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Density and urban fabric  

Cities Full of Space

-Density    Diversity:

Quantity  Quality

-City is a market/theatre/Forum: a Conversation

--Public Comfort- and Private Comfort

--Urban fabric and the Cell

--Footprint Management

--Mathematics of the Ideal City
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There is accelerating demand for urban living by too little supply. 

Resulting in wrong money threading an inclusive affordable and vital city.
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`The urgency of densification is clear

Quantity of Quality !

How to enlarge the affordable supply?

How to make a diverse and inclusive city? 

attractivity of cities doesn’t relies on mass and efficiency
City mass of people?

A city is a compilation of people

City full of people- City full of Space

How to offer people that space?



517.240 m² op 600x800> Fsi =1,1

Rue la Fayette 21m

compare 22 dwe of 115 m2 >2270m2 /floor
8 floors x 4blocks >32x> 74.000m2 gross floor 
145x145= 21.000m2 terrain
Fsi = 3,5 
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Burj Arab <> Paris

High rise is not the only solution, even overestimated! 

Footprint management is a forgotten tactic.



Urban atractivity relies on diversity. 
Leading to interaction inbetween different identities. 

The opportunity to mirror yourself to others and there choices.

Need for qualitive density that is an answer on new urban 

lifestyles based on concrete proximity to ‘their’ range of cultures. 



City is a theatre of humanity

How to realize that vital societal city of Richard Florida Jane Jacobs, Jan Gehl?

The urban fabric is the home of the demographics. 

By transforming and developing the fabric we do influence the 

city-population which will be attracted and bound. (city-attraction)





Transport Economics  Exchange 
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Undermining:  Tourism  Childs  Affordability Congestion Traffic-jam Nature Polllutions
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Context

Urban Cells Urban Fabric

We do….

private comfort <> typology
Diversification of the private realms

Layered Cities
Red Black Blue and Green
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Mathematics of the ideal city
Numbers

figures

Proximity to Q+Q
Experience and connection to Diversity Dynamics

Demographic culture  society economics for who?

urban public comfort 

Human capital

A market of…………..
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public comfort <> typology
Diversification of the public realms



The quantity and quality of its cells – size, rooms, spatial comfort> private 

comfort- that serve as the density of the cells addressing themselves to the 

public realm of the city and its society - forms the system and value of the 

addresses. 

A cell starts to be something in connection to the fabric of the organism: 

location and connections define its identity.



Spatial Values >>>>Typology differentiation

A vital city needs diversification of its fabric.   

Our time asks for a city as a diverse composition (mix?) of urban 

characters

A diversity of urban fabrics should be based on “the chemistry of 

dwellings (its cells)”.





Aldo van Eyck Alexander
Tree is leaf leaf is tree A city is not a tree

5 points

Scale and order

A city is like some large house and a house is in its turn is like a small city.”
[fromAlberti L.B., De re aedificatoria On the art of Building (Ten Books) 1452



Simple House Complex City

Collage City 

Colin Rowe
Type and history value

Density is not about mass, in the contrary: about access. 

Not about quantity in itself but about relations, connections and 

diversity. 



The art of the distribution of volume and void> Scaling spaces



Relief by the scenografic

“ i f t h e  w o n d e r  o f  d e n s i t y i s  i n  f u n c t i o n t h e  c i t y  i s  f u l l  o f  s p a c e . ”

http://upload.wikimedia.org/wikipedia/commons/f/fe/Utrecht_Canals_Aerial_View_-_July_2006.jpg


“ i f t h e  w o n d e r  o f  d e n s i t y i s  i n  f u n c t i o n t h e  c i t y  i s  f u l l  o f  s p a c e . ”

Relief by the scenografic



City scaling

The art of the distribution of density> Scaling spaces



Brussels     Vienna  Amsterdam 

Province <>  University city



Province <>  University city

89/90 wo/ha

In powercouples)

Generating gentrification accelerating prizes

Euro

sociale en ruimtelijke aspecten

Fo
r 

w
h

o
d

o
 w

e 
m

ak
e 

d
w

el
lin

gs
?



€ >>forced choices

Less m2

More  distance

Shared/ co-living

D
ri

v
e
rs

Dillema’s

Location :   Proximity to….   

Urban Public comfort …..Private comfort



Solving movingcity Greencity Bluecity Foodcity

Inclusive exchange   Socialupward moving city

participation innovation clean  healthy city

Public space +   amenities +  urban texture with quality and capacity

Density acces proximity diversity> scale\

Chemistry of dwelling by Parametric Prototyping

Brussels 181.726/32,6km> 5.573  inh./km²           
1,3milj/ 161 km² 7.500  inh./km²
hypothesis 33% living area  > 22.500  inh/km²
hypothesis 50 m² BVO/inh >     1.125.000 m²BVO/ km²

actual needed Overall FSi: 1,25/net. living environment



O n e  t h i n g  t h e  r e s u l t s  m a k e  

c l e a r  i s  t h a t  h i g h - r i s e  c i t y  

c o r e s  a r e  n o t  g o o d  

p r e d i c t o r s  o f  o v e r a l l  u r b a n  

d e n s i t i e s .  

ParisCBD 
cities

The art of the distribution of density> Scaling spaces



19-2-2015 City:  quality and capacity



Ca 26% build up x3,5 floors> Fsi=1,1

Ca 26% build up x 3,5 floors> Fsi=1,1

Ca 11% build up x 10 floors> Fsi=1,1

https://uytenhaak-my.sharepoint.com/personal/rudy_uytenhaak_nl/Documents/projecten/umbriellaan.pptx?web=1


Ca 26% build up x 3,5 floors> Fsi=1,1

Ca 11% build up x 10 floors> Fsi=1,1



People gathered in a block or in public space What’s making a community?

Slide 48



Meet the ground



Densifying does not imply automatically interesting cities that are attractive. 

High density also creates a loss of qualities



Attractive urban density = the product of the quality of the public space x the quantative density of qualities

>critical mass of quality = Q*Q
OR / 

How to make attractive cities in which spacious dwellings feed a concentrated public domain of high 

quality and  vice versa?



Costs

Urban Quality

? Profit ?

• Density = Sky-high ??K
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Costs in realation to building height



Antwerpen Luchtbal

FSI

0.77

GSI

0.77

OSR

0.30

Quarter in Jakara, Indonesie

FSI

0.85

GSI

0.045

OSR

0,90
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FSI

02,25

GSI

0.5

OSR

0,22

Stedelijkheid 4,5Stedelijkheid 2,6

FSI

02,25

GSI

0.15



Density laws



• Adding an extra floor to a block with depth 10 meter 
nearly doubles the FSI. 
Just by adding 3 meter to the streetwidth

• But after 4 stores in stead of adding an next floor the same
densification is reached by enlarging the 4 first floors
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Footprint 50% with FSI > 2 à 3

Step 1:
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Smaller blocks >>diversity aan routes

Step 2:

More routes >> more proximity:
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Existing Amsterdam “Pipeblock” + street

Step 2:
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More  public realm
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More  public realm

Step 2:
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More  public realm

Step 2:
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Scaling the network: Urban fabricsSimple house Complex city
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experiment: Urban fabricks

4x 625 =  2500 woningen nominaal  op 9,5 ha  > 260wo/ha

Simple house Complex city
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private comfort <> typology
Diversification of the private realms

Build up building 
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5 optimized carplatforms >>52 models by the volkswagen concern



kwaliteit

Woninggrootte    Architectuur Duurzaamheid

1 slaapkamer

2 slaapkamers

integrale benadering -> intelligent casco

optimalisatie 
bruto / netto verhouding

optimalisatie 
vloer gevel verhouding

rationele constructie afgestemd 
op module maten

rationele zonering
vereenvoudigde installaties

>>geld kunnen inzetten voor
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27,2x 29,4

Tabel met oppervlakten en aantal woningen per moduul te tonen
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Library to compose Urban fabricksLibrary to compose Urban fabricks
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Diversity in stamp with same angle
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Borneo: 6 dwellings pro 9,60 (1,6m/dwelling) 
>>>>>>>>7woningen op 8,40  (1,2)    >  133%
Ca 140 dwellings net /ha 
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Bongerd - WONINGDIFFERENTIATIE - d.d. 27 september 2002

TOETSING GRONDBESLAG EN WONINGAANTAL PER WOONGEBIED BONGERD BEWONERSPARKEREN GESPECIFICEERD (Norm: >1,4pp/wo) be zoe k 1,5pp/wo

8-VS 8-SH StV-vs StV-sh TUIN PT diversen woningen grondbeslag grond erf drive-in carport PG-7 PT straat PG-7+ PG STRAAT TOTAAL

0 80 60 0 3 4 0 403 43355 44103 249 59 24 0 48 79 0 97 40 597

0% 29% 14% 0% 27% 27% 27%

0 0 0 0 0 2 0 30 4812 5233 30 18 0 0 20 -15 0 0 3 56

0% 0% 0% 0% 0% 13% 3%

8 40 23 0 2 3 0 218 27837 28198 133 29 14 0 36 45 0 37 22 316

25% 15% 6% 0% 18% 20% 17%

0 0 25 0 0 0 0 25 1500 1500 0 0 0 0 0 0 0 41 3 43

0% 0% 6% 0% 0% 0% 1%

16 72 79 0 3 2 0 426 42769 44092 235 62 28 0 24 111 0 128 43 630

50% 26% 19% 0% 27% 13% 27%

0 32 71 21 1 1 0 180 14395 14680 66 21 6 0 12 21 0 125 18 269

0% 12% 17% 100% 9% 7% 9%

8 48 159 0 2 3 0 336 28550 28299 119 33 10 0 36 31 0 258 34 521

25% 18% 38% 0% 18% 20% 17%

8-VS 8-SH StV-vs StV-sh TUIN PT diversen woningen grondbeslag grond erf drive-in carport PG-7 PT straat PG-7+ PG STRAAT TOTAAL

610 570 60 50 225 360 163218 166105 831 222 82 0 176 272 0 687 162 2432

4 34 417 21 11 15 0,51 0,14 0,05 0,00 0,11 0,17 0,00 0,42 0,10 1,50

32 272 417 21 1618 woningen pp/wo pp/wo

2440 19380 25020 1050 2475 5400 7546

0 272 0 21 467 28,86%

32 0 417 0 1106 68,36%

Prive-parkeren 1135 Parkeergarages 687

Erf 831 0,51 pp/wo Ensembles 687 0,42 pp/wo

Drive-in 222 0,14 pp/wo P-7 voor 7-kap 0 0,00 pp/wo

Carport 82 0,05 pp/wo P-7 voor anderen 0 0,00 pp/wo

8-kap 8-kap stadsvilla stadsvilla Tuin

610 570 60 50 225 360 BEWONERSPARKEREN GESPECIFICEERD (Norm: >1,4pp/wo)

610 570 60 46 200 6260 2,3-kap 4pp/6,8-SH 12,00 be zoe k

8-VS 8-SH StV-vs StV-sh TUIN PT extra woningen grondbeslag grond erf drive-in carport PG-7 PT straat PG-7+ PG STRAAT TOTAAL

0 1 60 0 0 1 82 6260 6525 18 2 0 0 12 -5 0 97 8 133

0 2 0 0 1 0 55 6225 6263 42 9 2 0 0 21 0 0 6 79

0 1 0 0 0 1 52 6140 6263 36 10 6 0 12 8 0 0 5 76

19-2-2015 City:  quality and capacity



Villa’s



75 dwellings per hectare   Fsifabrick= 1



De Bongerd, Amsterdam



De Bongerd, Amsterdam



Comfort: scale of stimuli and comfort

How to make attractive cities in which spacious dwellings feed 

a concentrated public domain of high quality and vice versa?

Cities Full of Space



Location Fabric: Public Comfort Private Comfort



Definition  Density=Mass/Volume.  

But what mass?? People or m2/ area.  Functions? Diversity?

Density= QxQ/ area = Places / Space

Density = QxQ/ accessible open, daily territories (grain web)

Q u a n t i t y

People

Meters

Functions

Activities

Happenings/occasions

Opportunities

Distribution of comfort + activities 

Comfort    <     Density      >      Stress

Balance between inspiration and relax.   

Like music 

Q u a l i t y

P u b l i c  C o m f o r t          C o m m u n i t y  Democratic balance

Amenities, Work, Cultural, transit, Park, Sports,Grandeur,

Mix - Access being connected -Diversity

P r i v a t e  C o m f o r t   P r i v a c y  Freedom Relieve

Size m2xh, light, Acoustics, Sight, outdoor, 

Facilities 

Proximity <> Distinction

Privacy

Stimuli<Concentration> Relaxing
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Village City

Density and spatial quality >>comfort









Architecture can eliminate negative oppresive spatial effects and compensate them with allure. 

Privacy light view                                          Comfort











The paradox of the city: diversity and density of qualities provide space in the form of 
proximity to opportunities

.





Location :   proximity



€ >>forced choices

Less m2

More  distance

Shared/ co-living

Location :   Proximity to….   

Urban Public comfort …..Private comfort





URBAN

Surface Plot 230 m2

Stores 4

Footprint 125 m2

Plot FSI 2,174 0

2

4

6

8

10

Bouwlagen

URBAN

Water 10%

Street 17%

Parkeren 22%

Park 12%

Squares 2%

Totaal 63%

FSI kavel FSI Weefsel

Stedelijk 2,174 1,334
URBAN

Water 12%

Netwerk/infra 19%

amenities 20%

Green 25%

Work 30%

Totaal 106%

FSI kavel FSI Weefsel FSI wijk

Stedelijk 2,174 1,334 0,647

URBAN

Water 20%

Netwerk/infra 20%

Voorzieningen 10%

Green 40%

Work areas 40%

Totaal 130%

FSI plot FSI fabric FSI quarter FSI urban area

Urban 2,174 1,334 0,647 0,281

Fabric

Plot

Quarter

Urbanized area

Opp.kavel

0%
0% 1%

1% 1%

1%
1%

3%

2%
1%

3%
1%

2% 2%

1%
1%

5%
0%

1%
6%

68%

NEDERLAND KAVEL
HOOGSTED
ELIJK

KAVEL
STEDELIJK

KAVEL
KLEIN
STEDELIJK

Tarra-telescope:   Cities Full of Space



Space for
Typological Variation

Density Gsi Fsi Fabric
Gsi 50%  and Fsi of about1 to 1,5 delivers maximum  variation



Garden-city
Minimal publicgreen

Park-city KWP
100% appartements maximum park +view


