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ABSTRACT
OF THE THESIS OF

Dima Ali El Housseini for Master ofUrban Planning anBolicy
Major: Urban Planning

Title: Assessindhe Publicnesm Neoliberal Waterfront Development: Beirut Post War
Marinas Compared

Since the 80s, many coastal cities around the world have invested-enugharina
developments. Despite a claim that such marinas can act as public amenities, these
marinas have been criticizedasamatkeed devel opment type that
economid nt erests and consumeri st citizenship
al., 2017 after MacLeod, 2011 3).

In this thesis, | investigate the ability of marinas developed inyasBeirut to act as

public venues, especially, after the newly established ownership pattern has abstracted
them to a sum of privately owndadspackots. 0Pl
unrelatedly to land property, codification, and regardless of legal, ownership and

governance statuses.

The thesis takes for case study the marinas of (a) Beirut MaZaitana Bay and (b)

Dbayeh MarinaWaterfront City. The thesis aims to analyze and compare the
Apublicnesso of these marinas, | ooking at
approaches, argbvernance /management mechanisms in balancing between private
interest and public profit.

The thesis adopts the Varna & Tiesdell star model to assess publicness and measure

open spaces quality. The modewnershipdk es O6fFf i ve
control, civility, physical configuratiorgndanimation.While classic models limit the
understanding of fpublicnesso to property

and private by blurring boundaries and hedeeeloping a more flexible definition of

public spacgVarna & Tiesdell 2010). The thesis extends further the indicators by
accounting for informal practices as an integral part of the control, levels of civility, and
introduced animations in the analyzed spaces. The selected tool will dissect the layers of
publicness into a matrix that classifies spaces from least public to most public,
measuring the level of publicness in each dimension and converging towards a more
precise classification of public space based on the set of formal and informal indicators.

The thesis finds that despite a relatively similar ownership model, the two marinas
studied in the thesis have very different levels of publicness. It shows that Zaituna Bay
has achieved a much higher level of publicness most notably the outcome afjits des
connectivity, and its management policies. Conversely, the thesis shows that the
exceptions that were introduced by public policymakers during the development process
of these marinas undermined in both cases their public nature.



I n conclusion, the thesis aligns with Varr
being insufficient to measure publicness, centering design approaches (physical
configuration) and management strategies (control, civility, and animation) as basis to
maximize publicness through boosting different forms of access (visual, physical,

financial, cultural).

The thesis contributes knowledge towards the articulation of proper urban policies,
strategic design guidelines, and responsive governance mechanisms to maximize access
and promotgublic benefitvhen Public Private Partnership approaches are adopted for
waterfront marina developments.
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CHAPTER |

INTRODUCTION

APublicnessodo is the s um aoefthegulaliéyofc har act e
being publig(Varna,G. 2014) It is the multtlayered benchmark that identifies key
functions and desirable feature and qualities of the public realm (\Ga&diesdel
S2010).Although often idealized, the publicness of a space is often a relative quality
(De Magalldes 2010) wi t h some attributes of qualiti
others. Consequentlgssessing the publicness of a place is done by evaluating its
characteristics according to criteria known to enhahegacteristics associated with
publicness such as acceskij openness, and others. This should be done without
reducing public space to a list of desirable features, or simply imagining a process in
which spaces are classified from more to less piN#imeth & Stephen, 2011)
Instead, planners are challenged to understand the numerous contextual, social, spatial,
managerial, and design decisions that influence the practice of specific spaces for
particular populations during historical periods or moments (Li et al, 2022).

L e b a n o nAciviswarperiedthas been widely decried as one in which the
publicrealm has been privatized and commercialized in a conteatrgdant
neoliberalismPer haps most emblematic iIs the recor
under the control of a private resdtate development agency, Solidere, a process that
transferred and consolidated ownership in the hands of a few (Makdisi xx, Becherer
xX). Sincethe early 1990s, private developments have proliferated, becoming a

dominant mode of urlmarenewal.
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Conversely, despite this privatization, many have also described private spaces
such as malls and marinas, to be among t he
populatonResear ch indicated that users appreci
for the pleasant, clean, safe environment, and the many social and cultural opportunities
they provide (Leclercq, E. & Pojani, D. 20233 alling for a new public narrative,
Carmong2015)pr ovocatively suggests that privat:i
renewal 6 as opposed to its typically descr
argues that the transformation in political and public sector approaches to public space,
by involving the private sector, allows for a revisited public space pattezre urban
planning and design innovation lepdlicymakingand investments towards qualitative
and appealing public spaces for the city. Within this line of argumentation, the private
sector can provide a pathway for cities to secure a diversity ofygsa$itainable spaces
instead of pursuing an O6elusive ideal publ
(Carmona 2021)

The assumptiorthat privately held spaces can act as functional public spaces is
bestvalidatedin the development of Marinas that are increasingly emerging as a global
typology of public/private spaces. As port areas begin to expand their functions towards
leisure activities and many cities see in marinas an opportunity to expand their appeal
and camsequently their economic basis, marinas are increasingly adopted as a
development typology. For example over 180 marinas were developed along the French
riviera during the 1980 and 9(¥gspitetheir private ownership, these marinas remained
open to the public due to the policy framework and strict urban regulations that
prevented enclosure and secured a continuous public access to tfidiessec, A.

1992). The success of the French riviera in attracting tourists, providing exquisite public
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beaches, and protecting the publicness of open spaces around the new marinas is largely
due to the strong governance and pofregnework thaprioritized inclusivity. Thus,
Loi Littoral (passed Jan. 3, 1986) controlled construction along the coastal zone
organized thenanagement of coastaleas, protected environmental characteristics, and
imposed proper public participation dictatitingit residents h o u | pdopeblye
infformedd and t hat t hei-proposgionsishauld Ise accaudtedéoo unt er
when decisions are takéy public authorites(Miossec, A. 1992 P.735). [Add here,
even by listing, that other cities such as Barcelona also designed publicly accessible
marinas]

Not all marinas are however public, and scholars do not necessarily agree on the
impacts of development. For exam@agaert(2018)contends that in Rabat, the
marina design supported the enclaving and justified closure. He argues that even though
the megadevelopment of marinas brought economic growth, however, it has led to the
deprivation of public space, the relocation of entinglmgorhoods and more
i mportantly gentrification. On t h(atept her
argue that Raband and its suburkthe less privilege&alé,benefited from the mega
projects and the marina along the Bouregreg River because it bridgbe tegp
between the two citie3 he privatization of the marina zone heesen facilitated by the
statethrough thesetting of a specialized one stop ageicgge nce pour | 6 Am®n
delaValée du Bourgreg (AAVB)outside of traditional hierarchies and processes
AAVB secured public benefit and enhanced accessibility through the realization of
sustainable urbanismand themega developmengich as public transport,
educational centers, and public open spacesnd thenew highendmarina

development
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In order to test the hypothesis related to the public benefit in privatized
developments in Beirut (Lebanon), thiesis analyses comdively two privae
marinsa | o ng Baerfrongibotbdesigned by star architecd) Steven Holt

BeirutMarina Zaituna Bay and (2) Ricardo BofilDbayehMarina Waterfront City

developmentThe thesis documents the characteristics of these marinas and assesses

their publicness, investigating hence whether these marinas can provide lesssons that

counter the imager function ofexclusive waterfront developments (Macdonald, E.

2018)and provide instead an adequate prospect for publicness

A. RQ, Argument, Significance: why it is important
The researcls interested in the following dilemmBlow can waterfront

redevelopmenbalance betweeprivate intereseindpublic benefi? What type ofirban

policies, desigmecisionsand governance mechanismran best achieve this balance?

In order to provide insights to this question, the thesis begins by adopting the
framework of the Afive di mensions of
(date), to assess the publicness of two marinas in Beirut. The thesis begithe irith

meta dimensions awnership, control, civility, physical configuraticamdanimation

publ i

and it examines each of these characteri st

adapt and extend the tool to Bsintroduteé s

conc

two critical modifications to the original framework. First, it accounts for a higher rate

for design decisions, given that they are central to the publicness of projects given the

absence of a regulatory framework. Second, the thesis ackiymsl¢he widespread

informality of numerous practices of control and animation, and expands therefore its

observation of these patterns to account f
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1. ThesisMain Findings

The thesis applied aadapted version of théarnaandTiesdelb star modeto two

marinas in Beirut (Lebanon). These two developmentsrian desigplug ins,

privatized with the intention to catalyze post war urban regeneration scheavesver,

the two projects adopted different approaches in the desigreption and management
process, which affected, the thesis will show, their level of publicness. The thesis found
thatBe i r ut Odsplayeal considerably higher levels of publicness than tleg oth
studied casdéhe Dbayehmaring with a noticeable difference in the animation and the
physical configuration, the two desipased dimensions of publicneas well as

civility, the managerial dimension of publicnés&rnaandTiesdell, 2010). Assessing
indicators such as centrality, connectedness, visual permeability, thresholds, gateways,
opportunities for discovery, and engagement within the developnmeaitstenance and
facility provision, the thesisaptured sitespecific strengths and weaknessethe

designand manageridlameworks othe twomarinas.The thesis further found that the
absence of a general regulatory framework that protects the coast facilitates

privatization and threatens the sustainability of the public dimension.

2. Significance

Thefindingsof this work can inform other design projects with similar
characteristics and offer lessons for urban designers invested in improving the public

dimension of private projects.
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B. Contextin Short
1. PostWar Lebanon

The laissedaire attitude (siyasatglad atma r f u 6 a) aapgloach¢opdsi ber al
war recamstructionin Lebanon has led to an increasing privatization of prime public
assetsl(eenders 2004) ebanese policymakers and political actors monopolized the
reconstruction arena to enrich their personal land portfdbossing their efforts on
waterfront renewal and land reclamation projects. By swapping incurred land
reclamation cost for land ownership, private contractors like Rafic Hariri and Joseph G.
Khoury acquired prime public waterfront assets. As a resulticpsfiaceon seashore
was lost and a new form of private developments emerged in its place -i2atiin
(Carmona2021)of private spaceor the reverse of privatizationpmpensaddfor the
loss of public spacandretrievedpublic benefitfrom privately operated public places
This approach attempted deliverprivatespaces accessible to the public in areas such
as Beirutds histori c gaftertbeprivatoresdstata o wn as S
company that took on its redevelopment, or the LITTORAL NORD projébts two
case studies adopted for this thesis, name
Waterfront City marinas, are examplessathdevelopments. The following sheds a
light on the policy making and political meddling in the making of both case studies.

During this post war phase, urban regeneration was widely led by the private sector,
particularly in Beirut central district where reconstruction was fully delegated to-a real
estate agency, SOLIDERE (Makdi€i97). As decades unfolded, public agencies

looked to facilitate the work of such private actor, even when this required them to issue
exceptions and/or informalize decision making (Krijaea Fawa2010). This

approach has further weakened stateds goVe
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The decade of the 1990s witnessed the emergence of two groups of private actors. The
first group included those Baumann (1992)
Najib Mikati, Mohammad Safadi, Issam Fares, and most powerful among them, the late
PM Rafic Hariri. These were extremely rich men of Lebanese descent who had typically
made their fortunes in the Arab Gulf and came to exert political and economic influence

i n the countryds reconstruction. The secor
indvidual s acting behind the scenes to back
operations. Among those, one can list Fouad Siniora, Jihad Azour, Raya Hassan, and

the late Bassel Fuleihan and Mohammad Chattah all of whom formed an expert and
professional group #t formulated the legal, financial, regulatory, economic and policy
frameworksthas u ppor t ed Har isrcihbesmer efcroonns ttrhuec t9 Oodns
2018). Finally, Taefagreements ending the civil war in 1991 aimed for a quick socio
economic recovery to address the dire need for reunificatidrpaved the way for the

reconstruction

C. Methods
I n order to assess t he frpseachusesamisedd0 of B
method approach combining both qualitative and quantitative research mdtheds.
methodology of the research opted for qualitative assessments to uncover and compare
the development of the policies and regulations behind the making of the marinas.
For data collection, the thesilied on the use of documents, plaarsireports to
analyze the current spatial status #melgovernance structusef thetwo waterfront

marina. Data collection was done iwo steps
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(1) Desk and literature reviews to understand and uncover the legislative process
such as decree setting, policy making, building law, urban regulations formulation and
design decisions. It sheds a light on the derogations and changes that overshadowed
those lgislations.

(2) Interviews with key informants from both sides, the developer, and the
authorities, to know how and why the derogations, exceptions and exemptions were
meddled through.

These interviews and access to information was facilitated by the fact that the thesis
author worked as an urban designer and was directly involved in one of these projects.

The collected datavas therassessedccordingtoth&t ar Meetde |l 0 s
dimensiongo rate the publicness of each marina. The resulting benchmarks are
compared teestablish the framework upon which public benefit is defined and

increased in future marina developments.

D. Thesis outline

After analyzing the different approaches, the thesis opted for the Star Model to
assess the publicness and set a comparable benchmark to the two marina case studies.
The thesis builds on the strength of this multi layered approach in analyzing the
complexty of the development proceds.chapter 1, the thesis introduced the research
guestion and unveiled the significance of the study. In chapter 2, the thesis delves into
the meaning of publicness and the different approaches to assesbapter3 and 4 it
identi fies what wo rcss stuaynatinawdvelopmedemaeg s n 0 t
delivers a comprehensive assessment based on the interaction of the five meta

dimensiondor both case studieB chaptelb, the thesis uses the Star Model
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benchmarks to compare the case studies and understand how one place is more public
than the otherFinally, the thesisecommends steps to improve the publicness of future

marinas based on the five dimensions.

20



CHAPTER Il
ASSESS PUBLICNESS

This chapter introduces the theoretibatkground of the thesis covering the notion
of publicness as a measurable scale to assess public benefit. In the first section, | begin
by fleshing out the various modeekssoroappr
space and reviewing selected references on rdanensionalClarkson 1972;
Demsetz 1967)threedimensional (Nemeth and Schmidt, 20G8)d multidimensional
publicness assessment models (Varna and Tiesdell, 2010). After an overview, the
chapter introduces the Star Model diledhes outhe five dimensions dhe Star Model
that will be adopted for the thesBuilding mostly on the work of Varna and Tiesdell,
the chapter ends with adapting the mdlthensional star model to assess and compare

marina developments case studies

A. What Is Publicness?
Publicness is defined as fAthe quality
the publi®!.
For Kohn (2004) public space is a muddtmensional concept, artdh publiiness of a
specificspaceentailsgrouping different values and standards that qualify the space as
fipublibas exampl es of this Kohn |ists the spa
public spaces by the people and for the people as opposed to thedpaRs of

privately ownedd t h i r @ SiRilarly,dNengthandSchmidt (2010) argue that the

! Collins dictionary, 2023.
https://www.collinsdictionary.com/dictionary/english/publicness#google_viglestaisited 15/08/23.

2 Privately owned public spaces, also known by the acronym POPS, are spaces dedicated to public use
and enjoyment and which are owned and maintained by private property owners, in exchange for bonus
floor area or waiversttps://www.nyc.gov/site/planning/plans/pops/pops.dagevisited 15/08/23.
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concept of publicness comprises multiple, interconneddéiditionssuch privately
managed saf@ccessibleand planned for law abiding desirable users or informal
places created througipostFordisb placemaking, insofar as their productisn
flexible, mobile,and fostering innovation.

Varna and Tiesdk(2010) understand publicness as a raltered benchmark that
recognizes key functions, characteristics, and qualities of the public teabnder to
understand these dimensions, Varna and Tiesdell suggest that-disayftinary

approach that extends over multiple fields of study needs to be adopted (se# figure

below).
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B. The Different Approaches to Assess Publicness

Hi storically, public space was associ
institution, and state agencies such as planning agencies or municipalities were seen as
the regulators of these spacéke notion of public benefit in neoliberal space is
challenged and redefined, especially when publicly accessible spaces are increasingly
provided by private actors. Hence, assessing and measuring publicness of those spaces
requires a complex process thatessitates understanding theltiplicity of actors,
layers and dimensions that constitute the public berfBfmeth& Schmidt 2010). Of
the several assessment models, the thesis rethewsonodimensional model. It refers
to Benn and Gauss (1983 essig(, 2001) NémethandSchmidt(2010)three

dimensional model and adopts Varna & Ties¢@010)multi-dimensionamodel.

1. The monedimensional Model

The monedimensional approach to assess publicness is the conventional model that
establishes a simple association between ownershipubtiidnessBased on the
assumptiorthat public ownership leads to lowefficiencyin producing social and
economic benefitéClarkson 1972; Demsetz 1967) under weak (government)
governancgpublic spaces rated as a direct outcome of the effectiveness of government
and weak governance typically leadateveak publicness ratinfgr a space that is then
deemed unattractive to the wider audiendeereas private ownership, associated with
better achievements would yield a better rating.

Németh argues thatssmpleonedimensionametric to assess spaaeould be in the

case the spadsfree access teveryoneHe considers thahis type of spacfosters

innovationas itis used freelyand without inhibitionsHowever,if space accessibility
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requires permission than the space is not legally open and accessibl®trediver,
whenentry requirepermissionit must begrantedieutrallydpanddwithout prejudicé

(Lessig 2001)However,a spac®pen toeveryonds a space that requires a certain level
of control for the safety ddll usersalike. The questioathena r leow fmuch control is
toomuch® a&awhllen, exactly, i s spacogNéfmdgthak en out ¢
2012). T hi s 1 s whwew en phNvatizetidn expressas concerrthat if public
spacesre allocated by private entitieir access decision riskeingcontrolled and
monopolized by the ownerl so, this mighkill them. Nemeth argues that the meno
dimensional assessment limits the reading of space to one dimension, one perspective
andfails to recognize the variety of users, multipig@eriencesand different needs.

This is why the thredimensiongland more so, thimllowing multidimensional models

of publicness, wittmultiple dimensions, will give an idepth understanding of the

concept when a space is privately owned and publicly accessible.

2. The threedimensional assessment

In assessing public spacsgh more complex ownership patterns such as private public
partnership, privatization, and privately held public spde&S) the mone
dimensionaimodel fails to reflect an accurate assessment and hence it is fair to say that
the model would not be efficienilémeth& Schmidt, 202). That is whyNémethand
Schmidd s tdimensianal model assesses publicness in relatiownership,

management and uses.
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a. Ownership
In this model, the ownership dimension is combined with operation;

predictably, publicly owned spaces are publicly operated, whereas privately
owned spaces are privately operated. However, the model accounts for the four
possible ownership and managemarhbinations. (Refer to figur

Ownership and management combinations).

Ownership
Public Private
= Publicly owned Privately owned and
< :
2 and operated publicly operated
=
2
=
L
o
®)
% Publicly owned and Privately owned
-E privately operated and operated

Figure2 Ownership and operation combinatidnsource Németh and Schmi@0{0

b. Management
For NémethandSchmidt, Spatial management refers to space operation.

Management could be handled in different styles and degrees of control.
Management tasks include the setting of rules, regulation, permitted as well as
prohibited uses; The design and organizatiotnefspace, utilities and amenities
and maintenance; the provision of access and control. The presence of controls
can be subtle or overt and can range from aenessibleencouraging free use

and easy accest® stringent discouraging users; thus thesu#ing publicness
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assessment rating associated with the management dimension varies from

inclusive and open to exclusive and closednfth, J. & Schmidt, S. 2010).

c. Uses
The third dimension in this model refers to use and users. It deals with

the quantitative assessment of uses and types of usars/astigateshe
diversification of activities; qualitatively, it analyzes thes e peréeption and

their behaviors in the space. The difficulty in this dimension lies in the fact that
what might be perceived as public to someone might feel less public to someone
else; also, describe how space is usedagpdopriated in ways not originally
intendedn this assessment, theeus Eeiceptiorcan measurthe potential of
publicnesainlike the other two dimensionswnership and managememlich

deal with the actual publicness. The following graphical representation of the

threedimensional model compares the publicness of two hypothetical spaces

A&B:
Ownership
uses/users Management
Space A
More ‘public’
More ‘private’
Space B

Figure3 Comparative of publicness based on the tadiegensional modél source
Németh and Schmid2010
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Given the subijectivity of #nthreedimensionamodeli n qual i fying the us
perception of spacé remains limitedn giving an overarching value ptiblicness
Otherthreedimensionabssessmerstich af8enn and Gauss (1988jlopt

access, agency, and interastpublicness dimensignsiterestefering to the users and

their practice of space, agency to the control and decision makers, and access to the

ability to occupy the space andfitsction.(Németh, J. 202)

3. The multi-dimensional assessment

Var na & Ti asndnsiondl ihadel imdelvisged to measure and assess the
public meaning of a space by analyzing the complex development process involved in
the making. Considering that this space is the result of several decisions made by
differentdevelopment actorghe owner, the developer, the planner, the funder/investor,
the architect/urban designer, and the user actors who play a major role in the
production of a space influence the quatifyts publicnessNémeth resumes the
inductive(critical realist)approach of Varna and Tiesdaibanghat publicness
assessment external and not deductitreternalas it tries to recognize what is out
there. This type of approach is meant to avoid the subjectivity of the deductive approach
which considers O0publ i dvamasand Tiesdellf 2010, pey e of
578)

The model identifies 5 themes intrinsic to space making and setfhect
interactiors between those key playehethemeshatt he aut hors -refer t
di mensi onso are ownership, control, civild@i

Assessing the 5 metiimensions in the eye of the users helps identify the level of
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freedom in accessing and using the space.

meaning of the five meta h e me s oandTi¢saell,r2@10, p. 78).
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Figure4 The accessibility of public space as a resultant from the five-thetaes of
publicnesd source Varna and Tiesdell (2010)

The modeMdissects each of the 5 dimensions into a set of indicators or
characteristics that are scored on a sehleto 5, where 1 is the least public and 5 is the
mostpublic. Represented with a fidegs star, each leg of the model refers to a
dimension with the length representing the score of the indicators developed for each
dimension. The longer the leg the higher the score, and the bigger the star the more

significant tke publicness rating of the space is.

28



The Star Model of Public Space and
the indicators for each meta-theme

- Ownership status

Macro - design:

- Crossings

- Public walkways
- Cycle routes

- Control technology: - Fences

CCTV cameras Micro-design:

- Control presence: oy - Sitting opportunities
Police/ guards presence - Standing opportunities
- Control by design: POLITICS OCIOLOGY - Opportunities for active

Sadistic street furniture

2 engagement and discovery
- Control signage

-Active frontages

- Physical maintenance and
“'jjy?‘ cleansing regime of hard

- Diversity of activities FCONOMICS landscaped areas and street

- Presence of street furniture

vendors and entertainers Physical maintenance and provision

of green areas

- Physical provision of basic

facilities: public toilets

- Physical provision of basic facilities:

lighting

There are 19 indicators, calibrated from 1 (low publicness to 5 (high publicness)

Figure5 The Star Model of Public Space and indicators for each-thetae- source
Varna & Damiano (2013)

Among publicness assessment techniques, the multi layered nasdeten widely
seen as the most effective to assess qualitatively a particulaf pia¢er book, Varna
considers thahe Star Model of Publicness offers an objective toot@mmparing
public places. The added valwue in this cor
exchange and lessons learned from the success and/or failure of dgfejeats

(Varna, 2014p.9).

Varnaadopts the star model to assasd comparé¢ he publ i cness of thr

main waterfront public place®acific Quay, Glasgow Harbour and Broomielaw.

3Varna, G. Tiesdell, S. (2010) Assessing the Publicness of Public Space: The Star Model of Publicness
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C. The Star Model

In the following section, the thesis introduces the star model of publicness, defining
each of the five metdimension indicators, and extending their original definition to
adapt it to the contexts of the studied marinas. In addition to the dimensroaksiosd
by Varna and Tiesdell, | extend the model to emphasize in each of the five elements the
role of design as a critical element. | further recognize informal practices as an integral
element of the functioning and definitions of the two projectsittiatences sizably
their level of publicness or lack thereof. To calculate the publiofdbe two case
studies in chapters 3 andlave broken down each of the two marina developments
into their main constituents: the private plots, the public and-pabiic spaces. Each
constituents then weighed according to thein indicators of each dimensicrhe
final rating per each of the five dimensions is then deduced from the total weighted

average.

1. Ownership

Tablel Ownershipindicators matrix source Varna Tiesdell (2010

| Indicators
of publicness for eacmetadimension
MORE
PUBLIC LESS PUBLIC
5 4 3 2 1
(i) OWNERSHIP
. . Publicprivate :
Ownership Public partnership Private
O0Headl i n Public (e.g. Transit interchange; Private (e.g.
function streetaccess retail premise residence)
or route). ' '
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Ownership, the first dimension of publi
refers to the legal property status of a pladeo holds the property titlend legal rights
for the land on which the project is located. Evidently, ownership by state institutions
(or public ownership) of a specific | and i
addition, ownership is assessed in relation to the defineddaraftthe space, given
that the function determines the allocated users, and hence who has the right to use the
space and howdence, functions such as passage (street) or playground (open space)
that encourage a wider population to use the space determen hi gher Apubl i c
the ownership criteria while private funct
score.Intermediate positions exist when ownership is consigned to a gublate
partnership or joint venture and occupied by a public function (G. Varna & S. Tiesdell,
2010).

Typically, ownership is associated with a relatively simple understanding of

property where the boundaries of a lot are clearly defined. However, designers can blur
these boundaries, effectively diluting the sharpness of the public/private divide and
creding instead a more hybrid appearance of ownership that blurs the public and the
private. Such blurred boundaries, in turn, encourage blended social practices where
public functions are associated with the use of private spaces, for example, effectively
diluting private ownership. Similarly, management can blur the boundaries of property
by extending informally management of the project over a contiguous public space.
Blurred boundaries resulting from either planning guidelines, design or management
approaches merge the public and private realms into a loose hybrid space in between.

This hybrid space, the seipublic, facilitates access, offers freedom of movement
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across realms, thus enhances the publicness of the development beyond divided
ownership patterns and boundary limits.

The calculation methodology for the ownership criterion is conducted with scales
varying from least public (i.e., private ownership) to most public (i.e., public
ownership). This calculation is refined by identifying intermediate values relating to
semipublic spaces associated with public private partnership (PPP). In the calculation
of publicness, the marina space is subdivided into categories of ownership and functions
and the weighted average is prorated to the different areas each associated with its
respective scale (refer to marina case study assessment section, matrices, and ownership

maps)

2. Control

Table2 Controlindicatorsmatrix - source Varna. &iesdell(2010)

| Indicators |
of publicness for each methmension
MORE PUBLIC LESS PUBLIC
5 4 3 2 1
(i) CONTROL
Purpose of control 6 Bi g Fat he 6BBgot he
state), protecting the (police state),
freedoms and libertie: protecting the
of citizens. interests of the
powerful.
Control ordinance  Any additional site Additional site
specific rules and specific rules and
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regulations

that exist are enactec

in the wider
public/collective/
community interest

(i.e. protecting people

rather than property,
from harm).

regulations
enacted in a
narrower private
interest (e.g. rules
enacted to prohibit
certain behaviors
objectionable to
certain
(dominant) groups
for reasons of
profitability
or marketability).

Control presence No visible/overt Subtle/non Highly visible/overt
control presence visible expressions of
No visible/overt expression of control
security guards control presencé public
presence. and privatepolicing
Ambienti (especially security
seductive. guards).
Control technology No CCTV cameras Some CCTV Many CCTV
evident. cameras cameras evident.
evident Ambienti
Ambienti seductive.
seductive. Electronic
surveillance

covert and overt.

Along with civility, control is one of the two managerial dimensions of

publicness in Varnaods star model AContr ol
other forms of rule enforcement.
The calculation (or evaluation) of the control mdimension criteria is based
on rating control in relation to whether it is enacted on the one hand in the wider public,
collective, or community interest (i.e., protecting people rather than property from
harm) or, on the other hand, it is enacted for narrower private interests, negatively
affecting the publicness of the open spaces. (Vanddiesdell 2010). Furthermore,
the more control there is on the space, the less it is public. Vidraia and Tiesdell
| ocate on the end of the

one spectorBuing 6f r e
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Father control 6, damidg holny tvhies ioltlhee ra redh do p pt rhe

controlor6 Bi g Br ot (WanmaandTesdelly 2010)6
In the Star Model, the control metiimension is assessed based on four main

indicators purpose of control, control ordinance, control presence, and control

technology. Contextualizing the indicators to the marina development, the thesis

identified the following sitespecific management patterns for the control of open

spaces, which are ted from the least to the most severe.

- No control: Access is free and there are no restrictions or control on who uses a
space and how.

- Control by quality: The high quality of space generates a sense of pride in a place,
discourages crime, and promotes respectful behavior. In other words, the quality of
space induces good, s@ibliced behavior by eliciting a positive relation with users.

As such, it encourages a form of control that supports freer uses and more inclusion
that is highly desirable i f the aim is t

- Controlling usages: By controlling usages, management can enact a number of
restrictions that serve to protect the functions for which the space is introduced. This
form of control can be signaled through signage and pictograms that indicate to
users theegulations imposed by management on these spaces. This type of control
is often enacted in the interest of the operation, for example when management
restricts users from bringing food or drinks, driving bikes or skates, smoking, or
bringing pets along wht or without leashes. The higher the restrictions on free uses,
the |l ess welcome and more controlled use

space.
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- Control by branding: By displaying visible corporate branding at main venue
entrances, management heightens a sense of proprietorship over a space, indicating
clearly who has authority over its use (Ga2i15).

- Control by filter: Managemerdperated security points and secures the presence of
a Afriendlyodo police that is intended to
and misuse. This type of control filters the flow of visitors across spaces, monitor
of ensive behaviors, and |l imit the risk o
begets the question of Afriendly to whom
reflects biases along race, gender, or other lines. In some cases, such controls can be
exated informally, which means that there is no declared policies but one notices a
consistent effort to exclude specific grotpgpically reflecting some concern by
management.

- Membersdéd only control: A stricter form o
the yacht clubs, and restricts entrance to members and their guests.

- Control by price: Price barriers control access and inhibit some social groups and
community members from accessing the sifséerpole 2007). Exclusive by
naturemarina developments require berthing fees and rents, and prices can be set
high to control or limit the types of boat owners and marina users who can enter a
premise.
Aside from formal controls, numerous informal controls can be deployed in spaces

that are defined as public. Among those, numerous social biases and inequalities can

affect how specific groups are able to experience an otherwise public space. For

examplea publicly held space could be inaccessible to women due to social
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discrimination, or again to members of a specific national group. In these cases, controls

are exerted informally.

- Control by Guards: Guards are unofficially informed to prohibit entry of migrant
workers as their presence might be fAobj e
hindering profitability or marketability of the hospitality strip. When interviewed,
the guardslenied the existence of such control, however, several incidents were
reported on social media and by word of mouth where migrant workers were
harassed and/or stopped at the gate.

The Control calculation methodology is as follows:

0 Identify control typology over the different marina components based on the-above

mentioned criteria.

0 Proratecontrol scale to the area where the control is applied. Weighted average is

computed based on the overall sum of controls.

3. Civility

Table3 Civility indicators matrix source Varna & Tiesdell (2010)

| Indicators |
of publicness for each methmension
MORE PUBLIC LESS PUBLIC
5 4 3 2 1
(i) CIVILITY
Physical Caredfor; well kempt; Caretaking
maintenance proactive maintenance staff;
and cleansing practices (e.g. emptyini proprietary
regime of bins; cleaning of staff (wardens,
graffiti; repairs; well bus
maintained green conductors).

spaces; etc).
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Physical Provision of facilities Lacking basic

provision of for basic needs toilets; amenities and
facilities shelter, food vendors; facilities.
seatsjighting.

I n Var na amatrix, Tiviliey sledeerlinesthew much the open space
appears to ke caredf o r |, how Awel comingo it actually
public rating is attained when the open space is (i) efredii) well-kept; and (iii)
managed with public interest mind, whereby management balances the needs of
different social groups. The lowest public rating is given for spaces that lack basic
amenities and facilities. The assumption made by this rating is that a civil, positive, and
welcoming ambience encouragevil behavior and hence enhances positively the
Apublicnesso of open spaces. Conversely,
andcan precipitate a spiral of decline. In some ways, this hypothesis recalls Wilson &
Kellingdéds (1982) broken windows theory of
widespread appearance of disrepair encourages a trend of abandonment and neglect. In
ther words, fAone unrepaired window is a sig
windows coéts nothingo.

According to the Star Model, two main indicators are considered for the publicness
assessment under civility:
1 Physical maintenance & cleaning regime: studied areas are well kept, regularly
cleaned and maintained.
1 Physical provision of facilities: basic facilities are available, such as toilets, food

vendors, seats, and lighting.

4 Wilson & Kelling (1982)Public Places Urban SpacesPage 328
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The civility dimension is Calculated based ont{lg availability of the maintenance
servicesand (2) the level of servide the area where it is applied.

Weighted average is computed based on the overall sum of grades.

4. Physical Configuration

Table4 Physical configuratioindicators matrix source Varna & Tiesdell (2010)

| Indicators
of publicness for each methmension
MORE LESS
PUBLIC PUBLIC
5 4 3 1
(iv) PHYSICAL
CONFIGURATION
Centrality and connectedness "Centrality "Centrality
(well located) (poorly
within the located) within
overall the overall
movement movement
network, network,
facilitating both facilitating
more little
movementto movemernt
andmovement through the

through the

space; desire

space; desire lines
lines within
within surrounding
surrounding area do not
area continue continue
into and into and
through the through the
space” space."
Visual permeability Space has "Space has
strong visual strong visual
connection connection

with external
(surrounding)
public realm.
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Thresholds and Implicit/invisibl Threshol Explicit

gateways e thresholds anc ds and thresholds and
entry points entry entrances, witlr
space is not points active
distinguished to space constraints on
from signified access (e.g.
surrounding by, for manmade
public realm example, check points
(e.g. one does changes and gates that
not know of can be closed
precisely materials to
when the space but prevent
is entered i.e. otherwise access).
the threshold is no active
crossed). constraint
son
access.

In the StaModel for publicness, the physical configurataaptures the design of
the space internally and its relationship
physical characteristics are assessed on two levels of design, the macro level dealing
with centrality and connectedness of the place to the ow&idd, and the micro level
which relates to the inner physical characteristics like seating, walking, frontages, and
display opportunities offered in the premiséhe highest physical configuration score
for an open space is attained when the space is

a. Centrallylocated within the city and well connected to pedestrian and vehicular

networks

b. visually connected to the external public realm,

c. and seamless integrated within its surroundings rather than earmarking clear

entrances and thresholds.

5. Animation
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Table5 Animationindicators matrix source Varna & Tiesdell (2010)

| Indicators

of publicness for each methmension

MORE PUBLIC
5

LESS PUBLIC
1

(v) ANIMATION
Opportunities/potentia Multiple opportunities (anc
for passive reasons) for

engagement peoplewatching;
multiple and varied formal

and
informal seating
opportunities (perhaps
including
moveable as well as fixec
seating), well located to
observe activity within the
space (i.e. the life of the
space) anfdr views from
the space.

Opportunities/potentia High density/proportion of
for active active frontages
engagement (active edge), seating wel
located (or moveable) to
facilitate social interaction
diversity of events and
activities (e.qg. life in the
space) occurring
spontaneously or througt
programming.

0 L 0 0 s eddadaptplder
unrestricted spaces,
used for a variety of

functions, ad hoc as well
as planned.

Opportunities for
discovery and display

Few reasons for people
watching; few
seating opportunities.

High density/proportion
of blank,
inanimate frontages
(6dead ed:¢
frontages).

Few events and
activities occurring
either
spontaneously or
programmed

0 Ti g h tddGixed, p
physically constrained
or controlled in terms of
the types of
activities that can occul
there.

Animation refers to the uses allocated to a space, and how it is actually practiced

or used. This dimension covers the type of activities offered and how the user is
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engaged (whether passively or actively), and how much the design encainaigeks
spaces among many
Varying from most public with a wide range of potential uses and activities to least
public dead spaceanimation is one afwo desigroriented dimensions of publicness,
the other being physical configuration (see above).
The fAani mationdo or uses of spaces can
it. On the one hand, opportunities for i
activities, which can be towards a natural scenery, a sports game, and a performance. A
well-animated space with passive functions will encourage many viewers to share in the
experiencefiSomething happens because something happens because something
happené. (Gehl, 1996: 77)
According to the Star Model, animation is rated through the following indicators:
a. Opportunities/ potential for passive engagement and where the space provides
the opportunity for peopteatching (Varna and Tiesdel, 200 |1t sat i sf i
. .. the need for an encounter with the setting, albeit without becoming actively
involvedo (Carr et al., 1992, p. 103
reading, sleeping, knitting, playing chess, sunbathing, watchmgjgealking,

and so on. (Gehl 1996)

b. Opportunities/ potenti al for active e
6combodvdel axationd (Varna, G. and Ti
discovery & display

The calculation method of the offered animation in the venue is based on the degree

to which the design of the place creates opportunities for active/passive
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engagements, and whether or not it supports sharing activities among different

groups of users.

D. Methodology for Computing Publicness Scores

Thescoringof each dimensiors computedbased on Varna and Tiesdell i mensi ons 0

characteristicor each dimensiomdicatoy, | i st ed in this chapter

(refer to tableq to 6)

MORE PUBLIC
5

[N}

LESS PUBLIC
1

(i) OWNERSHIP
Ownership

“Headline’ function

(ii) CONTROL
Purpose of control

Control ordinance

Control presence

Control technology

(iii) CIVILITY
Physical maintenance
and cleansing regime

Physical provision of
facilities

Public.

Public (e.g. street/access or route).

‘Big Father’ (policed state), protecting the free-
doms and liberties of citizens.

Any additional site-specific rules and regulations
that exist are enacted in the wider public/collec-
tive/community interest (i.e. protecting people,
rather than property, from harm).

No visible/overt control presence
No visible/overt security guards.

No CCTV cameras evident.

Cared-for; well kempt; proactive maintenance
practices (e.g. emptying of bins; cleaning of

graffiti; repairs; well maintained green spaces; etc).

Provision of facilities for basic needs—toilets;
shelter, food vendors; seats; lighting.
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Public-private partnership.

Transit interchange; retail
premise.

Subtle/non-visible
expression of control pre-
sence. Ambient — seductive.

Some CCTV cameras evident.
Ambient - seductive.

Caretaking staff; proprietary
staff (wardens, bus
conductors).

Private.

Private (e.g. residence).

‘Big Brother” (police state), protecting the
interests of the powerful.

Additional site-specific rules and regu-
lations enacted in a narrower private
interest (e.g. rules enacted to prohibit
certain behaviours objectionable to certain
(dominant) groups for reasons of profit-
ability or marketability).

Highly visible/overt expressions of control
presence—public and private policing
(especially security guards).

Many CCTV cameras evident.

Electronic surveillance - covert and overt.

Lacking basic amenities and facilities.



(iv) PHYSICAL CONFIGURATION

Centrality and
connectedness

Visual permeability

Thresholds and
gateways

(v) ANIMATION
Opportunities/poten-
tial for passive
engagement

Opportunities/poten-
tial for active
engagement

Opportunities for
discovery and display

Centrality (well located) within the overall move-
ment network, facilitating both more movement-to
and movement-through the space; desire lines
within surmundin;,.; area continue into and
through the space.

Space has strong visual connection with external
(surrounding) public realm.

Implicit/invisible thresholds and entry points -
space is not distinguished from surrounding
public realm (e.g. one does not know precisely
when the space is entered - i.e. the threshold is
crossed).

Multiple opportunities (and reasons) for people-
watching; multiple and varied formal and
informal seating opportunities (perhaps including
moveable as well as fixed seating), well located to
observe activity within the space (i.e. the life of the
space) and/or views from the space.

High density/proportion of active frontages
(active edge); seating well located (or moveable) to
facilitate social interaction; diversity of events and
activities (e.g. life in the space) occurring
spontaneously or through programming,

‘Loose’ space—adaptable, un-restricted spaces,

used for a variety of functions, ad hoc as well
as planned.

Thresholds and entry points
to space signified by, for
example, changes of materials
but otherwise no active
constraints on access.

Centrality (poorly located) within the over-
all movement network, facilitating little
movement-through the space; desire lines
within surrounding area do not continue

into and through the space.

Space has weak or non-existent connections
with external (surrounding) public realm.

Explicit thresholds and entrances, with

active constraints on access (e.g. manmade
check points and gates that can be closed to

prevent access).

Few reasons for people-watching; few

seating opportunities.

High density/proportion of blank,

inanimate frontages (‘dead edge’/blank

frontages).

Few events and activities occurring either

spontaneously or programmed

‘Tight' space—fixed, physically constrained

or controlled in terms of the types of
activities that can occur there.

Table6 Indicators ofPublicness for each dimensigource Varna & Tiesdell (2010)

Moreover, for each indicator in the Varna & Tiesdell matiive thesis adapthe Star

Model characteristic to the maarsites when tle context presds site specific

informalities that need to be captured for a thorasitgsensitive analysis. As an

exampleof this adaptatiorwe present h e

case

of

t tperpose@m t r o |

controb wherethethesismodified the scaleriteriato account fothe informalcontrol

practiceby marinaguardswhereby they are assignedimformally monitorthe

admssion of certain groups of people belonging to a specific race/gender/nationality

The impact of this control adaptation is reflected in the scoreeahtirinandicator,

whereby to guardthe interesandsafety of the users sométhemare discriminated

againstpased on theinationality, race ogender, and areonsidered a source of danger

(refer to table 7 purpose of contadiaracteristit

Table7 Caption of the control dimension grading matrix
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promenade | S0 | boar corniche boardwalk pace wnitsterraces emifbic | Georgepiot | )| developr wi S
Area per component [4.000 200 12000 7374 5 1056 00 1650 7374 6450 15500 550 Soa1 5633 o116
‘Avea Percentage from total |4,39% 219% 13.17% 809% 7.15% 116% 086% 181% 8.09% 7.08% 2139% [093% 652% 17.15% 100%
Indicator 1 Purpose of control
Nocortral o " ‘Management control (0 secure the interes: o (he operalion Exlusiity barrier Guarded gate for membersonly
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The calculation of the score is done as per the following steps:

)l

)l

As it is illustrated in table 7, the marina studied ardaakendowninto the
constituting components/here thehesisorganizes theamponents

horizontally in the calculation matrirdicatingtheir relative areas and area
percentage from the total area of the marina venue.

The thesis grades, on a scale from 1 to 5, each component according to the
relativei ndi c at or s ofthedinemsiann tyeestionsrdafer totable

8).

Each component rating is then multiplied by the relative area percentage to
compute the prorated rating per zone.

The total grade for each indicator is calculseasdhe sum of the

C 0o mp o ngmdes s O

The final dimensiomating is evaluated based on the weighted average of the
ative indicators

rel 6grades.

Beirut Marina Zaituna Bay

Sar Model for Publicness

Marinatotal
Adjacent ZBloose space | ZBlovsespace | Yacht Qb BRetail e Parking (arface | Mickblock
Sudy Area Components corniche 5;(’“‘”““‘:3 Marina edendng | edendng | ederiorioose | Openspace | Commercial ZB“"“"“‘*‘“E‘ Ma"‘"a & underground)| easementong | Y2 Q0 ds‘f‘“i‘ ‘::“V\a'j
promenade oeedge | boardwalk | comiche | boardwalk pace itsterraces s amenities | emipbic | Georgepior | (M) opment | (Wi oy
‘Acea per component [4.000 2000 12,000 737 6518 1056 800 1650 7374 6450 19,500 650 5.941 15633 o146
‘Area Percentage from total |439% 219% 1B17% [8.09% 715% T16% 088% 181% 80%% 7.08% [2139% 053% 652% 1715% T00%
Indicator 1 Purpose of control
No contral However, Management of the operation Bxclusiity barrier Guarded Gale for membersanly
Purpose of Control characteristics per area contralof Grade 1
5 13 5 B 5 5 B B 2 I3 Iz 0 I L
Purpose of Control grade per area 0z 011 3 ‘0.24 ‘n‘zi ‘0‘03 ‘u.ua ooa ‘me ‘w ‘w 001 ‘um ‘0,17 .
Indicator 2 Qontrol ordinance
nnnnnn o highifeeg interes of the private
Control Ordinance characteristics per area of wider public property Gade2
5 5 4 4 4 4 4 4 4 4 4 1 1 1
Gontrol Ordinance grade per area 022 o1 053 032 029 005 004 007 032 028 086 oo1 007 017 .
Indicator 3 Control Presence
Control Fresence characteristics per area guards overall Overt seaurity quardat venue entrance Gade3
4 4 4 4 4 4 4 4 4 2 2 2 2 2
Control Presence grade per area 018 009 053 03 029 005 004 007 032 014 043 002 013 03 o
Indicator 4 Control Technology
Control Technology characteristics per area Some CCTV camerasevident Gaded
3 3 3 3 3 3 3 3 3 3 3 3 3 3
Control Technology grade per area 013 007 039 024 021 003 003 005 024 021 o0s4 003 020 051 200

Control Rating (indicators grade average) 2,88

Table8 Beirut Marina Control Rating Matrix
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E. Conclusion
After analyzing the different approaches, the thesis opted for the Star Model to
assess the publicness and set a comparable benchmark to the two marina case studies.
The thesis builds on the strength of this multi layered approach in analysing the
complexty of the development process. In chapter 3, it identifies what works and what
doesnét in the marina devel opment and del i

the interaction of the five metdimensions.
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CHAPTER 3

CASE STUDY1: ZAITUNA BAY

To assess the publicness of post war marina in Beirut, this chapter will rely on the
metrics of the five metthemes developed in VareadTi esdel | 6s St ar Mod
fleshed out in Chapter 2. It will take each of the five dimensioasielyownership,
control, civility, physical configuration, and animation, and attempt to define a score for
the projectAspubl i cness is not fAa static 1 mage t
ti meo, but al so the result of poges{damap| e x | &
G. 2014, this chaptewill examinethe particularities of the production process and

design approacht will learn more about the ramifications oéttomplicated process

in the making of public places.

A. Zaituna Bay [ZB] Project Details
1. The ZBDescription

Zaituna Bay [ZB] stands perhaps as the m
Corniche. Launched in 2011 as the main waterfront to the glamorous hotel district, the
venue stretches 500 meters along Beirut Marina and houses 17 restaurants and cafés,
five retal outlets and an exclusive yacht club. Walking down the street past the now
dilapidated St George Hotel and yacht club, the corniche widens and extends to form
landscaped piazzas overlooking the 500 berths marina. Siting in the central piazza on
top, youcan watch people enjoying a walk by the sea or sipping a cup of coffee in one
of the cafés opeair terraces. From the corniche, the lower marina venue is easily
accessed, by stairs or ramps via 7 main pedestrian entrances. Thearnare

parking facilty is also available to guests with direct pedestrian access to the to the
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marina level. At this level, successive green spaces;apeégrraces, and the wooden

marina boardwalk extend F&B and retail activities and offer a variety of pleasant loose

space to sit, walk, run and exercise. While the southern and northern erelsnafritta

house exclusive and membersd only clubs, t
It is designed as the hinge between Ras Be
promenade. Despite a long history of exclusivity, class division and segiagation,

which started in 1934 with St George marir

encl ave era, ZBb6s accessible, safe, and gl

as the marina urban beach attracting users from all walks oGléeiri2015)

Figure6 Zaituna Bay Promenade

2. Political Framework

As noted in the introduction, the pasvil-war period is widely associated with a

neoliberal turn in urban governance wheredtate abdicated its responsibilities to
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market actors (Sarkis and Rowe, date, Makdisi, 1987 .delegation of the area now
knows as Zaytouna Bay to the resttate company Solidere was done in a series of
legal measures of which 1 list a few below.

In 1991,decree 117/91 appoed SOLIDERE the company for the Lebanese

Company for the Development and Reconstruction of Beirut Central Dfstrict.

In 1994 SOLIDERE wasffectively established as a resdtate companthat
monopolizeghe reconstruction f Bei rut 6% hi storic core.
In 199, the Council for Development and Reconstructi@DR)’ - tasked

SOLIDERE with the reclamation of the Normandy landfill. Ownership of

waterfront plots 1455 & 1456 surrounding the mariniawere transferred to the

private company as part of their remuneration.

In 1997, the state granted SOLIDEREO-years concession right to operate and

exploit Beirub sewly built Marina®

In 2000, late PM Rafik Hariri requested fravir. Najib Mikati, thenMinister of

Public Works and Transport, to prepare a decree proposal ratifying Resolution
83/1995 and confirm the inclusi@f Sector5, an entire district
historic coreas an integral part of the Western Marina, thus denying sea access
tothenearbySt . Georges Hotel. The Council of
recommendation to implement the decisimninclude sector 5 as part of the
marina,through the Directorate GeneralTfansport (DGT) who in turn

prepared the issuing of the decfee.

In 2001, tofurther facilitate the development of the waterfront, late PM Hariri

granted IDAL power under the terms of Law 360 /2001 to exclusively supersede
public administrations decisions, authorities and municipalities administrative

permits and licenses

3. Corporate Framework

In 2004, Beirut Waterfront Development S.A.L. (BDW), a 50/50 joint venture was

established between two private actors: SOLIDERE, the privates&se company

SPrior to this, decree 959/ 1965 advaocc@de)drnmehe adop:
by the owner/rentdrodies, andhe state, as the framework solution and development tool fom@ost
reconstruction within an expedited timeframe.

8 Numerous important figures in Lebanon describe this delegation as stiftiodpjective® f Bei r ut 0s
reconstructiorfrom national unification terofit, resulting in a new form of class divisi®and
segregationinterview withthe latePresident Hussein El HousseiniFormer Speaker of the Lebanese
Parliament Beirut 28" of May 2022

7 CDR governmental organization established in 1977, duringéh@nese civil warwhich has taken a

major role in the sequence of rebuilding the damaged infrastructure of the country.

8 Interview with Samer BsaFormerGeneral Manager of BWD interviewed inBeirut, June 112022

9 This is according to S8OLIDEREQuarterly ReportSOLIDERE, Quarterly Report: Issue 4, (Beirut:
SOLIDERE 2000).
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that was entrusted with the pastil-war r econstruction of Beir
1993, and UK based STOW Capital Parttfers par ti ally held by one
dominant political figures. STOW invested what was then estimated as the equivalent of
the land valut hat was put forward by SOLIDERE. T
rehabilitate and develop the land around the Marina, namely Mina El Hosn private plots
1455 and 1456, as a distinctive marina gateway.
This joint venture proved to be advantageous for SOLIDERE. By introducing the
British investors to the project, public funding was encouraged and facilitated via the
Investment Development Authority of Lebanon (IDAL), contributing $80.9 million to
the progct.
In 2011, the OpPwaboperedtothepublicsp!| anaded

Despitebeingpolitically aligned the stakeholders had diverging objectives for the
marina development. As the master develop@il.IDERE prioritized the exclusivity of
the marina, which it approached as an opportunity to create additional real estate value.
Conversely BWD, the master operator of the development, leaned towards a more
accessiblapproach to increase footfall and consequently ensure the financial feasibility
of F&B and retail commercial activities.

BWD6s decision to target high i ncome pro
venues was revisatlyear latedue to the decreasing sales figures despite an increasing

popul arity and public appeal. BWD hospital

10 A UK based property investment, development and management company with operation in the UK
and the Middle East, whose 25% of shares are owned by the Lebanese Finance Minister Mohammed al
Safadi (2011 2014)

11 According to the agreemer80OLIDEREwould contribute 22,351 square metres of land (with about
20,000

square metres in builtp area), and STOW Capital would contribute US$31.6 million. Se&iDERE,

Annual Report, (BeirutSOLIDERE, 2004), p.22.

12 https://www.nytimes.com/2012/02/19/travetieirutthe-zaitunaybay-promenadepens.html
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include more middkelass targeted venues. In a statement, BWADhaor Farouk

Kamal® emphasized the importance of middlass audiences. According to Kamal,

appealing to middle class key to increase salestratt tourists Post 2019 political

and economic turmoil, ZBO0s versatile desic
venues and include more social <classes, pr

success and public appeal.

4. Design Framework

In 2002, SOLIDERE held a limited competition among selected architects for the
design of the Beirutnarina,but the competition did not render a winning concept.
Instead, a direct commission was made in November 2002 to three partnering firms,
Steven HollArchitects, LEFT Architects, and Nabil Gholam et‘avho were asked to
designroéangehavendéd of | eisure, social, anc
owned plots 1455 & 1456 (Gavin, A. 2015he making of Beirut Marina involved a
series of design strategiteatansweredo financialobjectivesdevelopment
aspirationsandmasterplarguidelines.The development objectives centered around 1)
creating value and ensuring profitability 2) maximizing outdoor and indoor spaces with
sea Vi ews, 2) fitting within SOLIDEREG6s oy
metropolitan scaléo local squares and food & beverage terraces, 3) designing
pedestrian connections and linkages guaranteeing permeability and continuity and 4)

planning qualitative infrastructure for sustainable and high level of séfvice.

13 https://www.executivenagazine.com/business/stowitigg-rich
4 List all consultants involved
15 Private Development Versus the Public Rea#®1 REMAKING BEIRUT- Angus Gavin
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To understand the evolution of the marina from St Georges Bay to Zaituna Bay, the
next section identified the masterplan key changes that led to post war urban
metamorphosis of Beirut waterfront. The pictures below trace the changing morphology
ofthearea starting with the-nlou20dd eAyV en uRee 0de sg
through the 1970s Golden Era of the Hotel District St Georges Bay, and finally the
current Zaituna Bay configuration. (See Figar& & 8 below respectively 1926, 1970,
and 2012.) Alag the years, the changes not only impacted the ownership pattern of the
waterfront but also transformed the functions of the spaces from public beach to an
urban and relatively private marirtdowever, what remains constant is the
attractiveness of the promenade. Ironicalgce 1920 the avenue des Francaias
beenan enlargedarniche sidewallsectionbuilt over a landfillalong the two bays of
Zaituna and Saint Georges B&y(Hindi, N. 2021). The innovative design by steven

Holl retraced this promenade and widened it even further.

16 The Saint Georges bay appears in cadastral maps as Ras Miussain, it owes its name to the Saint
GeorgedHotel constructed in 19334.
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116 “BEYROUTH. — La Nouvelle Jetée-Promenade.

Figure7 Avenue des Francais, La Nouvelle Jetée Promenade-18228) Anonymous
photographef source: Debbas (1997)

FigureBAvenue des F+saurce TelkosSpo€adll&ciiod 6 s
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Figure9 The ZaitunaBay development, Photo Credit Bryan Dentasource The New
York Times Feb. 17, 2012.

B. ZB Publicness Assessment

In this sectionthe thesis identifies the main characteristics that give Beirut Marina
Zaituna Bay development he d6équal ity of being publicé
publicness of the venue according to Varna and Tiesdell star nkadedal and
informal regulations anddy design featurgsromoting accessibility, comfort, security,
engagement, good image, and sense of community are closely analyzed to capture the
specificities and sensitivities of the context. The case shdigators are elabord in
the following paragraphs. As a reminder, Star Model publicness indicators are scaled

from 1 to 5,5 being the most publ@nd 1 the leagivarna2014)
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1. ZB Ownership(Rating2.71)

Beirut 1954 master plan, regulated via decree number 6285, classified the coastline
as Zones 9 and 10 . This zoning considered all seafront as unbuildable and protected
the entire coastline from any building development. Several amendments, exceptions
andexemptions succeeded the 1954 decree. The amendments in the 1991 decree,
classified the newly creat eBIC DnaHoitneal uDnidsetrr
Minet al Hosn plots 1455 and 145&nce paved the way for its privatization and
introduced privatelevelopments on the coast around the marina.

Besides the legal ownership status of plot,aWweaershippatternof Beirut marinas
impacted bymanyimportant factorgrefer to ownership map & space as practiced map)
such as thelot configurationsadjacencies between public and private domains.
Another important factor is the r o j reandgément structure, fexample public
private partnership concession agreenoergublic lots 1460 and 135g¢ranting
S OL | D EWldarsrightsoperate and exploit Beirut Marineoardwalk, and
amenitiesAlso, thejoint venture agreement between SOLIDE&EISTOW forthe
development of Zaituna bapjots 1455 & 1456as a major impact on ownership and
function dimension.The regulated land usasd functions stipulateloly the decree for
every plotis also an important factor in the definition of the ownership pattern of the
development.That been saidhe ownershipdimension is assessed by answeting
two mainquestionsn star modebvh o owns t WWevhsagadadcdndn it
well as answering thinesi®additional questionds wh at f or m of desi gn
i's it built foro.

Starting with 6who owns the si/abaséd, t he

on the following categorization.
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- 46% of the land is owned by private parties. This includes:

o Private plot 1455, owned by BWhpuses the temporary structure of
Zaituna Bay F&B, the retail strip, open spaces, and terraces.

o Private plot 1456, owned by BWD, houses the Yacht Club and terrace with
members only access.

o0 St George private plots, owned by the Khoury family, house the St George
hotel and yacht club with members only angbaying fees for access.

- 9% of the lots are held by State agencies:

o The public easemenunning betweeist Georgelots, guarantees
continuity and permeability from the cornicteethe marina boardwalk. This
space is currently inaccessible as it is blocked by the St George venue.

o The corniche promenade sectiajacent tahe maritime public domain,

o The open space (T4) totally incorporated in spotlic pedestrian alleyway
extending the corniche promenade.

o However pedestrian bridges, two within the public realm and one within the
private realm, are the missing component as they are planned yet not
executedOnceimplementedthose bridgesvould enhance the ownership
dimension of this marina development by adding more publicly owned and
publicly accessible spaces.

- 45% Publity ownedandprivatdy management under a PB§reement:

0 marina & marina boardwalk (T1)

o Surface parking servicing the vehicular access to the marina

0 Under-corniche parking with paid entry with direct pedestrian access to the

marina level.
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Factoring design and management into the ownership assessment, the venue succeeded
in allowing more public access IWurring the boundaries and diluting the sharpness of
the public/private divide within the marina. It generated a new forowogrship,
referred to as senrpublic, blending the two realms by associating public functions to
private space. Consequently, the publicness ratio for this hybrid component shifted the
score to Amore publico specifically in the
0 The loose space created at the eastern edge of private plot 1455, merges with
the sidewalk and forms a hybrid semiblic space extending the corniche
promenade.
o The western edge of private plot 1455 & 1456 loose area merges with
marina quayside and extends the boardwalk promenade.
ZB design and management approaches increased the area of qualitative lodsg space
introducinghybrid ownershigpatterns to this dimensioRactoring the macro and micro
design approaches, which associated public functions with privateapagZB
private plots, the blended public and private realms around the marina enhance the
overall publicness. Consequently, the ownership average combinethevahocated
functiors increass the cumulative weighted average of this dimendiam 2.17 to

3.25(Refer totables 6 & 7ownershipand functiormatrix).
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Table9 ZB ownership matrix
source author (2023)

Table10ZB ownership function

matrix - source author (2023)

. . . Star Model for Publicness
Beirut Marina Zaituna Bay
m MNNM_”__“.__. Marina Marina Parking 26 Retall & SOLIDERE qu,MMMa_Mﬁ z_”qu_u vy
@ Study Area Components Open space Easement m " (surface &  Commercial Plots 1455 & P - P study area
= pedestrian boardwalk amenities ) outside (Without water
a A underground) units 1456 bod
£ bridge SOLIDERE ody)
° Area per component 800 850 6.000 12.000 6.450 19.500 7.374 22.539 15.633 91.146
Mn. Area Percentage fromtotal 1% 1% 7% 13% 7% 21% 8,09% 19% 19% 100%
m Indicator 1 Ownership
W Indicator: Ownership Public Puplic Private Partnership (PPP) Private Grade 1
Indicator Grade 5 5 5 3 3 3 1 1 1 2,17
. . ZB loose ZB Loose . Marina total
£ Mid-block Adjacent Parkin ar
.m Study Area Components (after Openspace  easement on Sidewalk at St no“zn_,m space space Yacht Cub Marina Marina Hm::“mnmmm. St George study area
c i i i i 1l iti ithout water
= introducing the function) St George plot George edge promenade mxnmj.n__jm extending loose space boardwalk amenities underground) development (W o
E corniche boardwalk ody)
.M. Area per component 800 850 2.000 4.000 7.374 6.518 1.056 12.000 6.450 19.500 15.633 91.146
= Area Percentage from total  0,88% 0,93% 2,19% 4,39% 8,09% 7,15% 1,16% 1317% 7,08% 21,39% 17,15% 100%
m Indicator 2 Function
£ Map color cading e ———
o Function characteristics per area Public Semi- Public Public Private Partnership members' only Grade 2
Function grade per area 5 5 5 4 4 4 4 4 3 3 2 3,25
_ Ownership Rating (indicators grade average) 3,12
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Figures9 and10 below illustrate the transformation of the ownership dimension when
associated with function, or the space as practiced:

Beirut Marina - ZB Ownership

Bl -uolic
|:] Private

-Pulolic Private Partnership

AN

Figure10ZB ownership map source author (2023)
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In the case of ZB, blurring the boundaries and adopting a striated organization of
function impacted the reading of private space by strengthening its relation to the
adjacent public. The serpublici an intermediate position is introduced when
ownerships consigned to a publigrivate partnership or joint venture and occupied by
a public function.

Beirut Marina - ZB Space as procticed

- Loose space

:Members only space
Bl Spoce with poid entry

Figurell ZB space as practicédsource author (2023)
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faeeeey SeRreeeaens s emdliinn. -:_:' Case Study Area

G St Georges

Vehicular
@™ Public Pedestrian

B B ® plantation

L Additional Private
Development/open to

Maritime public domain

@ Public Open Space
@  Private Open Space

Y @B Under road parking

Figurel2 ZB striated arrangemenSource: Author (2023)

Despite being privately owned in majority, the medium value of the ownership

dimension is due to the hinged design of the edges, blurred boundaries, especially along

plot 1455, thus improving connectivity, creating public walkways, and ensuring a

relatively continuous accessibility.

2. ZB Control (Rating2.88

Control impacts accessibility, the less control, the more access there is. For
SOLIDERE, easing the control over the marina, allowing entrpdormembers
constituted a risk to the fAexclusiveo
0Oinvestorsd appeal; For BWD, allowing
higher returns on investmelftAfter long negotiations, SOLIDERE agreed to allow

access to the marina with varying controls via formal and informal barriers.
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To control access to the marina yacht club, SOLIDERE added operable fences to the
northern lower boardwalk, disrupting the continuity of pedestrian flow between ZB and

the waterfront promenade.

Figure14 SOLIDERE fence

The eastvest permeability was smoother as it was filtered with CCTV control
and the presence of guards in kiogBentrol by filter was the other most used
technique by Management. Round the clock
protect people and property against vandalism and misuse by filtering the flow of
visitors; their presence across the open spacgstorsoffensive behaviors and limit
the risk of vandalism. Informally they are assigned the control of the admission of

certain groups gbeople belonging to a specific race/gender/nationality.
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The diagram below illustrates the control over @ess points

Accessibility: Thresholds & Gateways

3

Figurel5ZB accessibility contral source autbr (2023)

assessed based on 3 levels T8 control enacted in the interest of the pu@icThe
control enacted in the interest of the operation like for example the membengacht
club on plot 1456 and the St George plétsd (3) The controlintended to maintain
operation interest while promoting public accessihilityevel ofinterestthatenhance

ZB publicness.

The matrix below illustrates the control dimension indicators rating per zone, control

dimension score is 3.16h the publicness scale.
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Tablel11ZB control indicators matrix source author (2023)

Control dimension

Beirut Marina Zaituna Bay Star Model for Publicness

Adjacent . ZB loose space  ZB Loose space Yacht Cub ZB Retail & Parking (surface Mid-block Marina total
N sidewalk at St Marina - 2B Commercial Marina Yacht Cub St George study area
Study Area Components corniche s extending extending Open space Commercial & underground) easement on St
eorge edge boardwalk units amenities (interior ) development  (Without water
promenade corniche boardwalk unitsterraces Semi-Public George plot bady)
Area per component 4.000 2.000 12.000 7.374 6.518 1.056 800 1.650 7.374 6.450 19.500 850 5.941 15.633 91.146
Area Percentage fromtotal  4,39% 2,19% 13,17% 8,09% 7,15% 1,16% 0,88% 1,81% 8,09% 7,08% 21,39% 0,93% 6,52% 17,15% 100%
Indicator 1 Purpose of control
Regulated Free use Safe place/ Nice police - Private guards for property/users security -Informally monitor Management control to secure the interest of the operation Exclusivity barrier -Guarded gate for members anly
- offensive behaviors and limit the risk of vandalism. Informally they are assigned the
Purpose of Cantrol characteristics per area control of the admission of certain groups of peaple belonging te a specific Grade 1
race/gender/nationality
5 5 3 3 3 3 3 2 2 2 2 1 1 1
Purpose of Control grade per area 0,22 0,11 0,39 0,24 0,21 0,03 0,03 0,04 0,16 0,14 043 0,01 0,07 017 226
Indicator 2 Control ordinance
rules enacted in the best interest Site specific rules & regulations enacted to preserve the quality standards and sustainability of the venue (management high end standards & high fees) Rules enacted in the best interest of the private
Control Ordinance characteristics per area of wider public property Grade 2
5 5 4 4 4 4 4 4 4 4 4 1 1 1
Control Ordinance grade per area 0,22 0,11 0,53 032 0,29 0,05 0,04 0,07 0,32 0,28 0,86 0,01 0,07 017 a3
Indicator 3 Control Presence
Control Presence characteristics per area Subtle with presence of guards overall mood remains welcoming Overt security guard at venue entrance Grade 3
4 4 4 4 4 4 4 4 4 2 2 2 2 2
Control Presence grade per area 0,18 0,09 0,53 032 0,29 0,05 0,04 0,07 0,32 0,14 043 0,02 0,13 034 294
Indicator 4 Control Technology
Control Technology characteristics per area Some CCTV cameras evident Grade 4
3 3 3 3 3 3 3 3 3 3 3 3 3 3
Control Technology grade per area 0,13 0,07 0,39 0,24 0,21 0,03 0,03 0,05 0,24 0,21 0,64 0,03 0,20 0,51 3,00

Control Rating (indicators grade average) 2,88
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3. ZB Civility (Rating 44)

ZB is wellkept. The overall physical maintenance alehning regime of open
spaces are jointly carddr by SOLIDERE, the master developer, BWD, the developer,
the F&B industries, and hotel operators during operating and closing hours (24 hours
basis). The physical provision of facilities is guaranteed®@yIBERE. The F&B and
hospitality operations are supported by efficient facilities with easy access for
maintenance. The design equipped the venue with service areas, storage areas,
refrigerated garbage rooms, parking, and toilets (though available fdas gui#svalid
receipt proving consumption). The civility is also enhanced by the provision of urban
furniture signage, wayfinding, and lighting across the venue. Civility scodethé.
highest ratio on the publicness assessment due to the high level of maintenance and
consistency of this dimension across the venue public and private compaikents
This level of civility enhanced the publicness of the marina and rendered the open

spaces accessible, safe, and enjoyable. (Refer to Rifaral table
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Figurel6 ZB Signage
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ty matrix - source author (2023)

VI

Tablel2ZB ¢

Civility dimension

Beirut Marina Zaituna Bay

N ZB loose
Marina Adjacent space
Study Area Components boardwalk corniche extendin
promenade . &
corniche
Area per component 12.000 4.000 7.374
Area Percentage fromtotal  13,17% 4,39% 8,09%
Indicator 1
Physical maintenace & cleansing
characteristics per area
Physical maintenace & cleansing grade per 5 5 5
Indicator 2
Physical provision of facilities characteristics
per area
5 5 5
Physical provision of facilities grade per area
0,66 0,22 0,40

Star Model for Publicness

7B Loose ;
Yacht Cub B ZB Retail & Parking
space N Yacht Cub R A
" exterior loose  Open space . Commercial Commercial  (surface &
extending interior its it
space units terraces units
boardwalk P
6.518 1.056 800 5.941 1.650 7374 19.500
7,15% 1,16% 0,88% 6,52% 1,81% 8,09% 21,39%

Physical maintenance & cleansing regime

Macro managed Well kept & Cared-for by operating entities with power over the overall mood of the space

5 5 5 5 5 5 5
Physical provision of facilities
Macro design strategy providing structure for efficient, long term facilities that support operational needs.

underground)

Mid-block
easement on
St George plot

Marina St George
amenities  development

6.450 15.633 850
7,08% 17,15% 0,93%
Managed Cared-for by operating
entity
5 2 2

Basic provision

028 069 0,02

Marina total
d Ik study area
Sidewalk at St \\ionut water
George edge body)
2.000 91.146
2,19% 100%
Cared-for
by Grade 1
Municipality
1 4,37
Lacki
acking provision o
1
4,43
0,02

Civility Rating (indicators grade average) 4,40
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4. ZB Physical Configuration (Rating 4.3)

The design of ZB capitalized on the central location of plots 1455 and 1456 around
the marina and at the heart of Downtown Beirut to createcaessible
pleasanvaterfrontdestination It played a major role in tying the exclusive center of
SOLIDERE to the surrounding realms by hinging Ras Beirut corniche with the new
waterfront promenade, forming approximately an 8.5 km long promenade from Ramlet
al Bayda to waterfront district. Strgly connected to the overall movement network,
with approximately 450 rtong interface with the corniche, ZB became the hotel district
marina waterfront, drawing more and more people to the center. To achieve inclusivity,
ZB increased accessibility addgand ng as t he

movement hr o u g h , exterdingspreoendir@ area into and through the space

(Varna and TiesdeR011).
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Figure1’8?HteI district waterfront Source Steven Holl website

ZB6s physical configuration, rated the h
dimensions. Macro (from without) and micro (from within) design approaches
responsible for altering the reading of private to more publiamagy/zed in this section
onthreemainlevels:general masterplan strategissctor or urban block character, and

the plot building regulation and design.

a. SOLIDERE Masterplan Strategies

In the following section we analy&OLIDERE planningstrategieso understand
how themasterplarguidelines impacted the publicness of Zaituna Bay marina

development:

T Open Space Strategy: SOLI DERE consi der ¢
extensive public real mdéd for minfge t he bac
corporate narrativc onf i r med t hat SOLI DEREG6s wate

i ntended as a natur al continuation of t

17 SOLIDERE vebsite:https://www.solidere.com/citgenter/solider@levelopments/opespaces
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meeting point. The narrative forwarded by SOLIDERE further claimed that the
open space design approach is meant to reconcile communities in the postwar
era and that it conceives of the marina as part of a sequence of networked open
spaces that could seras a shared or common grounds for all Lebanese
communities.

Despite these c¢claims for inclusion, the
intentions and recognized that the open space strategy should also contribute to
encourage land sales and increase land values. This was the same approach adopted by
SOLIDERE acoss the entire historic core, and it prioritized the design and execution of
some 20 public spaces ranging from major public gardens to small local squares and
pocket parks (Gavin, A. 2015).

In thecase oBeirut Marina, the p e n s p a c @jedive to &ring ppoplé s
together by reconstituting the city center open spaces was achieved through the
following components:
1 Open space network succession of open spaces, running through public realm
and across private easements, created a fluid public private interface. This
interface proved to be advantageous to the marina development by supporting
the pedestrian flow, guaranteeing east westinuity from and to the marina,
and securing north south continuity bet
waterfront promenade via ZB hingghis placed the marina development at the

central of the open space strategy.
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— = = = Old shoreline

Figure19 Openspacediagram- source SOLIDERE
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Beirut Marina — ZB Open Spoce & Loose Space

I Waterfront District Open Space -F&B Terraces
-Corniche free use Spoce -The Old Shoreline Open Spaces

Marina Free use space

DPedes‘trian crossings & Bridges

MEDITERRANEAN SEA

B

Figure20 ZB open space & loose space

1 Pedestriametwork:Beirut marinawaterfront city park, olghoreline walks and
gardens, quaysides and seafront promenades, all form a sequence of well
defined open spaces networked around the marina and tanthesugh
pedestrian trails and sidewalks aligned with trees, shrubs and seasonal plants.
The masterplan proposes a series of pedestrian crossings (bridge and underpass)

to network the open spaces across the
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planned but not executed yet. Pedestrian trails are aided with signage and

wayfinding design to lead the way around the marina and its context.

Centrality & Connectedness: Vehicular & Pedestrian network
- Pedestrion Network

- Vehicular Network

Planned Unbuilt Pedestrion Bridges

Open Space and Eosement

[ earkng

MEDITERRANEAN

SEA

e

Figure21ZB pedestrian and vehicular networks

9 Circulation Strategy:
From Ramlet al Bayda, through Al Manara to Zaituna bay, Corniche Beirut is one
continuousnorts out h spine stretching along the ci
west pedestrian crossings happen at intervals and ensure the pedestrian flow between
both siaes of the Corniche Road, where GF land use activity is maximized to capture

the added value of the corniche promenade.
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1 Land Use Strategy
The marina mixedise program includes apartments, restaurants, outdoor public spaces
with art installations, specialty stores, harbormaster, yacht club, and public facilities.
The marina uses are distributed over three areas 1) the southeastern curded edge
accommodating Zaituna Bay F&B strip on SOLIDERE plot 1455, 2) the east bay
housing the new yacht %ohSOLDEREg@lotf466)andner ap ¢
3) the west bay featuring the prsar St George Hotel & old yacht clulbutside
SOLIDERE.Someprohibited usesncluding no dogs, no cycling, no food and no

hookah allowed on premisase announceth a sighaget the boundaries of the private

plot (refer to image of prohibited uses signs).

Figure22 ZB prohibited uses sign

18 SOLIDEREannual report 2002
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The high level of services provided for the assigned land uses around the marina
equipped the latter with clean, safe, us@ndly, and inviting open spaces. This has
helped attract people to this space, regardless of race, gender, class, or age. The
aggegated reviews and opinions of travelers on research platform rated ZB venue 4.5

with 2,142 reviewsNevertheless some restaurants and activities were criticized for

being expensive?

Figure23ZB Promenade

1 ParkingStrategy:
In addition to the osstreetparking, the provision of 408paces underorniche car park
facility, directly connected to the marina level via a pedestrian pgdaaidiated the
accessibility to the marirand increased footfalllhe design capitalized on this
underground parking allocation by incorporating a direct pedestrian access in the center
landing guests in the center of ZB venue with signage and wayfinding to indicate entry

to and from the marina.

9Trip Advisor Zaituna Bay review on July 20; 2023
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Infrastructure Strategy:

Guidelines for adequately sized and designed to purpose infrastructure played a major
role in offering the users with a wide range of services. The infrastructure provided to
the F&B and retail ensured a qualitative service and ambiance to sustain thie antbo

efficient flow to the operation.

b. The Sector Level
SOLIDERE district or sector guidelim@sset theurbancharacter of the

neighborhoodo promote the sector usescrease itaccessibilityand hence
inclusivity??.

The analysis focuses dme guidelines that impacts the physical configuration
dimension of sector AousingZB marina developmenYisual permeabilityppetween
public and private realmandconnectednesareimportant characteristic thatter the
reading of boundaries betwesralmsallowing moreacces. Several strategies were

development and adopted to enhanceatteessibilityof the sectar

20 BCD Development plan for SectorBthe Hotel District (dated June 1997) by Perkins & Will, Koetter
Kim & Associates, and City formation International
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Figure24 SOLIDEREsectors- source SOLIDERE website

however the maistrategythatalteredthe exclusivity of thenarinaand connected it

more to its contexs the:

1 Place Making Strategietracing the old shoreline walk and gardens along the
old Avenue des Francdisking themarina developmeno its historical
context. This strateggontributed to theisibility, centrality,connectedness and
accessibilityof the marinaZB developmentinkedthe waterfront sector to the

city center.
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Figure25 Old shoreline walk and gardensource SOLIDERE website

Along the old shorelinegeiares and pedestrian trails auecessivelylesigned in
continuity with the marina. All open spaces are networked and interconnected with
blurred boundaries. Consistency in the overall mood of the open spaces deliver an un
restricted space inviting users from all walks of life.

Marina en spaces extend to the streets introducing the concept of "living $treet".

1 Height, Density and Street Wall Control (SWC) Strategy:

22 Lively city proposalLinking Beirut Souks commercial district to Saint George Bay waterfront and
marina
https://lwww.livelicity.com/projects/oldshorelinewalk

77



The low density around plots 1455 and 1456 allow for an uninterrupted visual

permeabilitytowards the marindevelopment.

The Master Plan

ot low demsity

I New development - medium densiy

I Now devaiopment - high density
Davelopment below corniche evel

I Restored building

Figure27 ZB marina ysual permeability
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Street wall controls allowing for colonnaded building basis enhances the interaction and
pedestrian flow within the marina sector. This building typology is complemented with

commercial GF uses that promote street life and activity.

Beirut Marina Visual Permeability

[ Icone of Vision

Figure28 ZB marina visual permeabilitysource author (2019)

c. The Plot guidelines
Sector special conditions and building regulations define the role of the plot within

the overall district scheme and are set to optirttieglot value. The rezoning of the
marina area in 1991, followed by a series of amendments and exemptions, produced

guidelines that played a major role in defining the publicness of ZB development.
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Sector A - Zaituna Bay - Regulatory Framework Plan

DStudy area

SOLIDERE plots

Fr‘on'tage with mandatory streetwall control

[&d Covered Arcade or colonnade

[ Public Pedestrian Passage dedicated to the Marina
[T3]Part of Public Space Subject to Special Treatment
BB Public Space

[@]Junder Corniche Parking

ESurFace Parking
] Pedestrian Bridge or Tunel

mp Ingress Egress Rooad Dedicated to marina

SE/

MEDITERRANEAN

MARINA

H= 'Corniche
Sidewalk Level
1455 Private property permitted to
erect temporary structures,
sports facilities, swimming pools,
car porks and related equipment,
1421 provided that their maximum

height does not exceed the level
of the oadjoacent corniche.

J’FﬁiChE’

Figure29 ZB urban guidelinessource SOLIDERE
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Table13 The transformation of Beirut Marirguidelines
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