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AN ABSTRACT OF THE THESIS OF

Sandy Ghassan El Sabsabfor Master of Urban Design
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Title: Rethinking Urban Densification through a Sustainable Approach in Gawedr
Districts: TheCase of Sector 35, Ras Beirut, Lebanon

Escalating land prices, urban densification and real estate speculation are
promoting the agglomeration of small parcels in prominent locations interisigh
developments targeting a privileged segment of spcléte resulting urban form consists
of individual tall structures acting as gated residential towers isolated both from each other
and from their surroundings, and lacking in district scale communal facilities, open spaces
and a lively pedestrian realm.

This thesis takes as case study Sector 35 in Ras Beirut, Lebanon, an upscale
residential district undergoing intensive tower development radically changing its physical
fabric and social and economic structiBtarting from the premise that production of
exclusive vertical developments by the private sector constitute an irreversible trend in
necliberal economic contexts, the aim of this thesis is tassess higldensity urbanism
through a sustainable design approach.

This is achieved by investigatimglevant case studies in international contexts on
how to improve marketbased development practices by injecting sustainable urban forms.
The thesis will provide a set of urban design guidelines and development scenarios for the
remaining developable lotad blocks in Sector 35 which are responsive both to market
demand and the attributes of place making in terms of district identity, walkability, mixity
of uses, and the quality of open spaces.
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CHAPTER |

INTRODUCTION

A. Problematic context

Rapid urbanization, real estate speculation, global mobility and the booming of
megaprojects are increasingly transforming the urban fabric of our cities and radically
changing their social and economic structure. Almost everywhere in Beirut, smaller
pareels, often in prominent locations, are being bought and agglomerated by big
developers resulting into monolithic developments targeting a privileged segment of

society.

This thesis will take as case study Sector 35 in Ras Beirut, a coastahiigh
neightourhood undergoing intensive tower residential developniétresulting urban
form consistof individual tall structures acting as gated upscale residential towers isolated
both from each other and from their surroundings, and lacking in districtcszalaunal
facilities, open spaces and lively pedestrian streets. This is also |éadmegearing down
the lowrise buildings from the Ottoman, French Mandate and Modern periods, which
dramatically alters the character of the neighborhood and the tjyvefrstis social
structure. This ongoing dynamic brings forward three complementary issues impacting the

neighborhood on both the social and spatial levels:



1 Absence of communal life and street activity

Behind the luxurious apartment buildings, Sector 35 lacks walkable areas, active
frontages, commercial/mixease functions and communal facilities, such as
gathering hubs, that encourage interaction between city dwellers and their urban

surrounding.

1 Deterioration of Open Spaces

Open spaces are limited to abandoned vacant lots awaiting development, residual
agricultural land, and private institutional spaces within school and university

properties

1 Lack of visual permeability and blockage of sea vies

The development of the remaining vacant lots into residential towers will further
increase the blockage of sea views and the lack of visual permeability between the

upperand lower part of the district.

B. Thesis Problematic and Question

Starting from tle premise that escalating land prices and-digsity vertical
development are irreversible trends in4tiberal economic contexthe purpose of this
thesis is to improve the future development of sector 35 in light of place making attributes
in termsof district identity, walkability, mixity of uses, and the quality of open spaces.

Accordingly, the thesis intends to answer the following questions:



> How to reshape the physical fabric of gate@er districts by rethinking their
urban layout and buildintypologies to promotes social exchange and sustainable

urban form?

> How to recast existing zoning regulations into detailed district plans that provide
flexible densification and massing guidelines responsive both to market demands

and thequalities ofcommunity living.

C. Thesis significance

The significance of this thesis is to acknowledge that urban densification through
tower development is a global trend for accommodating the increasing population
concentration in inner city districts (Marcuse, 2000)is has amplified the consciousness
among architects, planners and developers to design urban places that promotes social

exchange within gated higgnd districts.

By learning from case studies in diverse cultural and economic contexts, this thesis
contibutes to rethinking markdiased development practices by injecting sustainable

urban forms with a special reénce to the Lebanese context.

D. Methodology and Structure: from urban design studio to thesis
The thesis is based on an urban design studidumed at the American University
ofBeirutSpr i ng 2 0 InderCiteDistrictsid RuxtUrkian and Landscape Design

Strategies for the Ras Beirut, Secton.35



The studio establishes arbanscaleassessment to Ras Beirut contekich aims
to improve the quality of the physical urban environment and reinforce the identity of place
through design interventionks.revolves around five main key considerations: 1)
Sustainabilitywhich buildson t he si teds i ntr iresustamableesour c¢
development2) Connectivity which integrats the study areto its context. 3)dentity,
which draws specific characteristiosf the siteto strengthen the local identity or to
envision a nevone. 4)Community which ensure a communitybased development
strategy that reflects local views and complies withediffe nt st akehol der so6 i
Implementability, which insures the feasibility of an urban design framework on the

legislative and entrepreneurial levels.

After assessmentyiban investigationfollow a comprehensive and sustainable
approach, that targets the social, institutional, and economic dynamics impacting urban
form. The design progressnerges new sustainable development patterns in site and
surrounding ity context.lIt articulatesntervention strategiehat preservéhe social
diversity and economic mix of the area and enbdhe sociaéxperience for the benefit of
all segments of the populatiangcluding thecurrent residents, businesses and u3érs
studioentailsdevelopinga set ofurban codes andesign guidelines for the upgrading of
the public domain and the regulation of private development, which contributes to the

guality of urban life and sustainable environment.

In order to develop thdwdio into thesis, the research revolves aranele

complementary parts:



The first part retraces the process followed in the urban design studio entitled
A | n-@ity Districts in Flux:Urban and Landscape Design Strategies for the Ras Beirut,
S e ¢ t gwhiclBdefines thatudy area boundariesnd a preliminarglesign problematic
statementhat sets the overall goals and objectives for the study. The aim of this phase is to
reach a critical understanding of tthgnamics of changaffecting the study aresnd to
defineopportunities and constraintiat providean urban development framework,

leading to initial design intervention.

The second part takes a critical distance from the design studio outcome and
develops on the theoretical as well as the metlogical frameworks deduced from the
fields of Urban Densification and Sustainable Urbanism. The literature review further
explores different case studies related to the two disciplines and extracts key design
principles and recommendations of relevancsothesis objectives. Based on theoretical
findings and a comparative assessment of the different case studies, various design

concepts are highlighted to improve the initial design approach and proposal.

The third part constitutes a critical attempteftecting on the initial design
proposal in light of the lessons and strategies learned from the theoretical and case studies
investigation. The result is a revisited urban design proposal and intervention to be later

applicable in similar inner city coexts (see table 1).



Tablel: Thesis structure

|‘Pré|lml'nary site neeonnalssanqel | Urban densification | | Sustainable urbamjsm|
| Contextual analysis |
| |
Historical and
spatial development Y
| Urban Open spaces/ agl:i::tzlaI:lure
Data collection strategy morphology Walkability Greenin
| 1 1
X [ Case study | | [ Case study | |[ Case study | |
Character and [ case study Il ] [ Case study Il ][ Case study Il |
connectivity appraisal Case study Il

Initial design intervention Lessons learned

Pre-design Assessment: [_|

Strategig plan Constraints
Potential and opportunities
Initial design Preliminary Vision

development




CHAPTER Il

URBAN AND LANDSCAPE DESIGN STUDIO

A. Location and site

Sector 35whichis an urban sgment of Ras Beirut isommonly réerred to as the
Manara area. It ibcatedatthe western edge of Dar Mreisse District, according to the
cadstral areas of Municipal Beirut, and shar
vibrant public corniche (Fig.1). Howevehgt boundaries ddector 3%are an example of
how conceived admistrative limits defined by governmentsften fail tooverlap with
perceiveb or ders t hrough peopleds practices. The
Mreisse or Ras Beirut depending on the identifiers, if they are old residents or new comers.
Today,the areas a denserbandistrict of upscale residential towers characterized by the
highest land prices in Beirut due to its waterfront location and adjacency to thiec&me

University of Beirut Khalaf & Kongstad 1973).

© Dar Mreisse

Figurel: To the right: Cadastral districts of municipal Beirut, to the left: a elgseiew



B. Contextual analysis

1. Historical and spatial development
This section assesses the historical densification through a chronologicabstudy

its shaping dynamics and the resulting types of urban morphology and building typologies

(Fig.2).

a. From a garden farming todenseaurban residential area

As an exclusive residential area with a mixed land use patterns, Sector 35 has
undergone a fullycle of urbanization in the short span of 20 years, which offers an
interesting instance for a case study in rapid urbanization or zone in transition.

Since the 1920s, Sector 35 went through four successive stages of progressive
densification: the rural,uburban, perurban and urban stages. Each stage left its impact on
the morphology of the area in termseablogical processes, building types, parcellization
andland use patterns, eio.response to the increase in population and the changes in

zoning and building laws.

i Rural period (Pre9201928)

During the rural period ending roughly in the 1920s, Sector 35 was a garden
farming community with scattered farm houses on big agri@lltats. This period was
largely associated with the establishment of the Syrian Protestant College (later to become

AUB) in 1866 along with the installation of the tramway line lirkiBeirut downtown to

Ras Beirut



ii. Suburban period (1930942)

Thepresence of AUB impacted both the pattern and speed of urbanization and the
social composition of the area. The proximity to the sea and thesstalblished English
speaking community around the university and its hospital, transformed Sector 35 into a
heterogeneous ethnic and religious neighlbodh with a horizontal skylingraditional
suburban villas and walkp apartment houses were the predominant building types. These

building devéoped mainly along Bliss Stre€t936 map) then expanded northward

following the desceding topography toward the sea

iii. Perturban (19591980) and Urban period (1930day)

Starting with the perurban period, Sector 35 started losing its horizontallisiey
with the introduction and development of amide elevator apartméebuildings.This trend
continued through the 1980s until now leading to the construction of residential towers

with an optimized lot occupancy and building envelope following the existing zoning

regulations $ector 35 falls in zone 5).

b. Growth dynamics ahmorphological changes

i.  Physical patterns of densification:
The changes in the physical layout of the sector over years are manifested in its
three main components which are; the waterfront including the coastal strip and the

corniche, the intermediate ze with the flat, the hill area and the upper zone along Bliss

Street (Fig.3).



The urban growth started with a linear dénationin the upper zone alorigjiss
Street and movedlong topography to reach the middle flat zone. The urban layout
consisted bsmall agricultural lots subdivisions within big size blocks, delimited by tight

pedestrian paths.

The sector at that time wapen to the sea front which was an open public space
inclusive for all Later, moderate density startedthe intermediate z@nwith variations in
thebuilt form profiles and streets definitions. Than, higher buptdensity arised with the

beginning of areal densification in the intermediate area and the infill process in Bliss area

(Fig.4).

The Sector reached a complex spatiructure formed of a network of street grid,

small to medium lot sizes and a higher rate of constructions.

ii. Social/Economical dynamics:
The sociabnd economiconstruct ofSector 35 is one of the elements constituting
it s di ver dtbeguwlith institetional ifatilyiesconstituting mairgeneratorgor
people migratingo thearea.The American University of Beiruvas t he yr st i nst
be establisheoh 1866, followed bythe International College drthe American
Community School. Theipresence, over years, constructed the social structure of the

sector, constitutinghe higherand the middlencome class along thenergence of Anglo

Saxon inlife stylecommunity

The process of urbanizatiomhich resultedn its heterogeneous ethraad

religious composition was at the base of changing the land uses from agricultural to mixed

10



use land patterns. With commercial activities and services that started to develop along
Bliss Streetmore developers were commissioned to build in the semtasfstrategic

location and its potential to be developed into a &gt residential neighborhood.

Block developments are shaped by two main factors: zoning law and
landownership. Starting with inherited family deeds to the 188@stral plan and the
unplanned urbanization to the 1968 Beirut zoning, a building law was established to
regulate urban patterns. The building regulations went through different modifications
including the increase of FAR (floor area ratio) due to thertiog demand of land
development. Today, the urbanization of the sector has been regulated more through the

free play of market forces than through deliberate planningbanuzoning (Fig.5)

11



Historical maps showing the patterns of Nolli maps that shows the spatial con- Diagrams showing the disappearance of
densifiation along corridors and streets  figuration of the built-up versus voids agricultural lands over time in Sector 35

1920
1920
»
1928
o 308
T Ypenle gn!
LY - o
D e
> g g‘ % o 1y q
iy R " S g 33, e
l 7 MY -lE-.u.....' s
A g Th
Il Remained buildings
I Added buildings 1936 fogmented

[ vanished buildings

[ agric. lands/open & green areas
[ Isreets and buildings
I rocky shore

Figure2: Densification processpatial and ecological development through time.
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Along the Corniche

j o, | .
Cornichein the1900’s  Corniche in the late 50s Corniche in the 70's 1999
Source: Qadiman, Facebook page Source: Qadiman, Facebook page  Source: Qadiman, Facebook page  Source: OBorre Ludvigsen

f
It

Along the slope

1911 Beginning of the century  Corniche in the1900’s 1920's
source: Qadiman, Facebook page  Source: Qadiman, Facebook page Source: Qadiman, Facebook page Source: Qadiman, Facebook page

5 W,
Us lane in Ras Beirut, 1900 1930's
Source: Khalaf and Kongstad Source: Qadiman, Facebook page

Figure3: Devel opment of Sectoro0s

Introduction of
Bliss Street in
1866

v

[
\
\
\

Linear densification :
|
o= The coastal Line in
| 52,1930 With perpendicular
s corfidors

S The intermediate
LA / , line with connectors

__to Bliss street

} : |

}

| |
| |
| |

Area de|hsification :

Formation of blocks
. defined by the streets

Figure4:Densification patters
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i © Limbe & ey reuth Manicipe |

Tone rone o roew o0 rone | oes pown o oo
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e
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B

A
1 Scomdee

A moyenne générale d'exploitation au sol

B : cocfficicnt d'exploitation totale
Tablcan L1 - moyeunes dexplostation ot cocflicionts doccupation du sol des bes dix secteurs définis
par le décret n® 6285 du 11 septembee 1954

Source | EL ACHXAR

Fig. 5: Building regulationsn respecto zore 5 (SourceReglementation et Formes
Urbaines: Le Cas de Beyrojith

A further detailed reading of the shaping forces of densification are illustrated in

the belowmatrix (seetable 2).
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Densification

Rural Period Pre-1920

The Inland Zone

and AlmostVacant land

The Waterfront

Rural Period 1928

Public Open Space:
inclusive for all.

The Waterfront

The Middle Part

Fragmented village

Early beginning of linear
The Upper Part densification along Bliss
street

Physical

-Natural rocky sea edge

-The area is defined by Bliss street at the
top of the hill and footprint of a coastal
line

-Sandy area with existing
natural rocky sea edge

- Clusters of few farm houses and Metallic
hangars located on big sized lots.
-Tight corridors linking the agricultural lots.

Clusters of few traditional houses
on the hill

Suburban Period 1936 - 1942

The Waterfront

Public Open Space

Fragmented village
Dispersive urban growth
The Middle Part that creates hybrid lands-
capes of fragmented urban
and rural characteristics

Organized Area
-Linear Densification,
where buildings are
aligned to bliss street
-Start of urban growth
that is moving toward
the lower part

Peri-Urban Period 1959

The Upper Part

The Waterfront

-Public Open Space

-Beginning of areal
densification

-Lands are shifting from
being agricultural to
urbanized.

The Middle Part

-Beginning of infill
densification

The Upper Part

‘Widening the road=
Corniche linked to inland zones
via inner corridors

-Streets start to be defined.
-Clear definition of block
boundaries

-Walk-up apartment buildings

-Clear definition of Big size blocks

-Walk-up apartment buildings

-A wide public corniche was the only
coastal road looking at a natural rocky
sea edge

-The streets are more defined

-Increase of building constructions
with Walk-up apartment buildings

-Small to medium size lots

-Buildings positions are aligned with
streets at the peripheries.
-Walk-up and elevator apartment buildings

Urban Period 1980 till Present

The Waterfront

The Middle Part

Urbanized residential
neighborhood
character area

The Upper Part

The Waterfront = Maritime+corniche+
First row of buildings

Privatizated waterfront.

-Disconnected from the lower and upper
zones

-Diminishing public domain significance
- First row of buildings with residential
towers and apartment buildings

-Complex grid of streets

-Defined block boundaries formed by
street contours.

-Apartment buildings and towers
(residential high-rises).

The Middle Part = flat lower area +
hill (slope) area

Table2: Densification patterns

Social / Economical Dynamics

- Farm market and agricultural lifestyle.

-Establishment of Syrian Protestant College (1866)
(SPC, later renamed AUB):Ras Beirut's landscape
inspired Anglo-American missionary future providence
such that they chose it as the site of their college.

-Emergence of Anglo-Saxon in style of life community

-Expansion of AUB
-Introduction of the Tramway(1925)

-Light house marking the top of the hill reinforcing the
build of traditional houses gaining attractive views

- Schools. like the International College and the
American Community School, also formed part of the
insttituional body of sector 35.

-More people including istitutional communitites
(outsiders) starting moving to Ras Beirut, sector

35 in particular, for work and residency near the in-
stitutions and the tramway which provided easy tra-
nportation to other areas.

-With the creation of the corniche (1930) at the
French mendate period along the coastal line of
Ras Beirut, the sector became a more attractive
location for development.

-Display of mixed land use patterns
- Attraction of mixed and heterogeneous population.

- Increase in the intensity of construction activities
early 1950°s; beginning of residential and commercial
activities, with the commercial functions located in
Bliss area.

- Through pre-dominantly midle-class and rich
communities.the area has a heterogeneous ethnic
and religious composition

el fmots

- Increase of r on the ion of

commecial activities

The Upper Part = Bliss area
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Legislative Dynamics

- Lands owned by the original
residents (nuclear family):
Roum Orthodox and Druze families

Deeds are used to tranfer titles to
property

- Unplanned urbanization

- The pattern of ownership
and development is defined
in a 1930 cadastral plan detail

-Establishment of Building regula-
tions (construction law)

- Supply of developped urban land
<<<<< mounting demand

-1968 zoning of Beirut
- Ownerships

-Market mechanism regulating
land-uses-----> high land prices

-Real estate profit from land
property prices

Relevant Historical pictures

College Hall with green in front (Moore Photo)

Lighthouse 1956

i3

{9

The Corniche has its origins in the Avenue des Francais, also known as the Ave de Paris.



c. Resulting baracter zones and building typologies

Below are explicative drawings that illustrate the current characteristics of the three
maincharacter zones including building types (Fig.6), the three areas stress on: (see Fig.7

&8).

9 The link to the seafrons not well defined andften nonexistent.

1 The absence of visual permeability towards the sea is due toisggh
constructions.

1 The limited densityn the middle lowefflat area idue to vacant langdsvaiting for
development opportunities.

1 The continuous constructions of gated towers in the hill dswurage communal

principles

Urbanization | Urban i |
Building 1925-1955-2000

Ages

Building Apartment Houses and Tower
Typologies

Building Sea View: free standing
Orientation

Plot Size Large
Block Institutional Catalyst
Formation

Road Grid Topography contour lines 1 Mid-area (steep slope)

Urbanization I Rural

Typologies | Elevator Apartment | |/ Formation | Subdivision
| Building - U

Building Street Alignment
Orientation | Built to line or

Adjacent with Set |

\[Road Grid | Pedestrian paths

Building | 1925-1935-1940-1960 ‘
— Ages.
— ) 1
— Building Farm Houses and
1/ 3 Typol Walk Up Apartment
| YPOIOGIES | g iidings
- | | Building Infroverfed Porosity: |
Urb. | peri-rban (" Orientation | organic
[Buidng | 1935-1965-2000 f
| Ages [Plot Size | Small |
Building Walk Up and Block Property Inheritance ‘

| Back
| Plot Size Medium |
Block Linear Densification |
Formation along Street
Infrastructure Flat upper area

| Road Grid Linear axis

Figure6: Mixity of building types based on periods of progressive densification
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Bliss street

Inland Zones

Fig. 7. Diagramnatic cross section

SETRMAR

First row vacant lands in the flat area A High-rises in the hill area Bliss area
F bulldlngs LFESTYLE

CALFORMIA
VILD sTREET

Buss
sTeceT

)

The containm- Vacant lands and left over spaces, The hill zone is distinguished by a proliferation of high
ent of coastal once characterized by agriculatural end residential towers, each gated tower functions as
strip of high practices back in history, are today its own, disconnected from community life.

rises is forming  remaining untouched. They are lo- Their heights obstruct the sun and air from reaching

a physical fron- acted in between some old fabrics nearby buildings, thus they create shaded/dead areas
tal barrier which  and new high-rises, awaiting devel- out of city users and block sea views. This zone is a mix
obstructs the  opment opportunities that satisfy of manicured high end landscapes.

view from the  the market needs.

back.

Figure8: Explicative detailed section
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2. Community, policy and market appraisal

This stage revolves arousdt ak ehol der s6 anal ysis the pu
articulate a strategy for communityased development which reflects the views and
aspirations of the local inhabitants, and the interests of developers. Beyond interviews with
individuals and institutionghe thesis develops a critical understanding of the legislative
framework and the market dynamics underlying the current and future transformation of

the site.

a. Communitybased study

Three main groupsf residentsareidentified by their conception of the

neighborhood identity, each one expressing a sense of belon@egttn 35 (Fig.9).

Group 1:Resident of Ghawi block: belongsttee original inhabitants of Sector 35¢p-

calledAwlad Al-Manteqa, dating back to P@ttoman times.

Group 2:Resident of Biss block: belongs tdRas Beirut residentso- called late comers

based on their arrivab the aredollowing the urban development along Bliss Street.

Group 3:Resident ofLife Style Block: belongs to new comers or towers inhabitants who

areunknown b their neighborsandcan only be describday their income levels

The assessmeistfirst conducted through a set@fsociespatial mapping in the
form of mental maps, drawy the informants with some of their statemeptsviding an
overview about their different lifstylesand surrounding@=ig. 10). Following are
structured interviews which focamt h e i n fdaily pre&ticeésand ct i vi t i es 6

location, as detailed in Table 3
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1 Assessmentesults The extractedfindngs from t he groups?©o

interviews strongly relate to the main thesis problematic context, mainly

concentrated in the total absence of activities and communal life in the sector.

1) Ghawi Block: - the relevance of juxtaposition with neighborv&dap with family

relations,- the neighborhood consists of surrounding towers, Riviera hotel and sea
edge - surrounding green spaces are replaced by towess, towers community

do not interact with existing residents.

2) Bliss Block:- the neighborhoodansists ofAUB, towers, Riviera hotel, staircases

and sea edgeyentilationis an important aspeeisso@ted with older building

types,-stop removing greeneries and destructing old buildingspedestrianizéhe

sector.

3) Life Style Block:- the neighbthood consists of surrounding towers, Riviera hotel

andArabic Saudi embassy with no referenceda edgeyview is the most

important featuresisolationf r om nei g hlamdnosés cont act s

A

3 3 W

,.,«‘;:‘-ﬁl‘g\ v\
T

“Awlad al minatga” Residents
[BlGhn i i) Costa I Ras Beirut Residents

Fig.9: Mappingthe d n f o r location 6 s
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AwLAD AL MANTEQA - GHAWI BLOCK:

"We all know each other: We are all relatives.”
H@W@WW&W(HW are you? They do not
== falk with us."; "if they have kids, they do not play in the street"
"Somebody wants to sell; Somebody wants to build"

cwd—
FIRST WAVE OF URBAMISATION -
BLIiss BLoCK:

“0ld buildings are the mest appropriate to the climate In the winter | am fine with a
mobile electric heater. And the windows are crienfed to catch the direction of the
breeze So | never feel really het in the summer”

“l used to take care of the garden, then the owner detided fo buwld 2 garage for his
car even if he comes two weeks per year”

FIRST WAVE OF URBAMIZATION — LIFE STYLE BLOCK:

“When | moved here there were no buwldings around except Yamama Bldg | moved here
because | loved this area. | love my building. | can see the mountains and the sea”
Neighbors “We love each other very much, but each one has ther Life, nowadays pecple s
too busy to come fo wisit” erm?

[AAR(E ,‘
| $Avorre |

TS poug/

poa— e
@ Arru / [GACTT N
o S Yo f“' '}

YAS MIna SAAR

[ A
el mn '\)‘l‘lh/«unn
i 22am

r—*_‘\
RIVIERA |
S— 1

FigloIl nf or mant s6Smental Mma&pati &l
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Table3:1 nf or mant sé structured i
Ghawi Block Bliss Block Life Style Block
Age 33 75 78
Gender M F F
Family Status Married and Father of Single Widow
two kids
Lives in the area since At least 2 generations 1966 1972
before him, his
grandfather built the
building where he lives
in the ‘60s
Lives in the building His birth (1981) 1969 1974
since
Second House Aley since 18 years Athens, Greece None

Works in Previously in AUB Hamra, Eglise des
Clemenceau, since Capucins (husbands’
recently in Mkalles former work)

Closest Relatives Home | In the same None Rabieh (brothers);

location neighborhood Makhoul Street (her

daughter in-laws);

Closest Friends Home Hamra, Aley German Church, Near Haigazian

location Verdun; University; Near Hotel

Bristol;
Activity/Location Home Visits/Sunday Home Visits/In her Home Visits/Sunday in

lunch with relatives, or
random in Hay, Hamra,
Ain Mreisse, Kola;
Shopping/ Spinneys and
TSC Jnah, Abou Khalil +
Hamra, Mar Elias;
Leisure/ Crepe Away
Hamra, Roadster
Hamra, Burger King
Rawche, Fun Zone
Antelias, Cafes in Ain
Mreisse and Zarif;
Sport/Hammam Askari,
Jal Al Bahar Port,
Verdun (Atlantis Gym),
Saadat (Genesis Gym);

building;

Shopping/little shop
near the house + Hamra,
Greece;

Leisureand Sport/
Gruen, Gefinor; AUB
Beach; Downtown;
Culture/AUB; Biel; Saifi;
Travel/ Chouf, Beit
Eddine; Moukhtara;
Baalbeck; Byblos; Greece
(Athens, Sunyon);

Rabieh;
Shopping/Abou Khalil
Supermarket or delivery
by phone from a
grocery in Adonis
Street;

Leisure and Sport/ Golf
Club; Restaurants in
Antelias;

Culture/ Institut
Francais, Ashrafiyeh;
Travel: Cairo, US;

No. of neighbors
he/she knows

All the old ones, None
of the new ones

All the residents in her
building, and one family
in the adjacent one;

All the owners of the
apartments in her
building

No. of neighbors
he/she socializes

5 households

All of them, each one
once a month;

None though she trusts
that they will be
available if necessary
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b. Legqislative framework and market dynamics

Policy wise the highrise constructiondisregardurban design concerns, which
aims to reflect the targeted clients demand for elitist segredatibich isradically
changing the morphology of the residential blocks. This trend is translated in the loose
Lebanese legal framework allowing fotoeptions to the building code and to the zoning
through the Grands Hauteurs or the Grands Ensembles applications to the Higher Council

of Urbanism(Khalaf & Kongstad 1973),(see Tabldl).

Market wise, with the market mechanism regulating land usesyites pf lands
increased stimulating the opportunity tteveloperdo profit from land property prices
(Fig. 11). According toGuillaume Boudisse&uthesector has prestigious real estate
market profileandthe highest land prices in Beirut, calcuthtey Built Up Area
(meter/air). For example, the development of the same unit size in Sector 35 and

Downtown is similar based on the following formula:
irThe price of Land + The price of construct.
In Jall elbaher: 6000$+1500$+2500$% = Downtown: 5000$+2500$+2500%

The fact thathe size of units in Sector 570-700 n? are triple the average size of a
Beirut apartmenf250n¥) explainsthe concentration of new investments on hiigle

luxury constructios in the area, which increasesstsceptibility to changeith time.

! Alaily Matar, 2010.
2 Conversation in class with Guillaume Boudisseaive®or of Research and Consultancy, RAMCO,

18/03/2014.
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Table4: Zone 5building regulationsnd building exceptions

NING DE LA VILLE DE BEYROUTH _EGENDE

Zoning Ordinances in Beirut City LEGEND

i

Constructibles otissement
Buildable Parcells minimum parcel aroges

de

FAR (floor TER (total

Building Setbacks

Building Heights R 5

b it arearatio)  exploitation ratio)
Alignments. Limits @
n 'g
£90m N T S i 2 ” 00 " ‘ | ¢ ° S-F
cornice 4 m 40% 25 | e SECTIO! EUILLE
1 other streets 3m i~ Cadastral sheet section
Q 45 reference
g .=
N G
) ®
) s & _—
o S ®
5 8 FONCER
= o Land District Limits
Y - - ALIGNEMENT
3 Alignments
b i
3 minimum required
© area to build=250m?2
5 y B dimensions:
: back=3 ' LOAl ? mtd""g: ?u‘“?mg TR
- setback=3m 5 area=A footprint otal
v corniche = 5
P setbackesm area=0.4A area=2.5A
- dimension:
- | 17x17
Balconies: Free area
+esee Up 10 20% of TER
e Vertical Circulation
up to 20 m2 doesn’t
: count in TER or FAR
TER: Total Eploitation Ratio
BUA: Built Up Area
FAR: Floor Area Ratio After the 2004 the bldg law was amended
TER x Lot Area = BUA* to allow for more buildable area, i.e. the
*(excluding balconies-flower pots and walls) stair cases and seismic walls, maid rooms

were not counted in the maximum allowed TER.
FAR= Maximum Buildable Surface Area

Balconies Area= 20% TER Area

Built Up Area= BUA* x 1.2BUA*(balconies)
+ 20 m2 (Stairs) + Walls

Parcels area Existing bldg. Maximum Percentage
surface area bldg. surface Built/max built
area
Sector 35 210,987.5m2  45,773.6 104,954.5 43.6%
Sector 35 181,960 m2 39,775 90,981 43.7% Buildable versus Existing
:’:L"c‘:t'i':;a' There is a lot of potential in terms of undeveloped
free surface area to be regulated and maintained,
Only public 52055 5760 25000 20% and using in the public domain
land
Only 81421 9099 26300 34.5%
educational
Maritime 7472 7560
public
Exceptions

Still, some developing projects are getting exemptions (hotel, touristic, or any project that can prove having an architectural value
and need for more buildable area and can secure the consent of the Higher Council of Urban Planning:

“....such exceptional permitting process when the project presents special architectural and urban characteristics that may benefit
the neighborhood where it is located”. (Krijnen et. al)

Building Law Exceptions

1- The “Grand Ensemble” require a land lot of at least 10 times the area of the minimum required lot for reparcelization > 5000m2 :
Sector 35: zone 5: (min required area) x 10= 500 x 10 = 5000m2

2- This has led many developers to buy several adjacent land lots to allow for more TERs and FARs

3- Thus lots with small areas are unlikely to be built awaiting for their reparcelization
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Price/m* Starting at $10.100

TN MENA Capital
Phone (01) 370222 - (03) 853.102
Orus

HOCHAR TOWER
Address Ain & Meeisseh, Wateriront,
Ciose to the Internatonal

Colege
“Developer  MENA Capital

MAKTOUM
EMIRATES
OW] ER/‘-\

: /wzﬁq \\\\ \\\\ Ic _ '\

St ||

g g
— —DALFA |\\ R =
( DALLOULY \ BISAT V|
‘ \ RN N

{
\

Bldg
L s

A T
~_ Ourjouan

Bedrooms ¢
Contact Name_Ammache Grovp
Phone (01) 354.636
Oruxn

Fig. 11: High prices of existing and undergoing higbe apartments

3. Character andconnectivity appraisal
This section presents a general study on Sector 35 lantbusescape and traffic
analysis, as well a strategic investigatioon issues of identity, legibility and

permeabilityin provision of allocating a strategic intervention site.

a. Land usesuser groups ancharacter zones

Land uses in Sector 35 are divided into: Governmental, institutional, residential,
commercialandparkingareasResidentiabuildings areheavily locatd in the lowflat
areaand the hill zone andistributed along Bliss Street, tivestitutionalareconcentrated
at the astern entrance of the sector, while there is a lack in commercial functions. The

main target groups are teectormresidentghigh-rises andmid-risesinhabitants), the
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institutional groups (AUB and IGtudents and teachgrand the touristécorniche usels

which allconnect to théow-flat area(Fig.12 &13.

I Governmental
Institutional

[0 Residential

[0 Retail

I Open Areas

I Parkings
Commercial

Fig. 12 Land usdistribution

I Inhabitants
I Tourists
Institutional Groups
" Military Members
I Corniche Users
= Site of Interest

ALYyl

Figurel3: Usergroupsmeetingin the intervention site
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b. Ground floor land uses, spatial practices and frontages

Themapping of ground floor uses and spatial practices shows a leetainand
commercial functionsvhere Rivierds theonly existing hotel in theeighborhoodThe
frontagesanalysisadds a huge lack of activities on the coastal line and lower fronthges o

the intervention site (Fig. 14, 15 &6

I Retail/Hotel
Residential

8 Commercial

I Cultural

Il Educational

I Vacant

Il Military

[ Religious

wwm wm Site Of Interest

Figurel4:Ground floorland uses
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Open Spaces Green
Car Traffic = Abandoned

Under construction
P> Residential Enfrances
P> Parking Enfrance Institutions 2 Educational
I> Mixed Residential and & e
Parking Enfrance P e

Retail @ Food

@ stationary
Hair Dresser
@ sports
Offices m Banks
/ " Independent
f > [ ()
&

Figurel5: Sociospatial practices

I Primary Active
0 Secondary Active
~ Inactive

Fig. 16. Frontages analysis
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c. Leaqibility, building heights and conditions

The legibilityanalysis is baseoh the overlapping of building heightsswual

corridors and topography, with the allocation of existamgimarksand nodes.

It showsa lack in townscape elements aratle$visual representatiom hese
weaknesses offer a potential opportunity to reshape these elememtgabiging
intersectbnswhich allowspeoplefor a better spatial reading asttengtheathar mental

image and their sense of plgéeg. 17).

The overlap of building heights and building conditions results a potential to

remove low bagtonditioned buildings mostly locatéudl the intervention siteHig. 18

Rue Pere Lebret to Rue Henri Ford Rue Chebli EI Rue El Rue Nigeria Rue Universite
LEGEND the sea to the sea Aariane to Ahram to the sea Americaine
the sea to the sea

{} LANDMARKS

#7" NODES

B IMPORTANT BUILDINGS

—3 MAJOR PATHS
MAJOREDGES 1

sy KEY VIEWS
( KEY VISTAS  NEW LIGHTHOUSE

de [
VISTAS Qg
ol

mmm Site of Interest

s ,
INTERNATIONAL
COLLEGE

&

MAJOR NODE FRONTING
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d. Streets hierarchy and characters

Mobility in Sector 35 is investigated in relation to vehicular/pedestrian conflict, and
streets hierarchy. Most roads are of a vehicular use; there is rireclyastal line that
comprises higltraffic lanesat peak hoursicluding public transportation and Blisgreet
which connects the sector to its surrounding neighborhoods. On the level of urban

connectors, pedestrian passages and staircasgis@enectedr blocked which weakens

the use of streets network and discourages walkability 2Bi§.21).
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Figure20: Streets hierarchy
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e. Open space networks

Open spaces are sites of public gathering and undioral interaction and
expression, in the case of Sector 35 they are privatized lands in majority unplanned or left

behind (Fig22, 23 &24); they are divided into:

1 Corniche and maritime: the corniche forms a blend between a public strip open to
public use sanctioned by the land private appropriations of the waterfront
invading the sea front restricting physical acaass limiting the experienaaf the

public space
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1 Residual spaces: they are deterioraezhdeft unplanned in between existing old
and new fabrics

1 Semipublic spacesthey ardands privately owned by the government which
includes a sport fieldr parkinglots.

1 Landscapeghey are divided into spontaneous and managed green spaces in the
form of let overs. The rest are managed landscapes used for institptiogpases.

(seeFig. 25).

OPEN SPACES

private open spaces

utioal space

land owned by
the government

I
Bl maritime privatized
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Marittime O:public
public domain  Uipublic
*Ministry of
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owned by U:Military
the state C:STATE
- Private O:Private
Land Lots U:Private
C:Private

‘open spaces can be tem-
porary created,

policy devised to maintain
public spaca In future
development

developed maritime
-pl.b‘lctbmlln

Figure23: Public and private spaces
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Figure25: Landscape management
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C. Diagnosis and strategic plan

1. Synthesis: constraints and opportunities
A synthesis on constraints and potentials generates a better understanding of what

limits future interventions and translates opportunities into design tools.

Constraints are divided into physical/visual barriers like tall buildings and tight
street enclosures, and security measures in the form of military and institutional functions
(Fig. 26 &27). Physical and visual potentials are in the form of existingntdaads,
nodes, and visual corridors that overlap with street grid and topography. On the level of
functions, institutions are important attractive points and crowd generators to be of use in

the design phase (Fig8).
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Fig. 26:. Constraintsn sections, perspectives and sea front elevation
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2. Action area and vision

The design concept aims to regulate future massorgrol the townscape, the
urban form, the building envelope and private developments. The dgsigonsa
counter proposal to the fretanding scema manifested in the hill zone, by proposing a
perimeter block approach that promotes a master plan of mixed use development founded
on rational land distribution strategy and workable development program. The design aims
to re-integratethe communityandrevive social connectivity andalkability, maximize

open spaces, and insure a better quafitiving (Fig. 29).

Figure29: Conceptual masterplan framework
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