
  
 

 

 
  

PHASE I- DESIGN BRIEF 
STUDY AREA IN NORTHERN EXTENSION OF TRIPOLI GARDEN 

 

Urban Design, Rezoning, Regulated Design Guidelines and 
Development Controls of the Northern Gardens of Tripoli 

 
 

إعادة دراسة ضوابط وموجهات التطوير وتنظيم البناء التي تحكم منطقة بساتين 
 طرابلس الشمالية عن طريق طرح تصميم عمراني للمنطقة

 
 

Directed and authored by:  
 Professor Jamal Abed and  

Urban Designer Sandy El Sabsabi 

 



i 
 

 

“In loving memory of professor Jamal Abed” 

This work is dedicated by his wife Salma Abed, his family and his consulting team to his 

beloved hometown Tripoli 

 

Just as great men do, they leave with a unique legacy behind, so did Professor Jamal Abed. His 

empathy, devotion and dedication to reflect on the beauty and hidden potentials of his beloved 

hometown Tripoli, is unwavering. 

‘Re-planning the Northern Extension of Tripoli Garden’ is the first type of study aiming at 

implementing urban design, rezoning, design guidelines and development controls as urban 

tools serving a holistic approach towards future urban expansion in Northern contexts in 

Lebanon. 

 

This study headed by professor Abed, went through different development stages starting with; 

 

- Stage 1: A two-month period volunteering group work1, targeting the northern Basatin 

area delineated by Abu Ali river and Baddawi border line. This phase included surveys, 

production of list of base maps, assessment of case studies, generation of urban design 

layers, masterplan design, architectural designs and prototypes with render views.  

 

Part of this work is presented at the end of this report; pages 134-146. 

 

- Stage 2: A two-month period of group work2, targeting the Northern Extension of Tripoli 

Garden spanning from Beddawi border line towards Miten neighborhood including 

Tripoli Stadium (respecting Tripoli municipal borderline). This phase is a continuation of 

the previous work. It follows a well-articulated scope of work and schedule divided into 

three phases: Design Brief, Review & Approval by stakeholders and Master Planning and 

Urban Design. 

 

This report presents 90% of the work completed for Phase 1: Design Brief.  

 

                                                           
1 Volunteering Team: Azm students: Abdallah Assaad, Reem Nasser, Wael Daher and Yasmine Hafza. 
2 Consultant Team: Urban designer & Architect: Sandy El Sabsabi I Architects: Rawan EL Mawas, Samer 
Husseini Tanbouzeh, Raed Shalak, Oussama Hazim”, in addition to Azm students: Reem Dandachli and 
Faten Beiruty. 
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EXECUTIVE SUMMARY 

 ملخص تنفيذي
 

يق لية عن طرلشمااطرابلس  إعادة دراسة ضوابط وموجهات التطوير وتنظيم البناء التي تحكم منطقة بساتينجاء مشروع "

ي يم العمرانالتصم لحل الممارسة العمرانية العامة في طرابلس خاصة والتي تفتقر إلعتبارات طرح تصميم عمراني للمنطقة"

 إلى تعديل لمشروعاعند اإلنتقال مباشرة من التوجيهات التخطيطية إلى تنفيذ الضوابط المعمارية. بناًء على ذلك يهدف هذا 

مها: يرة أهلعمراني الحالي والجاري في طرابلس بهدف تعزيز هويتها وشخصيتها العمرانية المهددة بعوامل كثالمسار ا

العامة و  لسالمةااألوضاع اإلجتماعية والبيئية المتفاقمة والعمار العشوائي في بعض األحيان أو العمار الذي يفتقر أسس 

 رة كالتبانة والبداوي. الصورة المعمارية الحضرية في بعض المناطق المجاو

رصة طرابلس % من مساحة طرابلس اإلدارية، فهي تشكل ف 8.45بالنظر إلى أن منطقة الدراسة تبلغ نسبة مساحتها حوالي 

لها من الية وتكمياء الحاألخيرة لتعديل مسارها العمراني الحالي. بناء عليه فمن الضروري أن نقوم بتعديل أنظمة التقسيم والبن

لدراسة قترح اط تطوير موسعة ودقيقة من شأنها مواجهة عوامل الطرد السائدة ضمن منطقة الدراسة. بالتالي، تخالل ضواب

 لمعالجة المسائل التالية:

 التحكم في عوامل الدفع الطاردة في منطقة الدراسة وتحويلها إلى منطقة جاذبة. .1

اً عتمدة حاليية المزة و شبكة الطرق والبنية التحتإحداث بيئة عمرانية جديدة مع الحفاظ على تقسيم األراضي المفرو .2

 مع إعادة تقسيم بعض األراضي الغير مفرزة.

التمدد  داً فيإعادة النظر في اإلسخدام الحالي لألراضي الواقعة في المنطقة الصناعية والتي تشكل عامالً طار .3

مدينة لاس الميزة األس -لشاطئ البحر السكاني ضمن منطقة الدراسة والتي تحد بشكل مباشر حق السكان في الوصول

 طرابلس.

 طرح جديد الستخدامات األراضي تساهم في بيئة أكثر حيوية وفعالية. .4

ً على تكلفة التطوير ودون تخطي عتب .5 ً دون التأثير سلبا ة رة الشرائية القدتعزيز التنمية الصحية والمستدامة بيئيا

 للسوق.

 تحافظ على روابطها بتاريخ المدينة.إنشاء شخصية وهوية مميزة للمنطقة والتي  .6

 .لجديدةطرح أنماط وتصاميم معمارية تعزز هذه الهوية وتبرهن فعاليتها اإلستثمارية ضمن أطر القوانين ا .7

 بلس.ية طراأخيراً، وضع تصاميم للشوارع ضمن الحيز العام واقتراح تصميم مبدئي ألحد الحدائق التابعة لبلد .8

لشوارع اونسق  م عمراني شامل لمنطقة الدراسة، واقتراح تصميم للمساحات العامة المفتوحةيتألف المشروع من إعادة تصمي

ستدام بما يم المفي الحيز العام، مع وضع ضوابط لعنصر تخطيط المناظر الطبيعية في المجال الخاص، وتحديد إرشادات التصم

 .طرابلسر الطبيعية الثقافية والتاريخية ليتماشى مع الطابع العمراني المقترح وإعادة الطابع الحضاري والمناظ

 ية:يبدأ هذا الملف بشرح المرحلة األولى التي ترتكز على وضع كتيب موجهات التصميم والمقسمة للمهام التال

من ة منطقة الدراسلجمع البيانات الحالية ذات الصلة ضمن المناطق المحيطة المباشرة  :تحليل الموقع وسياقه :1المهمة رقم 

ء اسية وإنشائط األستستكمل جمع البيانات بإنشاء وتحليل الخرا. التعبير عن عوامل التنمية والعومل االطاردة للتطوير خالل

 .اإلطار التحليلي

لحلول الدروس وا : دراسة أمثلة لمناطق عمرانية ذات صلة باإلشكاليات المحددة ضمن منطقة الدراسة، استنتاج2المهمة رقم 

 ية من هذه األمثلة وتحليل عوامل نجاحها في المشروع.العمرانية والتخطيط

 :من خالل تحديد إعتبارات التصميم ومبادئها: 3المهمة رقم 

 ومبادئ التصميمحضرية رؤية وضع • 

 وتوجيهات التخطيط الرئيسيتصميم المبادئ التوجيهية • 
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 :متطلبات التصميموضع : 4المهمة رقم 

 اعتبارات الموقع ومتطلباته• 

 معايير األداء •

 (BREEAM)ودليل المجتمعات الفني  (LEED) القيادة في الطاقة و التصميم البيئي: التدابير المستدامة• 

 ...(.لبناء مواد ،كثافة سكانية ،اترتفاعإللمناطق المكونة لموقع المشروع )االعتبارات الرسمية • 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



iv 
 

 

TABLE OF CONTENT 
 

 

 

EXECUTIVE SUMMARY (Arabic) ......................................................................................................... i 

ILLUSTARTIONS …………………………………………………………………………………………………………………………vii 

TABLES…………… ................................................................................................................................ x 

INTRODUCTION ............................................................................................................................... 1 

A. Project Impetus and Objectives ............................................................................. 1 

B. Scope of project & Phasing of the study ................................................................ 2 

C. Objectives of Phase I- The Design Brief ................................................................. 7 

D. Structure of Design Brief and Methodology of work ............................................. 7 

TASK #1:  

SITE ANALYSIS AND CONTEXT: ARTICULATION OF DEVELOPMENT FACTORS ................................ 8 

A. Location and description ....................................................................................... 8 

B. Demographics and demographic movement ...................................................... 10 

C. Zoning and population density ............................................................................ 11 

D. Socio-economic make ups of surrounding areas and Affordability thresholds ... 20 

E. Security and safety issues .................................................................................... 30 

F. Zoning and Environmental considerations .......................................................... 34 

G. Accessibility and vehicular Circulation ................................................................. 37 

H. Functionality and branding .................................................................................. 41 

I. Current zoning regulations and development ..................................................... 48 

1. Zoning and city growth ........................................................................................ 48 

2. Zoning and parcel sizes typology of market products ......................................... 49 

3. Zoning and urban design ..................................................................................... 54 

J. Conclusive problematics ...................................................................................... 55 

TASK#2:  

STUDY OF PRECEDENTS ................................................................................................................. 57 

A. Identify the case studies ...................................................................................... 57 

B. Analyze the precedents and create all necessary literature and diagrams ......... 57 



v 
 

1. Hybrid-Industrial Zoning: A Case Study in Downtown Los Angeles ..................... 57 

a. Future growth and typologies of industrial city patterns .................................... 58 

b. Land use assessment and criteria for conversion ................................................ 59 

c. Towards denser developments: FAR and heights ............................................... 61 

d. Proposed uses, design tools and guidelines ........................................................ 64 

2. West Oakland: Mandela/West Grand area and San Pablo Avenue .................... 66 

a. Opportunity Area Land Approach: proposed new acupunctural land uses ........ 67 

b. Opportunity Areas: contexts and design proposals ............................................. 71 

i. Mandela/West Grand Opportunity ..................................................................... 72 

ii. San Pablo Avenue Opportunity Area ................................................................... 74 

3. San Francisco: East South of Market ................................................................... 79 

a. New Land use proposal ........................................................................................ 80 

b. Masterplan design elements and policies ........................................................... 82 

TASK#3:  

NEIGHBORHOOD VISION AND MASTER PLANNING DIRECTIVES................................................... 86 

A. Vision and Design principles ................................................................................ 86 

B. Design guidelines and directives .......................................................................... 86 

1. In Spatial Layout .................................................................................................. 87 

a. Legibility and urban form ..................................................................................... 87 

i. New Urban Patterns and form ............................................................................. 88 

b. Legibility and Activity Patterns ............................................................................ 91 

i. Gateways and vistas............................................................................................. 92 

2. In Land use ........................................................................................................... 94 

3. In Infrastructure ................................................................................................... 96 

4. In Livability and Inclusiveness .............................................................................. 98 

5. In Economy and Market ....................................................................................... 99 

TASK#4:  

DESIGN CONSIDERATIONS ........................................................................................................... 100 

A. Site Considerations and Requirements.............................................................. 100 

B. Performance Standards ..................................................................................... 100 

C. Sustainable measures lead to LEED (or BREAM) certification ........................... 107 

APPENDIX: BASE MAPS ................................................................................................................ 117 

A. Boundary of the Site Under Study ..................................................................... 117 



vi 
 

B. City-Level Circulation Network .......................................................................... 118 

C. Street hierarchy of existing and projected future decreed roads ..................... 120 

D. Open Space Typologies ...................................................................................... 121 

E. GF & Upper floor building use ........................................................................... 122 

F. Figure/Ground plans .......................................................................................... 124 

G. Building heights distribution .............................................................................. 126 

H. Zones Classification ............................................................................................ 127 

I. Parcellation and area subdivision ...................................................................... 128 

J. Existing Land use ................................................................................................ 129 

K. Proposed Land use ............................................................................................. 130 

L. Built/Vacant Lands ............................................................................................. 131 

M. Ownership .......................................................................................................... 132 

N. Topographic Slope analysis ................................................................................ 133 

STAGE 1:  

NORTHERN TRIPOLI GARDEN DESIGN PROPOSAL AND RENDERS .............................................. 134 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



vii 
 

ILLUSTARTIONS 
 

Figure 1: The site under current situation ....................................................................................... 9 

Figure 2: Site boundary and limits ................................................................................................... 9 

Figure 3: Physical context of the study area ................................................................................. 10 

Figure 4: Demographic movement ................................................................................................ 11 

Figure 5: Zones Classification ........................................................................................................ 12 

Figure 6: Tabbeneh population density......................................................................................... 17 

Figure 7: Main jobs distribution in Tripoli municipality. Source: UNDP 2014 Urban Deprivation 

Index. ............................................................................................................................................. 17 

Figure 8: Population Density of the study area within Tripoli cadastral map ............................... 20 

Figure 9: Socio-economic groups in Tripoli metropolitan Area (Left) and Building quality map 

showing Palestinian camp and social housing instances (right). (Source: Tripoli City profile, UN 

Habitat 2016) ................................................................................................................................. 20 

Figure 10: Tripoli neighborhoods and density distribution of Lebanese by .................................. 21 

Figure 11: Sources of income by 

cohort……………………………………………………………………………………………………………………………………….23

Figure 12:  Frequency of income…………….. ................................................................................... 23 

Figure 13:Average monthly income by cohort .............................................................................. 23 

Figure 14: Source of income by cohort    Figure 15: Frequency of income ................................ 24 

Figure 16:Average monthly income by cohort .............................................................................. 25 

Figure 17: Average rent per 

neighborhood……………………………………………………………………………………………………………………………29

Figure 18: Types of shelters ........................................................................................................... 29 

Figure 19: Historic sites and dates of building constructions........................................................ 30 

Figure 20: Reported unsafe areas ................................................................................................. 31 

Figure 21: Building use .................................................................................................................. 32 

Figure 22: Reported unsafe areas ................................................................................................. 33 

Figure 23: Sewage Drainage falling into Abou Ali river ................................................................. 34 

Figure 24: Chaotic electrical wires in Qobbeh (left) and Tebbaneh (right) neighborhoods ......... 37 

Figure 25: Circulation Network on City Level ................................................................................ 38 

Figure 26: Road network scheme, hierarchy and percentages at neighborhood level ................ 39 

Figure 27: 14m Street Design Information .................................................................................... 40 

Figure 28: 20m Street Design Information .................................................................................... 41 

Figure 29: Distribution of urban facilities in site context with their Catchment areas. ................ 42 

Figure 30: Distribution of everyday needs within site context with their Catchment areas ........ 43 

Figure 31: Open space Typologies ................................................................................................. 44 

Figure 32:Nuisance arising from industrial zone if executed ........................................................ 46 

Figure 33: Proposed new parcellation industrial plan in comparison to the existing built 

industrial parcels in P19. ............................................................................................................... 47 

Figure 34: P5-P6-P11 and P19 of the study area ........................................................................... 48 

Figure 35: Zones specifications as per Tripoli detailed regulations .............................................. 49 

Figure 36: Parcellation and Area subdivision with building categories ......................................... 50 



viii 
 

Figure 37: Building typologies A, B and C, as per P6 zoning regulations ....................................... 52 

Figure 38: South-eastern view....................................................................................................... 53 

Figure 39: Southern view overlooking Tripoli Stadium ................................................................. 53 

Figure 40: A view of monotonous, non-descriptive development ................................................ 54 

Figure 41: Downtown Los Angeles & proposed hybrid-

industrial…………………………………………………………………………………………………………………………………..59

Figure 42: Old city zoning, where study ........................................................................................ 58 

Figure 43: Typologies of industrial spaces (Source: Source: Hybrid-Industrial Zoning: A Case Study 

in Downtown Los Angeles. MASSACHUSETTS INSTITUTE OF TECHNOLOGY February 2019) ....... 59 

Figure 44: Interface between residential and industrial zones in Downtown LA ......................... 59 

Figure 45: Industrial risk assessment index through six 

factors………………………………………………………………………………………………………………………………………61

Figure 46: Hybrid zone includes the Art ........................................................................................ 60 

Figure 47: FAR increase, towards denser developments .............................................................. 62 

Figure 48: Height increase ............................................................................................................. 63 

Figure 49: Current manifestations of land use change through hotels, mixed-use & residential 

constructions ................................................................................................................................. 64 

Figure 50: Description of different uses ........................................................................................ 65 

Figure 51: West Oakland location ................................................................................................. 67 

Figure 52: Current Land use distribution....................................................................................... 69 

Figure 53: Delineation of Opportunity Areas ................................................................................ 70 

Figure 54: Opportunity Areas Future Development Vision ........................................................... 71 

Figure 55: The four opportunity subareas with respective sites................................................... 72 

Figure 56: View of Sub-Area 1A with High Intensity developments ............................................. 74 

Figure 57:  Sub-Area 1A - View of Higher Intensity Detail ............................................................. 74 

Figure 58: San Pablo subareas 4A and 4B ..................................................................................... 75 

Figure 59: RU-5 mid-corridor section rezoned into CC2 and 

CC3……………………………………………………………………………………………………………………………………………77

Figure 60: View of Sub-Area 4A………………………………………………………. .......................................... 78 

Figure 61: Eastern Neighborhoods Area Plans with study area .................................................... 79 

Figure 62: East SOMA falling into the Old 2008 Zoning map ........................................................ 80 

Figure 63: Proposed land uses in East SOMA ................................................................................ 81 

Figure 64: East SOMA_ New height proposal................................................................................ 82 

Figure 65: Eastern Neighborhoods Guide to Proposed Zoning on the water edge side in SOMA (P 

= Permitted C = Conditional NP = Not Permitted NA = Not Applicable sf = square feet DR = 

Discretionary Review) .................................................................................................................... 85 

Figure 66: Key map ........................................................................................................................ 87 

Figure 67: From a free-standing building to a multi-storey townhouse ....................................... 88 

Figure 68: From monotonous layout to hybrid open block .......................................................... 88 

Figure 69: Townhouse with distinct architectural features including red-tile roof ...................... 89 

Figure 70: Residential typologies: perimeter townhouses and tall buildings allocation .............. 91 

Figure 71: Gateways and vistas ..................................................................................................... 92 

Figure 72: Design of Gate 1 before (left) and after (right) ............................................................ 93 

Figure 73: Building street-level outlines demarking various visual meaning of activities ............ 94 



ix 
 

Figure 74: LEED Measures ........................................................................................................... 108 

Figure 75: While Bream Measures .............................................................................................. 109 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



x 
 

TABLES 
 

Table 1: Denizens count of residential buildings (Types A, B and C) in zone P6 ........................... 13 

Table 2: Population count of existing amenities, proposed future projects and new re-

parcellation zone ........................................................................................................................... 15 

Table 3: Population count of P11 zone ......................................................................................... 16 

Table 4: Proposed Handcrafts and Light industries distribution in P5 as per current situation ... 18 

Table 5: Proposed Heavy industries distribution in P19 as per current situation ......................... 19 

Table 6: Push-Pull Factors: Field Study (socio-economic factors in blue) ..................................... 26 

Table 7: Rent prices based on new apartments sizes in the market today ................................... 28 

Table 8: Services needed in Assessed Neighborhoods as Reported by Respondents .................. 36 

Table 9: Nuisance arising from the industrial edge ....................................................................... 45 

Table 10: Masterplan design elements and provisions ................................................................. 82 

Table 11: Tripoli’s environmental issues and solutions .............................................................. 109 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

file:///C:/Users/10RS4/Desktop/Re-planning%20the%20northern%20extension%20of%20Tripoli%20Garden/FINAL%20WORKS/REPORT/16-5-21_Report-phase1.docx%23_Toc72183362


 

 

 

 

 

 

 

 

 

 

 

PHASE 1 
 

DESIGN BRIEF 
 

 

 

 

 

 

 

 

 

 

 

 

 



1 
 

INTRODUCTION 
 

A. Project Impetus and Objectives 
 

Thinking about development in Lebanon is always done on a narrow and incomplete 

geographical and administrative scale that hardly ever takes into account the components of its 

direct and distant urban contexts and perceives the overall plan. The result is; it becomes 

inevitable for contradictory activities to take place within the same geographic area, where land 

use classifications are “patched” together, even though they are not necessarily coherent or 

compatible. Reflecting this in North Lebanese contexts, in specific Tripoli, the current land 

planning and zoning regulations dismiss a unifying vision statement for the city, where same 

planning tool applying land pooling technique is repeatedly turning every vacant land 

susceptible to future developments into an undefined and detached zone from its direct 

context. 

Consequently, the application of zoning normative tools on lot basis will develop the Study Area 

into monolithic structures lacking in district scale attributes of placemaking and healthy 

environments, which will host urban ailments similar to surrounding neighborhoods. There is a 

need to break the monotonous grid and rethink the current building regulations and zoning, and 

accordingly to plan a holistic defensive vision for the Study Area interpreted into new 

masterplan proposal, complemented with urban design guidelines at district level and 

development controls at block and lot level. The study area shall be the first distinct urban 

design product in northern contexts to follow and learn from, aiming at; 

 Insuring Social urban life;  

- Create a livable and viable environment at the base of social cohesion, inclusiveness, 

and democracy where quality infrastructure and public space is a right to the rich 

and the poor. 

- Design of streets and buildings that reinforce safe environments. 

- Promote daily interaction between people by providing civic buildings and public 

gathering places. 

 Creating environmental urban quality of life;  

- Design a healthy green milieu that makes living more convenient, where green 

spaces and natural landscape reduce pollution, produce fresh air and provide spaces 

for socializing. 

- Promote the access to clean air, water, land and nontoxic materials 

 Producing physical quality of life;  

- Increase density with mixed typologies of urban fabrics including affordable housing 

units. 

- Provide accessibility to services and facilities that cover people’s needs. 
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- Provide well-defined streets and open spaces by a well-structured building layout. 

 Stimulating mobility;  

- Design roads that praise setbacks, and create small pedestrian routes and right of 

way within blocks to stimulate walkability, accessibility and physical permeability.  

- Encourage different transportation modes including public transference and bicycle 

trail. 

 Generating economic urban quality of life;  

- Provide job opportunities and promote local business and encouraging mixed-use 

developments. 

- Minimize cost of living by promoting the access to affordable housing, services and 

facilities. 

 

 

B. Scope of project & Phasing of the study 
 

The following constitutes the contractual scope of work for the Urban Design and consequent 

formulation of regulated design guidelines and development controls of the current proposed 

parcellation and public domain falling within the commissioned area to the Consultant by the 

Municipality – referred to as “the Study Area”. 

 

Definition of Study Area 

The study area is an underdeveloped zone located in the northern Extension of Tripoli Garden- 

the boundaries of which are delineated in Appendix A. The current zoning regulations that are 

applied on the study area are included in Appendix B. 

 

Problem Statement and Questions 

As the general practice in Lebanon and more specifically in Tripoli, the formulation of zoning and 

building regulations suffer of a jump from planning directives to architectural controls without 

any consideration to urban design that is at the heart of the creation of a suitable urban 

environment that contributes to the well-being of its denizens. Consequently, the current zoning 

and building regulations in the Study Area will risk leading to a monotonous non-descriptive 

development that will have a negative impact on its future residents and that shall continue the 

expansion of the urban ailments of the surrounding regions of Tebbaneh, Beddawi, and the 

neighboring Palestinian camp. Given that this Study Area is the last land asset at the northern 

edge of the city of Tripoli and that constitutes around 5% of its total area, it is vital that we 

amend the current zoning and building regulations and supplement it by additional and more 
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adequate development controls that will counteract prevailing push factors for the city 

denizens. Thus, urgent design intervention should take place tackling the below questions:  

 How to control and to solve the region’s prominent push factors on the Study Area? 

 How to transform positively the urban environment without changing the set parcellation 

of the Study Area? 

 How do we resolve the contiguity between the industrial and the residential zones? 

 How to promote a healthy and environmentally sustainable development without 

negatively affecting the cost of the development and the affordability threshold of the 

potential target market and end-users?  

 How to create a distinct image and identity for the area that maintains its links to the 

history of the city? 

 How can new building typologies add to this identity? And finally, 

 How can new land use patterns contribute to a better lively and functional environment? 

 

Project Goals and Vision 

The project goal is to re-conceptualize a typically market-based development approach of the 

Study Area that is manifested through the current parcellation and regulations. The proposal 

shall assess and contribute to the attributes of place-making that falls into the urban-social, 

environmental and physical dimensions, acclaiming sustainable development. 

The purpose is to enhance the built environment and quality of life by proposing development 

controls that regulate the townscape, the urban form and building envelope, and accentuate 

notions of legibility, permeability, livability and walkability through the design of a strong private 

and public interface. 

In practical terms, the project consists of preparing a comprehensive masterplan for the area of 

study, designing the public open spaces and streetscapes of the public domain, developing 

controls for the landscape-planning component of the private domain, defining sustainable 

design guidelines in line with the urban character proposed, and reinstating the cultural and 

historical urban and landscape character of Tripoli. 

 

Phase 1 DESIGN BRIEF 

 

Task#1:   Site analysis and context: Articulation of development factors 

The data collection shall include the following, complemented with the analysis 

of base maps and the establishment of the analytical framework 

 Location and description 
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 Demographics and demographic movement 

 Zoning and population density 

 Socio-economic make ups of surrounding areas and Affordability thresholds 

 Security and safety issues 

 Zoning and Environmental considerations 

 Accessibility and vehicular Circulation 

 Functionality and branding 

 Current zoning regulations and development 

 Zoning and city growth 

 Zoning and parcel sizes typology of market products 

 Zoning and urban design 

 Zoning and wasted opportunity 

 

Task#2:  Study of Precedents 

 Identify the case studies 

 Analyze the precedents and create all necessary literature and diagrams 

 

Task#3:  Neighborhood vision and master planning directives 

 Vision and Design principles 

 Design guidelines and directives 

 

Task#4:  Design Considerations 

 Site Considerations and Requirements 

 Performance Standards 

 Sustainable measures lead to LEED (or BREAM) certification 

 Formal considerations (massing, height, floor plate sizes, and materials) 

 

Deliverables of Phase 1 

A pdf-formatted report that comprises the following: 

 Assessment of the socio-economic conditions resulting into the identification of the pull 

and push factors that are affecting the development of the Study Area;  

 Characterization of the parcellation sizes and their entailment on the development of the 

area. This is achieved through identification of an architectural solution- illustrated 
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through different plans, one elevation, and one 3d digital model- of the different 

categorized parcels with the application of the current zoning and building regulations;  

 The implications of the current design of the street profiles on the functionality of the 

Study Area;  

 Compilation of design directives derived from the analysis of the components identified in 

Task#2;  

 Analysis of relevant case studies leading to the formulation of sustainable design 

directives that will inform the master planning design of the Study Area; 

 Formulate recommendations in relation to the present zoning regulations- especially at 

they relate to zones P5 and P19 that are located in the Study Area. 

 

Phase 2  Masterplan & URBAN DESIGN 

Task#5: Preliminary Design Concept 

 Subdivide the Study Area into well-identifiable neighborhood quarters each 

with its own sub-center; 

 Establish pedestrian and soft transportation linkages between the different 

neighborhoods; 

 Identify the recommended building typologies that are most suitable for 

the creation of a sustainable and quality urban environment 

 Set the urban design framework with the land use distribution and its 

relation to the industrial area.   

 Architectural Concept Design Proposals suitable for the set categories of 

parcel sizes- illustrated through different plans, one elevation, and one-3d 

digital model. 

 

Task#6: Design Development 

  

 Roads hierarchy and vehicular flow directions 

 Massing scenarios: perimeter block with multi-stories townhouses and 

special large sites for open block development including tall buildings 

 Network of open and green spaces, pedestrian network, and soft mobility 

schemes 

 Street Cross-section Typologies and Conceptual Landscape design of these 

streets 

 Private/public squares conceptual design  

 Public Municipal gardens conceptual design 
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Task#7:  Zoning, Development Framework Plan (DFP), Development Controls, and 

Building Regulations 

Deliverables of Phase 2 

A pdf-formatted report that comprises the following: 

 Preliminary Design Concept Report 

o Five Computer Rendered Illustrations for Public Awareness Campaign 

 Maps and Drawings illustrating the following: 

o Roads hierarchy and vehicular flow directions 

o Massing scenarios: perimeter block with multi-stories townhouses and special 

large sites for open block development including tall buildings 

o Network of open and green spaces, pedestrian network, and soft mobility 

schemes 

o Architectural Design Proposals befitting the different parcel categories in the 

Study Area 

 Landscape Design Concept Report 

o Street Cross-section Typologies and Conceptual Landscape design of these 

streets 

o Private/public squares conceptual design  

o Public Municipal gardens conceptual design 

 Development Framework Plan Governing the Study Area 

o Zoning Boundaries 

o Allowable FAR, SEF, Building Height 

o Allocation of Landmarks, Gateways, and View Corridors 

o Identification of Street Wall Controls Categories on all parcels 

o Allocation of Parking Entrances 

o Allocation of on-street Parking 

o Identification of Built-to-lines Development 

 Special Development Controls 

o Permitted and prohibited uses within the Study Area 

o Architectural Character, Wall-to-Opening Ratios, opening proportions, balconies 

proportions, Architectural Tectonics, Finishing Materials, Colors, Fencing, and 

Roofing configuration and material 

o Frontage landscaping and lighting 

o Signage Regulatory Framework 
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C. Objectives of Phase I- The Design Brief  

 

The development of the Design Brief aims at; 

 Comprehending and assessing the site urban context and appraising its distinctive 

physical/spatial, functional, social, economic and legislative character and concluding 

with the different arising problematics in respect to these aspects. 

 Allocating the constraints and limitations threatening the Study Area from being 

developed into a healthy environment and resolving them throughout surgical design 

proposals with respective guidelines. 

 Creating a new masterplan titled with a bold urban statement and design parameters 

from an urban design perspective that defines the overall design approach at city level. 

 Revising and upgrading zoning and building regulations. 

 Setting new urban design guidelines and development controls on district, block and lot 

level.  

 

D. Structure of Design Brief and Methodology of work 
 

The design brief introduces the Study Area, analyzes and interprets its shaping factors on the 

different environmental, social, physical and economic levels. It addresses the needs and 

shortfalls and concludes with statements and lessons learned from international case studies to 

solve the problematics and set design recommendations to be developed in the upcoming 

phase. The Design Brief is structured according to the following working method starting with;  

1. Assessment of the socio-economic conditions resulting into the identification of the pull 

and push factors that are affecting the development of the Study Area;  

2. Characterization of the parcellation sizes and their entailment on the development of 

the area. This is achieved through identification of an architectural solution- illustrated 

through different plans, one elevation, and one 3d digital model- of the different 

categorized parcels with the application of the current zoning and building regulations;  

3. Implications of the current design of the street profiles on the functionality of the Study 

Area;  

4. Compilation of design challenges and problematics from the analysis of the urban 

components identified in Task#1 including base maps;  

5. Analysis of relevant case studies leading to the formulation of sustainable design 

directives that will inform the master planning design of the Study Area; 

6. Formulation of recommendations in relation to the present zoning regulations- 

especially at they relate to zones P5 and P19 that are located in the Study Area. 
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TASK #1: 

SITE ANALYSIS AND CONTEXT: ARTICULATION OF DEVELOPMENT FACTORS 
 

 

A. Location and description 
 

The study area is currently an underdeveloped zone of predominantly agricultural and farm 

lands located in the Northern Extension of Tripoli Garden, north-east Tripoli (Fig.1). It falls within 

the jurisdiction of Tripoli Municipality, in Lebanon’s North Governorate. The neighborhood 

spans 1.7 Km², in which Abu Ali River cuts through, and divides it into two parts; one area 

extends 0.95 Km east towards Baddawi neighborhood, the other area spreads 0.75 Km² west 

towards the Stadium. 

At a macro scale, the area of the site covers 8.45% of Tripoli region. It constitutes, in addition to 

the new dam and farez area in Abu Samra, the last available vacant zone for future urban 

expansions. This makes any design intervention at urban scale very effective and of a heavy 

importance. 

At a micro scale, the boundary of the study area is delineated by the sea edge and Tripoli 

eastern ring road from the north. Its eastern and north western edges respect Tripoli municipal 

borderline, ending at Baddawi and Miten neighborhoods, respectively. The south western and 

southern border ends at P6 limit, whereas the south eastern side stops at Fouad Chehab 

Boulevard, where the line patchiness is a result of excluding developed parcels with concrete 

constructions from the study area (Fig.2).  

The physical layout of the site is based on a proposed parcellation and street network plan. It 

comprises in majority 734 private underdeveloped lands forming 64.7% of the site, 32.9% of 

roads and 2.4% of three municipal public parks. 
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Figure 1: The site under current situation 

 

Figure 2: Site boundary and limits 
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B. Demographics and demographic movement  

The study area confronts a challenging context, surrounded by the new developments of the 

Miten area in the west, the low-income vulnerable neighborhoods like Tabbaneh and Baddawi 

in the east and south and the industrial edge in the north. The latest introduction of the 8.5Km 

Tripoli eastern ring road constitutes a physical and visual blocking edge from the north; initially 

planned to provide high quality transport service, reduce traffic and guide urban growth, the 

project, in reality, estranges the urban tissue and blocks any future spatial development towards 

the sea (Fig.3). 

 

Figure 3: Physical context of the study area 

 

Situated within a highly densely populated area, the site covers 8.45% of Tripoli region, targeted 

by furfure urban expansions. In specific, urban growth in Tripoli is directed towards two poles; 

from one side, the western and southern track towards Dam&Farez region, Abu samra and Ras 

Maska district, from the other side the northern direction towards the study area within Tripoli 

gardens. Ultimately, the site constitutes a fertile zone for future urban development targeting 

different backgrounds and profiles, from low-income neighborhoods like Tabbaneh, Zehrye, El 

Qobbe and Baddawi and middle to high income areas including Miten and Abu Samra. In 

addition, the potentiality of the site is faced by a substantial problematic, where the location of 



11 
 

the eastern ring stimulates the bottleneck effect over the study area, by delimiting the flow of 

future settlements towards the north. This factor generates unhealthy environment 

accentuated by the noise of the highway and the dumpsite which is source of smelling polluted 

air, driven by the wind direction towards the site and surrounding context (Fig.4). 

 

Figure 4: Demographic movement 

 

C. Zoning and population density 

The study area falls into 4 zonings, inclusive within Tripoli municipal borderlines (Fig.5): 

P6 and P11: Mixed-use with majority residential developments 

P5: Crafts and light industries 

P19: Heavy industries 

Density and population counts are affected by three criteria that are distinct to each zone; 

FAR  defines density 

SEF defines the floor plate size 

Maximum Height  defines height limit 
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Figure 5: Zones Classification 

 

1. Population counts and Density of P6 and P11 

 

 P6 population study: With a slight raise in FAR from 0.9 to 1, this exercise calculates 

maximum capacity of population density resulting from land development by taking into 

consideration same SEF: 30%, and height limit 16m=5floors. The concluding product is 

three categories of residential typologies: two apartments, three apartments and four 

apartments per block. Including the ground floor which can be developed as commercial 

or residential, the calculations of average households of the units is a total of 5 floors. 

Accordingly, the count of population in P6 is equal to 53,874p (4.6p/Hs). 

 

Below is the detailed calculation method divided into new developments on vacant 

parcels (Table 1), existing developments on built lands, projected future projects and 

the new re-parcellation zone (Table 2). 

El-Mina-Tripoli Municipal 

 borderline 

Baddawi -Tripoli  

Municipal borderline 
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Table 1: Denizens count of residential buildings (Types A, B and C) in zone P6 
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Table 2: Population count of existing amenities, proposed future projects and new re-parcellation 
zone 

 

  

Zones Parcels 
Area 
(sqm) 

Parcels 
number 

Total area 
(ha) 

Population Density of 
zones 
(p/ha) 

P6 961,645 610 118.59 53,874 454.3 
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 P11 population study: Taking into consideration the land development under 

current zoning regulations (SEF: 40%, FAR: 2.4 and height limit 24m), the concluding 

product is different modular blocks composition of two, three and four apartments. 

Taking into consideration the ground floor as commercial and average households of 

residential units equal to 4.6p/Hs, the resulting count of population in P11 is equal 

to 1802p. 

 

Below is the detailed calculation of population density of mostly vacant lands (Table 

3). 

 

 

Table 3: Population count of P11 zone 

 

 

Zones Parcels 
Area 
(sqm) 

Parcels 
number 

Total area 
(ha) 

Population Density of 
zones 
(p/ha) 

P11 22,056 12 4.15 1802 434 

 

By comparing Tebbaneh (42 ha) to P6 (118.59 ha), it is relatively smaller in size, with a higher 

population density of 488/ha, controlled by a double FAR value (2), bigger SEF (50%) and 

taller buildings (20m) (Fig.6). Associating the normative zoning values of P6 to the existing 

zoning values of Tabbaneh proves the ability and flexibility to increase the density in the 

study area to match its surrounding context. The increase is regulated adding value to the 

neighborhood from an urban design and market needs perspectives. 
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Figure 6: Tabbeneh population density 

 

2. Population counts and Density of P5 and P19  

 

The study of population in each zone is based on studying per approximation the 

type of activity, its occurrence and capacity. 

 

 P5 population study: Holding account to the existing variety and richness of crafts 

and light industries specifically in El-Mina area, these functions constitute main 

generator for most families’ income. Where Tripoli economic development is 

oriented toward services, this sector’s contribution to GDP3 reached 69.7%.  

 

Figure 7: Main jobs distribution in Tripoli municipality. Source: UNDP 2014 Urban Deprivation Index. 

 

                                                           
3 Gross Domestic Product 
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Despite the high score of Handicrafts job occupancy (Fig.5), this sector’s activities are 

shrinking because of political stability and the lack of security as well as paucity of tourists in 

the city amongst other things, where Handicrafts – in which Tripoli has a local specialization - 

combined with manufacturing comprise a mere 2% of the active workforce (Tripoli City 

Profile, 2016). 

Accordingly, the average population count in P5 is calculated based on availability of crafts 

and light industries and their number of occurrences in Tripoli. Hence, distribution scenarios 

in P5 are set based on land capacity; one activity covers one building, taking into account the 

zoning regulations allowing for maximum 2 floors (see table 1). 

 

Table 4: Proposed Handcrafts and Light industries distribution in P5 as per current situation 

FUNCTIONS PERCENTAGE 
% 

NMB. OF 
PARCELS 

NMB. OF 
WORKERS 

Population 

Showrooms 30 30 10 300 

car services 25 26 4 104 

Gold and silver 
crafts 

17 17 3 51 

Wood carpenter 9 10 5 50 

Pottery 5 5 4 20 

Soap 5 5 7 35 

Textile tailor 3 3 3 9 

Leather works 3 3 5 15 

Machinery repair 3 3 3 9 

     

Total 100 102 54 593 

 

Adding to the population count the capacity of 4 existing building materials and wood 

hangars each counting 15, gives a total of 653p. 

- P19 population study: Tripoli is known as the major industrial area of the North, 

ranking second for industrial activity nationally behind Mount Lebanon. In 2009, 

14% of the economically active labor force was working in the industrial sector, 

which represents 19% of the companies in Tripoli (Tripoli City Profile, 2016). The 

major mapped industries in Tripoli are distributed below, where the population 

count in P19 is calculated based on the availability of these activities, their 

distribution and number of occurrences in the site context (see table 2). 

Noting that 2 parcels from the current P19 parcellation plan fit one hangar, which 

size is deduced from the average of existing medium-size built hangars located in 

the eastern edge of the port. 
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Table 5: Proposed Heavy industries distribution in P19 as per current situation 

FUNCTIONS PERCENTAGE 
% 

NMB. OF 
PARCELS (each 

hangar fits in 2 
consolidated 
parcels) 

NMB. OF 
WORKERS 

Population 

Wood and furniture 
industry 

40 12 (original 24) 10 120 

Aluminum and 
metals industry 

20 7 (original 14) 15 105 

Building material 
(CMU-hollow 
blocks) 

15 5 (original 10) 20 100 

Ceramics and stone 
industry 

15 4 (original 8) 25 100 

Plastic industry 5 3 (original 6) 30 90 

Textile and leather 
industry 

5 2 (original 4) 35 70 

     

Total 100  66 135 585 

 

 

 

 

 

 

 

- Density 

Zones Parcels 
Area 
(sqm) 

Parcels 
number 

Total area 
(ha) 

Population Density of 
zones 
(p/ha) 

Density of 
study 
area 
(p/ha) 

P6 961,645 610 118.59 53,874 454.3 315 

P11 22,056 12 4.15 1802 434 10.5 

P5 164,175 102 28.57 653 22.8 3.8 

P19 106,531 66 19.71 585 30 3.4 

       

Total study 
area 

1,254,407 790 171 56,914 941 332.7 

 

The study area scores high population density when compared to Mumbai and Cairo, which 

are cities known for their high population numbers (Fig.8). 
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Figure 8: Population Density of the study area within Tripoli cadastral map 

 

 

 

D. Socio-economic make ups of surrounding areas and Affordability thresholds 

High-level assessment of the spatiality of socio-economic groups of all nationalities at the 

urban level is cross-referenced with residential building quality, as shown in Figure 9. 

 

Figure 9: Socio-economic groups in Tripoli metropolitan Area (Left) and Building quality map showing 
Palestinian camp and social housing instances (right). (Source: Tripoli City profile, UN Habitat 2016) 
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Figure 10: Tripoli neighborhoods and density distribution of Lebanese 
by   
                                                      cadastral 2014 densities. (Source: Tripoli City profile, UN Habitat 2016) 

The densely populated “very poor quality residential” old city, involves Tripoli municipality’s 

Tabbaneh, AlHadid, Al-Mouhaitra, Al Soueka. It is equally conceivable that the socio-

economic “upper class” occupies the “new building” in Tripoli Jardins and Tripoli Zeitoun. 

What is noticeable, however, is that poor and very poor condition residential areas are being 

occupied by both the poorest socio-economic groups and the middle-income classes. Such 

cases are located at the extent of Tripoli Zeitoun both south and north-east of the old city, El 

Tell area and the majority of Mina 1, 2 and 3. The area between the old city periphery and 

Beddaoui, mainly comprising Tripoli Al-Qobbe, shows middle income residents occupying 

residential stock classed as “very poor quality” as well.  

This proves a mismatch between supply and demand in the housing market, in terms of 

diversity of supply. It could be that rental costs are unreasonably high relative to building 

quality, “a view supported by the fact that average rents in this most impoverished city are 

exceeded only marginally by those in Beirut/Mt Lebanon” (Tripoli City profile, 2016).  

From here arises the importance of supplying the market with diversity of good building 

quality at affordable prices targeting not only poor but middle to upper classes in the study 

area. 
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 Accordingly, further assessment below will focus on three dimensions:  

1- The average monthly income in poor and medium economic backgrounds in 

Tabbaneh and Qobbeh neighborhoods. 

2- Land pricing according to land use 

3- Rental pricing in medium class neighborhoods 

 

1- Average monthly income in Tabbaneh and Qobbeh 

Latest report by the Un Habitat (2016) studying Tripoli City profile confirmed the stagnant 

economy in the city, which presents an overriding structural context for livelihood insecurity 

and falling incomes for the below reasons: 

1. Cost of materials and items needed for livelihood increased (52% of survey respondents) 

2. Fewer job opportunities (23%)  

3. Salary decreased (9%)  

4. The customer base has decreased so there are fewer opportunities for respondent’s 

livelihood (7%)  

 

There is increased unemployment and job shortages among poor Lebanese workers 

specialized in services, handicrafts, small commerce and public administrative services.  

Comparing to other nationalities living in Tripoli; 

• Lebanese residents have a slightly lower unemployment rate, and work on average 

less hours per week than non-Lebanese.  

• Lebanese employees work on average between 24 and 30 hours per week, while 

non-Lebanese around 25 to 32 hours per week. And The main source of income for 

most households (HHs) is self-employment. 

- Tabbaneh Neighborhood 

The main source of income for most households (HHs) is self-employment (52.4% among 

Lebanese and 53.2% among non-Lebanese) or waged labor (14.5% among Lebanese and 

21.1% among non-Lebanese). A few households cover their expenses through remittances 

from relatives or another source (Fig. 11). Most of the households receive their income 

monthly, a few receive their income daily or weekly (Fig. 12).  
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Figure 11: Sources of income by cohort Figure 12:  Frequency of income 

In addition, the Figure below shows the approximate average monthly income in Tabbaneh 

 

 

Figure 13:Average monthly income by cohort 
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- Qobbeh Neighborhood 

The main source of income for most households (HHs) is self-employment (45.6% among 

Lebanese and 50.3% among non-Lebanese) or waged labor (29.2% among Lebanese and 

32.8% among non-Lebanese). A few households cover their expenses through humanitarian 

aid, or another source as shown in Figure 14). Most of the households receive their income 

monthly, whereas a few receives their income weekly or daily (Fig. 15). 

 

Figure 14: Source of income by cohort    Figure 15: Frequency of 
income 

To add, the Figure below shows the approximate average monthly income in Qobbeh  

Tabbaneh’s average monthly income is 537 $ 
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Figure 16:Average monthly income by cohort 

                                                                                    

 

 

 

Alongside the UN reports, an empirical study was initiated to assess the quality of 

life in neighboring regions, by conducting surveys with the people who actually live there. 

The survey was carried out over three consecutive days where 35 people agreed to fill out a 

questionnaire of which 20 were males and 15 were females. The inquiry form was 

conducted on streets and in 9 houses where 11 females were interviewed. In the following 

map, the surveyed regions are highlighted in red (Fig. 17). 

The questionnaire was carefully scripted to understand the mentality of the region’s 

residents. It basically starts out by asking about the person’s origins, previous residence, 

current staying, and reason for moving, if any. It was evident that people interviewed where 

coming from Tebbene, Akkar, Baddawi, Menye-Dinniye, Bakhoun and Syria (Table 3). 

 

 

 

 

Qobbeh average monthly income is 509 $ 
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 In conclusion, this section illustrates that Tripoli gardens site is surrounded by a big percentage of middle-class profiles who live in poor to very poor building conditions situated on the southern, south-eastern and south-

western edges in Tall, Qobbe, Hadadin and Tripoli Zeitoun. This raises the question of market need and discrepancy between supply and demand, where rental costs should reflect building construction quality. It is thus important to 

supply the market with diversity of good building quality at affordable prices targeting not only poor but middle to upper classes surrounding the study area. 

Accordingly, with a target to attract medium to high income profiles to the study area, an empirical study is initiated to survey the pricing criteria of lands in the market in accordance to land use, in specific the crafts and industrial 

uses. In addition, renting charges are assessed in relation to available residential apartment sizes in the market overlapping with the land product in the study area, of high-quality constructions, similarly found in Abu Samra, Manar 

area, a newly emerging residential neighborhood of middle-class profiles.

Table 6: Push-Pull Factors: Field Study (socio-economic factors in blue) 

1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 20

age 25 25-63 25-63 50 40 54 27 -syrian 29- syrian 64 50 25-64 25-64 40 above 64 25-64 48 38 55 36 25-63 47 25-63 25-63 25-63 25-63 25-65 6 14 25-63 above 64 above 65 above 66 20-63 20-63 20-63 20-63

place found junk yard street street house house house house house house house entrance house house house house bldg #28 street vendor junk yard street street shop steet street street street street street street street street street street street street street

status single married widow married married married married married married married married married married married married remarried married married married married married married married married single single single married married married married married married married

current residence zahriye bldg #11 tebbene bldg #11 bldg #11 bldg #11 bldg #10 bldg #8 bldg #17 bldg #21 bldg#27 bldg#28 bldg #27 bldg #27 abu samra tebbene beddawi tebbene beddawi near junkyard malouleh tebbene tebbene beddewi minyi tebbene tebbeneh beddewi tal beddewi ebbe tebbeneh tebbeneh tebbeneh ebbe

duration of residence  

(years) 
20 14 45 10 12 10 2.5 2 25 6 months 15 4 14 40 ? 40 11 born there 11 4 55 42 11 25 9 10 19 born there 20 50 15 20

previous residence akkar bakhoun tebbene / tebbene 6 yrs tebbene abu samra 
building nearby 7 

years in lebanon 
Menye tebbene denniye dahr el ein

tebbene birth 

place
tebbene birth place tebbene 

kubbe 

mankoubin 
kuwait baal drawich Tebbene 

abu samra & 

syria 
jabal mehsen akkar tebbene

shei5 

zeined
al-abde tebbene tebbene wadi khaled tebbene deniyi akkar

reason for moving  
education&ease 

of access 
events marriage money money &in-laws  

noise  money 

spaces 
marriage 

war and 

proximity its near 
marriage 

old for kids this 

was available 
marriage war -refuge marriage /

tebbene are not 

originals socially 

changed 7 

houses of 

syrians 

(breakfree)

mo work & 

money issues  
calm ambience wars and events war cheaper rent war marriage high rent work

wars and 

events 
work work

wars and 

events 
work work

 missing facilities 
café - restaurant -

garden 

vegies 

mouájanet 
no 

veggies-

cleanliness from 

fires garden 

entertainment  

veggies &meat -

cleanliness 

veggies&meat & 

money  
shopping 

none (poverty)- 

safety  
none drinking water water supply security 

cleaning & 

security 

safety & security & 

cleanliness 
security 

existing ones 

need to be 

better - safety 

&sympathy 

everything is 

far  - gardens 
mercy none none health care none

social 

surves
none none yes none none none none hospital none none none

Entertainment mina -gym housewife housewife housewife housewife akkar village visit parents none  

no time -

special 

need child 

mina shopping 

visit parents 

entertainment is 

expensive 
can't afford el-mina sits at home can't afford / at home el - mina 

travel & 

dam w 

farez 

none home taxi none none none
meeting 

friends

meeting 

friends 

and play

 house none none none house picnic none none

safety good good bad v.bad good bad good bad good good v.bad good good v.bad v.bad v.bad v.bad v.good good v.bad bad bad bad neutral neutral neutral neutral good good good v.good v.good good bad

noise v.bad good bad v.bad neutral good v.bad good v.bad good v.bad v.bad v.bad v.bad v.bad v.bad good neutral v.bad v.bad v.bad v.bad v.bad v.bad v.bad bad bad v.bad v.bad v.good v.bad v.good neutral v.good

smell v.bad bad bad v.bad v.bad (coffee) very bad v.bad v.bad v.bad good v.bad v.bad v.bad v.bad v.bad v.bad v.bad neutral v.bad v.bad bad v.bad v.bad v.bad bad bad bad v.bad v.bad v.bad v.bad v.bad bad v.bad

cleanliness neutral bad bad v.bad v.bad bad v.bad v.bad bad good v.bad v.bad v.bad v.bad v.bad v.bad v.bad bad v.bad bad bad bad bad good v.bad neutral neutral v.bad v.bad neutral v.bad bad bad v.bad

circulation good good bad v.bad good neutral neutral v.bad neutral good v.bad neutral bad neutral v.bad v.bad v.bad good v.bad neutral bad v.bad v.bad good neutral v.bad v.bad v.bad v.bad bad v.bad v.bad neutral bad

water good good good neutral v.good good good good neutral neutral bad neutral good bad bad v.bad neutral bad good good v.bad bad bad neutral neutral v.bad v.bad good good neutral v.good v.bad v.good good

neighbors good neutral neutral neutral good good good neutral bad neutral neutral good neutral neutral bad good neutral good good neutral neutral good good v.good neutral good good good good bad v.good neutral v.good v.good

occupants/household 5 5 9 5 7 10 3 8 4 6 11 7 8 11 / 8 4 7 6 3 13 7 7 4 6 13 5 2 4 4 2 5 11 7

head of household father husband son sons husband husband&sons husband husband husband husband in-laws & sister help husband & son husband daughter &husband husband father father father father father father father father father father father father father father father father father father father father

head of household's job unmarried  vegetales kid 23 yrs accountants  veggies  wahetevr available  accountant electrician 
plastics 

shop 

retired military 

private driver 
?

pick-up truck and 

kfc employee 
private taxi ? ?

anything 

available 

curently corn 

vendor 

 metal vendor 

or anything 

 truck driver at 

hangars 
 7ajar shop for curtains taxi driver

cell 

phone 

shop

mechanic painter junk yard van driver mechanic shop  
school's 

security

shop  shop  builder bycle's shop shop  

job place 
junk yard -

teacher 
/

dahhan 200 

alf/week
/ tebbene / mina moves tebbene moves around ? kfc and moves moves ? ? street vendor street vendor el-jamal hangars nearby tripoli maloule tebbene tripoli tripoli tripoli beddewi tebbene beddewi tebbene tebbene tebbene tebbene tebbene

how to work? taxi / / taxi walks motor walks ? taxi car ? ? feet ? walk walks walks taxi taxi taxi walks taxi walks taxi walks walks walks walks

car ?
2 cars mercedes 

toyota 

1 car 

mercedes 

500 

no no yes yes old car no no no  jeep no 
no (stolen 

motorbike)
yes no ? no no van VW no yes rapid Nissan 2009 no no no no no no no motorcycle no no no yes

yes ford 

1995

kids'school / kubbe  
kids : koura 

adults:lebneniye
/ akkar  telyen baby tebbene no kids all married palestinian school outside tebene 

beddawi-der 

amar 
all married abu samra no abu samra zehriye abu samra no ghourabah

abu 

samra
ghouraba tebbene beddewi zehriyi

al jinan and al 

eslah
ebn sina

how to school? taxi taxi bus bus no kids / bus bus / bus bus taxi bus taxi bus bus walks taxi walks walks bus walks
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kids parks 

residential 

neighborhood 

shopping souks 

something clean -

entertainment -

provide jobs 

parks 
residential 

neighborhood 
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residential 

neighborhood

residential 

neighborhood or 
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no 

comment

no 
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factory none

beirut is better be like as MINA



27 
 

 

2- Land pricing 

 

This factor gives an idea on the average pricing units of crafts and industrial uses as per land 

price in cases of buying/selling. 

 In zone P6- mostly residential: 

Price of land per square meter ranges from a minimum of $600 to a maximum of $1,200, 

depending on the location (its proximity to the highway) and the area. 

 In Zone P5- crafts and light industries: 

Price of land per square meter ranges from a minimum of $350-400 to a maximum of $800, 

depending on the location (its proximity to the highway) and the area. The monthly rent 

charge for crafts spaces ranges between $400 and $1000 maximum. 

 In Zone P19- Industrial: 

The price of land is highly relative to the size of industries on site; 

 Small industries ranging from 2000 to 3000 square meters  price of land per 

square meter equals to $400-500.  

 Medium Industries ranging from 5000 to 10,000 square meters  price of land per 

square meter equals to $800-1000.  

 Large Industries with area exceeding 10,000 square meters  price of land per 

square meter equals to $600.  

Sometimes the lands are leased over a year at a price ranging between $12,000 and 

$13,000, for large areas, the price reaches $20,000 and $30,000. 

 

3- Rental charges 

Apartment Rent prices vary depending on 3 factors: Location in the neighborhood, size in 

terms of components and status whether old or new construction. The prices in the table 

below are categorized for new construction apartments as per market sales. 
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Table 7: Rent prices based on new apartments sizes in the market today 

Apartment (Area m2) Apartment components  Monthly Apartment 

rent cost ($) 

45 1 bedroom – toilet – kitchen & living  200 

60 1 bedroom – toilet – kitchen – living  300 

85-95 2 bedrooms – living – kitchen – 2 toilets 350 

100-110 2 bedrooms – living – kitchen – salon – 1 

toilet 

550 

125 2 bedrooms – living – kitchen – salon – 2 

toilets  

600 

140 2 bedrooms – 1 master bedroom – kitchen 

– living – 3 toilets  

700 

180  2 bedrooms – master bedroom – kitchen – 

living - 3 toilets – salon  

800 

200-210 3 bedrooms – master bedroom – kitchen – 

living – 4 toilets – salon  

900 

 

 

4- Rent Capacity 

The average rental cost in Tripoli’s neighborhoods reaches 296,000 L.L = USD197 per month; 

lower than the FSLA4 findings: USD285 for 173 m2 as average size of the shelters (Fig.17). 

This assessment found that the average size of the shelters in the neighborhoods was only 

47 m2 with the maximum shelter size being 100 m² (Urban Tripoli Neighborhood and 

Institutional Needs Assessment, 2016). 

 

 

                                                           
4 Fair Labor Standards Act (FLSA) establishes minimum wage, overtime pay, recordkeeping, and child 
labor standards affecting full-time and part-time workers in the private sector and in Federal, State, 
and local governments. 
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Figure 17: Average rent per neighborhood                                Figure 18: Types of shelters 

 

 

 

This means that 500-535$ average individual income in both Qobbeh and Tabbaneh can 

cover 100-125 sqm apartment size. This increases when targeting higher profiles of residents 

in the new Manar area in Abu Samra and Miten neighborhood.                                             
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E. Security and safety issues 

One of the main push factors that contributes to the stagnation of the study area are related 

to security and safety issues. Given the district has the potential to be impacted by its 

surrounding neighbors, there is a need to assess and look at Tabbaneh and El Qobbeh 

hazardous safety factors. 

 

 

 

 

• Perceptions of Safety in Tabbaneh: 

 

 

Figure 19: Historic sites and dates of building constructions 

 

Tabbaneh is an immediate context to the study area, facing it to the southern side of Fouad 

Chehab boulevard. It is an uncomfortably crowded region, where poverty and high 

population density meet in a relatively small area characterized by small parcel sizes and 

high building coverage ratio. Safety and security concerns, prevalent among children, youth 

and adults—the great majority of the residents, is described in the presence of 

“troublemakers”, violence, abundance of speeding cars, accumulation of garbage, presence 

of fuel smell and other issues as drug and alcohol abuse, pervasiveness of theft, 

verbal/sexual harassment and the commonality of infrastructure in dangerous condition. 

Accordingly, parents highlighted their unease with letting their children use the streets 

especially at night. To add, inhabitants often highlighted unsafe locations with respect to 
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their conflict potential, mainly mentioning the Abu Ali Roundabout, Souk El-Khodra 

(vegetables market) and Syria Street as the most insecure (Fig. 20). 

Thus, improving safety and security in Tabbaneh neighborhood relies on the residents’ 

suggestions below:  

 providing job opportunities to keep residents and the youth out of trouble. Projects 

can include: widening the vegetables market and enhancing Syria Street as potential 

projects for improving social stability, since these two localities capture the majority 

of Tabbaneh’s residents. 

 improving infrastructure with increased street lighting and reduced traffic.  

 

 

Figure 20: Reported unsafe areas 
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• Perceptions of Safety in El-Qobbeh: 

 

 

Figure 21: Building use 

 

El-Qobbeh has high-density figure associated with the evident heaviness of basic services in 

the neighborhood. While the area is mostly safe during daytime, anxiety prevalent among 

children, youth, adults and elderly people is related to night-time safety and security. 

Conflict, crime, reckless driving, deteriorated road conditions, excessive motorcycle use, and 

garbage accumulation on roads are considered as the foremost threats and insecurities for 

individuals living in the El-Qobbeh neighborhood. Moreover, social problems mostly 

attributed to poverty, gender inequalities, lack of active governmental presence and basic 

rights deprivation accentuate safety problems in the area. Areas recurrently perceived as 

insecure included the Berraniyeh Stairs, Dahr El-Mogher Stairs, El-Qobbeh Square (Sahat El-

Qobbeh) and El-Bustani School (Fig. 22). Suggestions to improve safety and security in the 

neighborhood include: 

 enhancing community activities. 

 promoting a culture of dialogue. 

 creating job opportunities. 
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 establishing high-quality playgrounds, enhancing health and education services 

 improving the infrastructure and housing conditions. 

 

 

Figure 22: Reported unsafe areas 

 

 

To conclude with, insecurity in Tabbaneh and El-Qobbeh neighborhoods is translated and 

divided into three categories: 

1- Physical-spatial aspect: via unresolved corners and edges, dark areas, undefined 

empty spaces and left overs. 

2- Human and historical aspect: troublemakers, crowded spaces and conflict areas 

attached to residents’ collective memory. 

3- Circulation aspect: uncontrolled speed limit on the boulevard. 

The lack of safety and security put at risk any intention to create healthy urban environment. 

From this perspective, it is essential to prevent these factors from extending into the 

surrounding context including the study area. This entails special design directions and 

requirements to create new urban setting for the betterment of the quality of life. 
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F. Zoning and Environmental considerations 

As much as zoning is concerned in creating healthy urban environments and contributing to 

the quality of life, this phase assesses the environmental subjects to be critically looked at 

within the study area and context starting with: 

- Abu Ali River and drainage system: 

It is a historical and physical infrastructure of a cultural and natural importance that is 

suffering today from pollution and neglect. Instead of being a potential urban feature and 

attraction element contributing to urban growth and economy, it is today the back of the 

city, a left over, abandoned and unmaintained. It is today a dump area for garbage and one 

of the storm water drainage system, where sewage falls into and pollutes its water. Besides 

the river, the water drainage system consists of ‘El Bohsas’ rivers, the highways, and existing 

urban storm water drainage/ irrigation facilities. The system suffers from poor conditions 

and mixing with sewage, where 73% of households in the Tripoli’s six neighborhoods are 

connected to sewerage, whilst about only 20% discharge their wastewater into a septic tank 

or a pit. 

 

 

Figure 23: Sewage Drainage falling into Abou Ali river 

 

- The dumpsite and SWM: 

The dumpsite in Tripoli, located near the connection of Abu Ali River to the sea nearby 

‘Al Fayhaa Union of Municipalities headquarters’, collects solid waste from Tripoli, Mina, 

Beddaoui, Qalamoun and other areas, in addition to waste generated by Tripoli’s 

slaughterhouse, the port of Tripoli, and some resorts. Its management covers: 

 solid waste landfill  

 biogas treatment generated from solid waste dissociation  

 limited management of leachate (a center for leachate refinement and filtration is 

under construction) 
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The dumpsite is thus considered ‘monitored’ but disorganized as it lacks waste sorting 

system; since 1999 and after 20 years till today the site receives solid waste without any 

regulation. More recently, despite exceeding its limit in 2011, garbage is still being piled 

onto it. It is now at a critical point characterized by risk of collapse and fire. It is 32m in 

height and surpasses its legal area (60,000 sqm) to stretch over 100,000 sqm, where all 

liquid residue produced by the trash is going into the sea causing water contamination, 

affecting food chain and eventually human health (Tripoli City Report, 2016). 

- Industrial zone and Refinery: 

Several industries including building materials, wood, stones and metal works are 

located in the industrial zone delineated by the port from the north, the river from the 

east and the study area from the south. These industries with the refinery situated by 

the sea constitute a major factor causing environmental problems including water and 

noise pollution; common industrial wastes, toxics and oil spills discharged into the ocean 

results in ocean pollution which is unfortunately difficult to clean. 

- Waste water – Sewage: 

In Lebanon, only 8% of wastewater is treated, leaving 92% to run directly into 

groundwater reserves, surface watercourses and the sea, causing pollution that affects 

both the environment and public health. Coastal waters in specific receive untreated 

sewage from at least 53 major sewage outfalls, located along Lebanon’s 240km 

coastline. 

In Tripoli, in the case of municipal services, only 57% of households reported having 

access to water supply, 73.53% to sewage network, and 17.65% to solid waste 

management services, this is backed up with the assessment initiated by ‘Acted’, which 

marked potential gaps in the   interviewee’s needs and capacity of services in their 

neighborhoods marked as bad quality service (see Table 8) (Urban Tripoli Neighborhood 

and Institutional Needs Assessment, 2016). 
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Table 8: Services needed in Assessed Neighborhoods as Reported by Respondents 

 

 

- Potable Water: 

The main sources of water in Tripoli – combining both household and commercial uses – 

are: 58% from municipal connection, 17% from wells and 15% from certified authorized 

borehole or spring. 

The main water supply issue is its inefficiency; potable water networks are uneven 

across neighborhoods. It identified that the older parts of the network, mainly located in 

the poorest areas of the union, were deteriorated and leaking, as well as contaminated 

by wastewater. 92% of households in the neighborhood of Basatin Al Mina had 

continuous running water in summer whilst the figure for Bab El Tebbaneh was only 

43%. Another neighborhood, adjacent to the study area is Beddaoui, where no public 

water supply network exists. Inhabitants outside Palestinian camps use private tanks 

and illegally dug private wells, which often carry health risks due to potential 

wastewater contamination. 

- Generators, noise and air pollution: 

Common to elsewhere in Lebanon, the inefficient electricity supply stations in the 

context of the study area have fostered the proliferation of a network of private 

providers in neighborhoods who benefit from the situation but are also responsible for 

increased pollution and risks. Some residents purchase power from these providers by 

hooking up via informal, often chaotic wiring that might lead to deadly accidents 
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(Fig.24). Others purchase unmaintained private generators located on balconies, in 

basements, in empty lots and along curbsides, causing noise and air pollution. 

 

 

Figure 24: Chaotic electrical wires in Qobbeh (left) and Tebbaneh (right) neighborhoods 

 

In conclusion, all form of environmental issues and causing sources should be faced by 

adequate and well-thought land use planning that generates healthy social and 

environmental outcomes and make use of the site resources through an efficient design 

facing the deterioration of the river, pollution, and problems of waste water network and 

solid waste management system. 

 

G. Accessibility and vehicular Circulation 

The study area falls into a rich and complex street network that connects it to the city. The 

site is attached to its surrounding through a web of major nodes and intersections where 

some maintains strong connectivity with main transport network while others weaken it. In 

specific, the Abu Ali roundabout is a heavy loaded point that directs the flow of cars on 

Fouad Chehab boulevard in three directions, towards Akkar, Miten neighborhood and inside 

the study area, constituting the only southern gate to the site. The boulevard is a heavy 

traffic and speed lane, where pedestrian accidents occur, which weakens walking and 

crossing activities from southern adjacent neighborhoods (Zehrye and Tabbaneh) to the site.  

In the north, only one gate maintains a vehicular accessibility from and to the site on two 

levels; via the Tripoli eastern ring road, where the interchange with the riverside is weak 

triggering accidents, and the seaside Mina road. The accessibility from Miten neighborhood 

is at the Stadium location through the triangulation demarked by the Miten roundabout, 
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whereas no clear gate is defined at the interface with Baddawi neighborhood, despite the 

continuous flow from the south eastern node to the site (Fig.25). 

 

 

Figure 25: Circulation Network on City Level 

To conclude with a common problematic is the unwell demarcated gates both physically and 

visually from all sides, except for the southern edge, with a clear lack of permeability; the 

size of the study area predetermines the need to increase the number of gateways to 

strengthen the external network with the city. 

At the neighborhood scale, the general scheme of road network comprises a lot of 

complications, where only the north-south connection along the river feeds the bigger 

network. To start with the hierarchy, it constitutes primary, secondary and tertiary roads 

and small connectors, defined in respect to width and level of connections in between 

parcels adding to the future intervention of the 32m Miten-Abu Ali road. Moving to main 

road issues, first the east-west 20m connection is cut by the river, causing two disconnected 

zones of the site. As a main artery, the circulation load heading towards the stadium creates 

a traffic knot at the intersection with no clear conjugation. Second, the western 16m road 

parallel to the Stadium, heading to Miten neighborhood stops at the site limit, with no clear 

end point. To add, the flow towards the North is interrupted by the crossing highway and 

the two parallel service roads; one serving as a highway exit/entrance line and another 
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feeding the flow inward the site. The latter service road has a contorted interface with the 

highway eastern entrance line and a dead end at the connection point with the river. The 

parcels at the corners facing both riversides are staggered, where their interface with the 

street edges is ambiguous (Fig. 26).  

 

 

Figure 26: Road network scheme, hierarchy and percentages at neighborhood level 

 

The acupunctural set of problems weakens the capacity of inner road network and prohibits 

its functioning as one unit. Besides what is mentioned above, street profiles showcase, as 

well, additional malfunctions that make their use inefficient like tight travel lanes and 

pedestrian realm. Two examples are demonstrated through the below cross sections: 

 

- 14 meters street-Residential Access Lane- Problematic Option 
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Figure 27: 14m Street Design Information 

 

 

 

 

 

 

 

 

- 20 meters street-Commercial Access Lane- Problematic Option 
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Figure 28: 20m Street Design Information 

 

 

 

H. Functionality and branding 

The site includes major public amenities that constitutes poles of attraction at city level like 

the Stadium, Azm school, vegetable market, and the proposed Hamidi Hospital. These 

functions, located at the boundary of the study area demarking respectively the western, 

southern and northern edges, are easily accessible by car through major city level roads; 

Miten street, Fouad Chehab boulevard and both riverside roads and highway. They 

ultimately serve the need of Tripoli residents targeting its diverse communities.  
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On the neighborhood level, the existing and surrounding land uses are mapped below 

demarking the location of amenities and everyday needs and level of operation, by studying 

walkable distances and catchment areas within 200m radius (2-3 minutes walking). 

 

 

Figure 29: Distribution of urban facilities in site context with their Catchment areas. 

As shown in Figure 29, the availability of educational and health utilities is mostly wide 

spread on the southern and western edges serving equally the East and West zones of the 

study area, in addition to two religious’ facilities; the ‘Rawda’ and ‘Taqwa’ mosques accessed 

along ‘Miten’ and ‘Fouad Chehab’ boulevard. The utilities, are in good quality and can be 

reached on foot by almost 20% of parcels in the study area, whereas 66%, located in 

northern and northern east are not covered by the optimal walkable distance. 
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Figure 30: Distribution of everyday needs within site context with their Catchment areas 

 

Local needs mapped in Figure 30 shows a noticeable linear spread of food and beverages, 

grocery stores and supermarkets, games and electronic appliances and wearable items along 

the two main active arteries ‘Miten’ and ‘Fouad Chehab boulevard’, serving the southern 

and western borders of the site. Ultimately, accessibility to the mentioned functions is 

limited to almost 42% of parcels covered by the catchment circles (200m radius). This entails 

the need to serve the uncovered core of the west and east zones to stimulate inner 

circulation and walkability.  

In general, the accessibility whether to needs or amenities is safer on Miten street, whereas 

Fouad Chehab boulevard and river line constitute barriers to pedestrian connections. 

Adding to accessibility and connectivity, open spaces add to the functionality of any 

neighborhood. Unfortunately, these spaces appear in the study area as small nuances of 

empty undefined places used on a block or street level. This acknowledges the need for 

defined squares and open spaces working at city level (Fig. 31). 
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Figure 31: Open space Typologies 

 

On the level of zoning, functionality of the study area is affected by first, the bold and solid 

interface between the residential and crafts zone and second, the incompatibility of land 

uses, manifested in the a) mismatch of residential with specific commercial functions on 

ground floor level and the b) adjacency of the industrial zone with the high density 

residential urban developments in the site, where;  

a) Having 76% of parcels as mixed-use developments, this permits for similar 

commercial functions found in the surrounding context (Miten street-Fouad Chehab 

boulevard) to take place on the ground floor, superimposed by residential functions. 

Besides general sales and services, wholesale markets can negatively affect the 

streets and frontage activation due to the low performance bound by fixed 

schedules and shifts. This inhibits the street level visibility, the pedestrian traffic, and 

the public realm maintenance needed to create a healthy residential environment. 

Moreover, the presence of wholesalers stimulate transportation with evident 

presence of strangers, bringing insecurity to the neighborhood. Thus, mixity and 

diversity is threatened by the weak profiles of streets and absence of hierarchy 

generating a monotonous and undefined streets characters which weakens the 

quality of life.  
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b) The performance of industry conflicts with the city physical texture and potentiality, 

where industrial sites are located on the last empty waterfront zone in Tripoli, a 

critical and opportunistic location that should be invested for betterment of city 

image. To add, the placement of industrial land uses on the edge of residential 

developments creates a bold physical belt that deprives the right of citizens to the 

sea. Moreover, this placement generates, in the long-term, environmental damage 

manifested through air and water pollution from industries, and decreases the 

citizenship comfort. From an economic perspective, studies reveal the negative 

impact of industrial sites on residential property values; Stephen Farber provides a 

survey on the impact of undesirable facilities on house values due to perceived 

disamenities. Such concerns include health risks and public image of the community. 

The survey confirms that undesirable facilities (e.g., landfills, waste sites, hazardous 

manufacturing facilities) reduce property values in their direct vicinity. These 

adverse effects diminish with distance, resulting in increased property values as 

distance from these sites increases (De Groot & De Vor,2009) (Fig.32). 

 

Table 9: Nuisance arising from the industrial edge 

Nuisance  Instances 

Physical-spatial No accessibility to sea edge 

Socio-economic Decline in the residential property value (the 
closest adjacent strip to industrial zone) 

Visual -Lack of visual permeability towards the sea 

-Incompatibility in physical environment 
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Figure 32:Nuisance arising from industrial zone if executed 

 

Another physical aspect of incompatible industrial functions lies in the unmatching 

of ‘Structure Dimension’ with ‘Site Dimension’. The structural characteristic refers to 

the building typology based on its dimensions in reference to its use. Site dimension 

refers to the overall physical development character of the land (Tomporowski, 

2019). 

Accordingly, there are specific form standards for an industrial building typology to 

achieve efficient development patterns and an optimized performance. 

Characterized with large open floor plates and high ceilings, the average superficial 

area for an industrial building range between 3050m² to 7500m² (Tomporowski, 

2019). To add, massing design taking into consideration ground floor activation and 

façade treatment to support business functions should meet 83 meters maximum 

length for an industrial building street frontage. In parallel, the design of an 

industrial site should be a large block to accommodate industrial activity and be 

more suitable for pedestrian use (Recommendation Report, 2015). 

Comparing this to the study area, the new parcellation plan for P19, designated as 

industrial, contains relatively small parcel sizes ranging between 1010 to 2144m², 

which area equal to residential parcel areas in P6, this makes any industrial 
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construction in the new P19 zone impractical. To add, the Existing Industrial Zone 

parcellation layout is bigger than the parcel sizes of the new P19 zone, where the 

average constructed land size is 4995m² and the average superficial building area is 

2126m², which clearly shows a huge discrepancy between the two zones, which 

proves unsuitable to apply industrial functions in the new P19 zone (Fig.33). 

 

 

Figure 33: Proposed new parcellation industrial plan in comparison to the existing built industrial 
parcels in P19. 

 

Mixity and efficient distribution of Land uses strengthen the quality of life and 

neighborhood functionality; thus, weak land use development needs to be addressed to 

serve in the branding of the study area stressing on; 

1- Character 

To be developed as dense mixed-use neighborhood, potentially it provides spaces for 

living, working, shopping and recreation, where low to medium and high-income 

population can experience a desirable, healthy and safe place. The neighborhood serves 

as a marketing tool for locally distinctive typologies of affordable residential 

development. 

 

2- Hierarchy and Connections to the city 

Plugged into a wider movement network, deriving from the surrounding systems of 

roads and links, the site has strong artery lines marked by different nodes and gateways 
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that holds potentiality in locating commercial and public squares that functions at city 

level, in connection with the riversides and Fouad Chehab boulevard. In addition, the 

location of the site on the waterfront triggers touristic or entertainment functions to 

take place, thus activate the frontage and reinforce residents’ flow and use of the site.  

 

3- Friendly environment and placemaking 

The existing sense of community in the site context is a potential stimulus to work on 

and strengthen local identity making a positive contribution to placemaking. The social 

aspect is reinforced with the 3 existing public parks that constitutes intrinsic open spaces 

and recreational areas within close proximity to homes and workplaces. The inner street 

network constitutes a vital web, of which improvement helps navigating in the site and 

connecting the existing public functions to parks and future residential and crafts 

development. 

 

 

I. Current zoning regulations and development 

1. Zoning and city growth 

The study area boundary intersects with four zones, defined each by different 

characters and development regulations, these include;  

-Mixed-use and Residential zones in P6 and P11 

-Crafts and light industrial zones in P5 

-Heavy industries in P19  

 

Figure 34: P5-P6-P11 and P19 of the study area 
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Figure 35: Zones specifications as per Tripoli detailed regulations 

Zoning is a primary tool for increasing density; looking from this perspective, the site 

scores relatively lower density comparing its surrounding context. Stressing on the major 

residential part inclusive of P6, the FAR equals 0.9 whereas, in adjacent neighborhoods 

of same land use the FAR ranges from minimum 1.6 in Qobbeh to 3 in Miten area and 

4.2 in Tall area (Fig. 35). This proves the need to increase density for stimulating urban 

growth, since the higher the density, the higher is the population, which fosters mixity of 

uses via commercial activities, giving the neighborhood an attractive bustling character, 

and a stronger economy, which is another implication of good zoning on city growth. 

Recalling the size of the study area 8.45% of Tripoli urges the need to rethink zoning to 

respond to the future expansion of the city, and the scale of development, which will 

take place in the site, besides Zaytoun Abu Samra. From here, moving away from single-

use zoning is essential, where currently P5 and P19 serve separately the waterfront and 

northern zones and are less directed to the residential part. The activities in P5 and P19 

should be at the base of activating the study area through possibly reforming land use 

regulations to foster together a healthy neighborhood and a strong economy. 

 

 

2. Zoning and parcel sizes typology of market products 

Zoning system regulates the development of the parcel into a distinct building type that 

is specific to the parcel size. Testing the current zoning guidelines of P6 on the study 

area, sets an understanding of existing parcels sizes that are compatible to residential 

developments. This exercise categorizes eight different parcels sizes resulting in 7 

building categories, excluding category eight (Fig.36): 

- Category 1: Parcels ranging between 1000-1140 sqm 

- Category 2: Parcels ranging between 1141-1250 sqm 

- Category 3: Parcels ranging between 1251-1421 sqm 

- Category 4: Parcels ranging between 1422-1602 sqm 

- Category 5: Parcels ranging between 1603-1848 sqm 

- Category 6: Parcels ranging between 1849-2007 sqm 

- Category 7: Parcels ranging between 2008-2307 sqm 

http://people.uwec.edu/ivogeler/w270/what_is_zoning.htm
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- Category 8: Parcels exceeding 2307 sqm 

 

Figure 36: Parcellation and Area subdivision with building categories 

 

 

In parallel, these categories are developed into 7 building sets classified into three main 

types; types A, B and C, based on the below three scenarios that accommodates the market 

needs with affordable housing and applies the maximum profit revenues for developers, by 

getting the most of total permissible built area, total height and superficial floor area 

(Fig.37).  

What can be concluded from the above parcellation map are two main points; first, the 

parcels of category 8 exceed the size of below scenarios; accordingly, they are to be 

developed into more than 2 buildings and large-scale blocks and second, the parcels in P19 

zone, which is classified by current zoning law as industrial, fits easily the residential 

typologies, which questions the inadequacy of current practice, thus requiring to restudy the 

zoning in this area and adopt a new change. To note that the blue zone contains 

underdeveloped agricultural land-use patterns which needs to be studied and re-parceled to 

match its context.  
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Figure 37: Building typologies A, B and C, as per P6 zoning regulations 

A resulting massing plan and 3D shots are produced showing; the distribution of the three 

building typologies in P6 zone, and P5 development as per its respective zoning regulations.  
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Figure 38: South-eastern view 

 

Figure 39: Southern view overlooking Tripoli Stadium 
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Figure 40: A view of monotonous, non-descriptive development 

 

These results show how the zoning system functions in this particular context, which 

regulates building developments on a lot-based structure standing in isolation. Thus, it is no 

surprise that the development of the study area following the current zoning will be 

associated with extensive subdivisions and sameness, leading to uniform, monotones, non-

descript urban environment, where “there is no there, there!” 

 

3. Zoning and urban design 

Urban design is the process of shaping the setting for life in cities. It promotes 

sustainable, healthy and socially interactive neighborhoods that contribute to the 

economic growth of the city. In parallel, zoning constitutes a normative planning 

tool that should conform with the urban design parameters and goals, otherwise the 

applicability of these parameters becomes redundant. They include; 

- Physical/urban aspect 

- Social aspect 

- Environmental aspect 

- Mobility 

- Economical aspect 

In reference to the study area, zoning simply identifies areas that are suitable for 

development, without giving any real direction or vocation of what each area should 

grow to become in the context of the city. As a result, the site ends up being very 

similar to everywhere else, as buildings adopt the same inflexible plot standards and 
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broad land use mixes. The plot guidance, based on the existing morphological 

regulation of development, like any surrounding neighborhood, follows the street 

grid, the regulation of heights, set-backs and coverage, etc., yet, it is totally 

unsuitable to achieve good urban design quality as it ignores the interrelationship 

between buildings, spaces and notion of placemaking and activities. 

 

 

J. Conclusive problematics 

In conclusion, this task sets the analytical framework that sums up the existing physical, 

socio-economic, environmental and demographic conditions on site and at city level, in 

addition to other shaping factors like zoning, regulations and market analysis. With raising 

the question of how to approach and solve these issues for the sake of an ultimate urban 

environment that contributes to both quality and affordability of life for individuals and the 

society, a comprehensive and reachable set of directives is required to deliver the urban 

design aspiration. 

 Spatial layout:  

Weak legibility projected in the lack of composition and hierarchy of masses and the 

blurriness of differential design qualities of roads in relation to masses. First, the 

development of lands as per current zoning regulations delivers identical typologies 

of building forms lacking distinct heights and architectural features, turning the site 

into a monotonous image. In turn, this affects the experimental and perceptual 

structure of the study area. Second, where physical form and activity patterns 

should complement one another, the use of roads lacks orientation with no 

association to buildings. 

 

 Land use and functionality:  

Where current land use is a product of zoning regulation, three problematics are 

worth mentioning; first, the undefined typologies of commercial activities, 

developed on ground floors in P6 zone. This can have many drawbacks, comparing 

to nearby neighborhoods like traffic, noise, and issues of safety and insecurity. 

Second, the shift from residential to crafts and light industrial zone (P6 and P5) is 

sudden and rigid, where a smooth interface should be linking yet separating both 

zones. Third, P19 zone includes physically incompatible lands with the designated 

heavy industrial use; small size parcels (similar to P6 lot sizes) cannot fit massive 

hangars. To add, the functionality of this zone is facing another obstacle, where its 

location on the waterfront constitutes a wasted opportunity to reclaim the water 

edge for potential touristic and public use. 

 

 Infrastructure:  

The problem is at city scale and local scale and is divided between car movement, 

pedestrian movement and public transportation; first, there are weak streets 

interfaces on the western site boundary with the Miten neighborhood and 
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undermarketed entrance and exit gates; making the site less permeable and 

accessible. In addition, the high speed and crowded 4 lanes boulevard is 

accentuated with the projection of the Bus Terminal, which threatens any 

pedestrian crossings towards the site and weakens its accessibility from the 

southern edge.  

At the neighborhood scale, the east and west zones of the site are disconnected, 

due to the river cutting both the 20m and upper service road on its northern and 

middle sections. To add, the main traffic load feeding towards the Stadium, some 

disconnected and undefined streets endings, issues in the interface between the 

two parallel service roads feeding respectively the highway and the site, with some 

dead-end points, contorted circulation line and staggered interface with some 

corner parcels on the riversides.  

Moreover, the inner streets composition does not stimulate walking activities due to 

their weak design profiles with tight travel lanes and pedestrian sidewalks. 

 

 Livability & Inclusiveness:   

Main issues that constitute an obstacle to placemaking and inclusiveness are 

security and safety found in surrounding site context and summarized into; 1- 

Physical-spatial aspect: via unresolved corners and edges, dark areas, undefined 

empty spaces and left overs, 2- Human and historical aspect: troublemakers, 

crowded spaces and conflict areas attached to residents’ collective memory and 3- 

Circulation aspect with uncontrolled speed limit on the boulevard. On the level of 

open spaces, the three municipal parks in the site constitute remarkable open 

spaces on city level, but lacks definition on neighborhood level; dispersed with no 

clear connection network with the context. To add, the monotonous massing and 

block developments produce weak frontages with blurry street-front interfaces 

reducing their liveliness. Livability is also affected by environmental issues including 

high level of river and sea pollution, due to untreated sewage and drainage systems, 

solid wastes in dumpsite and chemicals of existing industries and refinery. Also, air 

and noise pollution with bad air quality is recorded due to the proximity to the 

dumpsite and the unmaintained use of generators. 

 

 Economy and market:  

Responding to market needs, sustaining the neighborhood with affordable 

apartment typologies is feasible based on the established study of parcel categories. 

On the economic level, the crafts in P5 are good source for operating labor forces 

and generating income to low-middle class families, however the delineated P19 

zone on the waterfront constitutes an unstudied and wasted opportunity. This 

stands as obstacle in activating the water edge, and consequently attracting users 

and investors. The current industrial zoning establishes another physical edge 

against the neighborhood, limiting its potential expansion towards the north and 

depriving the right of citizens to the sea.  

Not to forget a major economic issue of the negative impact of industrial sites on 

residential property values, and environmental and health concerns, resulting in 

decreasing values of lands located in proximity to these sites. 
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TASK#2:   

STUDY OF PRECEDENTS 
 

 

In response to the design challenges and analytical framework deduced in task 1, this phase 

introduces references on industrial and mixed-use neighborhoods and cities through the 

analysis and interpretation of international case studies. Main features of urban 

developments and design directives are therefore deduced as lessons learned, which 

applicability in “Tripoli Gardens”, the study area, is assessed. 

 

A. Identify the case studies 

The choice of case studies is based on two criteria;  

Criteria 1: Cities that are losing their industrial lands to residential and/or mixed-use 

development in the name of creating new innovation districts or industrial mixed-use zone. 

Criteria 2: Mixed-use residential neighborhoods stimulating commercial axes and urban 

pockets in balance with residential developments within quality urban environments. 

1- Hybrid-Industrial Zoning: A Case Study in Downtown Los Angeles (criteria 1) 

2- West Oakland_ Mandela/West Grand / San Pablo Avenue (criteria 1+2) 

3- San Francisco East South of Market (criteria 1) 

 

B. Analyze the precedents and create all necessary literature and diagrams 

1. Hybrid-Industrial Zoning: A Case Study in Downtown Los Angeles 

The booming of population since 1920 and the need for housing, where Los Angeles 

development is directed towards the west, pointing to the industrial zones, has increased 

the pressure on city planners to meet the market demand for converting centrally located 

industrial land to higher uses under a new zoning classification: hybrid-industrial (Fig. 38). 
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Figure 41: Downtown Los Angeles & proposed hybrid-industrial   Figure 42: Old city zoning, where 
study  

      area falls under heavy industrial 
zone. 

 

 

a. Future growth and typologies of industrial city patterns 

Community plan updates, an initiative known as DTLA 2040, will contain policies and 

objectives reflecting a future vision for Downtown Los Angeles, as well as designate land for 

a range of general uses and intensities. This includes the amendment of the city zoning map 

(Fig. 38) to be consistent with new land use designations. Regional projections suggest that 

by 2040, 125,000 people, 70,000 housing units, and 55,000 new jobs will be added to 

Downtown Los Angeles. Thus, the purpose of the DTLA 2040 plan update is to “support and 

sustain the projected future growth.”  
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Downtown Los Angeles adopts the “Adjacent” typology of industrial space, which is an 

industrial area located close to the city, buffered from nonindustrial uses through roads, 

railway lines and open spaces in between (Fig. 40). 

The question raised is how to move from adjacent to integrated spatial typology to realize 

the mixed use zone between industrial and residential zones.  

 

  

Figure 43: Typologies of industrial spaces (Source: Source: Hybrid-Industrial Zoning: A Case Study in 
Downtown Los Angeles. MASSACHUSETTS INSTITUTE OF TECHNOLOGY February 2019) 

 

 

Figure 44: Interface between residential and industrial zones in Downtown LA 

 

b. Land use assessment and criteria for conversion 

The logic behind land use change was through “land use asesment” across six criteria, in 

which the following question was raised: what factors make this patch of industrial land 
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more attractive to real estate and more vulnerable to land use conversion? The higher the 

scoring results the more adaptive the land is for change. Accordingly, the Hybrid Industrial 

“HI” zone scored the higher results, as shown below along with the factors; 

 

 

 

Figure 45: Industrial risk assessment index through six factors      Figure 46: Hybrid zone includes the 
Art  

  District and the Southern Industrial 
District 

 

 

Formal definitions of the criteria; 

1- Agglomeration: businesses located in industrial districts with heterogeneous product 

offerings, may be economically weaker and more vulnerable to redevelopment.  

2- Compatibility with non industrial: when wholesalers and industrial firms with retail 

components, are likely more consumption-oriented than production-oriented. As 

such, they may benefit from street level visibility, pedestrian traffic, and public 

realm maintenance to enhance the customer experience. 
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3- Building stock: it is about  building capacity and aesthetics, where building typology, 

with its large open floor plates, high ceilings, and big windows, are branded as luxury 

residential lofts, tech companies and creative office spaces attracted not just to their 

aesthetics, but to the functional capacity of wide and flexible spaces. This is calling 

for adaptive reuse of existing industrial buildings. 

4- Parcel size: Small parcel lots are vulnerable for rigid and fix type of development 

ususally directed towards residential, whereas larger underdeveloped parcels 

present greater opportunity for large scale infill development project stimulating 

mixity and ground floor activities. 

5- Proximity to public ameneties: being close to open spaces or transportation access 

etc. increases the appetite for new non-industrial developments. 

6- Community organization: the presence of organized political or communal operators 

and groups positioned to advocate on behalf of industrial businesses in the face of 

transition can be a powerful tool in the resistance of land conversion. If not then 

conversion is possible. 

 

c. Towards denser developments: FAR and heights 

The vulerability to convert lands into mixed-use in HI zone, followed modifications in the FAR 

(from 1.5 to 4.5 and 6) and maximum height allowance (from 5 to 10 and 15 to 18) as the 

main generating tools for change in land use (Fig 44&45); by increasing the density, new 

residential and commercial functions started to take place (Fig. 46). The main concept of 

“hybrid industrial” is to prohibit both extremes: single family residential and heavy 

manufacturing. In doing so, it is retaining light industrial land for jobs, with a greater 

emphasis on building capacity for employment, artistic and productive functions in new 

structures. 
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Figure 47: FAR increase, towards denser developments 
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Figure 48: Height increase 
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Figure 49: Current manifestations of land use change through hotels, mixed-use & residential 

constructions 

d. Proposed uses, design tools and guidelines 

The ordinance includes Key Issues: 

1- Use regulations to prioritize space for jobs  

 

a) allows for new construction of live/work units  

b) requires a minimum number of Arts and Productive (or non-residential) square 

footage 

c) requires that all projects contain an onsite Resident Production/Art Gallery space to 

foster creativity and collaboration 

d) includes Hotel Uses  
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Figure 50: Description of different uses 

 

2- Form standards 

 

(a) Building Height:  

 The floor-to-ceiling height requirements: to ensure the functionality of buildings 

to house viable space for employment. 

 The overall maximum height helps to maintain neighborhood compatibility in 

industrial mixed-use districts.  

The Building Code identifies heights based on building degree of construction 

material; 

 Maximum 75-foot height (22.8m) limit on wood buildings  

 Maximum 85 feet (26m) for buildings that use a combination of concrete (typically 

at the ground floor) and wood construction.  

 Minimum 5 to maximum 7 story building. 

 

(b) Construction type: 

The maximum FARs are reserved for projects using steel and concrete and buildings 

made of heavy timber treated with fire-resistant chemicals. The constructions are 

encouraged through the floor area bonus, as a way to facilitate their development 

despite higher building costs, making living and working in these areas reasonable. 

 

3- Character/Livability/Sustainability Provisions 

 

(a) Requirements for Affordability:  

Requiring a minimum of 15 percent of all units be set aside as affordable for moderate 

income households or 5 percent of all units for low-income households. These standards 

would be required in order to increase the Floor Area Ratio (FAR) of a development site 

above 1.5. 

(b) Open Space and Pedestrian Paseos:  
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 Specify a minimum of 100 square feet (9sqm) per live/work unit to be set aside in a 

combination of private and common onsite open space. 

 Include 2,500 square foot (230sqm) public plazas be provided on lots of minimum 

50,000 square feet (4650sqm), ensuring they are inviting open spaces accessible 

both to building occupants and the general public. 

 Improve pedestrian circulation through the introduction of pedestrian paseos and 

pathways on blocks exceeding 400 feet (122m) in length, and where building 

frontages exceed 300 feet (91m). Such pathways improve walkability and infuse life 

and activity on the sidewalk, creating opportunities for passive and active use of 

public space. 

 

(c) Active Ground Floors: 

Including active uses that contribute to the sidewalk experience, such as workshops, 

production spaces, and art galleries, while living space can be placed at mezzanine 

levels and upper floors. 

 

(d) Façade Treatments: 

Introducing public art and landscaping can be used to break up building massing and 

scale as a means to enhance the public realm in hybrid industrial neighborhoods. 

 

(e) Transportation and Resource-Sharing: 

Supporting an adequate parking supply for residents and employees, allowing for its 

innovative and flexible management with the ability to reduce car use while 

supporting livability. 

 

 

 

 

2. West Oakland: Mandela/West Grand area and San Pablo Avenue   

Oakland, city, of Alameda county, west-central California, U.S., lies on the eastern shore 

of San Francisco Bay opposite San Francisco (Fig.48).  
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Figure 51: West Oakland location 

 

West Oakland is a large-scale neighborhood which borders end at Oakland Army Base in the 

west, Oakland port in the south and residential neighborhoods in the north and east 

including Downtown Oakland and Emeryville.  

 

 

a. Opportunity Area Land Approach: proposed new acupunctural land uses 

 

New zoning and land use strategies were initiated to encourage “preserve and enhance” 

approach for West Oakland’s Residential Areas in accordance with each neighborhood’s 

existing character aiming at; 

 establishing more identifiable boundaries between West Oakland’s residential and 

industrial areas 

 preventing new land use incompatibilities. 



68 
 

 

 Current land use designations are divided into, the list below, and identified in 

Figure 49  

 

The choice of land use definitions is based on the location of two chosen studied 

opportunity areas:  Mandela/West Grand Opportunity 1 (Business Mix and CIX-1) 

and San Pablo Avenue Opportunity 4 (Community Commercial, Urban Residential 

and CC2, CC3 and RU5), explained in the following pages. 

 

- Business Mix: It is a flexible “economic development zone” that accommodates 

older industries and anticipate new technologies, including light industrial, research 

and development, low impact manufacturing, and commercial operations. It is 

intended for areas that are appropriate for a wide variety of businesses, and related 

commercial and industrial establishments while buffering nearby residential districts 

from the heavier industrial uses. 

- General Industrial/ Transportation  

- Light Industry 1   

- Regional Commercial  

- Community Commercial: It is intended for areas suitable for a wide variety of larger-

scaled retail, business and institutional operations along major corridors in shopping 

districts, also that can be complemented by the addition of urban residential and 

compatible mixed-use development. 

- Neighborhood Center Mixed Use 

- Housing and Business Mix 

- Urban Residential: It allows mid-rise or high-rise multi-unit residential structures in 

locations with good access to transportation and other services. Mixed-use buildings 

with ground floor commercial uses and public facilities are also encouraged. 

- Mixed Housing Type Residential 

- Institutional 

- Urban Open Space 

 

 The Opportunity Area Land Use Approach includes the below, and is identified in 

Figures 49&50. 

- CIX-1: Commercial Industrial Mix-1 Zone: The CIX-1 zone was developed for the 

area designated Business Mix in the General Plan. The CIX-1 zone is designed to 

provide buffering and transitions between industrial and residential zones.  

On a city scale, its purpose is to:  

• provide a diversified economic base and a wide range of employment 

opportunities;   

• maximize Oakland’s regional role as a transportation, distribution, and 

communications hub;   

• support Port operations and expansion by providing land for Port services such as 

trucking, warehousing, and distribution 

- IG: General Industrial Zone 

- M-30: General Industrial Zone 
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- CC-2 Community Commercial Zone: It is intended for a wide range of commercial 

businesses with direct frontage and access along corridors. 

- CC-3 Community Commercial Zone: It is intended for heavy commercial, light 

industrial, and service activities. 

- HBX-2: Housing and Business Mix Commercial Zone 

- S-15: Transit-Oriented Development Zone 

- RU-5: Urban Residential Zone: It is intended for multi-unit, mid- and high-rise 

residential structures with ground floor neighborhood businesses on major 

corridors. 

 

 

Figure 52: Current Land use distribution 
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Figure 53: Delineation of Opportunity Areas 
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Figure 54: Opportunity Areas Future Development Vision 

 

 

 

 

b. Opportunity Areas: contexts and design proposals 
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The following are parcel-specific development strategies, on a neighborhood scale, for two 

Opportunity Areas with their selected subareas, respectively describing two different spatial 

and functional characteristics; 

-Business/Industrial: Opportunity Area 1- Mandela/West Grand including subarea 1A; 

-Mixed-use (Commercial/Residential): Opportunity Area 4- San Pablo Avenue including 

subarea 4A. 

 

i. Mandela/West Grand Opportunity 

It constitutes of 4 subareas (Fig.52), from which “subarea 1A” is analyzed. 

 

Figure 55: The four opportunity subareas with respective sites 

 

Subarea 1A is northeast of the Mandela Parkway and West Grand Avenue intersection 

within the McClymond’s neighborhood. This Subarea is comprised of small parcels with old 

industrial building stock, which reuse prevalent, such as at the Bay Bridge Commercial 

Center which is housed in the historic Merco-Nordstrom building at 2401 Peralta, in addition 

to the development of new businesses and light industries, and new smaller manufacturing 

uses. Much of the land in Subarea 1A remains underutilized, and there are many open 
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vacant lots.  Single-family residences are concentrated along the eastern edge of this 

Subarea along Adeline Street. 

Intent of design:  Established as a thriving business and employment center with a wide mix 

of business and industrial uses, while enhancing the interface of this business area with the 

adjacent residential neighborhoods. 

The maps below illustrate preferred building massing and other physical characteristics of 

prospective development scenarios with the following design attempt (Fig.53&54); 

 Implementing streetscape improvement plans for Adeline Street, creating a catalyst 

for new economic developments and generally improving the industrial/residential 

edge. 

 Recognizing adjacency to the residential neighborhoods and accommodate 

appropriate improvements to buffer the residential edge (streetscape 

improvements, green pockets, neighbor fences, back-of-property parking, etc.). 

 Attracting traditional light industrial and business uses, similar to the types already 

recognized in this area. 

 Discouraging heavy industrial development between Adeline Street and Magnolia 

Street, thus, minimizing incompatible land use adjacencies. 

 Introducing new development of low-rise buildings, used primarily by light industry. 

 Introducing mid-rise development, with set parking that form an urban street edge 

along 28th, Peralta Streets and at the intersection point of West Grand, and 

Mandela Parkway, delineating it as a “Gateway”. 

 Improving streetscape and ground floor commercial use along 26th Street to help 

establish an urban business corridor. 

 Promoting new uses such as science and technology, research and development, 

and other similar types which rely on a combination of industrial, manufacturing, 

research and administrative functions within a consolidated site. 
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Figure 56: View of Sub-Area 1A with High Intensity developments 

 

 

Figure 57:  Sub-Area 1A - View of Higher Intensity Detail 

 

ii. San Pablo Avenue Opportunity Area  

It constitutes of 2 subareas (Fig.55), from which “subarea 4A” is analyzed. 
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Figure 58: San Pablo subareas 4A and 4B 

 

 

Subarea 4A The San Pablo Avenue is envisioned as a transformed major commercial corridor 

connecting West Oakland to Downtown and to Emeryville, Berkeley and beyond, lined with 

active ground-floor commercial uses and mixed-use residential development. 

Intent of design:  Transform this corridor with infill mixed-use development consisting of 

multifamily residential activities over active ground-floor uses and, enhanced streetscapes 

that activate the street, increase pedestrian activity and enliven the neighborhood (Fig.57). 

Specific Strategies include; 

 Rezone the northeast and northwest quadrants of the San Pablo/Grand intersection 

from Urban Residential (RU5) to Community Commercial (CC-2) to signify its retail 

focus (Fig.56). 
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 Create mixed-use catalyst sites at Opportunity Site #37 and at the north end of the 

San Pablo corridor, Opportunity Site #36, in order to create strong retail-based 

anchor development marking either ends of the corridor, and encourage the 

integration of all of these parcels into one overall development plan. 

 The two anchor development Opportunity Sites can serve as gateways with 

streetscape and pedestrian amenities and improved roadway sections. 

 Implement substantial streetscape and landscape improvements along this site’s 

frontage, linking it with the small pocket park at San Pablo and West Grand. 

 New development should consist of midrise buildings, including townhomes over 

ground floor retail. 
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Figure 59: RU-5 mid-corridor section rezoned into CC2 and CC3    Figure 60: View of Sub-Area 4A 
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3. San Francisco: East South of Market 

San Francisco is one of many US cities that are changing and adapting their industrial 

lands into mixed developments. In response to the fact that industrial rezoning is 

opportunistic targeting of higher-return land uses, the SF Planning Department is proposing 

to amend the Zoning Maps of the City and County of San Francisco in order to implement 

new land use policy changes. These contained in “East South of Market” which is one of the 

four Eastern Neighborhoods Area Plans, comprised of the Central Waterfront, Showplace 

Square/Potrero Hill and Mission Area Plans (Fig58). 

 

Figure 61: Eastern Neighborhoods Area Plans with study area 

 

In reference to 2008 Zoning map, East South of Market “SOMA” was including industrial 

heavy functions situated on its waterfront edge, adjacent to its back is considerably big zone 

of Mixed-use functions and few blocks of residential developments (Fig.59). 



80 
 

 

Figure 62: East SOMA falling into the Old 2008 Zoning map 

 

a. New Land use proposal 

 

The proposed new land use plan of East SOMA includes, with a focus on its water edge zone 

(Fig.60); 

South Beach Downtown Residential (SB-DTR): This amendment creates a new South Beach 

Downtown Residential District (SB DTR), adjacent to the southern edge of the downtown, 

generally bounded by the Bay Bridge. High-density residential uses and supporting 

commercial and institutional uses are allowed and encouraged within the limits set by 

height, bulk, and tower spacing controls. 

CMUO: Central mixed-use that encourages offices and other relative commercial type 

functions. The zone is centered with a South Park District, an urban piazza including public 

amenities and residential upper floors, and Public lots situated along transit lines 3762-3763 

acting as buffer areas. 

MUO: The Mixed Use – Office (MU-O) is intended to encourage office uses and housing, as 

well as small-scale light industrial and arts activities. It is a buffer zone between the 

commercial CMUO in the west, the residential SB-DTR in the east and Heavy industrial block 

in the south. 
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Figure 63: Proposed land uses in East SOMA 

 

For the purpose of encouraging the production of housing and high mixed-use development, 

new height plan was initiated to respond and maintain the idea of “Downtown character” 

(Fig.61). Accordingly, the highest buildings are in the residential zone facing the waterfront 

including 14, 32 and 45-61-meter building heights. These development rules are attractive to 

developers to invest in the real estate market. 

 

Commercial District 

Miscellaneous District 
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Figure 64: East SOMA_ New height proposal 

 

b. Masterplan design elements and policies 

 

Below are the main Master plan design elements in correspondence to land use changes, 

categorized as Plan objectives, with their corresponding policies;    

 

Table 10: Masterplan design elements and provisions 

OBJECTIVES POLICIES 

HOUSING  
MAXIMIZE HOUSING DEVELOPMENT 
POTENTIAL IN KEEPING WITH NEIGHBORHOOD 
CHARACTER 

For new construction, and as part of major expansion of 
existing buildings, encourage housing development over 
commercial or, where feasible. 

 In general, where residential development is permitted, 
control residential density through building height and bulk 
guidelines and bedroom mix requirements (Fig. 55) 

 Retain East SoMa’s existing residential alleys for residential 
uses. 

IMPROVE INDOOR AIR QUALITY FOR SENSITIVE 
LAND USES IN EAST SOMA 

Minimize exposure to air pollutants from existing traffic 
sources for new residential developments, schools, 
daycare and medical facilities. 
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ENSURE THAT NEW RESIDENTIAL 
DEVELOPMENTS SATISFY AN ARRAY OF 
HOUSING NEEDS WITH RESPECT TO TENURE, 
UNIT MIX AND COMMUNITY SERVICES 

Target the provision of affordable units for families and 
prioritize the development of affordable family housing, 
both rental and ownership, particularly along transit 
corridors and adjacent to community amenities 

PROMOTE HEALTH THROUGH RESIDENTIAL 
DEVELOPMENT DESIGN AND LOCATION 

Consider how the production of new housing can improve 
the conditions required for health of San Francisco 
residents 

 Develop affordable family housing in areas where families 
can safely walk to schools, parks, retail, and other services. 

BUILT FORM  
PROMOTE AN URBAN FORM THAT 
REINFORCES EAST SOMA’S DISTINCTIVE PLACE 
IN THE CITY’S LARGER FORM AND 
STRENGTHENS ITS PHYSICAL FABRIC AND 
CHARACTER 

Adopt heights that are appropriate for SoMa’s location in 
the city, the prevailing street and block pattern, and the 
anticipated land uses. 

 Relate the prevailing heights of buildings to street and alley 
width throughout the plan area. 

 Heights should reflect the importance of key streets in the 
city’s overall urban pattern, while respecting the lower 
scale development that surrounds South Park. 

 Respect public view corridors of particular interest and 
several views towards the downtown. 

PROMOTE AN URBAN FORM AND 
ARCHITECTURAL CHARACTER THAT SUPPORTS 
WALKING AND SUSTAINS A DIVERSE, ACTIVE 
AND SAFE PUBLIC REALM. 

Establish and require height limits along alleyways to 
create the intimate feeling of an urban room. 

 Establish and require height limits and upper story 
setbacks to maintain adequate light and air to sidewalks 
and frontages along alleys. 

 Require high quality design of street-facing building 
exteriors 

 Make ground floor retail and PDR uses as tall, roomy and 
permeable as possible. 

 Minimize the visual impact of parking. 

 Strengthen the relationship between a building and its 
fronting sidewalk. 

 Building form should celebrate corner locations 

PROMOTE THE ENVIRONMENTAL 
SUSTAINABILITY, ECOLOGICAL FUNCTIONING 
AND THE OVERALL QUALITY OF THE NATURAL 
ENVIRONMENT 

Improve the amount and quality of green landscaping. 

 Retrofit existing surface parking lots and off-street loading 
areas to minimize negative effects on microclimate and 
stormwater infiltration. 

 Promote use of renewable energy, energy-efficient 
building envelopes, passive heating and cooling, and 
sustainable materials 

TRANSPORTATION  

IMPROVE PUBLIC TRANSIT TO BETTER SERVE 
EXISTING AND NEW DEVELOPMENT IN THE 
SOUTH OF MARKET 

Analyze the street grid in the Neighborhoods to develop a 
plan that prioritizes transit while addressing needs of all 
modes (transit, vehicle traffic, bicyclists, pedestrians). 

 Reduce existing curb cuts where possible and restrict new 
curb cuts to prevent vehicular conflicts with transit on 
important transit and neighborhood commercial streets. 

ESTABLISH PARKING POLICIES THAT IMPROVE Encourage innovative parking arrangements that make 
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THE QUALITY OF NEIGHBORHOODS efficient use of space, where cars will not be used on a 
daily basis. 

 Reconsider and revise the way that on-street parking is 
managed in order to more efficiently use street parking 
space and increase turnover and parking availability. 

CONSIDER THE STREET NETWORK ESSENTIAL 
TO MULTI-MODAL MOVEMENT AND PUBLIC 
OPENSPACE 

Require publicly accessible alleys that break up the scale of 
large developments and allow additional access to 
buildings in the project. 

SUPPORT WALKING AS A KEY 
TRANSPORTATION MODE BY IMPROVING 
PEDESTRIAN CIRCULATION WITHIN EAST 
SOMA AND TO OTHER PARTS OF THE CITY 

Use established street design standards and guidelines to 
make the pedestrian environment safer and more 
comfortable for walk. 

 Consider improvements that target barriers to walking in 
SoMa such as long blocks and closed crosswalks. 

STREETS AND OPEN SPACE  
PROVIDE PUBLIC PARKS AND OPEN SPACES 
THAT MEET THE NEEDS OF RESIDENTS, 
WORKERS AND VISITORS 

Identify opportunities to create new public parks and open 
spaces by providing at least one new public park 

 Require new residential and commercial development to 
contribute to the creation of public open space. 

ENSURE THAT NEW DEVELOPMENT INCLUDES 
HIGH QUALITY PRIVATE OPEN SPACE 

Require new residential and mixed-use residential 
development to provide on-site private open space 
designed to meet the needs of residents. 

CREATE A NETWORK OF GREEN STREETS THAT 
CONNECTS OPEN SPACES AND IMPROVES THE 
WALKABILITY AND AESTHETICS, AND 
ECOLOGICAL SUSTAINABILITY OF THE 
NEIGHBORHOOD 

Redesign underutilized portions of streets as public open 
spaces, including widened sidewalks or medians, curb 
bulb-outs, “living streets” or green connector streets. 

 Design the intersections of major streets to reflect their 
prominence as public spaces 

 Develop a comprehensive public realm plan for East SoMa 
that reflects the differing needs of streets based upon their 
predominant land use, role in the transportation network, 
and building scale. 

THE OPEN SPACE SYSTEM SHOULD BOTH 
BEAUTIFY THE NEIGHBORHOOD AND 
STRENGTHEN THE ENVIRONMENT 

Increase the environmental sustainability of East SoMa’s 
system of public and private open spaces by improving the 
ecological functioning of all open space. 

COMMUNITY FACILITIES  
PROVIDE ESSENTIAL COMMUNITY SERVICES 
AND FACILITIES 

Support the siting of new social and cultural facilities to 
meet the needs of a growing community and to provide 
opportunities for residents of all age levels 

 

In accordance to the upper table, below is a guide of land use development types and 

distribution of zoning regulations in the three zones: MUO-SPD & SB-DTR. 
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Figure 65: Eastern Neighborhoods Guide to Proposed Zoning on the water edge side in SOMA (P = 
Permitted C = Conditional NP = Not Permitted NA = Not Applicable sf = square feet DR = Discretionary Review) 
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TASK#3: 

NEIGHBORHOOD VISION AND MASTER PLANNING DIRECTIVES  
 

This phase includes concluded lessons learned and urban tools from the case studies 

literature, demonstrating their applicability in the study area; problematics from the 

analytical framework are approached via proposed features of urban development and 

design directives on a masterplan scale. The problematics identify main development issues, 

the objectives anticipate the development needs of the study area and the directives 

identify proposals for types of changes that direct the way in which urban elements should 

develop over time, based on the neighborhood vision and the urban design principles. 

 

A. Vision and Design principles 

With the aim of creating a physically, socially, economically and environmentally sustained 

milieu, the design proposal for the study area should meet the urban design principles, 

which represents main constituents for establishing quality urban environment that 

contributes to the quality of life of individuals and society, these include; 

- Urban Connectivity: external and internal 

- Walkability and pedestrian-oriented design 

- Place-focused design with visible hierarchy 

- Character: creating a distinct identity on the urban and architectural level 

- Strong synergy between the private and the public space achieving safer and a 

cleaner environment. 

- Application of sustainable principles: Green environment + Low consumption of 

Energy, etc. (refer to task 4) 

 

B. Design guidelines and directives 

Accordingly, below are the different design components and layers constituting the new 

structure plan of the study area.  

The below maps are proposals for the eastern zone of the study area, to be applied and 

continued on the western part across the river including the new waterfront edge on the 

east (referred as P19-industrial zone) (refer to key map) 
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Figure 66: Key map 

 

 

1. In Spatial Layout 

 

a. Legibility and urban form 

Legibility is important at the level of physical form which helps great deal in giving a 

character to the neighborhood, reading it and developing a clear sense of the place, where 

users are able to form an accurate image of it. 

 

 Problematics Objectives Directives Tools 

Spatial 
layout 

Illegible urban 
pattern and form 

Promote an urban form 
with distinct architectural 
features that gives the 
neighborhood a new 
image and character 

Apply perimeter 
block development 
with townhouses as 
new building 
typology on the 
designated 
categories of lands 

FAR increase from 
0.9 to 1, through 
red-tile roof 
incentive against a 
compensation 
through 
expropriation of the 
under-roof 
apartments 
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   Coordinate the 
development of 
larger sites with 
potential for 
multiple tall 
buildings, reflecting 
the importance of 
key streets, or parks 
through a Master 
Plan. 

Height exceptions 
for tall buildings 
with defined 
allocations  

 

i. New Urban Patterns and form 

A healthy urban life is achieved through the design of a compact and dense urban structure 

contributing to the design of mixed-use functions accentuating communal life. Accordingly, 

the approach towards changing the urban layout demands to rethink the existing and 

resulting urban grain of the existing lot-based development under current zoning 

regulations.  

1. From lot-based to block-based development 

          

 

Figure 67: From a free-standing building to a multi-storey townhouse 

             

Figure 68: From monotonous layout to hybrid open block 
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The result is to shift from single units of free-standing buildings into a compact urban grain 

resulting from perimeter block development, which is compatible to flexible distribution of 

density and heights while preserving mixity. In turn, townhouses are successful and 

desirable forms that contributes to the architectural character of the neighborhood and 

strengthen characteristics and patterns of streets, block faces and street alignments (Fig.66).  

 

 

Figure 69: Townhouse with distinct architectural features including red-tile roof 

 

2. Architectural tectonics 

 

They represent architectural features that gives a distinct character to the building, 

thus the whole neighborhood making the materially requisite construction raises 

the design quality to a simple and attractive form, such as; 

 

 Rhythm of Facades 

 Modulation and material differentiation 

 Proportions of openings 

 Particular required features, Setbacks, etc. 

 Red tile roof  
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3. Massing plan 

The generating layout accentuates residential privacy in the form of perimeter development 

of townhouses and public openness to urban squares, streets intersections, etc. marked by 

tall buildings (Fig.67). It constitutes a medium-high density model allowing orientation and 

lively ground floor controls. 
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Figure 70: Residential typologies: perimeter townhouses and tall buildings allocation 

With the need to upsurge density, modifying zoning for P6, as per new massing approach is 

important to promote a mixed-use development. The modification is in the form of FAR 

increase from 0.9 to 1, translated into the addition of red-tile roof on townhouses as 

incentive against expropriating roof apartments. 

 

b. Legibility and Activity Patterns 

 

Patterns of use are greatly grasped with much concern with form; to use a place’s potential 

to the full, awareness of physical form and patterns of use must complement one another. 

The point of a legible layout is that users are able to form a clear and accurate image of it.  

 

 Problematics Objectives Directives Tools 

Spatial 
layout 

Illegible activity 
patterns 

Promote a form that 
accentuates the 
experimental and 
perceptual experience 
with a clear orientation in 
the site 

Respect visual 
corridors and vistas 
of particular interest 
with park or sea 
view and allocate 
gateways demarking 
site entrances with 
special feature(s)  

Specific Design 
controls in DFP 

  Associate urban forms 
with physical layout of 
activities, public realm and 
site organization 

Locate the base of 
buildings to frame 
the edges of streets, 
parks, & open 
spaces 
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i. Gateways and vistas 

 

The tall buildings allocated on gateways act as landmarks which are point references and 

attraction features that help in orientation at district scale and navigation at neighborhood 

scale. To add, some allocations of tall buildings mark public squares or commercial lines 

along open vistas towards sea view, main boulevards or parks. 

 

Figure 71: Gateways and vistas 

1 
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Figure 72: Design of Gate 1 before (left) and after (right) 

 

The perceptive experience is also affected by the activity patterns associated with the design 

of human scale places, where the fronts of the built form delineate the shape of the physical 

interface with a street, public square, corner treatment, etc. influencing site organization. 
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Figure 73: Building street-level outlines demarking various visual meaning of activities 

 

 

 

2. In Land use 

 

Aim: Realize social cohesion and social inclusion. 

 

 Problematics Objectives Directives Tools 

Land use and 
functionality 

Definition of 
commercial 
functions in P6 

Create a hierarchy of land 
uses via accentuating 
commercial spines and 
corridors maintaining 
visual corridors, servicing 
the neighborhood and 
feeding into the city 

Establish an active 
spine of commercial 
functions working 
on district level and 
linking the two 
west-east zones 
together 

 

   Create commercial 
functions on all 20 
meters streets on 
the ground floor 
superimposed by 
residential functions 

 

   Create mixed-use 
catalyst sites as 
commercial nodes 
and strong retail-
based anchor 
development 
marking major 
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intersections along 
the spine 

   Anchor the 
commercial squares 
with tall buildings 
and gateways 

 

   Maintain active 
commercial 
frontages on both 
riversides acting on 
city scale 

Annexation of the 
block facing the 
river from P5 to P6 
zoning 

   Extend the strip of 
commercial 
functions on G.F on 
the road adjacing 
the Stadium in P6 
towards P5 

Amendment of 
crafts use on the 
ground floor on the 
20m street section 
of P5 to commercial 
uses 

 The residential – 
crafts interface 
between P6 and 
P5 

Enhance the interface of 
P5 with the adjacent 
residential zone 
 

Create a smooth 
transition; 
separating yet 
linking both sides 

Consolidation of 
parcels into one 
overall development 
plan 

   Protect privacy of 
the residential 
frontage via 
streetscape 
treatment 

 

   Accommodate 
buffer areas on the 
P5 edge via 
streetscape 
improvements, 
green pockets, 
neighbor fences 
 

 

  Minimize incompatible 
land use adjacencies 
 

Establish light 
industrial uses on 
the front edge of P5 
compatible to noise 
reduction  
 

 

 Heavy Industrial 
zone with 
incompatible 
lands 

Support and sustain the 
projected future growth 
through compatible uses 

Create new land use 
designations with 
high-density 
residential functions 
conforming to the 
“Downtown 
character” 

Amendment of P19 
zoning plan to a 
new hybrid 
residential zone 

    Application of Land 
use conversion 
criteria. 

  Establish centrally located 
higher uses and Business 
edge on the waterfront 

Support with a 
mixed-use 
commercial/office 
strip on ground 
floor facing the 
waterfront line 

 

   Establish small-scale 
light Industrial – 
Office’s buffer zone 
with green belt 
along the refinery 
edge 
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   Allocate highest 
buildings along 
specific sites on the 
waterfront line and 
on designed 
gateway(s), if any 

Height exceptions 
conforming to P19 
FAR and SEF 

 A mid-zone with 
agricultural land- 
use patterns 
incompatible with 
surrounding 
context 

Unify the character and 
resulting development 
patterns of zone P6 in the 
neighborhood 

Design new land 
division grid with a 
residential 
development 
character  

Re-parcellation and 
Annexation 
 
25% of total zone 
area is dedicated to 
roads and public 
domain 
 
Choice of blocks and 
parcels size division 
respects the set 
proportion 
limitations by the 
present zoning. 

   Provide public green 
areas and a green 
buffer zone 

 

 

3. In Infrastructure 

 

Aim: Ensure physical connectivity and walkability at both city and neighborhoods level. 

 

 Problematics Objectives Directives Tools 

Infrastructure Streets interfaces 
and accessibility 
at city scale 

Establish strong 
connections with existing 
street network of 
surrounding context 

Expand both, the 
16m and northern 
service roads to 
reach Miten Street 

 

   Extend the 
commercial spine to 
meet Miten 
roundabout and 
accentuate the 
triangulation node 

 

  Attain high level of 
accessibility and 
navigation 

Demark entrance 
and exit gateways 
respectively; One 
gate on the 
Baddawi-Tripoli 
interface line, two 
gates on the Miten 
side and three gates 
on Fouad Chehab 
inclusive of street 
32 

 

  Manage traffic and 
pedestrian movement 

Establish special 
design elements on 
Fouad Chehab 
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boulevard to lower 
speed limit and 
make pedestrian 
crossings safe to use 

 Streets 
functioning at 
neighborhood 
level 

Maintain an 
interconnected street 
network and a continuous 
grid to reinforce the 
circulation  

Connect both 
detached sides of 
commercial spine 
and northern 
service road over 
the river via bridges 

 

   Design a road 
network for the new 
re-parceled zone by 
respecting existing 
constructions (villa 
and cafeteria) and 
feeding into the 
roads of the south 
eastern edge 

 

   Adopt one-way 
direction lanes to 
the 14 m road 
entering the 
proposed bus 
terminal site 

 

  Achieve a safe and 
functional interface 
between northern service 
roads, highway and access 
points to riverside roads 

Open the dead end 
of the service road 
feeding into the 
river line heading 
south 

 

   Apply design 
solution for 
contorted 
circulation at the 
exit to the highway 

 

   Adapt the existing 
parcels limits and 
apply changes to 
curbs at the 
northern riverside 
intersection with 
neighborhood 
service road 

 

  Design streets for multi-

modal movement 

accentuating pedestrian 

mobility 

Require easements 
that break up wide 
frontages and allow 
permeable 
movement from 
block-to-block 
accentuating visual 
corridors to parks or 
amenities 

 

   Consider 
improvements to 
the different street 
profiles on the level 
of Travel lanes, 
Through zones and 
sidewalks   

 

   Build a bike track 
crossing into main 
commercial, green 
urban pockets and 
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public parks 
complemented with 
pedestrian paths 

 

 

4. In Livability and Inclusiveness 

 

Aim:  

- Ensure a healthy design of open space network, maintained by natural and 

landscape approach.  

- Create a successful urban place consisting of a broad range of lots, blocks and 

buildings assembled to create livable, mixed use walkable neighborhoods. 

 

 Problematics Objectives Directives Tools 

Livability & 
Inclusiveness 

Security and 
safety 

Promote public safety Activate public use 
of open and empty 
spaces through 
collaborative 
activities  

 

   Increase pedestrian 
lighting 

 

   Engage police in 
youth activities 
centered around 
community center 

 

   Lighting facades 
other buildings in 
the neighborhood 

 

   Design speed bumps 
and signs on major 
active medium to 
high-speed roads 

 

 Open space 
network 

Preserve, enhance and 

create interconnected 

public open spaces 

Insert urban pockets 
and communal 
green hubs along 
main residential and 
commercial streets 
accessible at a 
walking distance  

 

   Create a network of 
green streets that 
connects open 
spaces to social 
facilities and 
improves walkability 
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and neighborhood 
aesthetics 

 
Street level 
interaction 

Activate building 
frontages 

Accentuating 
commercial lines 
with active 
functions that 
engages human 
activities with 
readable entrances, 
streetscapes, 
facades tectonics 
and displays on 
sidewalk 

 

 
  Elevate residential 

uses with a stoop to 
maintain privacy 
and control visual 
interface on street 

 

 Environmental 
matters 

Promote 
environmental 
sustainability, 
ecological functioning 
and overall quality of 
the natural 
environment 

Improve the 
amount and quality 
of green 
landscaping along 
roads and riversides 

 

   Promote use of 
energy-efficient 
building envelopes, 
passive heating and 
cooling, and 
sustainable 
materials 

 

   Remove the 
dumpsite 

 

   Establish good 
system of sewage 
and drainage 
network 

 

   Study allocation of 
bins and apply 
recycling methods 

 

 

5. In Economy and Market 

 

Aim: Accommodate growth, build on the strengths of Tripoli city, enhance its waterfront and 

improve the quality of its public realm and open spaces to strengthen its image and identity. 

 

 Problematics Objectives Directives Tools 
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Economy and 
market 

Affordability Supply with new 
residential 
developments that 
meets the market 
needs  

Target the provision 
of affordable units 
for low, medium 
and high family 
profiles both rental 
and ownership 

 

   Design different 
apartment sizes at 
convenient prices 

 

 Investments Empower the economy 
and tourism 

Establish Business 
opportunities and 
activate potential 
waterfront edge 

Amendment of 
industrial zoning 
P19 to a downtown 
character of 
residential and 
business 
development 

 

 

 

 

 

TASK#4:   

DESIGN CONSIDERATIONS 
 

 

A summary of additional technical parameters that should be taken into consideration for a 

proper urban design solution and they include; 

 

A. Site Considerations and Requirements 
These constitutes constraints and design challenges including removing the dumpsite. 

 

B. Performance Standards 

This list includes main performance standards on environmental and social Sustainability; 

 Performance Standard 1: Assessment and Management of Environmental and Social 
Risks and Impacts 

 Performance Standard 2: Labor and Working Conditions 

 Performance Standard 3: Resource Efficiency and Pollution Prevention 

 Performance Standard 4: Community Health, Safety, and Security 
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Performance Standard 1 

Assessment and Management of Environmental and Social Risks and Impacts  

 

Objectives: 

 To identify and evaluate environmental and social risks and impacts of the 

project. 

 To adopt a mitigation hierarchy to anticipate and avoid, or where avoidance is 

not possible, minimize, and, where residual impacts remain, compensate/offset 

for risks and impacts to workers, Affected Communities, and the environment. 

 

Scope of Application: 

This Performance Standard applies to business activities with environmental and/or social 

risks and/or impacts. For the purposes of this Performance Standard, the term “project” 

refers to a defined set of business activities, including those where specific physical 

elements, aspects, and facilities likely to generate risks and impacts, have yet to be 

identified. Where applicable, this could include aspects from the early developmental stages 

through the entire life cycle (design, construction, commissioning, operation, 

decommissioning, closure or, where applicable, post-closure) of a physical asset. 

Requirements: 

The client, in coordination with other responsible government agencies and third parties as 

appropriate, will conduct a process of environmental and social assessment, and establish 

and maintain an ESMS appropriate to the nature and scale of the project and commensurate 

with the level of its environmental and social risks and impacts. The ESMS will incorporate 

the following elements:  

1. Policy 

2. identification of risks and impacts 

3. management programs 

4. organizational capacity and competency 

5. emergency preparedness and response 

6. stakeholder engagement 

7. monitoring and review 

 

Performance Standard 2 

Labor and Working Conditions 

 

Objectives:  

 To promote the fair treatment, non-discrimination, and equal opportunity of 

workers. 



102 
 

 To establish, maintain, and improve the worker-management relationship. 

 To promote compliance with national employment and labor laws. 

 To protect workers, including vulnerable categories of workers such as children, 

migrant workers,  

 Workers engaged by third parties, and workers in the client’s supply chain. 

 To promote safe and healthy working conditions, and the health of workers. 

 To avoid the use of forced labor. 

 

Scope of Application: 

The scope of application of this Performance Standard depends on the type of employment 

relationship between the client and the worker. It applies to workers directly engaged by the 

client (direct workers), workers engaged through third parties to perform work related to 

core business processes of the project for a substantial duration (contracted workers), as 

well as workers engaged by the client’s primary suppliers (supply chain workers). 

Requirements: 

• Working Conditions and Management of Worker Relationship: 

1. Human Resources Policies and Procedures 

2. Working Conditions and Terms of Employment 

3. Workers’ Organizations 

4. Non-Discrimination and Equal Opportunity 

5. Retrenchment 

6. Grievance Mechanism 

• Protecting the Work Force: 

1. Child Labor: The client will not employ children in any manner that is economically 

exploitative, or is likely to be hazardous or to interfere with the child’s education, or 

to be harmful to the child’s health or physical, mental, spiritual, moral, or social 

development. The client will identify the presence of all persons under thE age of 18. 

Where national laws have provisions for the employment of minors, the client will 

follow those laws applicable to the client. Children under the age of 18 will not be 

employed in hazardous work. All work of persons under the age of 18 will be subject 

to an appropriate risk assessment and regular monitoring of health, working 

conditions, and hours of work.  

2. Forced Labor: The client will not employ forced labor, which consists of any work or 

service not voluntarily performed that is exacted from an individual under threat of 

force or penalty. This covers any kind of involuntary or compulsory labor, such as 

indentured labor, bonded labor, or similar labor-contracting arrangements. The 

client will not employ trafficked persons. 

 Occupational Health and Safety: In a manner consistent with good international 

industry practice,14 as reflected in various internationally recognized sources 

including the World Bank Group Environmental, Health and Safety Guidelines, the 

client will address areas that include the (i) identification of potential hazards to 

workers, particularly those that may be life-threatening; (ii) provision of preventive 
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and protective measures, including modification, substitution, or elimination of 

hazardous conditions or substances; (iii) training of workers; (iv) documentation and 

reporting of occupational accidents, diseases, and incidents; and (v) emergency 

prevention, preparedness, and response arrangements 

 Workers Engaged by Third Parties: The client will establish policies and procedures 

for managing and monitoring the performance of such third-party employers in 

relation to the requirements of this Performance Standard. In addition, the client 

will use commercially reasonable efforts to incorporate these requirements in 

contractual agreements with such third-party employers. 

 Supply Chain:  where there is a high risk of significant safety issues related to supply 

chain workers, the client will introduce procedures and mitigation measures to 

ensure that primary suppliers within the supply chain are taking steps to prevent or 

to correct life-threatening situations. 

 

 

 

Performance Standard 3 
Resource Efficiency and Pollution Prevention 
 

Objective: 

 To avoid or minimize adverse impacts on human health and the environment by 

avoiding or minimizing pollution from project activities. 

 To promote more sustainable use of resources, including energy and water. 

 To reduce project-related GHG emissions. 

 

 

Scope of Application: 

The applicability of this Performance Standard is established during the environmental and 

social risks and impacts identification process. The implementation of the actions necessary 

to meet the requirements of this Performance Standard is managed through the client’s 

Environmental and Social Management System, the elements of which are outlined in 

Performance Standard 1.  

 

Requirements: 

• Resource Efficiency: 

The client will implement technically and financially feasible and cost effective5 measures 

for improving efficiency in its consumption of energy, water, as well as other resources and 

material inputs, with a focus on areas that are considered core business activities. Such 

measures will integrate the principles of cleaner production into product design and 

production processes with the objective of conserving raw materials, energy, and water. 
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Where benchmarking data are available, the client will make a comparison to establish the 

relative level of efficiency.  

1. Greenhouse Gases: In addition to the resource efficiency measures described 

above, the client will consider alternatives and implement technically and 

financially feasible and cost-effective options to reduce project-related GHG 

emissions during the design and operation of the project.  

2. Water Consumption: When the project is a potentially significant consumer of 

water, in addition to applying the resource efficiency requirements of this 

Performance Standard, the client shall adopt measures that avoid or reduce 

water usage so that the project’s water consumption does not have significant 

adverse impacts on others.  

 

• Pollution Prevention:  

Client will avoid the release of pollutants or, when avoidance is not feasible, minimize 

and/or control the intensity and mass flow of their release. This applies to the release of 

pollutants to air, water, and land due to routine, non-routine, and accidental circumstances 

with the potential for local, regional, and trans boundary impacts. 

1. Wastes: 

The client will avoid the generation of hazardous and non-hazardous waste materials. Where 

waste generation cannot be avoided, the client will reduce the generation of waste, and 

recover and reuse waste in a manner that is safe for human health and the environment. 

Where waste cannot be recovered or reused, the client will treat, destroy, or dispose of it in 

an environmentally sound manner that includes the appropriate control of emissions and 

residues resulting from the handling and processing of the waste material.  

2. Hazardous Materials Management: 

Hazardous materials are sometimes used as raw material or produced as product by the 

project. The client will avoid or, when avoidance is not possible, minimize and control the 

release of hazardous materials. In this context, the production, transportation, handling, 

storage, and use of hazardous materials for project activities should be assessed. The client 

will consider less hazardous substitutes where hazardous materials are intended to be used 

in manufacturing processes or other operations. 

3.  Pesticide Use and Management: 

The client will, where appropriate, formulate and implement an integrated pest 

management (IPM) and/or integrated vector management (IVM) approach targeting 

economically significant pest infestations and disease vectors of public health significance. 

The client’s IPM and IVM program will integrate coordinated use of pest and environmental 

information along with available pest control methods, including cultural practices, 

biological, genetic, and, as a last resort, chemical means to prevent economically significant 

pest damage and/or disease transmission to humans and animals. 

 

 

Performance Standard 4 

Community Health, Safety, and Security 

 

Objective: 
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 To anticipate and avoid adverse impacts on the health and safety of the Affected 

Community during the project life from both routine and non-routine circumstances. 

 To ensure that the safeguarding of personnel and property is carried out in 

accordance with relevant human rights principles and in a manner that avoids or 

minimizes risks to the Affected Communities. 

 

Scope of Application: 

This Performance Standard addresses potential risks and impacts to the Affected 

Communities from project activities. Occupational health and safety requirements for 

workers are included in Performance Standard 2, and environmental standards to avoid or 

minimize impacts on human health and the environment due to pollution are included in 

Performance Standard 3. 

Requirements: 

 Community Health and Safety: 

1. Infrastructure and Equipment Design and Safety: The client will design, 

construct, operate, and decommission the structural elements or components 

of the project in accordance with GIIP, taking into consideration safety risks to 

third parties or Affected Communities. When new buildings and structures will 

be accessed by members of the public, the client will consider incremental 

risks of the public’s potential exposure to operational accidents and/or natural 

hazards and be consistent with the principles of universal access.  

2. Hazardous Materials Management and Safety: The client will avoid or 

minimize the potential for community exposure to hazardous materials and 

substances that may be released by the project. Where there is a potential for 

the public (including workers and their families) to be exposed to hazards, 

particularly those that may be life-threatening, the client will exercise special 

care to avoid or minimize their exposure by modifying, substituting, or 

eliminating the condition or material causing the potential hazards 

3. Ecosystem Services: The project’s direct impacts on priority ecosystem 

services may result in adverse health and safety risks and impacts to Affected 

Communities. With respect to this Performance Standard, ecosystem services 

are limited to provisioning and regulating services as defined in paragraph 2 of 

Performance Standard 6.  

 Wastes:  

The client will avoid the generation of hazardous and non-hazardous waste 

materials. Where waste generation cannot be avoided, the client will reduce the 

generation of waste, and recover and reuse waste in a manner that is safe for 

human health and the environment. Where waste cannot be recovered or reused, 

the client will treat, destroy, or dispose of it in an environmentally sound manner 

that includes the appropriate control of emissions and residues resulting from the 

handling and processing of the waste material.  

 Hazardous Materials Management: 
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Hazardous materials are sometimes used as raw material or produced as product by 

the project. The client will avoid or, when avoidance is not possible, minimize and 

control the release of hazardous materials. In this context, the production, 

transportation, handling, storage, and use of hazardous materials for project 

activities should be assessed. The client will consider less hazardous substitutes 

where hazardous materials are intended to be used in manufacturing processes or 

other operations. 

 Pesticide Use and Management: 

The client will, where appropriate, formulate and implement an integrated pest 

management (IPM) and/or integrated vector management (IVM) approach targeting 

economically significant pest infestations and disease vectors of public health 

significance. The client’s IPM and IVM program will integrate coordinated use of pest 

and environmental information along with available pest control methods, including 

cultural practices, biological, genetic, and, as a last resort, chemical means to 

prevent economically significant pest damage and/or disease transmission to 

humans and animals. 

 

Urban sustainability indicators 

  10 key indicators, reflecting the development trends of European cities in 

accordance with the principles of social inclusion, local governance and 

democracy, local/global integration of the city, local economy, environment, 

cultural heritage, and quality of the institutional environment was selected:  

  (1) citizens’ satisfaction with the local community,  

  (2)  local contribution to global climate change (CO2 emissions per capita),  

  (3)  local mobility and passenger transportation,  

  (4)  availability of local public open areas and services, 

  (5)  quality of the air (emissions of PM10),  

  (6)  children’s journeys to and from school,  

  (7)  sustainable management of the local authority and local enterprises,  

  (8)  noise pollution,  

  (9)  sustainable land use, and  

  (10) Products promoting sustainability. 

   

Urban sustainability performance indicators: 

In accordance with the Charter on European Sustainable Cities and Towns, the strategy 

of urban sustainability consequently includes urban sustainability performance 

indicators: 

 

  (1) local involvement (citizen’s participation) 

  (2) employment 

  (3) city deficit 

  (4) economic growth 

  (5) urban mobility 
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  (6) urban metabolism, resources, and consumption 

  (7) environment and social expenditure 

  (8) urban safety 

  (9) public health 

  (10) social justice 

  (11) global change 

   
 

 

C. Sustainable measures lead to LEED (or BREAM) certification 

 

Main goals of LEED Measures include: 

• Sustainable Site Development: The Sustainable Sites category discourages 

development on previously undeveloped land; minimizes a building’s impact on 

ecosystems and waterways; encourages regionally appropriate landscaping; rewards 

smart transportation choices; controls storm water runoff; and reduces erosion, 

light pollution, heat island effect and construction-related pollution. 

• Water Savings: Buildings are major users of our potable water supply. The goal of 

the Water Efficiency credit category is to encourage smarter use of water, inside and 

out.  

• Energy and Atmosphere: the use of renewable and clean sources of energy, 

generated on-site or off-site; and other innovative strategies. 

• Materials and Resources: This credit category encourages the selection of 

sustainably grown, harvested, produced and transported products and materials. It 

promotes the reduction of waste as well as reuse and recycling, and it takes into 

account the reduction of waste at a product’s source. 

• Indoor Environmental Air Quality: The Indoor Environmental Quality credit category 

promotes strategies that can improve indoor air as well as providing access to 

natural daylight and views and improving acoustics. 

• Innovation in Design: The Innovation in Design credit category provides bonus 

points for projects that use new and innovative technologies and strategies to 

improve a building’s performance well beyond what is required by other LEED 

credits or in green building considerations that are not specifically addressed 

elsewhere in LEED.  

• Regional Priority: USGBC’s regional councils, chapters and affiliates have identified 

the environmental concerns that are locally most important for every region of the 

country, and six LEED credits that address those local priorities were selected for 

each region. 
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Figure 74: LEED Measures 

 

 

While Bream Measures include: 

• Energy: High energy efficiency standards will help secure energy and carbon savings 

over the lifetime of the building, without relying on the investment or behavioral 

choices that occupants will make.  

• Land use and ecology: This category encourages sustainable land use, habitat 

protection and creation, and improvement of long-term biodiversity for the 

building’s site and surrounding land. 

• Water: the aim is to reduce the consumption of potable water for sanitary use in 

new buildings from all sources through the use of water efficiency components and 

water recycling systems.  

• Health and wellbeing: it encourages the increased comfort, health and safety of 

building occupants, visitors and others within the vicinity. Issues in this section aim 

to enhance the quality of life in buildings by recognizing those that encourage a 

healthy and safe internal and external environment for occupants. 

• Pollution: it addresses the prevention and control of pollution and surface water 

run-off associated with the building's location and use. Issues in this section aim to 

reduce the building's impact on surrounding communities and environments arising 

from light pollution, noise, flooding and emissions to air, land and water. 

• Transport: its aim is to recognize and encourage development in proximity of good 

public transport networks, thereby helping to reduce transport-related pollution and 

congestion. 

• Materials: To recognize and encourage the use of construction materials with a low 

environmental impact (including embodied carbon) over the full life cycle of the 

building. 
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• Waste: 

 

 

 

Figure 75: While Bream Measures 

 

 

 

 

 

 

 

 

Reflecting these titles in Tripoli context: 

Tripoli’s environmental issues and solutions: 

 

Table 11: Tripoli’s environmental issues and solutions 
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• National solid waste management (SWM) 

policies and plans are virtually absent in 

Lebanon. 

• There is no specific legislative framework for 

SWM, in which context the Government has 

been relying to significant degree on 

emergency response measures. 

• more than half the additional waste is 

disposed of in open dumps which increases 

land, soil and water contamination and 

creates serious health risks. 

• Currently, collection of solid waste is missing 

mainly a post-sorting system. 

• Liquid residue from landfill should be fed into 

a waste-water treatment system rather than 

being discharged directly into the sea. 

• Enforcement action against illegal dumping 

should be an integral part of any solid waste 

management initiative to maximize impact.  

Electricity: 

• The electricity sector has suffered many 

technical and administrative problems long 

predating the Syrian crisis, one main issue 

has been technical losses in the EDL network 

which have been optimistically estimated at 

15%.  

• the main issue in electricity is the inefficient 

supply. 

• City residents purchase power from the 

providers by hooking up via informal, often 

chaotic wiring that 

• The electricity sectors should be more 

protected and the municipalities have to play 

a major role in controlling the demands and 

the use of electricity. 

• Working more on the supplies, trying to find 

a centralized system that can offer electricity 

for all regions.  

• Trying to have energy efficient system, by 

using solar energy and  

• renders the electric current unstable a lead to 

deadly accidents. 

• In this way we can offer electricity in a better 

way  

• Benefit from the architectural components as 

the producer of energy. 
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Tripoli’s environmental solutions concerning the site conditions: 

• Energy Efficiency – Sustainable Envelope: 

  

1.  Optimize frame design and add rigid exterior insulation  

 

2. Increase the dimension of the wall framing: The thicker the studs, the more energy-

efficient the wall system, provided that the wall cavity is properly insulated. 

 

3. Install both interior and exterior air barriers: Interior air barriers control leakage of a 

home’s interior air into the wall cavity and attic, limit the ability of moist indoor air 

to enter the wall cavity during the heating season and limit convection losses within 

walls. Exterior air barriers control infiltration of exterior air into the wall cavity and 

through the attic, limit the ability of moist outdoor air to enter the wall cavity during 

the cooling season and prevent wind-washing of wall insulation. 

 

4. Isolate the attic from exterior walls and conditioned spaces. 

 

 

Transport: 

• There is no rail links between the core cities. 

• We don’t have an under maintained road 

network that is over capacitated in and 

around the capital. 

• lack of non-motorized transport or 

pedestrian provision off or on-street.  

• Tripoli metropolitan area is without a good 

quality public transport network. 

• lacks an efficient private and public transport 

system to facilitate the metropolitan 

economy. 

• Lack of parking’s. 

• Establish integrated public transport lines and 

parking lots as part of a general solution to 

the parking problem. 

• Rehabilitate the railways station of Tripoli 

and reopen the railway section between 

Tripoli and Homs. 

• instigation of a good quality and reliable 

public transport network appealing to a range 

of customer types would take pressure off 

the central city’s congested road network 

Land use and Ecology: 

• Using unrecyclable material  

• The construction waste affected the city a lot. 

• Lack of the studies considering the location, 

the orientation of the building and the use of 

needed material.  

• Using recyclable material  

• Use ecofriendly systems while constructing 

Working more on the orientation of the 

building and the use of needed materials for 

benefitting from natural elements  
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5. Minimize size of opening for mechanicals through framing and air barriers. 

 

6. Consider a 1-inch gap between the interior framing and exterior wall. 

 

 

 

 

 

• Indoor Air Quality:  

In the plot that we are working on, we have a pollution problem which is will affect 

the air quality, the smell, and the view sometimes. So, to solve such problems we 

have some solutions: 
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1. Keep the greenery outdoors: in-door plants are pretty, but they can also collect and 

foster the growth of mold. So, if indoor allergens are a problem, you'll want to avoid 

them. 

2. The air tightness of a building envelope is important for comfort and energy 

efficiency. An air tight building envelope helps to avoid discomfort caused by 

draughts and reduces heat gains and losses as a result of uncontrolled air movement 

between the interior and exterior of a building. 

 

 

 
 
 

 

 



115 
 

3. Green Walls: Creepers can be grown up walls. These have the advantage of 

increasing vegetation and the environmental work carried out by plants, such as 

humidity and temperature control, carbon dioxide absorption and oxygen 

production. In addition, creepers and vegetation close to the envelope help increase 

the size and stability of the external air film thereby increasing R-values. Deciduous 

creepers can also be used to respond to changing thermal requirements of building 

envelopes.  

 

• Materials used:  

Using local materials is the best way to conserve money and time. At the same time, 

we have to study more the efficiency of this materials and how it will affect the way 

of living and the needs of people living there considering the natural elements.  

 
• Runoff Water: 

1. Green infrastructure: encompasses a variety of water management practices, such 

as vegetated rooftops, roadside plantings, absorbent gardens, and other measures 

that capture, filter, and reduce storm water, and it increases the quality and 

quantity of local water supplies and provides myriad other environmental, 

economic, and health benefits—often in nature-starved urban areas. 

2. Storm water Runoff: Runoff, the product of rainstorms or snowstorms, flows over 

the ground and into drains, sewers, or waterways. And in this way, we can work on 

the roof materials to make it as the collector of the water (rain water) leading to all 

apartments, then finally water goes to the green area in the ground floor.  

 

• Rain water collecting  
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APPENDIX 

BASE MAPS 
 

This section includes the analytical mapping of the different urban design layers shown below; 

A. Boundary of the Site Under Study 
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B. City-Level Circulation Network 
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C. Street hierarchy of existing and projected future decreed roads 
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D. Open Space Typologies 
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E. GF & Upper floor building use 
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F. Figure/Ground plans 
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G. Building heights distribution 
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H. Zones Classification 
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I. Parcellation and area subdivision 
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J. Existing Land use 
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K. Proposed Land use 
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L. Built/Vacant Lands 
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M. Ownership 
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N. Topographic Slope analysis 



134 
 

 

 

 

 

 

 

 

 

 

STAGE 1: 

NORTHERN TRIPOLI GARDEN DESIGN PROPOSAL AND RENDERS 
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