Alfred)

DSD - UA.2010-11 - Amsterdam Re’figured | Ho, Shahng Her

iving & Social Quality

> Mode of Development
S,

4
—

An Alternat

Afford

~ >

Al




R e A L T
07 Ll AT N AR T Y £

LT

s "J-ﬁ-_';‘"” Wity 1o
.&[,;a_ P el .L!!M__‘;

Vel

DSD - UA 2010-11 - Amsterdam Re’figured | Ho, Shahng Herng (Alfred)




OOO0OO000 Background Research

Chronological Research - Timeline of Amsterdam
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OOO0000 Background Research

Urban Models of Amsterdam through Times

Post-industrial Age

Industrial Age

Political
Economical
General

Pre-in trial A
e-industrial Age Amsterdam urban models done by: J. Delahaye, D. Gurecka, S. H. Ho
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OOO0OO000 Background Research
Analysis and Urban Strategy of Amsterdam North
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OOO0OO000 Background Research

Analysis and Urban Strategy of Amsterdam North - Private Public Partnership and Financial Mechanism of the ‘North Company’

Proposed Model of Private Public Relationship

Public sector via
North company

100 %

“North” model

Private sector

Public sector

Joint development

ex. Zuidas (Amsterdam) Private sector

Public sector

Program

~

~
~ 7 Maintenence of public

Concession model space

ex. Ypenburg Deelplan 20 Private sector

(Den Haag) 100 %

VINEX 1990,
Fourt National Planning Report extra

Public sector

Integral model

Private sector

~10 % N -7

ex. Iburg (Amsterdam)

Public sector

Construction claims

Private sector

o, ~ -
~50 % N -

50-70 % >

Process of ‘North Company’ Development Mode

. 8

|

s

tate
tinanced development

|

>

. J

[ reyavr——
Used by themselves 1 T can not be sold, only
I

an
rented via "North” system

|
5 yeary
cycle

Housing

Ownership model

EERERRRERE]

O unrivs v

Local people get
loans from the state

) —
.8

Local people

Building

Sequence of finanéial mechanism

Legend of program:
Offces Housing
L 4

Commercial

Developing the most
potential areas
only for renting

“North” is buying all
of the social hous-
ing

Max 3 years
after renting
the lang

O +oer

LRI

Rent model

) O

Renting out ship o exter-
nal (high income parly

As real estate value increases benefits recieves
all of the parties of *North" company

Can exit with minus %

Operation

In high strest

%‘@‘ % e 2

Gained resources
are invested in
regeneration

“North” benefits
from rising value

~
X
A
N
A
N
X

Developing for
owning and self use

Q

%
N

Z
o
sz

The new develop-
ment only for rent-

Operation model




OOO0O000O Research Question

Is a new mode of development necessary and possible for Amsterdam?



OOO0O000O Research Question

Precedent Studies - Existing Modes of Development

My Site
Station
Sloterdijk
Westerdokseiland
2
Centraal Station
Station
Lelylaan L |
Haarlem =
Zuidas
Station Amsterdam
i R
Station
Amsterdam
RA|
Schiphol - Den Haag
Amstelveen
Train
Metro/Tram

Highway

Zaanstad - Alkmaar

/N
CAT/ 3
S ’
1 4, &
Re SO

~

@ Amstelstation

| Station
Divendrecht

Utrecht

Almere -
Amersfoort

Centrum Amsterdam Noord (CAN)

Westerdokseiland (Western Docklands)




OOO0O000O Research Question

Precedent Studies - Existing Modes of Development - Commercial-driven Models - Precedent 1 & 2

Zaanstad - Alkmaar

Gross plan area: 89 acres (= 360,170m?)
Net planning area: 79 hectares (= 790,000m?)
Total investment: 1.5 to 2 billion euros

Station
Sloterdijk

Centraal Station

Station
Lelylaan L |

Haarlem =
Zuidas

Station Amsterdam

Station
Amsterdam

Covered area: 270 hectares A

(= 2,700,000m?)

(220 million euros invested by

the municipality)

/
can By
4 s
i ~ \\
~&

-
4
21 ~t

@ Muiderpoortstation

Almere -

. Awersfoort
® Amstelstation

Station

Duivendrecht

Schiphol - Den Haag

Amstelveen
Train
Metro/Tram

Highway

Utrecht

New Retail
Office

Business

Facilities

Office
Residential Units

Services & Amenities

Zuidas (South Axis) Amsterdam

35,000m?

30,000m?

- .
I
I

x 3300

| 70.000m Houses

| 70,000m?

| 33% | 1,386,000m?
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OOO0O000O Research Question

Precedent Studies - Existing Modes of Development - Commercial-driven Models - Precedent 1 & 2

Centrum Amsterdam Noord (CAN)

x 3300

Houses

Zuidas (South Axis) Amsterdam

x 9744

Houses

/s
s

»
~
~

~
Foo A=
S SN
~¢

Social Rent

Medium-priced
Sale & Rent

Expensive

-I__l-__l__-q

o
e,

‘-
L]

F=—————1

3.3m

12.5m

)
)
)

990 (30%)

m 1320 (40%)])

)

)

S ~ N

Average size of unit = 125m?

990 (30%)

Amsterdam North

Owner-occupied houses
Number of rooms in average
Property price in average

Sources: http://http:/fwww.amsterdam-

expats.info/districts/noord

By 2040

Residential Units : Car Parks =4: 5

1

1

\

1

. Daily users

i Permanent residents
' Employees

1+ Students
|
1
1
1
1
1
1
1

18.3%
3.3
€168,000

200,000
25,000
80,000
30,000

Sources: http:/fwww.zuidas.nl/fen/facts-and-
figures



OOO0O000O Research Question

Precedent Studies - Existing Modes of Development - Residential Projects - Precedent 3 & 4

Zaanstad - Alkmaar

Station
Sloterdijk
L ]
Westerdokseiland 1
h
-
® re Eastern Docklands
PR oo =, o=
Centraal Station ™ i
L Ty
-.‘-. -
LT
e
:r:::_"
ksl
e @ Muiderpoortstation
Station
Lelylaan @
Haarlem (Almere -
Amgersfoort
Station Amsterdam ® Amstelstation s
Zuid/WTC
L ] )
@
Station
Amsterdam
RA
Station
Diivendrecht
Schiphol - Den Haag
Amstelveen Utrecht
Train
Metro/Tram

Highway

-

L

= Ty,

EEEFT

:

Dbl | -
o MEST

Lo

Westerdokseiland (Western Docklands)

Residential | T7%

Non-residential -

mmmmman
Emmmma
[TTTI1T)
| oo
mamamza) l Neama=a
Houses 9,500m?

Oostelijk Havengebied (Eastern Docklands) (1988 - 2000)

120,000m?

92,000m?

=

Residential | 90%

Non-residential

Houses

> 573

x 8500



OOO0O000O Research Question

Precedent Studies - Existing Modes of Development - Residential Projects - Precedent 3 & 4

Westerdokseiland (Western Docklands)

Westerkaap 1 & 1l
Master plan by OD 205

Gross floor area: 7m?
Investment: €94,000,000 - ex VAT

ssssess
Social housing 98 faaaanas
Free rental home 50 el
Budget home for sale 47 x 307 + e = + ﬂ x 310
Free home for sale 112 sannane [l mesans

-l )

i T

L~ l 1
I B
i

x 366 +

I
EE ¥

3,000m?2

o
S

La Grande Cour

Gross floor area: 46,800m?
Investment: €80,000,000

Westerdoks Island
Gross floor area: 18,080m?
Construction cost: €15,820,000

Government sponsored rental home: 80
Middle and top range rental home: 23
AMH private property: 30 x 253 +
Owner-occupied home: 120

.'.1 - \'—-HJ

/
ol

+ ﬂ x 263

2,500m2



OOO0O000O Research Question

Precedent Studies - Existing Modes of Development - Summary - Programmes Composition and Ratio - Precedent 1, 2, 3 and 4

Alkmaar

My Site CAN /s
o LY 44
s Cd
\\f by \-I
~
e
Westerdokseiland 11
I
-

Schiphol - Den Haag

Amstelveen

Train
Metro/Tram

Highway

@ Amstelstation

Difivendrecht

Centrum Amsterdam Noord (CAN)

Existing Retail il 35,000m*
New Retail I:l 30,000m#
Business | | 70.000m:
Facilities | | 70,000m:

Zuidas (South Axis) Amsterdam

Services & Amenities

Residential Units | 29% I

Westerdokseiland (Western Docklands)

Residential | 77%

> 573

9,500m?

Oostelijk Havengebied (Eastern Docklands) (1988 - 2000)

Houses

1,596,000m*
1,386,000m?

1,218,000m?

120,000m?

92,000m?

+

Houses

Residential | 90%

Mon-residential

Houses

x 3000

x 8500



OOO0O000O Research Question

Precedent Studies - Existing Modes of Development - Summary - Urban Networks - Precedent 1, 2, 3 and 4

Centrum Amsterdam Noord (CAN) Zuidas (South Axis) Amsterdam

Westerdokseiland Eastern Docklands

[ ]

(|

[ ]
[ ]
(]
]

Planning scope
[ Concerned building

Surrounding building
Metro / Train station
Railway

Primary Road / Highway

Secondary Road
Tertiary Road




OOOO00O Research Question

Precedent Studies - Existing Modes of Development - Summary - Real Estate Values - Precedent 1, 2, 3 and 4

Westerdokseiland [l €5,048 per m?

et

Eastern Docklands  €3,976 per m?

-
P
e e
B i
R |
} ===
) oEIn

Zuidas W €3,077 per m?

Woningwaarde per m2 in 2008 CAN . €2,047 per m?
b s =

I 5ot eweima ~

[ ] s r \>

[ sem :l"‘ J

I 25w TN

I :oe " "\:;;‘
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OO00000 Problems and Opportunities

Needs and Mismatch (Netherlands)

Il. Mismatch of the Demand and
Supply of Housing in the Nether-
lands

./ 1. Need of Housing

- No less than 80,000 to 100,000 new houses are
needed each year

- The housing supply has simply been insufficient - Every year the number of single-person

households in Holland increases, growing faster
than the overall population, and faster than the
rate at which dwellings are constructed.

(from source (1))

(from source (1))

- Oversupply of cheap housing
- Needs for social housing of better quality

(from source (2))

- / :
Sources:
(1) http://www.globalpropertyguide.com/Europe/Netherlands/Price-History ‘

(2) Kempen, B.G.A. and N. van Velzen. Werken aan wonen - 75 jaar Nationale Woningraad. Almere: Nationale Woningraad, 1988.



OOO0O00O0O Problems and Opportunities

Needs and Mismatch (Amsterdam North)

i) Needs
The population of the Amsterdam North is expected to grow from 90,000 to 130,000.

ii) Mismatch of Demand and Supply
The size of the households is shrinking but the new houses are mostly the middle-size ones.

Size of Social Housing in Square Metres

| Single person household 223,124 I 54% |

Two-person household without children 80,936 I 20% M = 5% 6% 0%
Multiple person household with children 62,450 . 15% 90% - e 19% .
Single parent family 38,536 am 9%
' Other 4,396 1 1% 80% 30%
Total 409,442 709, 1 Rkl
60% +— cke 35%
° W30+
50% +—— W60 - 80
|.One and two-person households 20546 s |67% . revy s O< 60
Families 14,553 33%  A0% T—
30% 1 | B5%
54%
20% —— 40% b
g~ [Single person household 2,241 D 44% | 10% 41— 6%
‘ Two-person household without children 1,265 I 25% 0%
’ Multiple person household with children 1,624 . 32% < ' ' ' ¥ '
<1945 1945-1975 1975 -1990 1990 - 2000 2000-2005 2005-2009



OOO0O00O0O Problems and Opportunities

Administrative Framework of the Housings in the Netherlands - Change of the Role of the Agency

surplus

for Housing

rent subsidy to
low-income families

Central Fund

housing selling

construction, management,
renovation and maintenance

capitalized

State Government

9zloyine
1500 Bujuuni/ueo|
yoddns

Housing Association

halted during crisis

HAs (non-profit)

standardizing the rent

coporation associated with medium business

semi-philanthrophic institute

Relocation of subsides

cancellation of
construction subsidy

emancipatory related corportation

oversupply of cheap housing

Nation Point System

rent

regardless of the location

feedback/representation

Amsterdam Volkshu-
isvestingsoverleg

influence upon private
housing (owned/rent)

1900s

cx
@ ~

The state functions as bank
replacement of poor housing
mm 50% state subsidies
50% municipal responsibility

1910s

(g LS %
v v v
Crisis management
mm 1915 positive interest rates
mm 1916 subsidies on materials
(object subsidies)

= 1919 state takes larger account
(75% - 25%)

1940s - 1970s

Y

© % o

e L&)
v v v v
Rebuilding: state takes over all control

mm allocating
mm building
== maintaining

sophisticated committee for
housing in Amsterdam

1970s

©

v
‘ : ‘
1 ' o

Quality upgrade

replacement of old property
mm rent subsidy (subject subsidies)
mm rent-income HA's increases

& needs for better quality

since the 1980s

Private Developer

A lot of Housing Associations

since 1980s

private sector

The revolving fund
sale of old property
: sale of new property
mm social housing

_(!_> social sector (HA)

wan allocating
wen building
mvm maintaining

have been privatized

'g money flow

interest rate

°
>

< material subsidies

=

I subject-related

. state
municipal
[ housing association

I private ownership



OOO0O00O0O Problems and Opportunities

Financial Situation of the Social Housings in Amsterdam

Decrease in Value and Increase of Maintenance Cost
The real estate values of the districts with a high percentage of social housing has been decreasing dramatically, especially after the

2007 global financial crisis, when compared to other districts with less social housings.

The maintenance cost of the social housings has becoming a more significant part of the expenses for the housing companies.

W 74%
M 63%
41%
33%

Percentage of Social Housing per City District (2003)
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OOEO0O0O Urban Framework
Site Context

indorp

- g

Oostzaan

Number of houses 4,585
Average house value (WOZ) €151,000
Population 10,330
Population density 6,256/km?

62.56/ha
Number of income recipients 7,300 (71%)
Avg. disposable income per recipient €15,300
Avg. disposable income general €11,800
Low incomes 47%
High incomes 8%

Industrial area

V/< % <

Heavy industry
Ship yards and warehouses

NDSM

z HOME WERF 100075 MIEUWS PROGRAUMA VERMUUR COMTACT
u PLATTEGRORD NOSMLWLET OF NAAM. OF PLIX FACEBOOK

Ve

A centre for underground culture in Amsterdam
offering facilities for individual artists, craftsmen
and independent organizations.

Tuindorp Oostzaan
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OOEO0O0O Urban Framework
Site Photos
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OOEO0O0O Urban Framework
Site Photos

| &R

z

$ ' H
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OOEO0O0O Urban Framework

Site Analysis - Metropolitan versus Local Scale - Traffic Network

Legends:

[ Metropolitan scale
Local scale (residential)
Local scale (industrial)
- - -~

\ V Major junction
S’
g

2 Minor junction

S

— Metropolitan scale road
—_— City scale road

— Local scale road

-------- Railway and metro line

fol Train or metro station

Ferry station

[0 Greenery
Bl Carpark
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OOEO0O0O Urban Framework

Site Analysis - Metropolitan versus Local Scale - Non-residential Programmes

Il Companies
Offices
Il Retail
B8 catering
Il Social
I Leisure
Il Storage and Unclear

Retail

Metropolitan

Leisure Catering Social
L4

.

+

W

Metropolitan Local
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OOEO0O0O Urban Framework

Site Analysis - Traffic Networks + Commercial Activities

+ Social Housings

_ ~
~
N ’
< - - [Metropolitan]
é ) /
- -
[Commercial] < > (City]
~ g -

XX%7

&
0

i

X

o
XX
X

X
X
o
o

X
X
4400

o

[Local]

)
"
X

%

X

0
X
o
o

XK

XX

%

XX
XX
XX
i
XX

XX
XX

W

X

X

o
X0
XX

XX

[Social Housing]
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OOEO0O0O Urban Framework

Site Analysis - Density Research

Site Analysis - Home Density

IS/S O
(2,135 households) /575 -
(@17.851m) =l

77\ Tuindorp Oostzaan
The home density indicates the number of homes per unit area of land. The ratio between a number Vs (5,130 households)
of homes and a hectare (ha) of land is recommended for density calculation in the Netherlands pd 95,908m}‘ ’(1 470 665m2)
(Handleiding bij de voorbereiding van uitbreidingsplannen, 1942). This measure is still widely used (\\ NS //‘/\ ’ ’
in town planning practice today. S S \
\\ \\9/ // \\ - ’—‘\
[Meta Berghauser Pont and Per Haupt, Spacemate: The Spatial Logic of Urban Density (Delft: DUP Science, 2004), 22.] 30,980m? \",/‘\\\\ A e = ,,' \\
N . | N
“ oo 343,727Tm? | AN
NN 1 y ”//‘
\ N R : { /” \\‘
NN 48,546m?” )\\
SN // P z" AN
115,443m SO 144319m? by
a / 9 L’ ’, ’/ ’I:
</ AsoTm?
68m2 7 /1A
1 I’ N [}
I’ II : ll
Is\ N [
N 4
/\:/\ N ’I :
1 ha = 10,000m? NG el
N A
N4 }
bd |
28,786m? !
|
| |
Catchment area o
|
|
|
|
|
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OO@OOO0O Urban Framework

Site Analysis - Density Research

Built area : Fabric area = 1:4

Average number of floor: 2.5

Fabric area: 126,888m?

Built area: 33,940m?

Built area : Fabric area = 1:3.74
Average number of floor: 2

Fabric area: 343,727m?

Built area: 79,411m?

Built area : Fabric area = 1:4.33
Average number of floor: 2

Fabric area: 115,443m?

Built area: 32,065m?

Built area : Fabric area = 1: 3.60
Average number of floor: 2.5

Fabric area: 192,864m?

Built area: 41,471m?

Built area : Fabric area = 1: 4.65
Average number of floor: 2

Fabric area: 108,775m?

Built area: 22,103m?

Built area : Fabric area = 1: 4.92
Average number of floor: 2.5

Fabric area: 71,204m?

Built area: 15,790m?

Built area : Fabric area = 1: 4.51
Average number of floor: 3.5

9 N
N

I
JBERN
0,29/
A
2,
XY
/\:’\0
NN
R3]
%
>
A
Fabric area: 44,707m?
Built area: 13,053m?
Built area : Fabric area = 1:3.43
Average number of floor: 3
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OOOEOO Implementation

How could we turn these problems into opportunities
while developing the city?

Strategies realized in a master plan with the focus on three aspects:
1. Traffic Networks

2. Landuse and Programmes

3. Density



OOOEOO Implementation

Focus on Three Aspects

: Density

Tool 3

Landuse and Programmes

Tool 2

Networks

ic

Traff

Tool 1



OOOEOO Implementation

Development Concept

Linking the Metropolitan and Local - urban strategy

Existing community (local scale)

Local scale

Metropolitan scale

S~/
~

New community (local scale)




OO0E@EOO Implementation

ion

ificat

Phase 1 Phase 2 Phase 3

Tuindorp Oostzaan

1.7 /4.0 2.5/4.0
4.5 storeys 3 storeys

1.4/4.0
3 storeys

1.0/4.0
2.5 storeys

@
Z
0‘0
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OOOEOO Implementation

Additional Requirements

Mix of Programmes
- enhancing the urban life of the surrounding neighbourhood
- attracting more people to the area

Commercial 20%

Public functions

Centrum Amsterdam Noord [CAN)

Sew—

35,000m?

New Retail

Business

Facilities

]
o
|

Zuidas (South Axis) Amsterdam

oy

Services & Amenities

63,000m?
70,000m?

70,000m?

Residential Units |

29%

Westerdokseiland (Western Docklands)

Residential | 77%

Non-residential _

— =+

=

Oostelijk Havengebied (Eastern Docklands) (1988 - 2000)

> 573

1,586,000m*
1,386,000m?

1,218,000m?

120,000m?

92,000m?

=+

Residential |

90%

MNon-residential

Houses

Houses

Houses

x 3000

x 8500



OOOEOO Implementation

Spatialization of these Strategies



OOOEOO Implementation

Master Plan - Accessibility and Connectivity




OOOEOO Implementation

Master Plan - Ground Floor Conditions - Programmes and Layout

o ™
-:q-:;" ) i ] "-t".,l
)"-4
o

=

Commercial

[1827m2]

Shop
Office
Agency

o

Public Programme Flexible Unit
Library Artist studio
Gallery Dwelling
Community centre Garage
Media centre
Learning centre [9297m2]

[2888m2]



OO0E@EOO Implementation

Master Plan - Ground Floor Conditions - Uses of Open Spaces - An Alternative Mode of Production within the Dwelling Systems

Artist Units

The strips of the open spaces are leased to artists, artist
groups and non-profit organizations as showcases which
evoke activities in the open areas.
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OO0E@EOO Implementation

Master Plan - Overview

fLLLLLALLRLLAAY
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OO0E@EOO Implementation

Master Plan - Construction Sequences and Implications

/um///ﬁ/)w al)
== 7

\

.?

J‘.':*

.-;,"

L

r
~

Phase 2 \“ Phase 1

- For rent and for sale

- Generating capital by maximizing the waterfront
line for living units

- Short stay housings in light weight structure on
the roofs

- Opening of public programmes on the ground

~

Phase 3

- For rent and for sale

- Flexible units on the ground floor for
different purposes

- Temporary livig units
- Landuses and programmes would be re-
vised after Phase 2 or 3 was/were built
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OO0E@EOO Implementation

Master Plan - Overview

=]

Ty
S
v
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OO0E@EOO Implementation

Master Plan - From Urban Scale to Building Scale

u__ 4 _-—r
\y) E_/ﬁ |

.., q¢ W 1,_ &

. ::%ﬂ@

() _a__m
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OOOEEO Architectural Configuration
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OOOEEO Architectural Configuration

Orientation of the Building

*

Sun path diagram (Stereographic diagram)

%

%

Ly

*

Prevailing winds in summer Prevailing winds in winter




OOOEEO Architectural Configuration
Spatial Arrangement of the Building

A common collective housing Introducing atrium Building lifted Split floor
- natural light - draw in public space - enhance physical movement
- cross ventilation - providing shaded area between floors

- foster communication between
residents



OOCDOENEN Building Level

Number and ratio of different units

Single person
household

Two-person
household

Multiple person
household

Units for Rent and Sell

Short Stay Units

:q; %
L
;h i =12 (23%) ' =8 (15%)
x6 | X6 x8
=14 (26%) =2 (4%)
x4 x2
L - @ =12 (23%) =5 (49%)
X7 x5 x5
+ T — -
o ‘I ] =y
1= i
=38 (72%) =15 (28%)
One and two-person households 29,546 N 67%
Families 14,553 IEE—— 33%
- Single person household 2,241 I 44%
Two-person household without children 1,265 25%
Multiple person household with children 1,624 32%

= 20 (38%)

= 16 (30%)

=17 (32%)



OOCDOENEN Building Level

Single Person Household Units

O 1
| 0d

O |
||
50m? 75m?
1 bedroom 1 bedroom
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OOCDOENEN Building Level

Two-person Household Units

100m? 100m?
2 bedrooms 2 bedrooms
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OOCDOENEN Building Level

Two-person Household Units

/ 100m?
2 bedrooms
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Multiple-person Household Units
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Short Stay Living Units
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North Elevation
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East Elevation
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South Elevation
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West Elevation
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Plans
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Sectional Perspective (Section AA’)
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Structure
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Structure - Light Weight Construction for Short Stay Housing on the Roof
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Sectional Perspective (Section BB’)
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Sectional Perspective (The Atrium)
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Renderings
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Details

INSIDE OUTSIDE
Double glazed thermally broken
aluminium frame screen
Black rubber expansion bead
to edge of floor
25mm thick insulation
to floor perimeter
25mm floor covering
75mm floor screed
incorporating underfloor heating
50mm concrete screed
7200mm x 1200mm x 200mm
precast concrete hollow-core slab
AY
O O © © O O XL s A A7 ’o . A7 oo . A a0 7\
X

0001

200mm x 300mm concrete edge beam

15mm plasterboard ceiling

Roller blind

LYy

Polyester powder-coated aluminium sill
Fire resistant board

Shear reinforcement

15mm fibre cement sheet

Stainless steel pressure pad

Powder-coated pressed
aluminium flashing and drip

Double glazed fixed aluminium window
with 8mm glasses and 6mm air gap in between

Solid oak handrail

50mm x 20mm
Painted stainless steel balustrade post

20mm x 10mm
Painted stainless steel intermediate rail

25mm x 100mm treated
timber decking

25mm x 50mm treated timber
battens at 400mm centres

60mm x 60mm snap plate on
base plate screw-fixed to timber block

Sealing layer on single ply
membrane bonded to concrete slab

200mm concrete slab
30mm x 80mm timber battens

15mm fibre cement sheet
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Renderings
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