pictures from archive Erfgoed Leiden & omstreken
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Vispoort in 1920

Pictures from Erfgoed Leiden & omstreken

P5 - NIEK BUCHNER - VACANT HERITAGE STUDIOBuilding	 composition

BUILDING ANALYSIS
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Projection of former Vispoort on 
Aalmarkt building

Building	 composition

Picture - Own illustration with pictures from the archive BUILDING ANALYSIS



35P5 - NIEK BUCHNER - VACANT HERITAGE STUDIO

PART III   HERITAGE VALUE & POSITION
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Open space planEscalator systemAtrium & skylightsMonumental staircasesHistoric facades with showcases

HERITAGE VALUE & POSITION

Value assessment	 value matrix

Value 
matrix

age 
value

historical
value

artistic
value

commemorative 
value

use 
value

newness
value

surrounding

social 

site

structure

skin

services

space plan

stuff

TRACES OF THE PAST

Surroundings have a lot 
of traces of different ages 
with economic functions

HISTORICAL BUILDINGS

Central economic area of 
Leiden with other historic 
landmarks

DE WAAG BUILDING 

as decor for annual 
festivities in Leiden 
(Leids Ontzet) 

LANDMARK

The building functions as 
a landmark and orientation 
in the city

SOCIAL ENGAGEMENT

Residents of Leiden feel 
connected to this building 

MONUMENTALITY
Use of natural stone, brick 
&  stone ornaments in 
the facade give the front 
facade its monumental 
character 

70’S COMPARTMENT

Representation of modern 
and brutal architecture 
period

CONCRETE COLUMN 

construction as a new and 
innovative building method 
in 20th century

COLUMN STRUCTURE 

with 7.2m grid provides 
a flexible division and 
possible use of the space

STRUCTURAL WALLS 

of Den Vergulden Turk are 
built between 1600-1800 
and represent age value

OLD CHIMNEY AND 
VENTILATION INLETS 
on 1936-part represent the 
old climate control concept 
of the building

GLAZED SHOPFRONTS

Large glazed windows 
are characteristic fro the 
department store and 
connected to retail functions

STAINED GLASS & 
ORNAMENTS

AGING OF FACADE  

is visible by erosion and 
dirt

OPEN SPACES

large open spaces suitable 
for flexible re-use. 

ATRIUM

atirum and escalators in 
the middle of the space 
plan are characteristical 
for department stores

ESCALATORS

escalators are typical for 
the department store

STORIES

Facades tell a deep 
history, built in their own 
style

RELATION WATER 

The site has a century-old 
relation with the Oude Rijn 
canals  because of trade 
and transport

ACCESS

The site is the connection 
between historic and 
arterial roads: the 
Breestraat and Aalmarkt 

MAIN STAIRCASE 

Remained from the original 
interior 

WOODEN STAIRCASE 

in Den Vergulden Turk and 
stained-glass windows in 
the main staircase by Joep 
Nicolas

SURROUNDING SHOP 
AREA 

This part of the centre is 
the main shopping area 

DIMENSIONS AND 
BEARING LOADS 
construction for 
department stores allow 
heavy functions in the 
building

FRONTON AND FACADE 

of Den Vergulden Turk 
is one of the remainign 
artworks of artist Xavery

ELEVATORS 

are replaced during the 
last renovation 

rarity 
value

nostalgic 
value

DEPARTMENT STORE

The building is an unique 
physical example of the 
department store era

VROOM & DREESMAN

People all have memories 
about the former V&D, con-
nected to this building

PARTITION WALLS
Dozens of partition walls 
from the former V&D are 
suitable for re-use

TOWER

Visible tower attracts 
people’s attention to the 
building of the former V&D 

CONCLUSIONS

1. STORY ON THE SITE
The site of the building consists of buildings from different eras with 
their own story. 

2. TYPOLOGY
Many of the values ​​from the matrix correspond with the 
characteristics of the department store typology.

3. VALUE WITHIN THE FRAME
The values ​​of these buildings are mainly enclosed in the structure, 
circulation elements and facades

high value
positive value
indifferent value
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Value map first floor Value map cross section

High valued elements Indifferent valued elements

HERITAGE VALUE & POSITION

Value assessment	 value mapping

Legenda
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Circular design principles

waste as resourcere-use the existing adaptable design add renewable materials focus on addition of quality

Heritage approach principles

Preservation Restoration RedesignRenovation

BREESTRAAT COMPARTMENT AALMARKT COMPARTMENT MAARSMANSTEEG COMPARTMENT

Reconstruction Intervention

facade & windows

st
ru

ct
ur

e 
& 

ch
ar

ac
te

r

new atrium 

Vispoort atrium

Rooflandscape

Additions which support new 
function

Reconstruct a lost original Adapt to new function to 
make it ‘future-proof’

Renew high valued elements 
to modern standards

Re-establish and repair to a 
certain historical condition 

Preserve the building 
typology and high valued 

elements

facade + str
uctu

re

structure + escalators

sh
af

ts
, fl

oo
rs

  &
 w

in
do

ws

fac
ad

e

circulation 

Infill: Box-in-box

1. Preserve the main characteristics of the department store typology
2. Respect and reveal the characteristics of different compartments
3. Re-use, only demolish when its benifitial to the future lifespan

HERITAGE VALUE & POSITION

Heritage approach	
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Intervention
Additional 
entrance

Redesign
Atrium In den 
Vergulden Turk 

Redesign
New CLT volume

Redesign 
New CLT volumes

Redesign
Add new CLT volume 
Breestraat 82

Intervention
Replace 
streettiles

Restoration
Restore facade

Intervention
Replace canopy

Re-use, but 
replacement of 
facade

Re-use, but 
replacement of 
facade

Intervention
Open up facade

Redesign
Addition of new 
roofvolumes

Reconstruction
Vispoort atrium

Intervention
Rooflights 
Breestraat 84

Breestraat compartment

Aalmarkt compartment

Maarsmansteeg compartment

HERITAGE VALUE & POSITION

Heritage approach	 overview
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PART IV  PROGRAM & DESIGN

PROGRAM & DESIGN
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Circularity and innovation

Warm, welcome feeling

Diversity is visible within the 
building 

Connections,
between existing differences 

Sharing community, 
with common goals in mind

Architecture	 starting points

PROGRAM & DESIGN
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library 935 m2

educational flex offices

260 m2lecture hall 

1040 m2meeting rooms & lounges

440 + 300 m2

logistic space 140 + 125 m2

Educational functions V2 & V3

shop-in-shop retail 750 + 730 m2

innovation galleries

865 + 800 m2foodcourt

290 + 175 m2restaurant/bar

210 + 340 m2

logistic space 330 +  m2

Recreational functions V0 & V1

start-up offices & creative labs 650 m2

public terrace

170 m2flex offices

lounge space with bar

logistic space 340 m2

Innovative functions V4 & V5floor 5

study landscape 935 m2

400 m2

Program	 Programmatic overview

PROGRAM & DESIGNPROGRAM & DESIGN

floor 4

floor 3

floor 2

floor 1

ground floor



43P5 - NIEK BUCHNER - VACANT HERITAGE STUDIO

Program	 Programmatic overview

PROGRAM & DESIGNPROGRAM & DESIGN

floor 5

floor 4

floor 3

floor 2

floor 1

ground floor
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Fast traffic 0 5 10 25m15 20 N
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Context	 Urban connections

PROGRAM & DESIGNPROGRAM & DESIGN

Walking route
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retail
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restaurant In den Vergulden Turk 

foodcourt

Context
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Context	 Urban connections

PROGRAM & DESIGN
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Atriums

0 3 96 12 15m

atrium Breestraat atrium Vispoort
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atrium Breestraat atrium Vispoort

Section

PROGRAM & DESIGN

0 3 96 12 15m
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Atrium	 Breestraat
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Atrium	 Breestraat

PROGRAM & DESIGN
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Section

atrium Breestraat atrium Vispoort

0 3 96 12 15m
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Atrium	 Vispoort

PROGRAM & DESIGN

impression of new Vispoort atrium
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Fragment	    Vispoort

V3 - New CLT addition

V4 - New facade & roof 

V3 - Skylights 

V1 - New wooden facade for 
daylight 

V5 - Roof for energy generation & 
water collection

Vispoort atrium skylights

V1 - Openings to connect the 
ground- and first floor

V0 - Social stairs as meeting point 
at the entrance

Wooden stairs in atrium
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axo fragment V1 floorplan V1

shop-in-shop retail space

foodcourt

0 4 8 20m12 16 N

expo in monumental staircase
Interventions	 first floor

PROGRAM & DESIGN

re-used escalators
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Foodcourt      impression

foodcourt on the ground floor

PROGRAM & DESIGN
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foodcourt on the first floor

Foodcourt      impression

PROGRAM & DESIGN
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axo fragment V2 floorplan V2

libraryre-used escalators

0 4 8 20m12 16 N

Interventions	 Second floor

PROGRAM & DESIGN



60P5 - NIEK BUCHNER - VACANT HERITAGE STUDIO

library on the second floor

Library     impression

PROGRAM & DESIGN
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axo fragment V2 floorplan V2

library

box-in-box

meeting rooms & lounges

re-used escalators

0 4 8 20m12 16 N

Interventions	 Second floor

PROGRAM & DESIGN
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lounge & meeting rooms on the second floor

Lounge & meeting rooms    impression

PROGRAM & DESIGN
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PV panels & 
solar collectors

Green roof for 
rain water collection

Heat source
in soil

Cold source
in soil

Sun light 
heats atrium

Heat extraction from Oude Rijn

Sun light 
heats atrium

Daylight by atrium
skylights

HP HP

HRAHU 

High Temperature
radiators Low Temperature

radiators

Thermal zone 
division

AHU with heat
recovery

Air heating
Breestraat 84

Daylight through
roof skylights

Daylight from 
the north direction

PV panels & 
solar collectors

Heat storage 
barrels with PCM 

Heat pump systems 
I & II

Air heating
V0-V1

Floor heating
V2-V4

Compartment 
division walls

Heat recovery Heat recovery

Secondary
windows

Climate	 Winter situation

PROGRAM & DESIGN
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Vispoort atrium seen from the first floor

Vispoort atrium	     Impression

PROGRAM & DESIGN
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PV panels & 
solar collectors

Green roof for 
rain water collection

Heat source
in soil

Cold source
in soil

Sun blinds 
atrium

Release of redundant
heat to atrium

Heat extraction from Oude Rijn

Release of redundant
heat to atrium

HP HP

HRAHU 

Thermal zone 
division

AHU with heat
recovery

Air cooling

Air cooling

Additional 
natural ventilation

Sun blinds in 
Breestraat 84

Openable windows
in atrium

PV panels & 
solar collectors

Reflection of 
sunlight

Heat storage 
barrels with PCM 

Heat pump systems 
I & II

Air cooling

Floor cooling

Compartment 
division walls

Openable windows
in atrium

Climate	 Summer situation

PROGRAM & DESIGN
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Section	 1:200 

Maarsmansteeg facade

PROGRAM & DESIGN

0 3 96 12 15m
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existing facade

Facade	 Maarsmansteeg
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existing facade

0 3 96 12 15m

Facade	 Maarsmansteeg

PROGRAM & DESIGN
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new facade

Facade	 Maarsmansteeg

PROGRAM & DESIGN

0 3 96 12 15m
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new Maarsmansteeg facade towards the Aalmarkt

Maarsmansteeg	     Impression

PROGRAM & DESIGN
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original brick

original concrete latei

Natural stone facade tiles

Glulam wooden beams

Light wooden facade cladding

Dark wooden facade cladding

Recycled aluminium roof trim

Glulam wooden beams

0 1 32 4 5m

Slideable solar shutters 

Facade	 Fragment

PROGRAM & DESIGN

reference to former window frame



72P5 - NIEK BUCHNER - VACANT HERITAGE STUDIO

V0 +0

V1 +5950 

V2 +9860

V4 +17660

V3 +13830

Roof +24350

foodcourt

foodcourt

meeting room cooperation room

lounge & meetmeet/work room

start-up offices

V0.5 +2600

7200 7200

Facade	 Fragment

PROGRAM & DESIGN

0 1 32 4 5m

Foodcourt

Foodcourt

Meeting room Silent box

Lounge spaceWorkshop room

Start-up office
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Facade	 Building method

principal sketch of intervention

PROGRAM & DESIGN
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Facade	 Building method

principal sketch of intervention
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Petac acoustic baffles

Ventilation canal 700 x 500 mm

Existing steel construction 
to bear the facade

IPE400 beam

vertical detail horizontal detail

Facade	 Details

PROGRAM & DESIGN

0 0.3 0.6 1.5m0.9 1.2
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10 mm Herso laminate floor
20 mm Fermacell floor element with floor heating tubes
10 mm woodfiber 
65 mm insulation for floorheating & acoustics
60 mm concrete pressure layer 
85 mm prefab concrete

10 mm plywood
120 mm woodfiber insulation with wooden slats 
damp-proof layer (λ = 0.038 W/mK )
10 mm plywood
10 mm painted gipsum board

10 mm plywood
120 mm woodfiber insulation with wooden slats 
(λ = 0.038 W/mK )
10 mm plywood
10 mm wooden slats
10 mm wooden cladding

INP profile connected to IPE550

HEA120 steel construction

in-situ latei, connected with UNP200

glulam wooden beam 150 x 280 mm

Schüco AWS65 window frames with HR++ glass
U=1,6 W/m²K (recycled aluminum)

Schüco AWS65 window frames with HR++ glass
U=1,6 W/m²K (recycled aluminum)

principal sketch of intervention

Facade	 Details

0 0.1 0.2 0.5m0.3 0.4

PROGRAM & DESIGN
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PART V  CONCLUSION
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waste as resource

re-use the existing

adaptable design 

add renewable materials

focus on addition of quality

Conclusion	 Circular principles
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Integration to 
context

Sustainable energy 
consumption

Sustainable water
consumption

Use of materials 
and material choice

Sharing program, 
with new products 

& services

Well-being of 
users

Building methods 
aimed at lifespan

Value recovery & 
re-use of existing

Conclusion	 Circular design solutions
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Thank you for your attention!

CONCLUSION

Questions?	


