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57% 

informal 

settlements 
(UN-Habitat,2001) 

 

New towns 

+others 

Asian New 

Towns 

Lack of study 

& lack of  

urban vitality 

(ghost town) 
 

Zhou, 2012; Hartog, 2010; Provoost, 

2010; Keeton, 2011 
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158km2 

Slums 
(Schellekens, 2015) 

366km2 

New towns 
(Firman, 2004) 

106/ha 

(Schellekens, 2015) 

178/ha 

Jababeka New Town 
(Firman, 2017) 

Jakarta, ID 



Hanoi, VN 

84km2 

Existing Urban Areas 
(Vien et al, 2005) 

444km2 

New towns 
(Luan,2014) 
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“It used to be that the 

best architects did the 

biggest work while the 

smaller work was left to 

all the other ones. Now, 

it is the opposite… 
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While Pritzker Prize-winning 

architects are designing vodka 

bottles and necklaces, 

unknown developer-architects 

are building entire cities from 

the ground-up in the Middle 

East and China… 
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In the age of the ‘scratch-

built metropolis’ the call 

for (good) architects to 

return to big design is more 

critical than ever.”  
(Visionary Cities: vol.1) 
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Exploration 

Replicate & adapt  

the steps 

1 year for the next 

20 years 
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B. 

The 10 

Steps  
Promoting urban vitality 

in the masterplanning 

process 
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1. 
Tap into the already 

established body of 

knowledge: 

New Town Studies. 



Stakeholder 

Dynamic & 

Implemented 

Results 
(Hartog, 2010) 

Development 

Theme & 

Implementation 

Process 
(Keeton, 2011) 

Dynamic 

Plan &  

Unplanned City 
(Provoost, 2010) 

Urban 

Vitality 

in New Town 
(Zhou, 2012) 

Product: 

Spatial  

Aspect of 

Urban  

Vitality 

Process: 

Masterplanning 

Process 

Songjiang New Town (Thames Town), Shanghai, China (source: http://lazerhorse.org/wp-content/uploads/2013/09/Thames-Town-China-Ghost-Town-Authentic.jpg) 
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PROGRAM PLACE 

PEOPLE 

URBAN 

VITALITY 
Zhou, 2012 
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Design 
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Design 

Place-shaping 
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(Carmona, 

2014) 
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2. 
Understand the brief, 

condition, demand, 

and urgency: 

Hanoi new town ‘ring’. 



Hanoi New Towns 

failing (ghost town) 
 

Geertman, 2007; Labbe, 2010; Calabrese et al, 2015; van 

Faassen, 2014; Tran, 2015 

Lideco New Town, Hanoi, Vietnam  
(https://www.danieljohnsonfilms.co.uk/abandoned-ghost-town-on-the-edge-of-hanoi/) 

Khu đô thị Nam An Khánh, Hanoi, Vietnam  
(http://www.vnmedia.vn/thi-truong/201604/sudico-ban-bot-khu-do-thi-nam-an-khanh-voi-gia-2100-ty-528570/) 

Van Phu Urban Area, Hanoi, Vietnam  
(http://english.vietnamnet.vn/fms/society/68707/hundreds-of-abandoned-villas-in-hanoi.html) 

Yen Xa Urban Area, Hanoi, Vietnam  
(https://www.cubird.com/2016/03/photos-uninhabited-urban-areas-in-hanoi/) 

Ecopark, Hanoi, Vietnam  
(http://tieudungplus.vn/media/uploaded/5/2016/04/29/phoca_thumb_l_002-tieudungplus.jpg) 

0 4 8 16 km 

2012-2017 WINNER 

2015 & 2017 WINNER 

 

(source: Perkins Eastman & van Fassen (2014)  
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3. 
Investigate the task 

in the local context: 

city centres of Hanoi. 
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0 2 4 8 km 

1 - Accessible by Pedestrian (R=800m)  

2 - Accessible by Motorbike (R=2700m)  

3 - Accessible by Car (R=n)  

1 

2 
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Benchmarking 

 

How do city 

centres work in 

Hanoi? 

35 

Plots : 350 

FAR  : 4.3 

COV  : 50%  

HEI  : 5.4 

Plots : 93 

FAR  : 2.9 

COV  : 34%  

HEI  : 6.0 

Plots : 8 

FAR  : 10 

COV  : 30% 

HEI  : 21.4 
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Oriented 

Motorb

ike Oriented  Car 
Oriented 
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4. 
Observe:  

What happened on the 

ground in the city 

centres of Hanoi. 
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Pedes

trian 
Oriented 

Motor

bike 
Oriented 

Car 
Oriented 

1 / Mixed of Uses 2 / Ground floor Extension 3 / Terraces 4 / Anchor Tenant 5 / Car Free Day 

6 / Private Facility 7 / Common Lobby 8 / Parking 9 / Public Transport Stop 10 / Pedestrian 

Motorbike Parking 

11 / Tower Lobby11 /  12 / Triangulation 13 / Mixed Used Sidewalk 14 / Accessible Street 15 / Extended Transaction 
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5. 
Visioning:  

Imagine the future. 
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Graphic source: Black Panther by Marvel Studios 
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6. 
Positioning:  

how to compete in the 

existing new town ‘ring’. 



44 0 4 8 16 km POSITIONING 
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POSITIONING 

PROGRAM 

PLACE 

PEOPLE 
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7. 
Design through Scale:  

Masterplan-Superblock-Street. 
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Masterplan 

Scale 



1. Sunken Road 2. LRT Centre 3. East-West Movement 4. Superblock x4 4. Superblock x4 4. Superblock x4 5. Shortblock x11 5. Shortblock x11 

10 Steps 
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6. Public corridor 7. Mixed-uses 7. Mixed-uses 8. Density ~ LRT 8. Density ~ LRT 8. Density ~ LRT 8. Density ~ LRT 8. Density ~ LRT 9. Building Mixed-uses 9. Building Mixed-uses 10. Public Space Programs 10. Public Space Programs 10. Public Space Programs 

10 Steps 
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Superblock 

Scale 



0 50 100 200 m 

N 
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Super

block 

Scale 
9 Principles of  

Urban Vitality 

7 - Mixed-uses  

4 - High 

Density of 

People 

1 - Clear 

Regional 

Position 

2 – Accessible 

Street Network 

3 – 

Transitional 

Place  

5 – Social 

Composition 

6 – Private 

Initiative 

Events 

8 – Public 

Provision 

9 – Informal 

Economic 

Activities 
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6 – Private 

Initiative Events 

The Node 

Variants 

The Node 

Variants 

The Node 

Variants 



55 

Weekly 

Market 
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Street 

Scale 
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6 Types 

Type 1 
R800-R2700 

Type 2 
R800-Rn 

Type 3 
R2700-R800 
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R2700-Rn 

Type 5 
Rn-R800 

Type 6 
Rn-R2700 

Street 

Scale 
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Type 1 
R800-R2700 

R800 / Terraces R800 / Mixed of Uses 

R2700 / 

Pedestrian 

Motorbike Parking 

Rn / Mixed Used Sidewalk 

R2700 / Parking 
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8. 
(Self) Design Evaluation:  

The Products – urban vitality. 
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 Social 

Composition 
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Architect  

Young family moving 

from Hanoi 
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Industry owner 
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NGUYEN HƯƠNG 
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DAILY 

LIFE OF  

NGUYEN 
Industry owner 
Established family from 

Hung Yen 
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07:00-08:00 

HOME 

-SCHOOL 

-HUNG YEN 
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07:00-08:00 

HOME 

-SCHOOL 

-HUNG YEN 
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12:30-16:00 

HUNG YEN 

-OFFICE HQ 

-ERRANDS 

-SCHOOL 
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12:30-16:00 

HUNG YEN 
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DAILY 

LIFE OF  

HƯƠNG 
Landscape 

worker  
Living in the village 

beside Ecopark 
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07:00-12:00 

HOME 

-OFFICE 

-PARK 
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07:00-12:00 

HOME 

-OFFICE 

-PARK 



74 

12:00-17:30 

OFFICE 

-PHỞ PLACE 

-MARKET 

-PARK  
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NGUYEN  

& 

HƯƠNG 
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NGUYEN  

+ 

HƯƠNG 
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9. 
(Self) Design Evaluation:  

The Process – masterplanning 

processes. 
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Management Development Design Space in Use 

Processes 
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10. 
(Self) Design Evaluation:  

The Products + The Process – 

how to get there. 
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Option A Option B Option C 

Phasing Plan [Product x Process] 
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Design Decisions through Scale [Product x Process] 
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Design Decisions through Scale [Product x Process] 
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1. Tap into existing 

studies 

2. Understand the 

brief 

3. Investigate the 

local context 

4. Observe! 

5. Visioning: future 

6. Positioning: 

competition 

7. Design through scale 

8. Evaluation: the 

product 

9. Evaluation: the 

process 

10. Evaluation: The 

Products + The 

Process 
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C. 

The 

Reflection 
Acknowledging the 

steps taken and 

imagining the next 

steps 
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