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  What Is Skin?
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1. Defines the identity of a building

2. Communicates a building’s Cultural and historical significance in the city

Housing Palace Museum Station

Definition: A building’s outermost layer
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In the realm of built heritage

(Brand, 1995)

Skin was categorized as one of the six shearing layers
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Constant renovation is necessary

Most buildings cannot resist periodically(Lifespan around 20 years) 
shedding old skin for a new one.——Steward Brand

Heritage Architecture
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Upgrade the skin

Upgrade the skin  is usually an integral part of many heritage design projects
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For law-protected heritage

Preserve the original appearance (heritage values) at all costs

Van Nelle Factory in Rotterdam Rietveld Schröder House in Utrecht
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For shopping malls

In practice, changes are often made to pursue a new, modern, exciting, and fashionable appearance.

The Westfield Mall in The Hague Hoog Catharijne in Utrecht
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These new looks often relate to the commercial success

The footfall usually increases a lot after the renovation
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Behind the commercial success

Problems of demolition:
Material Waste
Energy Loss

Heritage Values Loss
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How to solve the dilemma

A new appearance for commercial success Protection of the old mall skin
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01 | WHAT?Research Question

How can the preservation of heritage values and establishment of new identities 
be balanced in the skin redesign of 20th century Dutch shopping malls?

?
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  Research 
  Process & Findings
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Case Study - Hoog Catharijne in Utrecht, The Netherlands

H & A / Modern MallP2 Presentation | Jinwei Yang

02 | HOW?Case Study — Hoog Catharijne

Huge Conflicts Between Old & New Urban FabricCenter of Utrecht
Complicated Urban Context 
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Photo Comparisons

Various skin redesign strategies
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Methodology

Further expand the skin layerFocus on one building element Map the heritage values

IntangibleTangible

Object

(Veldpaus, 2015)

Values classification by Roders (2007)
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Specific Study Methods

H & A / Modern MallP2 Presentation | Jinwei Yang

02 | HOW?Specific Methods
Archival Research & Site Visit

Renovation Background
Change of Tangible Attributes

Design Intention 
Change of Intangible Attributes

Assess the Design Result
Change of Heritage Values

Publications & Design Office Online Comments & Photos
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3. Results

3.1 Attributes analysis Result
Material & Pattern (Fig. 11)

The redesign of HC added a variety of materials, 
including stone, bricks, metal, and glass, which brought 
a range of colors to the previously dark and monotone 
building. The use of materials tended towards moder-
nity, but references to historical buildings were also in-
cluded through the use of red bricks and yellow stone. 
The redesign also incorporated curvilinear and free 
shapes, which contrasted with the rigid geometric pat-
terns of the old design. New random and parametric 
patterns were also introduced, along with old stone and 
brick textures, to create a more visually diverse skin.

Sign & Element (Fig. 12)

Both the old and new signage of HC showed a 
certain similarity with the mall’s skin. The former had 
horizontal and vertical lines that were characteristic of 
modern architecture, while the latter featured a simpli-
fied version of the freeform façade. An interesting addi-
tion to the new design was the inclusion of two English 
words “THE MALL”, which, according to some online 
comments, was intended to attract more international 
customers. Additionally, there were two distinctive el-
ements incorporated into HC’s skin. One was the ‘De 
Utrecht’ sculpture placed exactly where the building 
was demolished, while the other was a giant teapot ini-
tially created as a temporary artwork but was retained 
due to public affection. Although these elements may 
not be prominently visible on the skin, they hold signif-
icant value in preserving the history and memories of 
the city.

Roof & Interior Character (Fig. 13)

The redesign of HC involved replacing many of the 
closed roofs with transparent glass and increasing the 
height of interior spaces. This allowed for natural light 
to be introduced into most areas of the building and 
transformed the interior character from being dark and 
cramped into bright and spacious. One unique feature 
of the new design is the roof that covers the restored 
canal , which also functions as the floor of the interi-
or space. By incorporating several glass fountains, this 
area not only creates an appealing gathering place 
indoors but also establishes vertical connections be-
tween the canal, interior, and sky, making it the most 
distinctive interior space of HC.

Context Relation (Fig. 14)

The previous design neglected its relationship with 
the surroundings. Large modern structures were placed 
haphazardly in the historic city center. The redesign 
aims to enhance connectivity between different urban 
areas. To harmonize with the new train station and bub-
ble roof on the station side, the new façade features 
bright aluminum panels, curtain walls, and parametric 

Fig. 11 Material and pattern Analysis

Fig. 12 Sign and element analysis

Fig. 13 Roof and interior character analysis

Fig. 14 Context relation analysis
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patterns. On the other hand, the façade facing 
Vandenburg square is constructed of dark bricks and 
stone to blend in with the medieval square. Additionally, 
a substantial amount of transparent glass connects the 
two sides of the building and merges the outdoor scen-
ery with the interior space on top of the canal.

Exterior Character (Fig. 15)

The exterior character of a building can be linked 
with the number of social media photos that showcase 
its facade. Out of the 369 photos that were gathered, 
91% were about the new facades, with 61% taken at 
the station square and 30% near the canal. In com-
parison, the old facades were barely represented, with 
less than 2% of the total number of photos. Based on 
the photos collected, the new identity of HC highlights 
its unique shape, colorful panels, and random patterns. 
However, the demolition of the old building led to the 
loss of many original features, such as the two elevat-
ed trespassers.

Perception (Fig. 16)

Although architecture goes beyond the superficial 
reading of images, the visual field indisputably exerts 
immense influence on our perception about a building. 
Because of this, appearance is one of the most critical 
aspects of shopping mall design as it directly links to its 
commercial attractiveness. The negative perception of 
being outdated, ugly, dark, and unsafe greatly dimin-
ishes the lifespan of old HC skin. To transform people’s 
perception and infuse a sense of newness and mo-
dernity, the redesign of the building’s skin involved the 
demolition or covering of most of the concrete material, 
the addition of plinths to revitalize the street, and the 
use of various fashionable designs.

3.2 Overall Result
The examination of the attributes indicates that a 

majority of them have been modified in the new design, 
resulting in a significant transformation of the building’s 
appearance. (Fig. 17) Undoubtedly, the updated look 
has played a crucial role in the commercial success 
of the shopping center. Since the renovation, the foot-
fall has significantly increased. Currently, it is the most 
popular shopping destination in the Netherlands, at-
tracting approximately 26 million visitors annually.

Fig. 18 display the results of gathering 100 online 
comments about the HC skin. Approximately half of the 
commenters expressed negative feelings towards the 
old design, while about one-third had a positive atti-
tude. Compared to the old skin, more people did not 
show a clear attitude towards the new design, and both 
positive and negative comments decreased by 14% 
and 10%, respectively.

Upon analyzing the text, it becomes clear that 
many individuals dislike the concrete material, dark col-
or, and rigid shape of the old design, while others who 
miss it regard these features as its charm. The same 

Fig. 15 Exterior character analysis

Fig. 16 Change of perception

Fig. 17 Overview of the design strategy for different skin components

61% Station area 30% Middle canal area 2% Old facades

1960s: Modern, New , American Style Mall 1980s: Unsafe, Outdated, Dark 2020s: Modern, Bright, Local Dutch Mall
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Perception
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Overal Result - Change of Attributes

The Old Design The New Design
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People who miss the old design

As a little boy always came with my mother or my grandfather, Now it is a 
shopping center like any other and feel a bit more distant than the old one.
Nice but I still miss the old atmosphere, Contemporary bright LED lights and 
stylish decoration are unfamiliar
I miss the authenticity as before. Beautiful walking routes, real natural stone 
floor, warm atmosphere.
Later it became less nice with the junkies, but that too had its charm. Such a 
shame it’s gone
Hoog Catharijne has become slightly smaller, it costs millions with money 
everything changed again
            (A Total of 100 Internet Comments)
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People who like the new design
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03 | FindingsNew Values Added

Values classification by Pereira Roders (2007)

Now is much better designed, better insulated and accessible
Fortunately, what is being built now is a lot better than those concrete blocks
Nowadays they make incredibly beautiful, modern buildings, unlike the post-
war blocks of concrete that they placed in the 20th century.
The so-called City Room ensures that Utrecht comes from the cuddly image. 
I say nice to throw that old stuff. There are countless old cities in the Nether-
lands and only a few modern.
A city to be proud of as a Dutchman!

Attitude towards the New Design

(A Total of 100 Internet Comments)
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03 | FindingsHeritage Values Lost - Demolition Always Hurts
As a little boy always came with my mother or my grandfather, Now it is a 
shopping center like any other and feel a bit more distant than the old one.
Nice but I still miss the old atmosphere, Contemporary bright LED lights and 
stylish decoration are unfamiliar
I miss the authenticity as before. Beautiful walking routes, real natural stone 
floor, warm atmosphere.
Later it became less nice with the junkies, but that too had its charm. Such a 
shame it’s gone
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Attitude towards the Old Design

Values classification by Pereira Roders (2007)

(A Total of 100 Internet Comments)

Map The Change Of Heritage Values
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Attitude towards the old skin design Attitude towards the new skin design

More people showed concerns
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Concern 1 : constant demolish & add

Cost a lost & waste a lot
Attributes and values were constantly disappear

What’s the future of the current design

Before 1970

Demolish Demolish ?

1970 - 2005 2005 - Now  Future

??
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Concern 2 : the new identities

Prioritize: visual aesthetics
 Neglect: cultural, and historical significance of the context 
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Conclusions from the study of HC

1. Balance between the tangible and intangible attributes: 
The tangible and intangible attributes often coexist within the same heritage asset.

2. Balance between the attributes and values: 
Heritage values are embodied in the place itself, its fabric, setting, use, associations, meanings, records, related places 
and related objects.

3. Balance between different groups:
Groups and individuals attach different weight to cultural values and different significances to the same heritage asset. 

How can the preservation of heritage values and establishment of new identities 
be balanced in the skin redesign of 20th century Dutch shopping malls?
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?
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The principle of the alteration is to enhance both the social and spatial aspects of 
the existing building in collaboration with the local community, while preserving its 
current values and considering future sustainability. (Veldpuas 2015)

Principle of the alteration

1. Balance between the tangible and intangible attributes: 
The tangible and intangible attributes often coexist within the same heritage asset.

2. Balance between the attributes and values: 
Heritage values are embodied in the place itself, its fabric, setting, use, associations, meanings, records, related places 
and related objects.

3. Balance between different groups:
Groups and individuals attach different weight to cultural values and different significances to the same heritage asset. 

How can the preservation of heritage values and establishment of new identities 
be balanced in the skin redesign of 20th century Dutch shopping malls?
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A new model proposed - between the complete preservation and demolition

1. Emphasize on the changing process

2. Create new identities out of the old

3. A continuous development
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  Research to design
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  Design Case 
  Introduction
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Design Case —— Amsterdamse Poort Site Location
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04 | DesignCity Scale Vision 

Car
Train / Tram

20Mins

A New City Identity Of Amsterdam The Center Of Amsterdam SoutheastAmsterdam southeast Center of the Bijmermeer
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History —— Amsterdamse Poort

Urban Planning by Broek& Bakema in 1970s

Separation Between Cars & Pedestrian

Completed in 1987
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Amsterdamse Poort Complex Overview

CLUSTER 5

CLUSTER 8

CLUSTER 4 CLUSTER 6

CLUSTER 7

CLUSTER 3

CLUSTER 2

Bijlmer ArenA Station Typical Cluster Building Monument ‘Zandkasteel’ (Sand Castle) Elevated Car Road
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Current Problems - Vacancies

Vacant Shops
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Current Problems - Safety

Third robbery in a 
month at clothing store 
Bijlmerplein

Additional security measures

I’m afraid, also for my customers
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Design Focuse - Cluster 8

Center of the complex
Different contexts

Shopping street left

Entrance square Shopping street right

Leisure square
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Current Problem1 - Cluster 8

A black box

Disconnection of the apartment buildings

Disorientation for shoppers
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Current Problem1 - Cluster 8
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A blind The closed facade lacks connection with surrounding neighborhoods

Current Problem 2 - Cluster 8
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A Pit

The unpleasant top views

Current Problem 3 - Cluster 8

H & A / Modern Mall 40/89P5 Presentation | Jinwei Yang



Current Situation Development plan
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1. The green heart of Amsterdamse Poort
2. Up to five additional floors will be added 
3. Mix of functions: (inter)national retail brands, catering, 
leisure, homes and a cultural interpretation.
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  DESIGN AREA 1
  CLUSTER 8 

H & A / Modern MallP2 Prenstation From shopping-only to a mix of functions
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Design goals

3. Cover the building with a 
balanced skin redesign

1. Solve the current problems 2. Add new programs
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01 | WHAT?Research Question

How can the preservation of heritage values and establishment of new identities 
be balanced in the skin redesign of 20th century Dutch shopping malls?

?
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  Look Back At History  
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Cluster 8 - History

Designed By Broek& Bakema in 1980s Renovation by OZ architects in 2008
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A Balanced Skin Redesign - Roof
Old Design

Skylight & Atrium
Current Situation

Skylight & Atrium Gone
My Design

Bring them Back

A Balanced Skin Redesign - Roof
Old Design

Skylight & Atrium
Current Situation

Skylight & Atrium Gone
My Design

Bring them Back

Disappeared attributes

Shape & Pattern Relation with the surrounding Skylight & Atrium
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Current attributes

Facade panels Glass entrance LED advertisment
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  Intervention part 1

  Solve the problems
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Bring back the atrium and create a passage

Open the box
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Remove the blind

Open up the façade and create setbacks
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Raise the pit

Add new volumes and raise the skyline
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  Intervention part 2

  Add new programs
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A diverse community with a lot of local activities

H & A / Modern MallP2 Presentation | Jinwei Yang

04 | DesignConcepts - Rich Local Activities As New Identities

Products
Sports

Food

Dancing

Children

Art

Museum

Costumes
Exhibition

Sustainability VS Short lifespan
Localization VS Global Trend
Adaptivity VS Temporal Fashion
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Top-down plan Bottom-up programs

Community Party

Local Artists

Gathering Events

Local Business
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Programs
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 Jinwei Yang P5 Presentation | H&A Modern Mall 2 Change of Plans

Change of ground floor plan
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Change of first floor plan

 Jinwei Yang P5 Presentation | H&A Modern Mall 2 Change of Plans
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Change of roof plan

 Jinwei Yang P5 Presentation | H&A Modern Mall 2 Change of Plans
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Apartment Plan
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  Intervention part 3

  A Balanced Skin Design
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Sustainability VS Short lifespan

Localization VS Global Trend

Adaptability VS Temporal Fashion

A Balanced Skin Redesign - Concept
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Change of the facade

Broek& Bakema (1980s)

OZ architects (2008)
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Nothing is new, but everything together becomes new

Bring old pattern back

New identities from the old

Reuse the current material Material from the surrounding
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Change of street views

Broek& Bakema (1980s) OZ architects (2008)
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Change of street views
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Form study of the tower

Between regularity & Irregularity
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Irregular pattern within the regular shape 
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From the pit to the landmark
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From refusal to invitation
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From blind to visual connection
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From the black box to urban connection
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  04
  Structure ,
  Detail & Climate
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Structure overall strategy

Existing foundation

 2nd Floor : 
Reinforced steel roof

Up: New construction

Ground &1st floor : 
Existing concrete structure

Concrete column with cap

Steel beam on the concrete column

Keep most of the existing structure
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Longitudinal SectionLongitudinal Section
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Apartment Tower: Completely Independent (Concrete & Timber)
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Community Center: Hybrid Between Old & New (Steel)
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Facade segment

 Jinwei Yang P5 Presentation | H&A Modern Mall 4Detail Drawings
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 Jinwei Yang P5 Presentation | H&A Modern Mall 4Detail Drawings

Horizontal section
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Facade section change
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Brick wall section
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Details

 Jinwei Yang P5 Presentation | H&A Modern Mall 4Detail Drawings  Jinwei Yang P5 Presentation | H&A Modern Mall 4Detail Drawings

Roof detail Signage detail
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Heating
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Cooling
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Rainwater collect
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  05
  Adaptability & 
  Transferability
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Overview of Changes

Shopping

Shopping + Housing + Community Center + Green Heart
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Future Adaptability

From black box to the green heart and community center of the complex

A neighborhood with increased density.
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The taxonomy can be used as a base for other building types Social media could be a good source for many non-listed buildings

Object

H & A / Modern MallP2 Presentation | Jinwei Yang

02 | HOW?Specific Methods
Archival Research & Site Visit

Renovation Background
Change of Tangible Attributes

Design Intention 
Change of Intangible Attributes

Assess the Design Result
Change of Heritage Values

Publications & Design Office Online Comments & Photos

Transferability - Value Assessment
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Reduce the amount of causal demolition
Preserve the traces of city development
Move towards sustainable and circular development

Transferability - Design mindset for young heritage buildings
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  Many Thanks !
    to all my mentors, friends and family.
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