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FARM KNACKFRISCH UNTERENGSTRINGEN

TERRACE AND PLAYGROUND OF THE CAFE INSIDE STORE KANCKFRISCH
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TEXT

H. Vogler and his mother run the Knackfrisch vegetable and fruit farm
in the centre of the village. His fields are located in the building zone,
which is under pressure due to the higher tax burden compared to
agricultural land.

In 2011, he decided to develop part of his building land and create

a new distribution channel for the farm and his import company.
Although it would have been most profitable fiancially, he did not
build flats on the ground floor instead he built commercial space.

As he was dissatisfied with the village development, he developed

a farm store for Knackfrisch on the ground floor, which relates to

a doorway to a café. This created a new social meeting place in
Unterengstringen and a store. The Knackfrisch farm store also sells
products from surrounding farms and thus also creates a centre for

local products.
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ADDITIONAL SUPPLIERS FOR KNACKFRISCH STORE
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A Case for an Agri-Urban Zone

The Federal Act on Spatial
Planning (Raumplanungsgesetz) was set in motion to
stop urban sprawl and to protect the disappearance of
agricultural land and natural landscapes. It strictly draws
the line between building zones and agricultural zones,
between urban and rural. What if instead of such a strict
division of city and agriculture, a mesh of both is allowed?
How would an agri-urban zone look like?
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Through these two case studies, as well as the experience we
gathered during the seminar week of the design studio, it becomes
apparent that zoning designation has a great impact on how
agriculture is practised. In many cases, they are the limiting or
enabling factor for allowed functions and can encourage or
discourage possibilities and potentials.

Despite being an integral part of local production and the spatial
quality they possess, agriculture in the building zone is under high
pressure due to the goal of inner densification and tax regulations,
especially in the case of succession. On the other hand—especially in
farms close to the city in the agricultural zone—there often is a good
reason and the desire to convert old unused agricultural buildings
into farm shops, event spaces or housing; which the law does not
allow.

These problems are a consequence of the legal separation between
agricultural areas and the Spatial Planning Act. Fahr Monastery in its
special zone demonstrates the potential of allowing mixed use. As

a local recreation area with a visitor-oriented and bio-diverse
agriculture, farm shop and event room, it is met with great interest
and creates regional qualities.

Based on these takeaways, we thus propose a new zone: the agri-
urban zone. This zone allows the repurposing of agricultural buildings
and affordable housing under the condition of increasing high quality
biodiversity areas and agriculture close to the city.

CONCEPT AGRI-URBAN ZONE

This Agri-Urban Zone demarcates itself from urban sprawl and
speculation. The overall objective of this project is to increase
biodiversity areas, promote biodiversity in the building zone and
enable social meeting places, educational spaces and affordable
housing to connect the urban population and agriculture. The project
is located in the Limmattal.
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Oetwil a.d. Limmat
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The Limmat Valley between Zurich and Wiirenlos is characterised by
the spatial development of recent decades. Downstream of the
Limmat on the left side of the valley, a dense and highly urbanised
part of the Zurich metropolitan region has emerged from Schlieren via
Dietikon to Spreitenbach. Infrastructure and mobility have been
expanded and this side is growing more and more into a Limmat city.
On the right side of the Limmat between Zurich Hongg and Wiirenlos
lie several agglomeration towns surrounded by agriculture on the
slopes. In contrast to Furthal behind, where intensive arable farming is
practised, there is a diversification of agriculture here. Due to the
proximity to the city and the geographical location, there are also
several vegetable and fruit gardeners, horse boarders and vine

growers. The project perimeter is this zone between the Limmat and
the forest on the slope.

On this project perimeter, we propose to rezone almost all of the
agricultural zone to the agri-urban zone, as they are
bordering/immediately next to urban housing. Furthermore, the plots
of land that are still being used for agricultural purposes and are
currently designated as building zone shall be rezoned into the agri-
urban zone as well.

OLD ZONING NEW ZONING
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BUILDING ZONE TO AGRI-URBAN ZONE

On agriculturally used plots on the former building zones, you are
required to retain a certain percentage of agricultural land and to turn
some of it into biodiversity area. In return, buildings of higher density
compared to before are allowed. The income made from agriculture
will be taxed based on the agricultural zone taxation model instead of
the building zone taxation model, which further reduces the pressure
to convert agricultural land into housing.

The goal is to preserve agricultural land and increase biodiversity in
an urban area and to dissolve the hard dividing line between
settlement and agriculture. Instead of building on the whole area, the
spatial quality of an open area within the settlement can be retained
with higher density buildings.

Agricubaml production ‘Agricutursl production

AGRICULTURAL ZONE TO AGRI-URBAN ZONE
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26 /30

Once the conditions of increasing biodiversity area by a certain
amount are met, the agri-urban zone allows the reuse and expansion
of farm buildings for non-agricultural purposes. The buildings can be
repurposed into social gathering places, educational venues, small
crafts businesses and affordable housing, so long as they fit into the
overall architectural picture. This is especially interesting and
attractive for the many cases in which old barns and stables are
empty, unused or underused, as either the farm shrunk or new more
appropriate and modern facilities had to be built.
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By converting productive agricultural land into biodiversity areas,
there will be an income loss for the farmer. This will partly be
compensated by the increased biodiversity subsidies from the state,
while the remaining difference can be covered by the value generated
from the new use.

If the agricultural buildings are repurposed into housing, the profit
made by housing rent will compensate for the income loss. The
additional rent on top of the cost rent—which is calculated on the
cost of providing and maintaining the property without allowing for

a profit—is capped at the maximum of the income loss and is
distributed equally among the apartments. Since the additional
amount is shared, the apartments will be affordable and remain below
usual market price. These apartments will be of high quality and
surrounded by a lot of green, and the residents will have a close
relation to agriculture.

With there being less productive areas and more biodiversity while
the income stays the same, the high workload of farmers can be
reduced as well.
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FUTURE: NEW AGRI-URBAN ZONE FUTURE: NO ZONING CHANGE

CURRENT
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CURRENT

VISUALIZATION REUSE AND AFFORDABLE VISUALIZATION AGRICULTURE AND
HOUSING IN FORMER AGRICULTURAL ZONE HOUSING IN FORMER BUILDING ZONE
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