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Topic:

Charge and Escalation.

New restaurant, retail, and office
spaces at Nini-und-Carry-Hess-
Platz in central Frankfurt
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Hello.

The reason for this letter is last Thursday’s
topping-out ceremony for our new building at
Borsenstrasse 14 in Frankfurt. But before
introducing it, allow me a short linguistic detour.
Etymologies can be surprisingly revealing — how
meanings shift or still carry traces of their past.
Take the word “escalate”: look it up in any
dictionary and you’ll find a double meaning worth
noting. It’s related to words like “escalator” or, in
Rome, the “Scalinata di Trinita dei Monti,” also
known as the “Spanish Steps” — which share the
same root, “scala,” Latin for “stairs.” To escalate
originally meant to climb — a meaning that still
lingers today, both in height and in intensity.

And when you look at our new project, you’ll see
both: an architectural and urban escalation — of
form and of meaning. This building shows how an
anonymous and impersonal spot can, step by
step, gain a heart, a soul, and a name. Forgive me,
then, if this e-letter runs a little long.

N

For the client Martina Grigat-Hunger, caspar.
is designing and realizing a new office building
with two ground-floor restaurant or retail

units in the heart of Frankfurt, right on the
inner ring: Bérse 14. The previous structure,

an postwar reconstruction, had long fallen
below today’s standards, to the point that a
complete replacement was justified even from
a sustainability standpoint.

v

from left to right: Harald Bender (Project lead caspar.),
Andreas Miiller (Shell construction contractor, FW Miller),
Martina Grigat-Hunger, Dr. Jan Hunger,

Caspar Schmitz-Morkramer (CEO and Founder of caspar.)
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Charged,
yes.
Overloaded,
no.

Opernplatz

Site plan

The wedge-shaped site, its location at a street
intersection, and the understated character of the
surroundings all but demanded a bold new volume.
As | put it at the topping-out ceremony: “With Borse Ailton
14, the junction of Borsenstrasse, Taubenstrasse,
and Hochstrasse is being recharged.” T
Charged, yes. Overloaded, no. We escalate in a " acd PRI
controlled manner. After all, this is not just any site:
it sits in a venerable part of the city, within sight

of the Frankfurt Stock Exchange and only

about 100 meters from the Alte Oper, Frankfurt’s
former opera house and now a concert hall. Here,
sensitivity to both context and building regulations
is key, along with a coherent urban ensemble.

What is emerging is a new building that presents
three main facades and connects to its neighbor
along the narrow east side. This five-story volume
takes up the neighboring eave height and alignment,
and marks the lowest point of the composition.
From there, the building rises. And rises again.

Step by step.

1 The eight-story, 31m “tower” at
the prominent corner along the so-called
“opera axis” of streets
2 The layered multi-volume-structure
3 /7 seen from TaubenstraBe
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The distinctive massing of Borse 14

is a constellation of four interlocking
rectangular volumes of varying
proportions, each stepping up by
one story. On the south side, they
cantilever slightly above the first floor;
along Hochstrasse, they recede on
the upper levels. The ground floor
features full-height openings as
generous shopfronts, while the upper
floors display a denser, doubled
rhythm in the facade grid. The facade
itself is clad in the high-quality

beige limestone Trosselfels, a perfect
match for the sculptural staging of
this layered multi-volume structure.

It escalates - literally, elegantly,
functionally — toward its eight-story,
31m “tower” at the prominent corner
along the so-called “opera axis” of
streets. That gives it a certain urban
gravitas. And at the very top, our
“tower” also wears a “crown.” To
explain that, we have to start at the
bottom.

Normally, one would place the building
services in the basement, leaving the
roof clear for greenery or solar panels -
and, naturally, to preserve the visual
dignity of the rooftop as the “fifth
facade.” But at Borse 14, that was not
an option. The basement was too small,
and the existing and neighbouring
foundations made any expansion
nearly impossible. So the building
services plant had to go on the roof.
The same question arose for parking:

a central-office building in a prime
downtown location is generally
expected, if not required, to provide

its own parking spaces. We asked
instead whether parking garages in the
area might have sufficient capacity.
Borse 14 will rent its parking rather
than build it. (There is, however, a
modern dedicated bike room with end-
of-trip facilities in the basement.) After
all, reusing existing infrastructure

is a form of sustainability. It doesn’t
always have to be your own.
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This may not be Frankfurt’s most
spectacular act of sustainability, but
it’s one of many small, deliberate
steps that add up. Ideally, of course,
we’d have fewer/no cars downtown
and less/no need for complex
technical systems at all. But as the
architect Volkwin Marg once said,
architecture is a “dance in chains.”
When circumstances can’t be
changed, one must try to make the
best with them - and out of them.
That’s what we did with the parking.
And we did it again when we decided
to turn the rooftop services enclo-
sure into a defining feature - the
building’s “crown.” Here, it helps to
know one local link in that chain of
constraints: in Frankfurt, technical
equipment on roofs is actually
required to be enclosed. So if a house
for the building services must be built,
well - then let’s build it properly.

The crown, seen from Hochstrasse,
reads as an extra-tall seventh floor.
Its metal-mesh roof is fitted with
PV panels and framed by faceted
natural-stone fins. Their sculptural,
crown-like character accentuates
the verticality of the facade while
softening its formal rigidity. Dark
horizontal louvers complete the
composition, lending the ensemble
a dramatic, highly aesthetic presence
that feels at once emblematic and
timeless.

Legend
Facade section

Lighting

Insulated slats

Cladding: folded aluminum sheet metal
Rear-ventilated natural stone facade 40 mm
Thermal insulation 180 mm

reinforced concrete exterior wall 250 mm
Trapezoidal windows, aluminum windows
Exterior blinds, cable guide

Fall protection “French balcony” BRH 1.10 m
Drainage channel Window parapet
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Beneath the crown, on the sixth floor,
sits the “head”: a column-free space
with a ceiling height of 4.5 meters -
significantly higher than the standard
3.16 meters of the office floors below.
Depending on the fit-out, this level
could serve as a 100 square-meter
conference room with exclusive pan-
oramic views of the Stock Ex-change
and city center. The remaining roof
surfaces are extensively greened and
offer a private terrace for the

office tenants.

Descending again from head to foot:
at street level, the cantilevered volume
along Hochstrasse forms a small
forecourt fronting Borsenstrasse. It
clearly marks the main entrance to

the lobby that provides access to

the upper office levels. The two
restaurant/ retail units are indepen-
dently accessible from the quieter
Taubenstrasse.

... a column-free space
with a celling height
of 4.5 meters...

Floor plans from top to bottom:
6th floor plan, 2nd floor plan ,
@ Ground floor plan
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Earlier | mentioned recharging the junction between
the streets Borsenstrasse, Taubenstrasse, and
Hochstrasse. That junction now bears the name
Borse 14 - as well as another name. By happy
coincidence, the city (more precisely, the local
district council) agreed in February 2025 to give the
previously nameless green pocket in front of our
building an identity: Nini-und-Carry-Hess-Platz. Nini
and Carry Hess were two Jewish photographers -
almost forgotten today — who, until the Nazi rise to
power, were on the brink of international fame. In
their photo studio, founded in 1913 right here on
Borsenstrasse, cultural luminaries of the 1920s sat
for portraits: Max Beckmann, Alfred Déblin, Carl
Gustav Jung, Katia and Thomas Mann, Albert
Schweitzer, and many others. Stefanie (“Nini”) Hess
was murdered in Auschwitz; Cornelia (“Carry”) had
escaped earlier, but died in exile in Switzerland in
1957.

Charge means: anonymity becomes identity. Borse
14 lends the place architectural identity and, with its
ground-floor gastronomy, a social one. Nini-und-
Carry-Hess-Platz adds a historical identity. We’re
happy and proud to be part of this escalation of
identity — one that will enrich Frankfurt’s inner city
in more ways than one.

28fa)

Caspar Schmitz-Morkramer
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Project data

Project name Borse 14

Place Borsenstrase 14,

60313 Frankfurt am Main

Type New construction of an
office building with two restaurant
units on the ground floor
Client/Owner

Martina Grigat-Hunger

Architect of record Caspar
Schmitz-Morkramer

Project management
(architecture)

Harald Bender

Architecture team

Johannes Feder, Maria Urban,
Anna Frolova, Lynn Holberg,
Michel Schutten, Maik Voit,
Johannes Kénig, Mahmoud
Elnaggar

Specialist planning

MEP + electrical planning

Design: TEPMA Engineering
GmbH, Borken (ehem. construct
ffm); Execution: Efficient Techni-
cal Solutions GmbH sowie BAUER
Elektroanlagen West GmbH & Co.
KG, Neu-lsenburg

Structural engineering OSD
GmbH, Frankfurt am Main

Fire protection planning RIESER
WESSEL Brandschutzsachver-
standige & Ingenieure PartG mbB,
Frankfurt am Main

Landscape design

KuBuS, Kassel

Building physics OSD GmbH,
Frankfurt am Main

Soil survey/excavation support
planning BFM Baugrundinstitut
Franke-MeiBBner und Partner
GmbH, Wiesbaden-Delkenheim
Bauleitung BGG Architekten +
Ingenieure (BGG Grunzig Inge-
nieurgesellschaft mbH), Frankfurt
am Main

Let’s stay in touch!

Direct contakt
Michael Kuhn
Director | CBDO
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Shell construction company

FW Mdiller, Offenbach am Main
Metal construction UHL

GmbH & Co. Stahl- und

Metallbau KG, Wiirzburg

Roofing Gebrider Schneller
GmbH & Co. KG, Wiirzburg
Natural stone Hofmann Natur-
stein, Werbach-Gamburg (Trossel-
fels — exterior, Ditfurther limestone
- interior)

Certification DGNB Silber

Floors floors + technical center in
the tower + basement

GFA (total) approx.4.000 m2

GFA above ground

approx. 3.500 m?

GFA under ground

approx. 500 m2

Office GFA 2.990 m2

Visualizations Konzept 3D
Design sketch Paul Trakies
Plans caspar.

Photos caspar.

caspar.schmitzmorkramer gmbh

Steckelhorn 11

20457 Hamburg

T +4915152 030974
mku@caspar.archi

Digital media
studiocaspar.com
retailintransition.de
dernachhalt.com
Newsletter
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https://www.linkedin.com/company/7035119/
https://www.youtube.com/channel/UCcUufo2oxpYSV1avDSVJOeA
https://open.spotify.com/show/5isPQRNVDajRWh8EUXMTW9
https://podcasts.apple.com/de/podcast/ma%C3%9Fstab-mensch-der-architekturpodcast-von-caspar-schmitz/id1746966358

