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LATENT CAPACITY 

Latent capacity (noun)
capacity that exists but is not currently active, expressed, or 
fully utilized; unrealized potential that may be developed or de-
ployed when required.
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- Carl Elefante

BUILDING RESOURCES

‘‘The greenest building is the one that is already built’’
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247.000 70%400.000

BUILDING RESOURCES | The Netherlands

Problem Statement

(Provincie Zuid-Holland, 2023) (Fisher-Gewirtzman, 2016)(ABF Research, 2024)

houses planned for  
Zuid-Holland before 2030

of the excisting stock will 
still be standing in 50 years

The current housing shortage 
in The Netherlands
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Samenvatting | 7 

 0 - 25

25 - 50

50 - 75

75 - 100

100+ No housing demand

High-growth scenario Low-growth scenario

BUILDING RESOURCES | The Netherlands

(Planbureau voor de leefomgeving, 2016)
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total per COROP region (× 1,000)

shops

offices

underutilized industrial areas
other sites

Buildings

Sites

75
25
10
2

BUILDING RESOURCES | The Netherlands

(Planbureau voor de leefomgeving, 2016)
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INDUSTRIAL AREAS | Problem Statement

Monofunctionality

(Many industrial areas are 
single-purpose, contribu-
ting little to urban diversity, 
mixed-use environments, 
or vibrant neighborhoods, 
despite growing demand for 
multifunctional urban spa-
ces.)

(Low building intensity, limi-
ted accessibility, and ineffi-
cient land use on industrial 
sites waste scarce urban 
land, while demand for hou-
sing, workplaces, and urban 
amenities continues to rise.)

(Existing industrial buildings 
are often underused or out-
dated, leading to the loss of 
constructive and material 
value, while opportunities 
for circular reuse, energy 
transition, and sustainable 
building remain untapped.)

(Introverted industrial buil-
dings and outdated sites 
create physical and social 
barriers, limiting interaction 
and economic activity, and 
undermining urban vitality 
and the quality of the living 
environment.)

Underutilized and 
Aging Building Assets

Pressure on Urban Space Urban Disconnection

(Planbureau voor de leefomgeving, 2016)
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MIDDENDELFLAND | Looking Beyond the City

Figure 04.Built-up area map Midden-Delfland, EduGIS Atlas
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Built-up area map Midden-Delfland

(EduGis Atlas,  2026)
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MIDDENDELFLAND | Plan Zones Urbaines Sensibles

Visionmap ZUS
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MIDDEN-DELFLAND | Plan Bijzonder Provinciaal Landschap

Analysis map BPL
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MIDDEN-DELFLAND | Entrance III

Diagram ZUS and BPL combined
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12Problem diagram

PROBLEM DEFINITION | Entrance III
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Interwoven landscape and 
urban systems

Local building 
resource chain

Soft and fluid boundariesCirculair strategies

AMBITIONS | Entrance III
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Midden-Delfland as a 
productive landscape

(The productive cycle beco-
mes the framework for ur-
ban growth)

(Monofunctional areas area 
transformed into mixed and 
active environments)

(Distinct identities emerge 
across sub-areas, reinfor-
cing collective dependency)

(Infrastructure plays a 
leading role in weaving and 
connecting sub-areas)

Cultivating Genius Loci Introducing urban vitality Infrastructure as a 
connecting framework

RESOURCE DRIVEN THINKING | Design principles
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I

II

III

V

IV

THE MASTERPLAN | Regions

Regions and Axes
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THE MASTERPLAN | Framework

Vision map
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I

II

III

V

IV

THE MASTERPLAN | Region III

Region III: Mixed-Use Industry
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MIXED-USE INDUSTRY | Region III

Vision map Region III
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REGION III | The chosen location

Plot choise
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REGION III | The chosen location 

Plot choise 

Building as Plot Foundation

(The existing structure forms 
the basis for the selected 
site, guiding spatial organiza-
tion and design.)
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THE EXCISTING BUILDING | Corkstraat 46

(Google Earth, 2026)

Location within environment
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?
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TYPOLOGICAL EXPLORATION | The Multi-tenant Office Building

Groothandelsgebouw

Multi-Tenant Office Buildings in Rotterdam

Van Nelle FabriekVerzamelgebouw Zuid
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Overdimensioned structure Generic and modular floorplan External vertical circulation Collective infrastructure

(Shared entrances, facilities and 
internal streets connecting the 
whole, enabling diverse occupan-
cy within a single structure)

(Staircases positioned at the peri-
meter, keeping the plan centre free 
and structurally unobstructed) 

(Flexible, divisible layouts organi-
sed around internal logistics and 
access)

(Large spans, generous floor-to-
floor heights, structural overca-
pacity by design)

TYPOLOGICAL EXPLORATION | The Multi-tenant Office Building

4 recurring principles
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EXCISTING MULTI-TENANT OFFICE BUILDING | Ambitions

Building as Resource

Urban Vitality Through 
Integration

Local Material Intelligence

Hybrid Performance

(The building is conceived as 
an integrated resource, opti-
mizing material use, energy 
flows, and spatial efficiency 
throughout its lifecycle.)

(Urban liveliness is enhan-
ced by strengthening the 
relationship between the 
building and the surrounding 
urban fabric.)

(Locally sourced materials 
are employed to strengthen 
regional identity, reduce 
environmental impact, and 
embed the building within its 
context.)

(Optimal performance is 
achieved through a hybrid 
structural system and a 
mixed-use program, ena-
bling adaptability and inten-
sified use.)
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Which architectural characteristics define the adaptive potential of multi-tenant office buil-
dings?

How can programmatic organisation enable diverse and intensive use within the spatial and 
structural logic of a multi-tenant office structure?

How can the existing structural systems of a multi-tenant office building be strategically 
utilised or adapted to support vertical and programmatic densification?

Which spatial relationships between the transformed building and its urban context are criti-
cal for fostering urban vitality?

‘‘How can the latent spatial and structural capacity of an existing multi-tenant office 
building be activated to support urban vitality within a mixed-use environment?’’

RESEARCH QUESTION | Subquestions
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Literature Research
Theoretical concepts and analytical criteria

Case Study Analysis
Spatial, programmatic and constructive applications

Architectural 
Design 
Proposal

Design Research
Iterative testing of theory and precedent throught design

Excisting Multi-tenant Office Building as Resource
Spatial, structural and material constraints and potentials

METHOD | Research
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Hall A Office blocks

LATENT CAPACITY | Corkstraat 46

Simplified structure
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Load-bearing brick facade

Concrete skeletal frame
overdimensioned

BUILDING ANALYSIS | Two structural conditions, one transformation logic

"The structural layer is the most permanent and 
defining component of a building - any intervention 
strategy should depart from and respect this fact." 
Brand (1994)

Structure
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BUILDING ANALYSIS | Intervention types

"Insertion creates mutual dependency between old 
and new without fundamentally altering the exis-
ting structure. Intervention replaces the internal 
logic while the structural system remains intact." 
Brooker and Stone (2004)

(Brooker and Stone, 2004)
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DIRECT SURROUNDINGS | Situation

Situation 1:1000 (scaled)

N
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soft edge principe en het belang van een transparante gevel en gevenritme, daarnaast kan al 
verteld worden dat er doormiddel van verticale circulatie een beweging naar het collectieve 
dak gemaakt wordt.

ACTIVATING THE PLINTH | Soft edges

"If the edge fails, then the space 
never becomes lively."

Alexander via Gehl (1971, p. 144)

Elevation 1:200 (scaled)

N
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ACTIVATING THE PLINTH | Soft edges

Axonometric
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ENTERING THE BUILDING | The passage as spatial backbone

Elevation North 1:200 (scaled)
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The Hall | The passage as spatial backbone

N

Ground Floor 1:200 (scaled)
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sport cluster
bij de verschillende clusters is het van belang dat 
er verteld wordt hoe deze strategisch zijn geposi-
tioneerd en uitgekozen zijn voor gemengd gebruik 
door de week heen. Hoogte speelt hier een belang-
rijke rol evenals daglicht toetreding. 
 
daarnaast de logistieke gevel benoemen en de cir-
culatie van buitenaf en vanaf de passage.

SPORTS CLUSTER | The Program

N
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CULTURE CLUSTER | The Program

N
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CREATIVE CLUSTER | The Program

N
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CULINAIR CLUSTER | The Program

N
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MOVING UPWARDS | The atrium as vertical hinge

Section 1:200 (scaled)
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MOVING UPWARDS | The atrium as vertical hinge

Visualisation
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RESIDENTIAL ADDITION | Intervention and Insertion

Reconfiguration Internal Layout

CLT  Construction

Dynamic Public Program 

Intervention

Insertion

Insertion

Structure
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5000
6600

CLT CONSTRUCTION | Truss principle

Structure
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COLLECTIVE ROOF | A shared elevated landscape

Roof 1:200 (scaled)
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COLLECTIVE ROOF | A shared elevated landscape

Visualisation
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DWELLING AND COLLECTIVE LIFE | Apartment block

Gehl emphasises the preference 
for edge and sheltered positions 
in public space, where people feel 
both protected and visually con-
nected to their surroundings 
(Gehl, 2011)

Groundfloor 1:100 (scaled)
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15X

25X 16X 6X

24X 3X

Compact Urban Studio 
45m2

Patio Apartment 
55m2

Standard City Apartment 
70m2

Patio Family Apartment 
80m2

Corner Cut Apartment 
65m2

Spacious Familiy Apartment 
95m2

TARGET GROUPS

young professionals
starters
students/creative

TARGET GROUPS

young couples
small households
first-time buyers

TARGET GROUPS

young couples
small households
first-time buyers

TARGET GROUPS

singles/couples
people working from home
residents valuing outdoor space

TARGET GROUPS

couples
small families
people upgrading from smaller unit

TARGET GROUPS

families
higher-income households
long-term residents

DWELLING AND COLLECTIVE LIFE | Housing typologies

“A building that houses only one kind of 
resident produces an environment that 
is spatially complete but socially static.” 
(Sennett, 2018)

Typologies 1:100 (Scaled)
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DWELLING AND COLLECTIVE LIFE | Atrium as vertical hinge

Section 1:200 (Scaled)
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Screens 
blocking out sunlight

Ventilation grille 
night-time ventilation

Solar panels 
natural energy

Green roofs 
cooling and biodiversityVentilation type C (dwellings) 

natural air supply, mechanical exhaust

Ventilation type D (hall) 
mechanical air supply and exhaust

Heat pump (wko) 
extracts heat from ground in winter, 
stores cooling in summer

Central heat exchanger 
using residual heat

Atrium (hall) 
passive chimney effect: rising warm air 
exhausted naturally, daylight brought 
deep into hall

Air handling unit (hall) 
conditions and distributes fresh air to 
low-level inlets, exhausts via high-level 
outlets

Heat interface unit (HIU) 
underfloor heating

Sunlight 
balcony as overhang and shading

CLIMATE STRATEGY | Diverse systems, shared identity

Climate Section 1:200 (Scaled)
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Solar panels 
natural energy

Patio as thermal chimney 
warm air rises through open patio, 
drawing heat out of the dwelling and 
inducing natural ventilation

Green roofs 
cooling and biodiversity

Rain water harvesting 
collected from rooftop / park, channelled 
beneath residential volumes along plan-
ted edges for irrigation and retention

Ventilation type C (dwellings) 
natural air supply, mechanical exhaust

Atrium (hall) 
passive chimney effect: rising warm air 
exhausted naturally, daylight brought 
deep into hall

Ventilation type D (hall) 
mechanical air supply and exhaust

CLIMATE STRATEGY | Diverse systems, shared identity

Climate Section 1:200 (Scaled)Climate Section 1:200 (Scaled)
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boorankers M16verzinkth.o.h. 600

schuimbeton dik 170mm

pvc folie

zuiver zand dik 100

zuiver zand dik 100

werkvloer stampbeton

EPDM waterkerende laagPIR 120mm isolatiedampremmende laagdruklaag +-50mmkanaalplaatvloer dik 320mm

monoliet afgew. betonvloer dik 220mm

randbalk

+7600

+10850

+14100

+17350

Level ±0

MATERIALITY | Facade fragment

Facade fragment 1:20 (scaled)
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Perforated Corten steel sheet

Tamped lean blinding concrete layer

Cladding support system

Metal flashing (folded)

Aluminium curtain wall system

Perimeter insulation

Concrete column

63 122 102 182 326

500

879

84

Ground floor assembly

Floor finish
Screed
5-layer PE-RT type 2 pipe system
Pipe Ø16 mm
Insulation layer
Site-applied waterproofing
Reinforced concrete slab
Foamed concrete
PVC foil (damp-proof membrane)
Clean sand layer

Foundation pile 320 × 320 mm, 25 m deep

FOUNDATION DETAIL  | Using excisting structure

Detail 1:5 (scaled)
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Sandwich panel

Aluminum Rainwater gutter

Edge beam

Floor finish
Fermacell boards (2 × 12.5 mm)
Cover board
PS 30 insulation boards (2 layers)
Underlayment
Drainage system between timber I-joists
Biobased blown-in flax insulation
Hollow-core slab 320 mm

Curtain wall fixing to structure

Cladding support system

High-pressure laminate (HPL) panels

Roof-Floor assembly

Aluminium curtain wall system

Perforated Corten steel sheet

2

20767315

60
0

32618217802561

30
0

32
0

12
0

80
33

36
175

1
39

186

 HALL ROOF EDGE DETAIL | Connecting excisting and new

Detail 1:5 (scaled)
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Insulating HR++ glazing

Floor finish
Fermacell boards (2 × 12.5 mm)
Cover board
PS 30 insulation board (2x)
Flax insulation
Sylodyn resilient layer
CLT slab
GP22VO suspended ceiling system
I-joist
Stone wool insulation
Double gypsum plasterboard with 2.5 mm particle board infill

Rainwater downpipe Ø80 mm

Schöck Isokorf HIT MVX-TS 
thermal break element

Intermediate floor assembly

Alpex-duo tube �16/2

Solar shading

NABASCO 8010 biobased facade cladding
Double timber battens 28 mm
Weather-resistant barrier
Biobased insulation board
Structural sheathing board
Timber studs 38 × 286 mm (400 mm c/c)
Biobased blown-in flax insulation
Structural sheathing board
Biobased insulation
Load-bearing CLT wall
Double gypsum plasterboard
Service cavity
Gypsum plasterboard

External wall assembly

589
20767315

1400

60
0

39
51

12
0

16
0

27
63

23

61
5

13
3

TimXtend system

NEW FLOOR DETAIL | Connecting balcony to CLT floor

Detail 1:5 (scaled)
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Gypsum plasterboard
Service cavity
Double gypsum plasterboard
Load-bearing CLT wall
Biobased insulation
Structural sheathing board
Timber studs 38 × 286 mm (400 mm c/c)
Biobased blown-in flax insulation
Structural sheathing board
Biobased insulation board
Weather-resistant barrier
Double timber battens 28 mm
NABASCO 8010 biobased facade cladding

Timber reveal board

External wall assembly

Rothoblaas LOCK T

Insulating HR++ glazing

External wall build-up

Hardwood window frame 67 x 114 mm

20
6

67
63

3418
12

25
25

30
20

0
9

28
28

56
9

35
18

14
0

HORIZONTAL WALL DETAIL | Connection to Collective Roof

Detail 1:5 (scaled)
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Vegetation layer
Substrate layer
Filter / drainage / water retention layer
Protection layer
Root-resistant roofing membrane
Root-resistant insulation board
Vapour barrier
Hollow-core slab 320 mm
Roof beam

Gypsum plasterboard
Service cavity

Double gypsum plasterboard
Load-bearing CLT wall

Biobased insulation
Structural sheathing board

Timber studs 38 × 286 mm (400 mm c/c)
Biobased blown-in flax insulation

Structural sheathing board
Biobased insulation board

Weather-resistant barrier
Double timber battens 28 mm

NABASCO 8010 biobased facade cladding

External wall assembly

Roof-Floor assembly

Collective Roof assembly

Floor finish
Fermacell boards (2 × 12.5 mm)
Cover board
PS 30 insulation boards (2 layers)
Underlayment
Drainage system between timber I-joists
Biobased blown-in flax insulation
Hollow-core slab 320 mm

60
0

12
4

207

30
0

10

32
0

36

2

84
80

30
0

33
36

315

32
0

500

175
1

18
0

39

80

41

67

2

HALL-COLLECTIVE ROOF DETAIL | Rainwater drainage system

Detail 1:5 (scaled)
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DESIGN PRINCIPLES | Multi-Tenant Office Building

Existing organisational logic 
as spatial generator

Programmatic diversity as 
temporal vitality

Structural overcapacity as 
design resource

Plinth and passage as urban 
interface

Differential strategy per 
structural condition

Conclusion
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ACTIVATED LATENT CAPACITY | A Multi-Tenant office building as an Urban Resource

Birds-eye view




