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Abstract The past decades have seen the emergence of
new development strategies as a major concern in Europe.
Cities have tried to improve their positions and attract
economic activities by establishing strategic visions and by
creating urban expansions as economic drivers. In France,
it was during the 1980s that rigid technocratic conventional
urban planning seemed increasingly discredited. Therefore,
a new project-based approach encouraging openness and
flexibility began to emerge. This research aims to explain
the mechanisms underlying French cities have put forth to
guaranty the quality of spatial planning, including the
design of public spaces, its landscape and architecture, and
to ensure the fulfillment of environmental, economic,
aesthetic and social goals. The case of the new eco-district
‘Le Trapèze’ built on the former sites of Renault factories
in Boulogne-Billancourt, at the Paris’s gates, demonstrates
how policies are implemented to safeguard the coherence
of vision and to minimize the degree of uncertainty
embedded in long-term complex projects. The City has set
up an innovative framework to establish an effective
project steering process. The articulation between different
actors to achieve the urban mixed-use development project
and the tools used for compliance with the applicable
norms and regulations are an innovative response to issues
of adaptability and sustainability. The methodology of the
research combines a critical bibliographical analysis,
followed by a synthesis of fieldwork that included
interviews with planners and architects and several visits to

the sites. The results obtained from this investigation have
been grouped in three sections: ‘Tools of public-private
partnerships’, ‘Resilience of landscape design’ and
‘Reproducibility of the experience’.

Keywords Spatial Planning, Eco-District, Steering
Process, Resilience, France

1. Introduction: The Urban
Development Project in the French
Context
«A development plan is essentially a compromise between what we have and what we should like; between
conflicting claims on the same land, labor and materials;
between incompatible ideas and between differing scales
of value» [1 cited in 2]. This definition and statement of
policy by Senior [1] translates the challenges faced by
urban planners in developing new master plans. Actually,
the past decades have seen the emergence of new urban
growth strategies as a major concern in Europe. The state
of cities takes on new importance in a time of fierce global
competition and a period of scarcity of available lands to be
developed within the city boundaries and in the outskirts of
metropolises. Cities have tried to improve their positions
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and images by developing and attracting economic
activities by establishing strategic visions. The aim is to
construct a strong relation between strategic goals and
actual developments and hence promote cities as economic
drivers while preserving territorial cohesion.
In France, the model for urban development strategies
has undergone rapid change. In the late 1960s, the
destruction of the historic Halles in Paris and the economic
crisis of the 1970s have initiated the criticism of
technocratic planning systems. Until then, legislation
related to planning was reinforcing the role of the State and
rigid frameworks produced somewhat unrealistic and
ill-adapted blueprint schemes. Later on, the
decentralization laws (1982-1983), the deindustrialization
of cities and economic globalization further more triggered
the debate on methods to articulate the public
decision-making process with a long-term vision and with
the needs of local communities and micro-economic actors
[3-5].
The decentralization planned by France was part of an
approach designed to increase administrative effectiveness
by entrusting competence to local authorities in planning
matters [5,6]. However, devolution to cities’ municipalities
and the newly acquired powers of mayors created some
pitfalls. In the French literature, this complexity of French
administrative geography is often called the bureaucratic
‘mille-feuille’ [3,4]. The term in French describes the
multi-layered government organization of territories and
responsibilities of the various administrative bodies within
the system. The problem is that the division of
competences between various levels causes that each
authority can hardly implement effective and operational
solutions concerning shortage of housing or other urban
problems. Until then, the definition of the common good
was the State’s prerogative, now spatial schemes could be
better suited to local conditions, budgets and to electoral
profits and interests of the different actors.
It is within this political landscape that the notion of
Projet Urbain (PU) emerged in France. In urban literature,
it is noted that it refers to actions that change according to
the vision and values set out by actors. In other words, it
is a contextual approach that offers the opportunity to
architects and planners to elaborate a comprehensive
debate about the production of space in cities [7,8]. The
sites of intervention are often brownfield sites, mostly
industrial wasteland, neglected plots of land, disused
railway areas or former docklands. The idea is to create
dynamic guidelines for urban development which success
hinges on strong political support and talented designers.
To be fully effective, the partnership between the
contracting authorities and private investors must involve
long-term cooperation. Thus, the public sector had to pave
the way for these public-private partnerships to work out
[9]. According to Devillers [10], these urban strategies, or
projet urbain identify elements of permanence and
flexibility that characterize mechanisms of the production
of space [10]. In line with this definition, Masboungi [9]

explains that urban strategies are flexible and responsive
tools that build the operational framework for tackling
technical, social, environmental and aesthetic issues
related to different scales of local and global, short-term
and long-term actions [9].
In the French urban planning system, the weight of the
regulations is overwhelming concerning the control of
urban changes and city expansion, especially in stating the
different levels of decision any project is to be subjected
[11]. At the city level, this is echoed in zoning and land use
regulations and several legal instruments. The Plan Local
d’Urbanisme (PLU), which can be translated as the Local
Development Plan, defines the organization of the different
functions of an area, at the scale of a district or of an urban
area. On the other side, the Zone d'Aménagement Concerté
(ZAC), which designates a “special planning district” or
an‘urban development zone’ is generally a mixed
development area [6].
According to Maurice [12], “Cities develop partly from
public objectives, projects and rules of law, but neither
urban plans, nor rules of law build cities”[12]. Of course,
cities are the result of a game in which many people and
organizations are involved. This means that the rules,
which explain why one or several actors take the decision
to build a new project, are the result of negotiations
between actors, which in return, establish new
“endogenous rules” to the market. Therefore, the rules are
created collectively; their binding character comes from
the fact that they are the condition of a community, of
collective action [13]. That is why Thierry Vilmin [14] is
comparing what he called the “urban development system”
(système d’aménagement urbain) to a chessboard [14].
This means that the evolution of a city in time and space
can be understood only by linking the evolution of the
urban development system and of the actor’s behavior.

2. Methodology
How does the urban development project come to
fruition, how is the projet urbain (PU) ensured in practice?
How do abstract notions such as sustainability, resilience,
mixed-use and coordination implemented and translated
in the operational phase? What are the necessary tools
developed to strengthen the coordination mechanism for
the materialization of the actors’ vision? The research
analyses these issues through the case study of the ZAC
Seguin-Rive de Seine in Boulogne-Billancourt (BB) on
the west side of Paris in France. The first part of the
research focuses on context of the project and the process
elaborated to implement the strategies in the complex
framework within which the project is imagined. The
current research is based on original reports of planners
that worked on the project since its inception [15, 16]. To
grasp the system of actors at work in the project, three
interviews were conducted with architects that have
worked during different phases. First, the upstream work,
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to understand the orientations of the initial vision;
secondly, at the beginning of the operations; and thirdly,
at the end of the project. By crossing the viewpoints of
interviewees, the context, the stakes and the tools used,
the transversal process is revealed. These semi-structured
interviews allowed depth to be achieved by providing the
opportunity on the part of the interviewer to expand the
interviewee's responses.
The second part of the research discusses the results
obtained from this investigation that are grouped into
three sections: ‘Tools of public-private partnerships’,
‘Resilience of landscape design’ and ‘Reproducibility of
the experience’. What are the tools of public-private
partnerships that provide an integrated neighborhood?
How does the landscape design contribute to the resilience
of the neighborhood? To what extent can the experience
be reproduced? The aim is to understand how the project
was implemented. This particular PU was chosen as it was
labeled in 2013 the national label of Éco-Quartier
(eco-district) by the French Ministry of Territorial
Equality and Housing (today the Ministry of Ecological
Transition). This label is awarded to neighborhoods and
districts that promote sustainable development. In the
case-study, the award was granted for three main reasons:
first, the innovative governance system associating public
and private partnership. Secondly, the exemplary water
and flood risk management system. And thirdly, the
landscape and greenery presence in a dense district [17].
The third part is the discussion and conclusions that
summarize how the logics of actors and practices are
articulated to graft the new neighborhood on the existing
city and to capture the different speeds and scales of project
evolution. To explain how key projects can be the ‘carriers’
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of strategies, the research draws on three key strands of
literature including sustainable development processes and
governance landscape, planning system and urban
management tools in France.

3. Boulogne-Billancourt
3.1. Geography and Recent History of the City
Boulogne-Billancourt (BB) is a city located 8.2 km
south-west from Paris’s center and the 3rd most important
business hub of the Île-de-France region, being a cluster
of important companies including the head offices of
several French and international enterprises. It is located
in a meander of the Seine River, at the heart of the Urban
Community of Grand Paris Seine Ouest (west) and is
characterized by its very well connected network of
transportation [18]. The city is well known for its history
in aviation, automobile and film industries and its rapid
expansion and transformation over the nineteenth and
twentieth centuries [19,20]. In 1898, Louis Renault
established his first workshop in the area to build
motorcars. Over the years, the Renault Brothers acquired
more lands to expand their factories as business
prospered.
When the Renault factories closed in 1992, unmatched
opportunity arose for the city of Boulogne-Billancourt
(BB). The 74 hectares of land included in the
redevelopment were located as the following: 11,5 hectares
in the Seguin Island, 37,5 hectares in the Trapèze, and 25
hectares in the sector of Pont de Sèvres (Figure 1) [21].

Figure 1. The lands owned by the Renault factories in 1993 before the new development project. Source: [15].
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3.2. Political, Economic, Social, Environmental and
Professional Stakes of the Project
In comparison with the architectural project, the projet
urbain (PU) is characterized, in the full sense of the term,
by its political dimension. The political challenge for local
authorities of the city of BB was to win the support of the
voters and attract investors, but also to ensure social
cohesion of different areas of the regeneration scheme. The
Seguin Island (a sector of the ZAC) is a highly emblematic
island, steeped in history and iconic by its site, its cultural
vocation and attractiveness. Its importance extends largely
beyond the borders of BB and the agglomeration of Grand
Paris Seine Ouest. The research did not examine in depth
the Seguin Island, which is too specific by its nature and
which vocation is cultural. In stead, this research will focus
on the Trapèze, which is an innovative district of the mixed
development area ZAC Seguin-Rive de Seine and which
reproducibility in a similar context is more feasible.
Actually, the Prime Minister Michel Rocard had declared
the project of regeneration and development as ‘operation
of national interest’ since 1989. The announcement
triggered the first study of the PU, which was carried out by
the IAURIF (the Planning Institute of Ile-de-France),
Jean-Eudes Roullier, a high-ranking major actor of policies
of new cities in France and the renowned French architect
and urban planner Alexandre Chemetoff. Then, in 1993,
the engineer of the Ministry of Equipment, Jean-Pierre
Morelon developed these proposals. These studies asserted
the committed role of the State in the project and
highlighted the importance of the spirit of partnership of all
concerned public bodies [15,16].

Figure 2. The project during the development in 2017. Source: [18].

Regarding the economic issues that were at stake, the
question of prospective fiscal tax imposed on enterprises
was crucial. Renault has been generating 30% of the
Municipality fiscal resources and 45% of the professional

tax [22]. The ambition for BB is to remain an engine for
economic growth, especially in the current context of the
global competitiveness of cities. This was reflected in the
strategies and the developed program of the project by
providing office and working spaces that welcome and
enable enterprises and firms to settle, thus generating
additional income (Figure 2).
The social dimension was also a daunting challenge in
the project. The aim was to reduce inequalities and include
a wide range of housing types that are affordable to
different income levels. This was achieved by renovating
the social housing in the nearby area of Pont de Sèvres. The
complex of Pont de Sèvres built in the 1970s was included
in the master plan. The regeneration project included urban
spaces, transportation networks, facilities and services, to
restore its place in the city. The urban renewal of Pont de
Sèvres was entrusted to the architect Christian Devillers
and the aim was to open up the neighborhood to new areas
of the Trapèze with pedestrian links. The renewal project
was framed and regulated by the Agency of Urban
Renewal (ANRU). On the other hand, in the new
development of Trapèze, 33% of the total area of housing
was dedicated to social housing, but this time not as
dedicated and isolated areas and buildings but as housing
units included in the same apartment blocks of
open-market housing. This percentage is fixed in the
orientation in the regional plan (Schéma Directeur
d’Île-de-France, Department of Hauts-de-Seine) and the
Local Plan of Housing (Plan Local Habitat) [21].
The environmental requirements are translated in the
multiple labels and grading systems recently adopted not
only on the building scale, but on the scale of the block, the
neighborhood and the city. These prescriptions were
integrated in the renewed PLU (Local Development Plan),
which, for the Trapèze, emphasized the importance of the
quality of public spaces, biodiversity that needed to be
preserved or recreated, sustainable and optimized water
management and eco-friendly mobility infrastructure.
Professionally speaking, the architects involved in ZAC
Seguin Rives-de-Seine have three roles and use three
conceptual tools from which emerged three operational
methods. The professional challenge is firstly for the
architect to work on the scale of the block (macro-lot) to
animate its heart and manage views and shared walls.
Secondly, he has to consider the relation between the
architecture of each building (lot) and the in-between urban
spaces. Thirdly, he must articulate the integration between
his block and its facades with other surrounding blocks and
the overall neighborhood and its urban spaces. It is within
this complex context that has emerged the idea of the
coordinator as a professional architect and planner who
must propose technical solutions that enable negotiation to
reach a consensual approach between all actors as defined
by the theorists of the PU. Christian Devillers and
Jean-Louis Subileau have both focused on this important
dimension of the PU within their critique of the planning
profession in France [10].
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So the evolution of professional practice is expressed
through three roles:
 The coordinator architect/planner that design the
master plan.
 The coordinator architect that coordinates the
macro-lot.
 The architect that design and execute the particular
program of a building (lot).
Thus, the starting point of the urban strategies for the
37,5 hectares of the ZAC integrated the following
objectives [23]:
 Reconstituting the network of arteries and streets
coherent with the surrounding neighborhoods.
 Restoring the blocks to the scale of the city.
 Respecting the existing spatial and land patterns and
finding a perspective of the valley open to the Seine
River, the Seguin Island and the Meudon wooded
hillsides, on the other side of the Seine.
 Ensuring the link with the nearby focal points of the
site, especially main roads and Metro stations; Jean
Jaurès, Général Leclerc, Édouard Vaillant, the Marcel
Sembat Square, and the Pont de Sèvres area.
 Reinforcing the contact with the Seine River by
treating the banks.

4. The Master Plan, the Mixed-Use
Program and Macro-lots to Organize
Density and Shared Semi-public
Open Spaces
4.1. The Master Plan
The two main roads of the master plan (Île Seguin and
Emile Zola) are extended by two bridges that link the
Seguin Island to the river Seine’s banks. As a planning
scheme, the project main unifying concept is that of the
city-park. The large 7-hectares rectangle park (de
Billancourt) and the grid of the circulation network is
parallel and perpendicular to the River. Open spaces
organize the density of construction inside the macro-lots,
so nature can be integrated within built areas. Here, the
innovation is in the organization of the ‘Macro-lots’
concept and the way these 12 urban units were developed
(Figure 3) [24].

Figure 3. The Master Plan of AAUPC and the sector of Trapèze
surrounded by the red line as the area of intervention. Source: [24].

4.2. The Program
The complete Trapèze project (West and East) is
characterized by its mixed-use nature. It includes 12
macro-lots, in addition to bordering blocks, which covers
662,000 m2, as the following:
Table 1. Land use and areas in Trapèze. Source: [21].
Land use

Area in m2

Percentage

Residential

390 000

58,9%

Offices

197 000

29,8%

Commercial

41 600

6,3%

Public amenities

33 400

5%

Total

662 000

100%

The residential area provides 5,000 housing units,
including 1/3 for social housing and the rest of housing
units is open-market, echoing the political will of the city
to provide social diversity in the new area [18] (Figure 4).
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Figure 4. Land use of the master plan of Trapèze, showing the macro-lots. Source: [18].

Figure 5. Plans of the 4 macro-lots A2, B2, A3, and B3 of Trapèze, part A showed on the left the shared gardens and on the right, part B: the boundaries
of each macro-lot. Source: [25].

4.3. The Macro-lots
The new development was broke up into a number of
blocks referred to as “macro-lots”. According to Lucan

[25], the macro-lot is an operational efficient solution that
enables the combination of different types of housing,
office spaces, shops and services in one block [25]. Its
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open spaces are shared and enable a better efficiency in
space use regarding to the local regulations. In the master
plan of the Trapèze, 50% of the areas are to the park,
streets and gardens. Hence, the density of the macro-lots
is high and the floor area ratio (in France COS) can
exceed 3,6 in some cases. For a lot of 1000 m2, a floor
area ratio of 3,6 means 1000 x 3,6 = 3600 m2. The 4
macro-lots A2, B2, A3, B3 form the heart of the Trapèze,
each of them applies the principles devised in the master
plan but are different (Figure 5).
The macro-lot A2 is composed of 6 lots, B2 and B3 are
composed of 3 lots, and A3 is composed of 2 lots. In
macro-lot A2, the garden is a continuous open space. In the
macro-lot B2, there are more open spaces one of which is
the court of the school. In macro-lot A3, buildings are
organized separately. In B3, an east-west spine goes
through the lot. The concept of the architects Lipsky-Rollet
was to create a large open green spine for all, instead of
little-scattered gardens [26] (Figure 6).

5. Structure of the Process and
Dynamics of Actors in the District of
Trapèze
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In the following part, the research will explain the tools
adopted to organize the action and manage different urban
interfaces and dynamics of actors. In the thirty-two-year
timespan of the project (PU) between 1989 and 2021, the
priority was to preserve the various values of the PU of the
Trapèze and to face the political, economic, social,
environmental and professional challenges. The dynamic
interfaces and the strategies of different operations are
places of interaction and decision-making as they unfold
through time. These tools were designed to shape a practice
for negotiating the interactions between public and private
actors over the PU, the aim is to respond to market
initiatives, while obtaining significant public benefits. By
setting up these mechanisms, the public authorities are
allowed to trade floor area and construction permits against
urban quality, social housing and green spaces. These new
mechanisms are backed by different laws and local plans
developed by the regional and local government of the
French system. Hence, public authorities opened an area of
discussion to control the development of district, operation
by operation. Among the legislative system, the Urban
Solidarity and Renewal (SRU) law of 2000, that places the
burden of creating affordable housing on local
governments.

Figure 6. Plan of the macro-lot B3 of Trapèze, showing the south facades aligned with the Park and the spacing between buildings to secure continuity
between the heart of the macro-lot and the surroundings. Source: [26].
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5.1. The Actors
Every actor of the planning process has his own logic,
his culture, his intents, his role and his prerogatives. He
must focus on his mission and at the same his actions must
be articulated with the other actors. The main actor of the
project is the SAEM (Société Anonyme d’Économie Mixte)
Val de Seine Aménagement, which is a local public
company that was created in 2003 for steering the
operations within a public-private partnership. The General
Manager of SAEM is the Mayor of Boulogne-Billancourt
(BB) and the local authority of BB transferred the land
rights to the SAEM. Thus, the shareholders of the SAEM
include the City (64%), the State, the Community of
Agglomeration of Grand Paris, the regional council of
Île-de-France, and other institutional partners [21]. The
SAEM was in charge of handling all the urban
development (PU) work, and has coordinated the private
developers, whilst supervising the architectural and
environmental quality of operations [27].

is still retaining its controlling role even if it is not a
property owner.
5.4. The Competitions

In view of the large scale of the project and its duration,
a tripartite agreement was set up between SAEM, Renault
(the owner of lands) and DBS; the consortium of property
developers (Hines, Nexity, Vinci Immobilier and Icade),
for the constructible sites of the Trapèze. Renault had
signed a sales contract with DBS. In 2003, the ZAC (mixed
development area) Seguin-Rives de Seine was created
including the district of Trapèze [18].

For the overall master plan of the three development
sectors Pont de Sèvres, Seguin Island and Trapèze, the
first competition was launched by the Municipal Council
in 2001 to select the best master plan, which was awarded
in 2002 to AAUPC (Patrick Chavannes, Jacques Ferrier
and Thierry Laverne) (Figure3). The master plan defined
the broad scheme of the urban planning, the delimitation
of boundaries of the macro-lots and principles of their
design, the main circulation roads and public spaces. All
these prescriptions were integrated in the renewed PLU
(Local Development Plan).
Since this first competition, more than 16 competitions
were organized and have emerged as a principal device to
assign the operations. The purpose of each competition was
to select a coordinating architect for macro-lots of different
sizes and designs. The jury was composed of local officials
of BB, the SAEM, DBS, coordinating architects, and
contractors. By naming a coordinating architect for each
macro-lot, an intermediate design scale was introduced
between the overall urban project and the design of each lot.
Hence, international contractors as well as emerging
talents carried the mixed-use program, bringing their
creative richness and innovation designs to the project. The
construction of the first sites began in 2012 and are planned
to be completed in 2023 [18, 21].

5.3. The Contract Agreement System

5.5. An Evolving Local Development Plan (PLU)

The agreements set the standards and conditions that
govern the development of the project in the Trapèze. They
provide certainty to developers that the project will be
protected from changes in the jurisdiction’s zoning laws
over the course of development, but they also contract the
developers to provide benefits to the city, such as
infrastructure improvements, public open space, in
exchange for that certainty [21].
Within the public-private partnership, each agreement
was signed for every operational phase of the project and
the negotiations were readjusted and modified based on
the return of experiences in practice and to follow the
feedback of different actors [21]. The PU is therefore not
fixed and rigid but it evolves and improves its
specifications and community requirements as it advances
with keeping the original objectives. So, these agreements
are the framing concepts that consolidate in planning tools
and they are the means by which the municipality of BB

Between 2005 and 2017, the Local Development Plan
(PLU) of BB was modified more than 10 times, nearly
every year, to be adapted to the new developments of ZAC
Seguin-Rives de Seine. The PLU lays down the rules for
the scale and heights of buildings, as well as the obligation
to provide green spaces and planting of trees. The sector of
the Trapèze is covered by 3 different zones, urban zones of
high density UAb (brown), less density UCd (salmon) and
the 2 natural zones NDd (light green) and NDa (dark green)
for the Park Billancourt (Figure 7). Patrick Chavannes, the
coordinator architect of the Trapèze convinced the City
Council to change the urban zones to enable a gradual
transition between the density and heights between the
areas of less density overlooking the Seine River and
higher density toward the city center. It is relevant to ask in
this case: did the planning documents as the PLU shape the
development project? Or is it rather, on the contrary, the
development project that makes the rules?

5.2. The Tripartite Agreement

Civil Engineering and Architecture 10(5A): 93-110, 2022

Figure 7.
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The Local Development Plan (PLU) of BB, showing the ZAC. Source: [28].

Actually, the coordinator architect of the ZAC had to
define the planning regulations of the PLU for the Trapèze,
concerning the envelope of buildings with variable heights
up to a set maximum percentage of total permitted height.
The regulations also included the setbacks at specific
heights and spacing between buildings and ensure sunlight
access to streets and open spaces, as well as visual
continuity. The configurations of upper part of the
buildings were also put into consideration [28].
5.6. Specifications and Statements of Work
To control the development, operational tools are set out
by the SAEM by means of several Statements of Work:
 Statement of Works of the technical and
environmental prescriptions of the contract
documents (CPTE).




Statement of Works of the architectural, urban and
landscape prescriptions (CPAUP) that was added to
the PLU.
Statement of Works of the real estate prescriptions
defining the typologies and design guidelines of the
buildings and housing units (CPPI).

In the Statement of Work of the architectural, urban and
landscape prescriptions (CPAUP), was elaborated by
Patrick Chavannes, the coordinator architect of the Trapèze.
In these prescriptions, he defined the envelope of the
building, scale, density, variations in massing and layout in
terms of landscape design. The treatment of transitions
between the public spaces and interior gardens inside the
macro-lots is also defined to create visual continuity and
transparency between indoor and outdoor spaces (Figure 8)
[21].
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Figure 8. An example of the architectural, urban and landscape prescriptions (CPAUP) related to the treatment the ground floors to favorize
transparency and visual continuity. Source: [29].

parking is defined. The height of the buildings on the
periphery of the macro-lots is 8 floors and there is a
possibility of variations and setbacks in upper floors.
Technical sheets enabled the architects to develop designs
with varied forms as the bulk and height limits were not
rigid form constraints. The regular spacing between
buildings every 50 meters (as specified in the PLU)
enabled the opening of views toward the natural landscape
[29] (Figure 9).
5.8. The Workshops

Figure 9. Technical sheets showings the different possibilities and
variations in the treatment of top of buildings [29].

5.7. Technical Sheets of Macro-lots and Individuals
Lots
The Technical sheets set out design guidelines related to
each lot, as well as the number and size of lots in each
macro-lot. The accessibility to the macro-lot and its

The workshops played a critical role in the interface
between different actors: architects, developers,
contractors and local officials. The discussions encouraged
open communication and knowledge-sharing to manage
the design process. This interface also helped contribute to
the interpretation and confirmation of the project values.
According to the architect Louis Maugin [30], these
workshops were crucial for the smooth running of the
project and for the coherence of different buildings within
the same macro-lot. Maugin has worked on a residential
building with the coordinator architects of Diener & Diener
on the macro-lot A2. Many operations were run
concurrently, so minor conflicts could be resolved during
these consultations, as different phases of the project
evolved [30].

6. The Resilience of Landscape Design
Recently, the emergency management of floods in
Europe has focused on enhancing preparedness capacities.
Hence, the concept of emergency management has shifted
from a primary focus on responding to the flood and its
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impacts to increasing attention to communities becoming
more resilient to the impacts of floods [31]. At a communal
level in France, there is the Plan Communal de Sauvegarde
(PCS), which is a local emergency plan developed in cities
or towns that have been subjected to floods and storms or
have a potential for natural hazards. BB has attempted to
reduce flood risk by developing emergency plans
specifically for floods caused by the Seine River. Aware of
this risk and in conformity with laws and planning
documents, the landscape architects of the Trapèze in BB,
Thierry Laverne has worked with the TER firm (Henri
Bava, Michel Hoëssler, Olivier Philippe), designers of the
park, to put into consideration this contingency [32].
Actually, the TER landscape architects have focused on
the local characteristics of the site, such as its topography
and location within a potential flood area to develop their
concepts, as they believe that landscape is a vector of
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transformation but it must be rooted in the specific
conditions of the context. So, the Park is planted mainly
with native species and is integrated in the green network
designed for the ZAC.
By its large size and its location between the large
macro-lots of the Trapèze and the lots bordering the banks
of the Seine, the Billancourt Park constitutes the landscape
keystone of the new development. The site of the
development overlooking the Seine banks and awareness
of environmental challenges were the main drivers behind
the landscape concept. The aim was to effectively manage
the water cycle and to filter rainwater of the whole
neighborhood to develop a sustainable water management
system. A sanitation system on the scale of the district was
developed to allow runoff water to be discharged into the
Seine after treatment [26] (Figure 10).

Source: [26].
Figure 10. The landscape concept in the Park Billancourt
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To enhance the soil porosity, the park was developed as
a natural drainage basin absorbing of the potential floods of
the Seine [32]. So the level of water in the basin depends on
the quantity of water it collects (permanent water,
rainwater, storm water and floods). The objective was to
reach as far as possible to achieve the best management
practice for water. By this design, the Park effectively
collects rainwater from the macro-lots and open spaces by
vegetal infiltration and creates a landscape configuration
that transforms and changes the green areas depending on
the quantity of water and floods. In both sides of the Park,
the basins control the level of the water.
Besides this important role of the park, it is also a very
special natural place of conviviality, tranquility and fun for
the community of the new neighborhood (Figure 11).

Figure 11. Varied areas are designed to include different age groups in
the Park; children, youth and the elderly. Source: the researcher.

7. Reproducibility of Experience
Even though the experience of ZAC Seguin-Rives de
Seine cannot be exactly reproduced as it is- because it
responds to a particular context- many learned lessons can
be transposable to other urban developments and new
expansions.
7.1. A New mode of Governance based on Negotiations
and Respect of Shared Guidelines and Values
The novel modes of governance and public-private
partnerships were based on negotiations in every phase of
the project from its start until now, as some of the areas are
still under development today (2022). The innovative
decision-making and steering process is definitely one of
the main reasons for the success of the project, which
evolves through time. This could not have occurred in a
conventional classic mode of governance. The experience
of the Trapèze effectively highlights the crucial role of the
private sector in the creation of a new sustainable
neighborhood. Private developers actually have imposed to
themselves new ethics and new values related to

sustainability and better living conditions in housing units,
offices and different services. The involvement of the
public sector and local authorities and the efficiency of the
whole process had a major impact on the evolution of the
different roles and duties of every actor in the process,
public and private alike. The experience also showed that
the city- even if not owner of the land- can have several
tools and varied means to control new private
developments.
The tools adopted for the project, including the
agreements,
competitions,
planning
documents,
specifications, statements of work, technical sheets,
brought the actors together around one table, during the
workshops. To understand, discuss and debate on the
project, the several workshops gathered the coordinator of
the master plan, the coordinators of the macro-lots with
different architects, landscape designers and developers,
and this interface framed the evolution and development of
the transformation and regeneration process. These
different tools enabled the local development agency
(SAEM), to develop a positive and collaborative approach
between the public and private sectors to articulate
environmental, economic and social goals, with a great
sense of continuity and coherence. A great emphasis was
placed on long-term sustainability issues and helped to
balance the public interest and private sector gain. This
mode of governance also permitted the inclusion of
prominent internationally recognized architects in the
development; such as Norman Foster (Khapa building),
Dominique Perrault (Citylights and an office building),
Jean Nouvel (Horizon Tower), Lipsky & Rollet (housing),
Diener & Diener (housing), Brenac & Gonzalez (housing),
and Shigeru Ban and Jean de Gastines (Performing Art
Center, Seine Musicale on the Seguin Island), among many
others. Talented architects with different approaches, ideas,
each of them brings different responses, spatial expressions
and architectural solutions within the same set of rules and
planning documents that framed the development.
Design controls were not too restrictive so architects
could solve different design problems within a range of
available design solutions. So the winning projects of the
many competitions for the designs and coordination in the
different macro-lots were elaborated by multidisciplinary
teams, international, national, regional and local always
producing novelty of approaches and concepts. It is then
possible to reproduce these interfaces in the steering
process, but this requires acculturation of the different
actors to the concept of negotiation, transversal approach,
mediation and discussion to achieve a smooth, efficient and
successful decision-making process based on trust.
7.2. The Concept of City-Park and Importance of
Resilience
The Trapèze, which was based on the concept of
City-Park and the green networks, can be reproduced as it
depends on a very well-studied and well-designed network
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of natural open spaces: the Billancourt Park, the banks of
the Seine, gardens and green spines, pedestrian links and
permanent presence of water in basins and landscaped
ditches (Figure 12).

Figure 12. The ditches that receive run-off rainwater and storm water
are an integral part of the landscape inside the macro-lots. Source: the
researcher.

Adapting the landscape to the risks of floods by the
creation of the two water collection basins of the Park,
which are connected to the Seine River is also a concept
that can be reproduced in varied contexts. The Park in BB
assumes the role of a semi-natural transition area, which is
consistent with the plan for prevention of flood risk. The
water collected, both through collection systems on roofs,
and through draining ditches and irrigation canals, is
reused for irrigation purposes and also through the
permeability of the soil. The rainwater collection basin is
composed of a wetland area and a peat bog, next to sandy
areas [33] (Figure 13).
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7.3. Mixing Types of Housing and Programs
The provision of social housing integrated within the
same buildings of open-market housing is an approach now
adopted in France to avoid the districts dedicated to
subsidized housing that proved to be problematic. In fact,
the fear of ghettoization and the rising unpopularity of
‘Grands Ensembles’ built in France between the 1950s and
1970s is the reason for that approach of social integration
and social mixing in neighborhoods and buildings. To meet
large demands for low-cost public rented housing and to
provide a more balanced socio-spatial distribution of poor
population, the orientation against exclusion was imposed
to French cities. The SRU law supports urban renewal and
stipulates that, at the national level, social housing must be
maintained at least at 20%, aiming at introducing measures
in favor of a larger social mixing in the housing districts
and estates [34]. But this model might be difficult to
reproduce in other countries as it requires complex
procedures and difficulties of the public sector to afford
costs of maintenance.
On the other hand, mixing programs and integrating
commercial amenities and services with housing is totally
feasible and widely implemented. For the exception of
offices that are not mixed with housing and not preferred
by developers.
Regarding the permeability of the macro-lot wanted by
landscape architects and the physical and visual links
between the interior gardens with its surroundings, it
depended entirely on the residents of the macro-lot. Many
of them did not approve the total and continuous opening
of gates of the macro-lot and the accessibility of the
gardens inside it for the public. It is noted that this
preference for privacy, certainly provided the safety of the
open spaces that were secured from potential drug users or
homeless people, but on the other hand, it hindered the
children to pass through the macro-lot during the day to go
to their school [29].

8. Discussion
8.1. The Leading and Evolved Role of Planners

Figure 13. The basin of the Park, which is an important part of the
ecological water management system. Source: the researcher

According to Grumbach [35], the city is in a perpetual
state of non-completion [35]. The case of the ZAC
Seguin-Rives de Seine shows that the Projet Urbain (PU)
was developed by a multitude of actors that worked
together over a long time span to realize the
transformations and substitutions of different buildings on
site. The issue of temporality and how to manage time was
one of the most critical stakes of the project. There is a time
when negotiations must stop and the work has to progress.
SAEM and the coordinator architect of the ZAC,
Chavannes, had to be able to steer the process and manage
public/private, public/public, and private/private interfaces,
within multidisciplinary teams. In this case, the planner
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today must possess great skills of management and
communication, but also a great sense of creativity to
understand the particular nature of each site of
development and to restore its dynamics.
It is true that the experience of Trapèze demonstrates the
relatively limited role of the architect of each lot in
comparison to the role of the coordinator architect of the
macro-lot. The architect of lot intervenes at the end of the
process to design a building within an envelope already
defined by the coordinator architect. During this process,
the coordinator of the ZAC is the interpreter of the
environmental, economic, and social objectives of the city
against the pressure of the developers, and sometimes the
local associations. In addition, he must also have a future
vision of the PU and how it will evolve in the long term.
Changes in the evolution of the city and new requirements
of the elected officials or social and market trends must be
foreseen.
8.2. Understanding the Articulation of the Overlapping
Project’s Phases
The following timeline (Figure 14) clarifies how the
process was triggered during the different phases and how
the actions were interwoven with each other over the span
of the whole project. The vertical red line of time begins in
1989, when Renault car factories announced its departure.
Since then, the Government started to assign the study of
the project to experts in planning and about ten years of
consultations, and debates passed before the operational
phase could be finally set up.

In 2000, several studies were elaborated by architectural
firms to develop different scenarios and a competition was
organized to select the master plan. After the master plan
was validated in 2002, the pace is accelerated. The PLU is
modified to be adapted to the developments and the project
is divided into 2 sectors: the West Trapèze that started first
as it was more connected to transport and after it was
nearly completed, the East Trapèze began as it included
more scattered lands and many old warehouses of Renault
[21].
In 2013, ZAC Seguin-Rives de Seine was awarded the
label of Eco-Quartier by the Ministry of Territorial
Equality and Housing for its exemplary environmental
strategies applied in architecture of its buildings, especially
the combination of renewable and local energy, as well as
the ecological landscape and resilient water management
system. This could not be realized without the strong
support of the Mayor and the municipality of BB, the
coherence of the legal apparatus and the law enforcement
in France, in line with sustainable development policies.
In 2017, the concert hall Seine Musicale was
inaugurated and by the 2020s, the complex should include
an arts center, a multiplex and a hotel decorated with works
by emerging artists. Crossed by a large street, the island
will also feature stores, offices, and gardens.
In August 2021, a new pedestrian bridge was
inaugurated to link the Island to the future metro station of
Grand Paris express in Pont de Sèvres.
By 2025, the Seguin Island will be at the heart of a
multimodal network of transportation with the expected
opening of the Grand Paris express metro station [18].
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Figure 14. The timeline of the Projet Urbain of ZAC Seguin-Rives de Seine showing the evolution of the project since the industrial Renault sites
were liberated until the end expected in 2025. Source: the researcher.
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9. Conclusions
9.1. Lessons Learned from the French Experience in
Trapèze
The decision-making process and the operational phases
of the case study examined in this research were iterative
and transparent to secure a sustainable development project
that had substantial levels of uncertainty. Local authorities
contributed to negotiating binding rules and specifications
that articulated the transversal process from its start to the
end, for a time span that lasted more than 30 years. To
integrate public equipment, high-quality public spaces and
buildings, social housing, environmental quality required
to raise funds and to interact with many actors. Therefore,
the city of BB represented through the SAEM had to deal
with many uncertainty areas. To control some of this
uncertainty, a part of it was transferred on developers,
thanks to the several laws and planning documents and the
way they are applied. This model to finance the operations
greatly contributed to decreasing this uncertainty and
enabled the City to control the quality and sustainability
standards of the new developments.
The strong framing provided by the SAEM and the
innovative public-private partnership were crucial for the
success of the project and presented an interesting model of
growth including climate change mitigation and adaptation,
such as planning risk and contingency. With different tools:
the contract development agreements, the competitions,
the workshops and the laws, the municipality of BB made
the rules for guiding the development project. Facing the
different strata of local government, the Municipality acts
as the guarantor of the fundamental principles and
objectives laid down at the outset to promote
responsiveness to community concerns and to safeguard
public interest. Sustainable development implies
cross-boundary thinking and a long-term process of
shifting goals and outcomes. This is one of the important
lessons learned from this project.
In France, urban strategies known as the projet urbain
emerged to turn the page on rigid planning. The present
research has captured this change and aimed at critically
reflect on how this affects the planning practice, in terms of
tools and processes, as well as skills of planners. This new
approach can help decision-makers and planners in their
practice with a new comprehension of the complexity of
the city that deal with different scales and time frames.
9.2. Challenges and Critical Issues in the Current
Egyptian Planning System
The Egyptian built environment today is characterized
by a problematic socio-spatial segregation. Basically, the
middle-class and the poor live in congested and
deteriorated old districts of megacities such as Cairo and
Alexandria and their informal areas, or remote new towns
in the desert. While the few rich and high-income families

live in luxury villas and garden apartments of the gated
communities developed around Cairo. To address the
complex societal and environmental problems in Egypt,
including affordable housing shortage, inequality, informal
sprawl and environmental degradation requires a range of
perspectives. Therefore, the planning system needs a
far-reaching restructuring to reform the developments
trends that tend to focus on high-end residential
compounds in the desert and in the outskirts of cities.
9.3. Recommendations for an Improved Planning
Process in Egypt


Empowering Local Governments

The Government should support the administrative and
economic decentralization by transferring powers to local
administrations. Empowering local authorities will enable
the planning process to be oriented toward more diversity
and communication with different interest groups, and can
redirect investment according to social rather than financial
criteria. Local authorities in Egypt tend to work in ‘silos’,
without a clear understanding of the challenges including
globalization, deregulation of markets, finances of urban
development, privatization, demographic shifts and
climate change.
Municipalities in Egyptians cities need to put in place
agencies that could be guardians of the balance of power
and conflicting interests, between local authorities,
developers and communities, by implementing decisions
based on up-to-date evidence and market realism. To work
with these interweaving juxtapositions, a synergy must be
put in place between multiple flows that arise in highly
urbanized contexts. With more actors involved in the
decision-making process and strategic coordination, a shift
must occur: from government to governance.


Developing Public-Private Partnerships

To control the quality and sustainability standards of
new developments and benefit from unused government
lands and derelict industrial areas, municipalities must
form partnerships with developers and various state
organizations including the military. So, the new mixed
housing programs and services can be implemented
through state and local regulations, incentives and
assistance policies, including land use and building
regulations, as well as binding agreements for partnerships
with the private sector.
These partnerships will require new tools that would
enable developments to be more integrated with their
surrounding city, more sustainable, more responsive to
people needs and more resilient. The role of planners
should be to help decision-makers to adopt a holistic and
transversal approach in a context of greater complexity,
uncertainty and instability, with new synergies emerging
from interactions between different disciplines. To
implement this transversal approach that responds to local
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context, building the necessary institutional capacity is
essential.


Grounding the Research Agenda in Sustainable
Urban Management

Relevant theory must be built on analytical work about
real-life projects in urban development transformations
and expansions, reflecting on the reasons of the failure of
many new developments and new towns during the past
three decades in Egypt. The focus in the planning research
must be shifted to improve the process, and this demands a
practice-oriented readjustment of the research agenda
across a wide range of Egyptian cities including
undocumented development projects. This field is
under-researched in Egypt, and if researched, the dynamics
and interplay of actors are not investigated in depth.
Further research must also reflect on the increasing role
of private sector and how it shapes planning, and
consequently the production of the built environment. In
Egypt, the challenge is to provide public benefit, to fund
core services to disadvantaged communities and reduce the
gap instead of reinforcing existing inequalities.
Research must also include the specific factors related to
land use which are essential in reducing vehicle use and
related emissions: the mix of land uses within a
neighborhood and its blocks, the density of development,
the connectivity of the street network, and the design of
streets, buildings and resilient landscapes and public
spaces.
The transversal and interdisciplinary approach as an
alternative planning process proposed in this paper seeks to
be research-based and realistically oriented, so that new
knowledge can be produced to guide public and private
development interventions respecting ecological and
socio-economic values. This innovative planning interface
will give the possibility of establishing an oriented and
credible continuum starting from the reasons of taking
action to the expected outcomes. Thus, new expansions
and new developments can be just, relevant and rooted
spatially and socially in the history and geography of the
city.
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