
Space savings
Families in co-housing use 12% less 
private space per person and report 
significantly higher quality of life. *

Documented Benefits of Co-Building

Documented challenges 

Vauban
(Baugruppe)

German 
average

5m2
saved

Statistics for Denmark & Odense

*(Kortlægning og analyse af bofællesskaber, BUILD/Realdania, 2022)

Blandemic
(Blandemia Architectonica Indifferentialis) 

THE RESEARCH

Observation: 
Neighbourhoods that look the same. Homes 
built for a market, not for the people who live in 
them. Buildings that turn people indifferent.
 
Social symptom: 
In Denmark, more than 1 in 10 people experience 
severe loneliness. Among 25-34-year-olds, the 
generation now entering the housing market, 
the figure is 22%. Since 2013, severe loneliness 
among young people has tripled. (Mary Fonden, 
2024)
 
Economic symptom: 
In 2004, 42% of 30-year-olds owned their 
home. Today that figure is 31%. The number of 
young first-time buyers is at its lowest level in 

Around the world, alternative development models have shown a different path 
is possible. Co-building communities in Freiburg, Berlin, Tübingen, Amsterdam 
Vienna, Albertslund, just to mention a few, have demonstrated consistent results: 
10-30% lower costs than conventional developer housing, stronger social bonds, 
higher environmental performance and genuine pride of ownership.
 
But these models have a known failure mode. They consistently attract the same 
demographic — educated, well-networked, financially secure. The people who 
already know how to find the door. AGENCITY learns from those models and 
addresses their blind spots. Built on research, tailored to the unique conditions of 
OUH, it is a framework designed to open that door to everyone.
 
The framework has two parts: a set of ASSETS that provide the practical 
infrastructure for people to build and live - and a set of PROCESS principles that 
change who gets access, how space is measured, and what rules apply. 
Together they enable what conventional development never does: genuine 
agency. From day one.

a decade. In Odense, housing costs now exceed 
the city's own historical average. The market is 
moving faster than people can follow. (AE-rådet / 
Finans Danmark, 2025)

Behavioural symptom: 
Danish kitchens are replaced every 11 years on 
average — two to three times before they need 
replacing. 19% are torn out purely because the 
owner didn't like the look. (YouGov/Videncentret 
Bolius, 2021)
 
Prognosis: 'Boligbyrden'- defined as the 
proportion of disposable income spent on 
housing costs, is increasing and for several groups 
it exceeds the critical 30% limit (BL.dk) 

Stage 1: Plot division 
A large plot is released. Minimum 10,000 m². 
Often 30,000 m². Sold to the highest bidder, a 
pension fund, an institutional investor, excluding 
smaller or private investors from the start.
 
Stage 2: Financial management 
The local- or municipal plan regulates the size 
and type of housing - not the future residents/ 
those who dream of a multi-generational home in 
tower01, an large open loft in B60, a tiny house or 
a student collective in B6, a country estate in the 
middle of Odense.

Stage 3: Maximising return of investment 
Units are squeezed. Standard types are chosen: 
open-plan kitchen-living room, 7 m² children's 
bedrooms, 12 metre building depth. The floor plan 
that sells and just passes the regulations. 

THE SYMPTOMS

Stage 4: Looksmaxxing 
The real estate broker checks their KPIs - they 
know what sells. The architect comes in. Eggshell 
white in one stairwell, foggy grey in another, to 
give it "personality".
The facade is chopped into 'houses' of different 
shades of low-maintenance brick, to disguise the 
scale and simulate diversity. 
 
Outcome:  
At every step in the chain: land, financing, design, 
construction, sales - Value is extracted from the 
future resident.
By the time they move in, every decision has 
already been made. From the overall layout to the 
kitchen design (that will be torn out soon anyway.)

THE MEDICINE: 
Agencity - the alternative development model

MAIN IDEA 	 Asset #1 
The Expert Pool : A local bank of 
knowledge 

One of the most consistent barriers to alternative 
housing is access to knowledge.

Legal frameworks, building regulations, financing 
structures - navigating these requires expertise 
most people simply don't have. Research confirms: 
process complexity and lack of professional 
networks are primary reasons co-building remains 
a model for the educated and well-connected. 
(Hamiduddin & Daseking, 2014 / Co-Housing 
Communities in Denmark, 2022)
 
The expert pool changes that. Architects, 
engineers, legal advisors, community 
organisers and financial guides, 
physically present at OUH and ready to 
support any group through the process.

It works in two tiers. The basics are covered by the 
partnership as a responsibility. Deeper support is 
available at cost price. Fees cover cost, not profit.

In conventional developments, professionals 
extract value. Here, value stays in the community.

 	 Asset #2
The OUH-Bauhaus: An open 
workshop an re-use station
 
Building your own home has always required 
resources most urban dwellers simply don't have. 
A car. A trailer. Storage space. Time on a Saturday. 
Agency over your own living space has quietly 
become a privilege of the periphery.
 
At the OUH Bauhaus, materials, tools 
and workshop space are at the heart of 
the neighbourhood. Accessible on foot. 
Connected underground through the 
tunnel network, which moves materials 
quietly between buildings without 
disturbing the life above.
 
The hospital provides the inventory and materials 
for reuse. A century of tiles, timber, steel, doors and 
fittings, made available as a material bank at cost 
price rather than sent to landfill.

Co-located alongside the expert pool, materials and 
knowledge sit side by side. You touch the tiles while 
designing your kitchen, with the expertise right next 
to you. Nothing wasted. Nothing extracted, just 
looped back into the ecosystem of OUH.

	 Asset #3 
The Build-Life Balance: The time-
saving system 
 
The build-life balance is about doing what Danes 
have done since 1972, when Sættedammen, the first 
Danish bofællesskab, was established: sharing daily 
life to free up time. However, today there are ten 
times as many Danes wanting to live in co-housing 
as there are homes available. (BUILD/Realdania, 
2022) OUH is a chance to change that - and it 
already has the perfect physical frame for it:
 
The old canteens and industrial kitchens, 
once feeding hundreds of people every 
day, now waiting for a new kind of daily 
life. When twenty households start 
taking turns, complemented by a digital 
platform that coordinates shared meals, 
picking up kids and errands, hundreds 
of hours are freed. Time for other things, 
like co-building!
 
For some, the build life balance will be a life-
saver, for others an occasional bonus. But what it 
definitely creates is a neighbourhood that keeps 
adapting. Dwellings that grow and change with the 
people who live in them. It allows for a truly creative 
neighbourhood and strong community to emerge.

	 Process Intervention #1 
Deliberate Variety 

Deliberate Variety means offering OUH's 
buildings at varying scales and through 
different processes to a wide range of 
groups, all to ensure that OUH becomes 
as diverse as Odense itself.
 
Every process has a built-in filter. Conventional 
development excludes most people from the start. 
Alternative models like concept tendering are 
better, but they demand both up-front capital and 
cultural capital. Research confirms it: in Danish 
co-housing, residents with higher education are 
overrepresented by 196%, and only 1% have a non-
Western background compared to 9% nationally. 
(BUILD/Realdania, 2022)
 
There is no perfect model. So rather than searching 
for the optimal one, AGENCITY deliberately runs 
many at once. A single room for an artist. A floor 
for a cooperative. A wing for a baugruppe. Open 
competitions. First-come-first-served. Active 
outreach to groups that would never find the 
system themselves.

OUH becomes genuinely diverse, not prescribed 
into every single block, but organically at the scale 
of the whole neighbourhood. A real laboratory for 
how cities can be built differently.

	 Process Intervention #2
From m² to m³ 

Every apartment in Denmark is measured, sold 
and regulated in square metres. But a square 
metre with a three-metre ceiling is not the same 
as a square metre with a six-metre ceiling. One 
is a room. The other is a completely different 
experience of space.
 
OUH's existing buildings offer volumes, heights 
and spatial configurations that no developer 
would ever justify building from scratch. What if a 
group of friends took two floors of the bed tower 
and designed their home across the full volume? 
A six-metre void. A mezzanine for sleeping. An 
enormous shared kitchen with views across 
Odense. Something that would never survive 
a market analysis, and that people would cross 
Denmark to live in.

In practice, m³ thinking changes how 
buildings are parcelled. This requires a 
different kind of drawing. Not just the 
floor plan, but the section. Instead of 
cutting horizontally, one apartment per 
floor, repeated, units are mapped to the 
building's existing spatial logic.

A double-height loft spanning two floors. A 
vaulted structure as a canopy for intergenerational 
living rather than ordinary apartments. When 
breaking free from the rule of the square metre, 
possibilities at OUH will be endless.

	 Process Intervention #3
Permission to be Different 
 
Building regulations were written for a specific 
model of housing. Individual apartments. Full 
kitchens. Uniform comfort levels. That model 
works well for standard new construction but 
poorly for inhabiting a former hospital.
 
Vaulted ceilings, double-height laboratories, 
shared living configurations - BR18 has no 
category for these. Regulations designed to 
protect people end up preventing diversity and 
agency. A community sharing a kitchen on every 
floor falls outside the rules. A semi-climatised 
winter garden with insulated sleeping zones is not 
a recognised dwelling type.

Some standards are non-negotiable: fire safety, 
structural integrity, basic sanitation. But the 
question worth asking is which standards truly 
serve people and the green transition - and which 
merely enforce sameness.

This is where AGENCITY acts as a 
living laboratory. In close dialogue with 
authorities, we propose a regulatory 
sandbox at OUH where alternative 
configurations can be tested and 
evaluated. What works here could ripple 
far beyond OUH.

Empowering 
Assets

Process
Interventions

Agencity
is the enabler

OUH 
provide the bones

The people of Odense
provide the heart

+

oh-lala!
a delivery of old doors 
just arrived from the 
renovation across the 
street. One of those 
could be perfect for 

us, now that Grandma is 
moving in.

Maybe the red one?

Look! That is where they are 
building using only reused 
material. I read about it — 
apparently, CO2 was the key 

currency, rather than money. 
That's how they were chosen 

for the project.

This is my cat-café, Kissy Kat.
i submitted this as an idea 
to last spring's open call. 

ANd here we are! 

Want some tea?

We were debating for 
weeks how to connect the 
community garden to the 
canteen. Then one of the 
kids said: why not a slide? 

We laughed. Then we built it. 
Now nobody uses the stairs.

look, dad!!!
I CAN see the whole city 

from up here!

For us, fællesspisning was 
a game-changer. now, i make 

dinner only once a month. The 
rest of the time, I just go 

to the canteen and enjoy the 
good food and good company.

Come and see! here, we 
all live in our own tiny 
houses. It's like sharing 
one big winter garden, 
Living big and small at 

the same time!

Building 6 + AGENCITY

Potential:
One corner of the building 
tendered differently — not 
to the highest bidder, but to 
the best idea. An artist studio. 
A quirky cat café. Something 
nobody predicted, but everyone 
ends up loving.

Process #1 Deliberate Variety

prescription:

TOWER 01 + AGENCITY

Potential:
extraordinary views. Units 
parcelled vertically — double-
height lofts, six-metre voids, 
homes no developer would 
ever build. Ground floor 
activated from day one with 
shared functions. SENGETÅRNET 
BECOMES A symbol of CREATIVE 
transformation, visible from 
across Odense.

ASSET #3: Build-LIFE 
BALANCE (IN THE BASE)

prescription:

Process#2: From m2 to m3

Academic over-representation
Danish co-housing, residents with 
higher education are overrepresented 
by 196%.*

Diversity deficit 
In Danish co-housing, only 1% of 
residents have a non-Western 
background compared to 9% nationally. 

Education level
general population

Education level
Danish co-housing residents

Loneliness epidemic
17% of 16-24-year olds in Denmark feel 
sever loneliness.  (Ensomhed i Danmark, 
Mary fonden - H.M. Dronning Marys 
fond, 2024) 

Demand for alternatives 
1 in 6 Odenseans find co-housing 
attractive.* Nationally, there are 10 
times as many Danes wanting to live 
in co-housing as there are homes 
available. 
(Odense i tal, 2025 / BUILD/Realdania, 
2022)

Well educated but less well off
Odense is home to a higher share of 
university-educated residents than 
the national average. Yet disposable 
income is 11% below and net family 
wealth is 27% lower. 
 (Lex.dk / Danmarks Statistik, 2024, 
Odense Kommune)

The Odense squeeze 
Building a m² costs roughly the same 
across Denmark. But new apartments 
sell for half the price in Odense 
compared to Copenhagen. To maintain 
their margins, developers cut quality — 
not profit. Odenseans pay a lot relative 
to their income, and get less in return. 
(Bygekspert.dk, 2026 / Finans 
Danmark, 2025)

The "IKEA-effect" 
When people help create something, 
they value it significantly more than an 
identical pre-made alternative. 
(Norton, Mochon & Ariely, Journal of 
Consumer Psychology, 2012)
 
In a Danish study of AlmenBolig+ 
estates, 89% of residents made 
personal investments in improving their 
homes. Residents consistently reported 
that these improvements increased 
their sense of ownership. 
(Jensen & Stensgaard, Aalborg 
University, 2017) 

10-20%
COST REDUCTION

89%

Baugruppe cost savings
By eliminating developer profit 
and marketing costs, baugruppen 
in Germany deliver 15-25% cost 
savings compared to conventional 
development for higher quality, more 
personalised homes. 
(The Urbanist, 2014 / SPUR, 2017)

Reduced car-dependency 
With 150 cars per 1,000 residents, 
Vauban is significantly less car-
dependent than the German average 
of 500 cars per 1,000 residents. 
(Coates, Int. J. of Design & Nature and 
Ecodynamics, 2013) 

Building 6&7 + AGENCITY

Potential: A century of 
character — ready for 
intergenerational living. The 
shared ground floor becomes 
a symbol of the build-life 
balance: fællesspisning, a 
library, a ping-pong table. 
Time saved for life, community 
and creation. The protected 
courtyard a haven for small 
kids, right next to grandma's 
apartment.

prescription:

ASSET #3: THE BUILD-LIFE 
BALANCE

THE TUNNEL SYSTEM + AGENCITY

Potential:
6 km of underground 
infrastructure, connecting the 
entire site. Storage, materials, 
building logistics — all below 
ground, leaving the surface free 
for life from day one. The tunnel 
system is the veins of the "OUH 
bauhaus".

prescription:

ASSET #2: THE OUH BAUHAUS

BUILDING 44 + AGENCITY

POTENTIAL: Tall ceilings, generous 
space, central location. Connected 
to the entire site through 
the tunnel network. Building 
44 becomes the OUH Bauhaus — 
where reused materials, tools 
and expertise come together in 
one place. Prototyping, building, 
borrowing - all under one roof. 
The creative heart of the 
neighbourhood. Active from day one.

prescription:

ASSET #1: THE EXPERT POOL
ASSET #2: THE OUH BAUHAUS

BUILDING 10 + AGENCITY

Potential:
Vaulted ceilings, extraordinary volumes, 
unexpected light. These structures 
offer spatial opportunities no 
developer would ever justify building 
from scratch. This is where Deliberate 
Variety and the Permission to be 
Different come alive. 
Tæt-lav on steroids. Small but tall 
units. Or vast open landscapes with 
personal sleeping huts tucked in. 
Experimental, unique, un-repeatable. 
Courtyards and shared functions emerge 
naturally from the existing structure.

prescription:

Process #1: Deliberate Variety

Process #2: FROM M2 to m3

Process #3: PERMISSION TO BE DIFFERENT

When people come to visit I 
always tell them that we 
designed it ourselves. They 
dont expect it - The space, 

the light, the views...
We love our home as if it 

was our baby.sometimes we joke about being an 
odd mix...A modern urban family, 

times a hundred!
here, There's students, elderly, Big 
families, small families. Like mine.

The best part? There's always 
someone around to look after 

little Beni, my 6-year-old, when I 
need to work the night shift.

OUH provides the bones. 
 AGENCITY is the enabler. 
 The people of Odense provide the heart.

THEME C_ A VIBRANT AND MIXED CITY_ 17386

One size fits none. Actually, One size fits numb.
OUH is the chance to change that.

274,000 m² in the heart of Odense. A century
of accumulated character: laboratories, wards,
courtyards, tunnels, vaulted halls. Bones that no
developer could manufacture from scratch. A site
so unique that applying a conventional model
would be a waste of historic proportions. Done 
differently, OUH becomes something
Denmark has never seen before. A place that
gives people genuine agency over where and how
they live, rather than a one-size-fits-all solution
handed to them by the market. A neighbourhood
as diverse and unexpected as the people who will
live in it.

OUH provides the architectural bones. AGENCITY 
is the enabler to unlock the potential. The life, 
the creativity, the diversity, the community, the 
unexpectedness, the dreams; all of that will come 
from the people of Odense.

AGENCITY: (n.) agency (the power to shape 
one's own life) + city.
A framework for alternative, people-led urban 
development, designed specifically for OUH..
 
Our proposal: reserve 50% of OUH for 
development the AGENCITY way: No standard 
process, no standard tender model, no standard   
residential developments. Just a community-
based strategy that unlocks the diversity and 
creativity of Odense and turns it into a place like 
nowhere else in Denmark.

We are all different. Our dreams. Our families.
Our lives. And yet across Denmark, we keep 
building, more or less, the same thing.
Optimised for the profit. Designed for an 
imaginary average person that does not exist. 
Safe, predictable, and rarely inspiring to the 
people who will actually live there.
The reality is a collage of different family 
structures and relationships, big families, small 
families, modern families, empty nesters, student 
collectives, remote workers, the list goes on!

All in all, this has freed 
up so much energy, we each 

have time for other projects. 
We just finished building the 

greenhouse, for example. 

When I close my eyes, just before bedtime,
I can just about picture it. It's the life I want to lead.  
I want to plant herbs in the garden, I want to live in a 
space that feels like a reflection of me, I want intrigue 
and stimulation, I want to know my neighbors, I want to 
care about their day. It's a place with big trees and a 
ridiculously long table where all my friends can fit — 
loud dinners, late nights, the kind of place that pulls 

people in. A home.
 

Then I open Boligsiden. Scrolling, scrolling. One bland 
standard flat after the other. White gypsum boards and 
kitchens made for Instagram rather than for real life. 

I put the phone down.
 

How COME the spaces we live in are the same even 
though we are all so different?

THE DISEASE 
MOTIVATION


