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There is a need to invent new processes 
and business models, more gradual and 
cooperative transformations working with 
existing building stock {…}. 

Markus Schaefer



Société Céramique in 1970



Société Céramique in 2000



Société Céramique after the demolition phase



Current public network

Urban water

High-quality accomodation area

Mediocre public space

Car dominant circulation

Desired public network

Urban water

High-quality accomodation area

Public spaces

Car dominant circulation





Couldn’t the potential redevelopment of Sappi 
Maastricht site be an opportunity to reinforce 
productive dynamics intertwined in an urban 
environment? 



Industrial History

Important productive presence.

One of the most important industrial center in the 
Netherlands.



Industrial History

Important productive presence.

Beatrixhaven, Maastricht built in 1960’s.

One of the most important industrial center in the 
Netherlands.

Concentration of industrial activities in economic 
zonings, Brightlands.
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Reclustering.
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DIAGRAM CLUSTER
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In that respect, the reappropriation 
approach regarding Sappi Maastricht 
will aim to change the connotation of the 
site, seen as a monolithic company by 
opening the site to different actors. By 
fragmenting the site in pieces, the idea is 
to create a more flexible district able to 
absorb companies moving-out, moving-
in and extension. It will also generate 
synergies between entrepreneurs 
similarly to dynamics appearing in 
economic clusters. A dynamic defined 
by Johann Heinrich von Thünen and 
afterwards by Alfred Marshall in 
1920. Marshall underlines the fact 
that clustering dynamic influences the 
rentability and innovation of companies 
by making savings on logistic costs on 
three main elements: 

MOVING PEOPLE
First, grouped together, businesses 
become more likely to attract people 
and create new customers. The grouping 
of similar companies also influences the 
development of an important class of 
skilled workers which benefit from mutual 
experiences to develop and increase 
their capacities and efficiencies. It also 
allows them to positively influence their 
working conditions in a more competitive 
environment. 

MOVING GOODS
Second, the clustering also allows 
to make savings on costly deliveries. 
In a cluster where companies are 
interdependent, distance between each 

actor of a production process is reduced 
aiming companies to spare some money 
and then becoming more competitive. 

MOVING IDEAS
Finally, Marshall argues that clustering 
also has an impact on the innovativeness 
of companies. “Proximity influences 
‘something in the air’” (ref). There is an 
interesting exchange of know-how and 
ideas happening in such districts where 
companies are put together in a climate 
of permanent evolution. Sometimes, 
clustering happens around a source 
of knowledge such as a university or 
a hospital. In that respect, companies 
involved in innovative products deeply 
linked with research aim to get closer 
to the source to ease the transition of 
information and people from research 
to production. Maastricht, with the 
Brightlands Maastricht Health Campus, 
has developed a knowledge district 
around the University Hospital of the 
city, the UMC+, around which gravitate 
private research labs, medical product 
manufactures and affiliated service 
companies. 
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19th century industrial campus

21st century urban cluster
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1 Divide and Rule.

2 On-Site Management
SITE 

MANAGEMENT

OWNERS CITY OF 
MAASTRICHT

HOUSING
DEVELOPMENT

THIRD
INVESTORS

EPHEMERAL
EVENTS

WORKSHOPS
CONFERENCES

tenants, 
workers

external
people

companies,
associations

housing
renovation

horecacoworking
spaces

start-ups techno
business

craftmen
atelier

SAPPI

Land a�ectation

Redevelopment of existing 
buildings based on site 

management advise 
On empty plots, 

organizes competitions

External events related 
to the productive city

Promotes and 
allocates sitesOrganizes reappropriation 

and allocates spaces based 
on existing conditions

Main clients: small companies, 
embedded in  urban market

Other facilities (market-deter-
mined)

Secondary rental service (events, 
etc)

Owners

Supervision/ 
administration

User/ Tenant
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Reappropriation map
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0 2 10m

INDUSTRIAL REVIVAL Pierre-Loup Benoit
Urban Architecture Studio

2021 - 2022

NOW - 6 / 9 months

Infact, the different traces of usage and transformation over time are being preserved. Therefore, 
the existing building fabric is maintained to the greatest extent possible, and overdense spaces 
are partially demolished to change their connotation from close to open spaces . This approach 
makes sense ecologically – it saves resources and avoids waste, temporaly – it creates available 

sand the next ones.

6 / 9 months - 2.5 years
The next phase of the intervention is to re-activate the up-
per levels. Most of the facilities on the south part of the fac-

-
tion towards the north side, they’ll be available spaces, and 

purposes. Moreover, in-between sheds and weak structu-
res will be dismantled to provide more light and open pu-
blic/green spaces to the future users.

2.5 years - 5 years
Final refurbishment process.
The overall process consists in creating a 
framework of spaces where workers, entre-
preneurs, investors, and families, too, can 
co-habitate. This link between entrepreneur-
ship and public life is provided by the poten-

different buildings can host different fun-
ctions in different stages

5 years - +SAPPI production site

0 2 10m
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3
4 Share the risks.

Clean before the party.

On-Site Management
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Logistic center Water treatment Power plant On-site harbour
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0 2 10m

INDUSTRIAL REVIVAL Pierre-Loup Benoit
Urban Architecture Studio

2021 - 2022

Hybridization of production typologies
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Hybridization of production typologies
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INDUSTRIAL REVIVAL Pierre-Loup Benoit
Urban Architecture Studio

2021 - 2022

Residential functions access Vertical circulation Production spaces Logistics centre
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Transformation.

5 Industry has changed.

6 Political support.

Mixity of productive and residential functions.
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Existing upper floors transformation

Vertical accessibility

New collective appropriable distribution

Emphasis on meeting places
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Existing upper floors transformation

Vertical accessibility

New collective appropriable distribution

Emphasis on meeting places
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Enhancing places of collectivity.
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First Floor
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Servicing
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Service shafts
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7 Anticipate tomorrow’s economy.

8
9 Hybridization of productive typologies.

The next big thing, a lot of small things.

Nothing to hide.
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Extension.

7 Anticipate tomorrow’s economy.

8
9

10 Industrial tourism.

Hybridization of productive typologies.

The next big thing, a lot of small things.



Extending on top of the existing structure.

152 153

Densification on top of existing building

Vertical accessibility

Traditional shed-inspired roof as landmark

Distributive axis
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Traditional shed-roof inspiration.

152 153

Densification on top of existing building

Vertical accessibility

Traditional shed-inspired roof as landmark

Distributive axis
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Densification on top of existing building

Vertical accessibility

Traditional shed-inspired roof as landmark

Distributive axis
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Enhancing spaces of collectivity.





Corridor as buffer zone.

164 165

Bioclimatic terraces as bufferzone

Acoustic bufferzone

Ventilation principles
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Bioclimatic terraces as bufferzone

Acoustic bufferzone

Ventilation principles
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Corridor as acoustic buffer zone.
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Fourth Floor
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Servicing
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Waterfront as symbol of cleanliness
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Concretizing cohabitation
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0 0,5 2,5m

INDUSTRIAL REVIVAL Pierre-Loup Benoit
Urban Architecture Studio

2021 - 2022
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ROOF

EPDM membrane 20mm
Rigid insulation 120mm
Vapor barrier
CLT panel 200mm

PRODUCTION SPACE

Pre-insulated 
corrugated steelsheet 150mm
HEA 300 steel profile
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BIOCLIMATIC TERRACE

Frameless folding glass panel
HEA300 steel profile

HOUSING UNIT

Existing brickwall 600mm
Woodwool insulation 100mm
Vapor barrier
Wooden battening 40mm
Gyproc 12mm
Plaster 8mm

PRODUCTION SPACE

Smoothed concrete slab 80mm
Incompressible insulation 100mm
Reinforced concrete slab 250mm
Silentflex antivibration system
Membrane
Existing concrete slab

0 0,5 2,5m

Detail transversal section

Detail 5

Detail 6

Detail 1 Detail 2

Detail 3

Detail 4




